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Foresters Arms Public House in Carlton in Coverdale, in the 

heart of the Yorkshire Dales National Park. 
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1. Introduction 
 

The Foresters Arms pub closed in January 2011.  Following a public meeting 

in March, 2011, attended by 80 interested people, the overwhelming view was 

that we should try, in some way, to purchase the Foresters Arms for the 

community and bring it back to life. 

Since the meeting a group of willing volunteers has formed a management 

committee, chaired by Raymond Brown.  We are now hoping to make as 

many people as possible aware of what we are doing and to seek your 

support by becoming a member of the Coverdale Community Pub Society by 

purchasing shares in the pub to help buy and renovate the building.   

Ensuring the long term security of the pub is best achieved by the community 

owning the building so that we will have the ultimate say in what happens to it 

in the future. We have taken advice from the George & Dragon community 

pub at Hudswell near Richmond.  From their experience of saving their pub 

we believed that the best approach for us was to set up a co-operative 

through which we can all purchase shares in the pub.   

We do not all want to be publicans and run a full time business and therefore 

once we own the pub we will lease it to a tenant to run the licensed business 

selling food and drink and paying rent to the co-operative at a level that will 

reflect the profitability of the business. We anticipate it will be a success from 

which we should be able to provide a modest annual return to the members of 

the co-operative.   

We launched our plan to buy the pub in the middle of March 2011 by seeking 

pledges from people who were willing to buy shares in the co-operative.  

Shares are priced at £1 each and the minimum amount anyone may buy is 

£500.  Under the rules of the co-operative the legal maximum amount that 

anyone can purchase is £20,000. 

A planning application submitted by the previous owners to turn part of the 

existing pub building into three cottages leaving a greatly reduced sized pub 

has now been rescinded by the Yorkshire Dales National Parks Planning 

Authority.   
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With the building left as a whole, the pledges that supporters have given us to 

date has enabled us to make a serious offer to buy the pub.  We are pleased 

to announce that an offer of £235,000 has been accepted by the vendor.  We 

have been granted exclusivity over the purchase until the 7th July, 2011 by 

which time we need to have attracted as many more people as possible to 

become shareholders and converted the pledges people have made into 

shares. 

We have prepared this Opportunity Document to provide information 

describing the background to the pub, its history and location, together with 

details of the necessary renovation works and how we intend to operate it 

once it is re-opened.  

We hope you will find this information useful in helping you decide to become 

a share holder and getting involved in this fantastic opportunity to own a part 

of a dales public house.   

The back of this document contains the all important share application 

form that you can use to purchase your shares. If you require any further 

information to help you make your decision or you just want to talk through our 

ideas with one of the committee then please contact us through our website, 

www.coverdalecommunitypub.co.uk,  

e-mail us at coverdalecommunitypub@hotmail.co.uk., or write to us at: 

Coverdale Community Pub Ltd 

c/o  Mr Tony Jones 

Membership Secretary 

Hillside Farm, Melmerby 

Leyburn, Nth Yorks 

DL8 4TW        

 

We look forward to your continued support, 

Many thanks for helping bring the Foresters pub back to life. 

 

Coverdale Community Pub Ltd  

Management Committee 
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2. The Foresters Arms 

 

The Foresters Arms is a lovely traditional stone built pub situated on the main 
road through Carlton running up through Coverdale and over to Wharfedale.  
Upon entering the building through the stone porch you walk into a cosy stone 
flagged bar with a warm and welcoming open log fire… 

                                

…turning left you enter the snug, hosting another open fire where many a 
family has settled down to a relaxing Sunday lunch or evening meal with 
friends 
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At the other end of the bar for those occasions when larger parties get 

together and when the pub gets full the restaurant seats up to 50 people in 

relaxed surroundings. 

Above the restaurant there are three letting rooms, two en suite, where guests 

staying at the pub can retire having enjoyed a pleasant evening meal and a 

pint with the locals. 

Upstairs, the pub has a spacious flat, home to the landlord’s family. 

Carlton still has links to the Ancient Society of Foresters after which the pub is 

named. 

    

  The parade of Foresters, 11th June, 2011 
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The Foresters Arms Location 

The Foresters Arms nestles in the centre of the town of Carlton in Coverdale, 

a part of the Yorkshire Dales National Park.  Coverdale, known by the late 

James Herriot as the ‘forgotten dale’ is a most beautiful dale and is a popular 

area for tourists, in particular walkers and cyclists.  The dale still has its roots 

firmly in agriculture with working farms from Middleham up to Woodale, 

farming sheep and dairy cattle.  

The main road up the dale starts from Cover Bridge to the east and travels 

west through Middleham, famous for its racehorse training, and continues 

past Coverham, Agglethorpe, Caldbergh, Melmerby, East and West Scrafton, 

Carlton, Gammersgill, Horsehouse, Braidley, Carlton Highdale and Woodale, 

before it goes over the moor and down towards Kettlewell in Wharfdale.    

                              

   

                                                     

Coverham Bridge 
crossing the river 
Cover 

Coverham 
Abbey 
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The village of West Scrafton lies on the southern side of the dale overlooking 

the river Cover across to Carlton. 

 

The village of 
Melmerby from 
the air with the 
road leading to 
the foot of Penhill 

Carlton 
Town 
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The extract of the Ordnance Survey map below shows the overall geography 

of the dale, an integral part of the Yorkshire Dales National Park and the 

location of Carlton in Coverdale. 

            

The village of Braidley, 
as you travel to the 
furthest point up the 
dale before climbing 
over to Kettlewell and 
Wharfedale using the 
old scenic stage coach 
route.
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3. Foresters Arms – The story so far 
 

The Foresters Arms pub unfortunately ceased trading early in 2011.  Prior to 

its closure the owners had submitted a planning application to change the use 

of the restaurant and kitchen areas of the building to turn them into three, two 

bedroom cottages.  The plan was then to maintain the pub, albeit much 

smaller, with the current toilets turned into a kitchen and new toilets built out 

the back on land which is a field not owned by the pub. 

Early this year, following protracted discussions and a review of the 

application, the planning authority agreed to grant permission for the use to be 

changed to allow the owners to progress with their plans.  During the planning 

process the owners carried out works inside the pub, in anticipation that 

planning permission would be granted.  These works have included blocking 

up doorways and removing some of the fixtures and fittings. All of this work 

has been covered by retrospective planning approval.  Knowing that the 

community might be interested in saving the pub should the owners not be 

able to proceed, members of the committee saved some of the cherished 

fixtures and fittings including an historic table believed to have come from 

nearby Coverham Abbey.  The original bar remains intact. However, as we 

will describe later, the pub is not in a fit state to re-open without some 

renovation works being undertaken.  This is where we intend to put the heart 

back in the building. 
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Unfortunately, although the planning authority granted the owners permission 

to go ahead with their plans, because of the protracted planning period the 

owners were no longer able to proceed.  Parish Council members Matthew 

Wilkes and Raymond Brown attended the next planning meeting and put 

forward an impassioned plea for the planning authority to think again and 

overturn their previous decision, leaving the pub intact for the community to 

bring back to life. 

It was important that the pub remained intact as one building to be large 

enough to become a going concern as a pub and restaurant.   

On Wednesday the 9th March, 2011 the public meeting held in the Coverdale 

Memorial Hall, attended by 80+ local residents, agreed that the community 

should come together to try and save the pub, the outcome being the 

formation of the management committee and the seeking of pledges from 

people who wish to help.   

The first key milestone for the group was to overturn the planning permission. 

The management committee together with many of the residents of the dale 

continued to make representations to the Yorkshire Dales Planning Authority 

indicating the depth of feeling in the community so as to influence the 

decision. 

The Planning Authority met on Tuesday 12th April finally to consider the 

application and we are pleased to confirm that planning permission was 

denied and the previous decision overturned. 

We have used the generous support already shown to us in the amount of 

pledges we have received as backing to make a bid for the pub.   

We are pleased to announce that an offer of £235,000 has been accepted 

by the vendor.   

We have been granted exclusivity over the purchase until the 7th July, 2011 by 

which time we need to have attracted as many people as possible to become 

shareholders and converted the pledges people have made into shares. 
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The rest of this document will tell you about the mechanics of buying the pub, 

how we propose to operate the pub and what works, and therefore funds, are 

needed to bring it back to life as a going concern. 
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4. Business Model Approach 

 

There are three basic ways in which the pub could be resurrected: 

 Do nothing and hope that someone buys and reinstates the pub 

 Buy the pub and set ourselves up as a commercial concern run by the 

village 

 Form a co-operative to buy and set up the pub, lease it to someone 

who wants to run their own pub as a business, at their risk and the 

community then act only in a landlord capacity  

We believed that the best way forward for us, as a community, was to form a 

co-operative to secure the building for the future and lease it to someone 

wanting to run a pub business. 

The positive outcomes of this are: 

 The community would own the building for ever 

 People will feel more committed to the pub and the community  

 The pub would be secured in the community whilst ever the community 

want that to be the case 

 Setting up a co-operative allows charitable status and therefore can 

attract grant aid 

 Purchasing shares may provide a modest annual return to members 

 Leasing the pub to someone who is going to run their own business 

rather than simply employing a manager is more likely to succeed as the 

tenant will benefit more from their own success 

 The Community Management Committee would not have the day to day 

responsibility of running the pub 

 Once the hard work is done to secure and set up the pub, community 

involvement could be minimised to the role of property landlord only    

 This model has proven success in other places (Hudswell)  

 The opportunity possibly exists to expand the facilities offered by the 

building to include a shop, library, etc 
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We have to bear in mind: 

 Not to underestimate the amount of hard work required to pull this off 

 The need to raise the funds in a short space of time 

 

5. Community Benefit Society Structure  

 

We have established a co-operative called a Community Benefit Society.  The 

name of the Society is the Coverdale Community Pub Ltd.  The objects of the 

Society shall be to carry on any business for the benefit of the community and 

in particular by carrying on any business for the benefit of the residents of 

Coverdale in North Yorkshire by acquiring the freehold premises of the 

Foresters Arms public house in Carlton, Leyburn, North Yorkshire, to provide 

a venue for the community which: 

 promotes social gathering and employment and tourism; 

 provides facilities and services for the community; and  

 provides event facilities 

This is a new form of legal structure introduced as a result of the 2010 ‘Co-

operative and Community Benefit Societies and Credit Unions Act’.  We have 

been advised by Co-ops UK on the registration of the Society with the 

Financial Services Authority and we have adapted model rules provided by 

Co-ops UK to draw up our own rules.  The Society is known as the  

‘Coverdale Community Pub Ltd’.  This has been done because we needed to 

be able to establish a co-operative in which people could become member 

shareholders.   

We believe that there is sufficient interest to recruit enough members to join 

the Society.  The Community Benefit structure allows any person who buys 

one or more shares to become a member of the Society.  Each member then 

has one vote to exercise at the Annual General Meeting regardless of how 

many shares they hold.   

The cost of each share is £1.00.  We have decided that the minimum 

investment that any one person can make is £500.  However, we hope that a 
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number of members will invest more than the minimum and our publicity will 

reach people far and wide around the UK and abroad.  By law no shareholder 

is allowed to purchase more than £20,000 of shares, but do feel free to invest 

up to this amount.  We hope that attaining our target sum  will be helped by 

grant-aid and/or institutional investments.  

The Society’s intention is that it will pay interest to its members and they can 

withdraw their money in accordance with the rules of the Society.  A full copy 

of the rules can be viewed on the website: coverdalecommunitypub.co.uk 

and will be supplied to each member with their shares certificate.  In order to 

give the Society a chance to launch the business we will require supporters to 

commit to being members of the Society for at least the first year.  After that 

they will be required to give three months notice of their intention to withdraw 

funds.  The Society rules will give the Directors the power to refuse a request 

to withdraw funds if it would endanger the viability of the business.  It is our 

very firm intention not to use these powers unless it is absolutely necessary.  

Once we have reached our target fund raising we will then establish a waiting 

list of supporters ready to replace members that withdraw funds.  We 

anticipate that the business will be profitable and therefore the tenants rent 

paid to the Society will be sufficient for the Society to pay a competitive level 

of interest to its members.  The Society will not be seeking to pay any interest 

until the end of the second year. 

The shares that members buy are redeemable in the way set out above, but 

they are not transferable, (i.e. people cannot sell them to anyone else).  This 

arrangement allows the Society to be exempt from the Financial Services and 

Markets Act for Society share issues. 

Whilst we firmly believe that the business will  be profitable and that 

ownership of the asset, the land and buildings, provides members with a high 

level of security, it is important for members to understand that there is a 

potential risk that the business may fail and land/property values may fall 

below the original purchase price of the pub.  If this were to occur the value of 

a share in the Society could reduce. We do not, however, anticipate that this 

will happen. 
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The Society will be managed by a board of Directors of up to fifteen members.  

They will be accountable to the membership and will report to them via 

newsletter and an Annual General Meeting.  After the first year, one third of 

the Directors will stand down each year and may be re-elected or replaced by 

new Directors.   

The Society will lease the business to a tenant, who will run the pub and pay 

rent to the Society.  The board will set the broad policy direction for the 

business and agree key targets with the tenant.  Beyond that, however, the 

tenant will be left to manage and operate the business as they see fit. The 

board does not intend to interface with the day to day running of the business 

or attempt to micro-manage the pub.  The Society will pay a competitive level 

of interest to the membership that will be obtained from the secure income of 

rent paid by the tenant.  Interest is paid gross and is taxable.  It is the 

members’ responsibility to declare any such earnings to HMRC as required by 

law. 

The Society’s rules determine that any surplus earnings made by the Society 

after it has paid dividends to its shareholders must either be reinvested in the 

business or used for the benefit of the local community or for another 

charitable or community cause.  Directors and members are forbidden from 

benefiting in any other form from the activities of the Society.  It is our 

intention that the Society will continue to operate the public house for the 

benefit of the residents of Coverdale and visitors to the Yorkshire Dales 

National Park for the foreseeable future.  If, however, in the future the 

membership should choose to dispose of the property, any surplus funds that 

may arise after all of the shareholders have been paid back the amount of 

their investment must be used for a charitable purpose.  This does not prevent 

the Directors choosing to reflect the fact that the enterprise has made a 

profitable sale in the level of dividend paid to members in the final year of 

operation, provided that the dividend is ‘reasonable’. 

The proposal is not regulated by the Financial Services and Markets Act 2000 

because the shares in the co-operative are not ‘securities’ for the purpose of 

those regulations.  It is therefore not authorised by the Financial Services 
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Authority.  If the business fails there is no right of complaint to the Financial 

Ombudsman or the Financial Services Compensation Scheme. 

Initial Directors 

There are currently fourteen members of the management committee from 

whom the first board of Directors would be formed: 

Raymond Brown 46yrs old lived in Coverdale 
man and boy, happily married to Carol with two 
children Jonathan and Vicky. Proprietor of local 
garage business, parish councillor and former 
school governor. hobbies and interests include 
motor sports, shooting and when we get pub up 
and running again dominoes!!!! 
 

 

Professor Sir Richard Gardner MA, PhD, C.Biol., 
FSB, Hon FIAT, FRS: - 10 years at Cambridge 
University - first research Student of Robert 
Edwards who won the Nobel Prize last year for 
developing IVF. Then 35 years at Oxford 
University, initially as a university lecturer then, for 
30 years, as a Royal Society Research Professor 
studying early development of the embryo and the 
potential of stem cells for regenerative medicine.  
Chair of major Oxford biomedical research charity 
established from royalties on antibiotics. Home in 
Carlton since 2006.

      

Lady Wendy Gardner - Parents from 
Middlesbrough but brought up in Surrey and lived 
in Oxford for 35 years before moving to Carlton in 
2006. 40 year career in school and university 
education alongside 13 years voluntary community 
support work for Terrence Higgins Trust 
(HIV/AIDS) and, currently, Victim Support, North 
Yorkshire. 
 

      

Kevin George Utley 45yrs old.  Coverdale lad, 
born in West Scrafton.  Moved twice; first time 
25yrds, second time 200yrds.  Happily married to 
Clare with 3 children Hannah, Beth and George.  
Run family farm with brother Will; this being dairy, 
beef and sheep.  Live on the farm in a barn which I 
started to convert in 1989 into our family home and 
am still doing the finishing touches.  Talents and 
interests are - construction; this being buildings 
and machinery, 2nd helpings, chocolate, and 
watching television through my eyelids.  Don’t like 
curry, coconut and funnily enough Alcohol, but 
want a community pub so our dominoes team has 
a home again! 
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Tony Jones - born and raised in East London and 
moved to Hampshire at age of 24 shortly after 
getting married to Linda.  Educated at Plaistow 
County Grammar School. Served an 
apprenticeship as a joiner and progressed to 
cabinetmaker.  Developed a passion for antique 
furniture at an early age and has been an antique 
furniture restorer for 25 years.  We have lived in 
North Yorkshire for 16 years and the last 11 in 
Melmerby in Coverdale.  My aims in life are for 
West Ham United to be premier league champions 
(consistently) and to finish restoring our house.  
 

Mike Hammond – Originates from Grimsby in 
North Lincolnshire. Gained a first degree in 
Electromechanical Power Engineering at 
Loughborough University.  Now employed by CE 
Electric UK, the owners of NEDL and YEDL, to run 
the electricity distribution network in the north east 
of England.  Married to Debbie. Has two old 
English sheep dogs and three cats.  Purchased 
Crag View cottage in West Scrafton in 2009. 

            

Peter Dinsdale -  I have been brought up in 
Carlton, attended the local schools, then Lancaster 
University to study Finance and Accounting, before 
returning home to help run the family farm. I am a 
school governor, secretary for the Foresters 
Friendly Society, trustee of the RDMF and a Parish 
Councillor. 

                   

Nicola Dinsdale - I was brought up in Bainbridge 
and have lived in Carlton for the last 15yrs. I am 
married to Peter, we have two children called 
James and Megan. I work for the Yorkshire Dales 
National Park Authority and enjoy playing 
badminton and cycling. 

              

Nick Donovan - Born in Wakefield West 
Yorkshire. Has been associated with Coverdale 
since 1962 with a residence in Melmerby, attended 
Carlton school in late 1960's. Flour miller by trade 
and is currently living near Pontefract West 
Yorkshire. Married to Melissa. 
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Peter Pearson - Born in Bridlington and lived in 
Nidderdale as a school boy. Did apprenticeship 
with Dale Electric and qualified as Chartered 
Electrical and Electronics Engineer.  Moved from 
Industry to join BBC Television in London later with 
Central Television in Nottingham. For the past 22 
years I have operated my own Television 
Broadcast Consultancy, working on major 
television projects in the UK, Europe, and the Far 
East. Moved to Coverdale full time in 2003 with 
Jenny, three dogs and two horses, having had a 
holiday retreat in Richmond for some 14 years 
before that.   With a passion for vintage cars which 
I restore and race, I am also a committee member 
of the Northern Mines Research Society 

 

Matthew Wilkes - Lives in Carlton in Coverdale, 
married to Dinah and has 2 step-children, and 
work on various farms as an Agricultural 
Contractor.  Grew up in Derbyshire in the Peak 
National Park, and spent many years heavily 
involved with the Young Farmers Club Movement. 

Currently:- Member of Carlton Parish Council, 
Chairman of the Coverdale Youth and Community 
Project, Chairman of the Coverdale Enhancement 
Project Group and District Councillor for Penhill 
ward in Richmondshire. 

         

Carol Brown: Brought up in Leyburn. Married to 
Raymond and we have 2 children Jonathan and 
Vicky. Lived in East Witton for 16 years, served on 
the Parish Councillor and as a Trustee on various 
charitable committees.  Moved to Carlton in 2008.  
Self employed book keeper and partner in 
husbands business.  At present studying to gain 
my accounting qualification.   
 

            

Jenny Walker - Born in Leeds and bought a 
house in Carlton in 1980 since when I have been, 
with my family and friends, a strong supporter of 
the Foresters Arms through the various changes 
that we have seen. Recent retirement will enable 
me to spend more time involved with projects 
which are to the benefit of the Community in 
Coverdale and its surrounds. 

             

John Hall - John has lived and practised law in 
Wensleydale for the past 40 years.  John  is 
married to Pat and has 2 children Lisa and Stuart. 
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6. Business Strengths, Weakness, Opportunities and 
Threats (SWOT) Analysis 

 

Although we may have decided the best approach to take to secure the pub 

for the future, who is to say that it will be successful?  This section of the 

document details the thinking that the management committee has put into 

understanding how best to ensure the success of the business. 

 

Strengths 

 The Society has the security of owning the property and therefore 

guaranteeing its use as a public house as long as the community wishes. 

 Excellent location in the centre of the village and also on the main road 

through Coverdale which is an integral part of the Yorkshire Dales National 

Park.   

 Close to both Middleham and Leyburn and within easy reach of many other 

towns and villages within and around the Yorkshire Dales National Park. 

 The area is a magnet for tourists with many holiday cottages and bed and 

breakfast businesses located in the dale. 

 A base of regular customers who will quickly return to the Foresters once it 

re-opens. 

 The commitment of the wide membership base to use what will be their 

business and who will encourage their friends and family to use the pub. 

 The location on the main road through the dale means that it will attract the 

maximum amount of passing trade from tourists. 

 The pub has three attractive letting rooms for bed and breakfast guests. 

 The tenant will not be tied to any particular brewery and therefore free to 

negotiate the best deals with suppliers 

 The Society will be careful to appoint the best person available to run the 

business and take the business risk. 

 The tenant will benefit from only having a reasonable rent to pay for both the 

business premises and dwelling. 

 The Society will have the secure income of rent from the tenant. 

 The pub is located on the dales cycle way. 
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 The pub is close to one of the foremost Yorkshire tourist attractions ‘The 

Forbidden Corner’.  

 

Weaknesses 

 The pub has been closed for several months and has therefore lost its 

customers to other venues. 

 The pub car park has limited parking. 

 There is limited outside space for any beer garden seating. 

 The pub requires some renovation before it can be re-opened. 

 

Opportunities 

 To take control of and secure the future of the Foresters for the community 

into the foreseeable future. 

 To build up a reputation for excellent pub food and a warm Yorkshire 

welcome. 

 To develop new customer bases including walkers, cyclists, motorists, 

people in search of locally sourced, good quality food and locally produced 

beers. 

 To develop a small area of the building into a community shop to serve the 

local population with convenience goods and add to the Society’s income. 

 As the Society is set up as a community enterprise it will be eligible to 

access grant aid to both help with the setting up of the business and to 

assist with any development plans. 

 

Threats 

 Unable to generate sufficient interest from potential investors. 

 Unable to let the pub to a sufficiently experienced tenant to be able to run a 

viable business. 

 The effects of the current economic downturn. 
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Meeting the Weaknesses and Threats 

Attracting Trade 

The strength of feeling heard from the 80+ local residents who attended the 

public meeting on the 9th March, 2011 was overwhelmingly in favour of trying 

to re-open the pub indicating an appetite to use it.  When the pub is owned by 

the community we expect somewhere in the region of 250 members, at least 

half of the Society, will be residents of Coverdale and therefore the 

commitment to use the pub and to encourage family and friends to use it will 

be considerable.  We estimate that in an average week circa 80 of these 

would visit the pub and half of those again may use it on more than one 

occasion.     

In addition to this, although the media and others refer to Coverdale as the 

‘Forgotten Dale’ it is in the heart of the Yorkshire Dales National Park which 

experiences thousands of visitors every year.  The pub is located on the main 

route up the dale and therefore anyone travelling through the dale cannot help 

but pass the pub and therefore, especially throughout the summer months, is 

ripe to become passing trade if the pub is open.  The dale also contains many 

holiday cottages and B&B’s whose holiday offering is greatly enhanced by 

having a local pub providing good restaurant facilities and selling good local 

beer. 

As a nation of food lovers we all like to go out for meals with family and friends 

and word of good venues spreads quickly with people willing to travel some 

distances for a good meal.  Maximising the potential of the restaurant and 

attracting people from Coverdale and beyond will greatly increase the viability 

of the business.  We anticipate catering for various local events including local 

clubs, societies and shoot dinners.     

 

Parking spaces  

As it stands the parking area just down from the pub will accommodate a 

handful of cars.  However, as a community owned facility the pub could share 

in the use of the memorial hall car park which has room for 20+ cars.   
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Limited External Space 

Although the space outside the front of the pub is limited there is enough room 

for six or so picnic style tables with umbrellas which, in the summer, creates a 

nice areas for cyclists or walkers or anyone to sit and have a drink outside and 

watch the world go by.  The area is set down slightly from the road and there 

is never enough traffic to disturb anyone sitting there. The space that exists 

can be put to excellent use by making it look inviting for people to sit in which 

also then acts as excellent advertising for passing trade who see people 

enjoying a drink or something to eat outside and stop to take advantage of the 

pub. 

There may also be an opportunity to make use of a piece of land at the rear of 

the pub to form a small outside beer garden away from the road, accessed 

from inside the pub.  This is very much at the early stages of consideration but 

if possible would be a great asset for the pub offering customers panoramic 

views overlooking Coverdale whilst enjoying their drinks.  

Inability to Attract Sufficient Investors 

If the proposed community enterprise does not attract the anticipated interest 

then the proposed purchase cannot go ahead.  The cheques to buy shares 

that are being submitted to the Society by prospective members will be 

banked and no share certificates issued until we are certain the sale can 

proceed.  If, at the deadline that we have set of the 18th August, 2011, 

insufficient shares have been purchased, the share issue will be halted and all 

of those people who have sought to invest will have their monies refunded to 

them. 

 

Shareholder Withdrawal 

The Directors will aim to sell shares and attract grant aid that will lead to a 

sum being raised that is at least 3% greater than that needed to buy the 

building and re-open it.  At the end of the first year these extra funds held as a 

reserve fund should stand at £9,000.  The reserve fund will be held in a 

separate reserve account and not used to run or develop the business.  When 

purchasing shares, shareholders must agree not to withdraw funds for a least 

the first 12 months of the operation of the business, to allow it to establish 
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itself and have a stable financial platform.  After that shareholders wishing to 

withdraw their investment will be required to give three months notice.   

 

Whilst the Society asks that every member commits their investment for at 

least one year, if, for a pressing reason, a member needs to withdraw their 

shares in advance of this timeframe, then the board has the power to allow 

this and will make every effort to facilitate it. 

    

Attracting a Tenant of Suitable Quality  

We intend to market the tenancy of the pub through the UK and will put 

prospective candidates through a rigorous selection process that will involve 

them getting to know the Directors, preparing and presenting a full business 

plan and demonstrating their competence to deliver what is required, giving 

residents the opportunity to see how the pub would be run and for the 

Directors to scrutinise the business plans. 

If in the event that a particular tenant is unable to create a viable business 

then the Society will have the ability to terminate the lease after a specified 

period and market the opportunity to new tenants. 

Because the Society owns the property the tenant will not be operating under 

the burden of having to pay a mortgage and therefore the Society will have 

some flexibility in the amount of rent that it seeks from the tenant to ensure 

that in the first instance the business has every opportunity to succeed.  We 

will be offering a tenancy that will be attractive to an experienced licensee.  

We intend to set the annual rent at £12,000 for the first year, rising to £13,500 

from then on, subject to rate reviews.  This will give the Society sufficient 

funds to pay interest to shareholders from the second year and build up the 

planned reserves.   
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7. Tenant & Tenancy Agreement 

 
As we have described, we have decided to let the pub to a tenant(s) rather 

than appoint a manager and run it ourselves.  The appointment of a tenant to 

run the business is a crucial step.  The advantage of this arrangement for the 

Society is that the tenant carries all of the business risk.  The attraction for the 

tenant is that they will benefit directly the more profitable the business is.  

Therefore they will have every incentive to ensure that the business thrives 

and grows as it will be their business.  We will be seeking to employ an 

experienced licensee who has a track record of running profitable public 

house businesses.  We will be inviting tenants who wish to lease the premises 

from us to submit their business proposals to us and we will select the tenant 

who best meets the following criteria: 

 

1. They should preferably have experience in the license trade and in 

particular in a village/rural setting. 

2. They are best able to demonstrate how they intend to build up the 

business and in particular how they will provide good quality, 

competitively priced food that will eventually provide at least 45% of the 

income from sales. 
3. They are best able to demonstrate how they will provide a venue for 

village events and support local cultural and sporting activities (darts, 

dominoes, folk club, quizzes and others). 
4. They are best able to provide evidence of their marketing plan. 
5. They are able to convince us that they will be best able to provide a 

warm, welcoming and friendly atmosphere in the pub.  

6. They are best able to convince the Directors that they will work 

harmoniously with the Board of Directors and listen to our advice and 

suggestions. 
 

We will agree an initial three year rolling lease with our tenant, based on rental 

levels outlined later in the prospectus.  The Society will monitor the tenants 

financial performance.  We will ensure that there is an ‘open book’ approach 

to sharing information between the Society and the tenant run through an 
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accountant appointed by mutual consent.  This will enable us to have full 

confidence in the financial reports that we are given and the lease agreement 

will also allow for the level of rent to be increased if the business is more 

profitable than expected, or reduced if it is less so.   

 

The tenant will be running their own business within our premises and as such 

will carry all of the risk of failure and debt. If the business were to fail there 

would be no legal access to the Society’s assets.  

 

8. Building Renovation 

 

The interior of the pub requires some renovation, especially the self contained 

flat on the first floor.  Some alteration work has been started but not 

completed and therefore we would intend to return the pub largely to its 

original layout taking into consideration any future potential for using part of 

the building as a community shop, which would be a later development once 

the pub had become well established.   

 

The following is a list of the works we think need to be carried out room by 

room: 

 

 Kitchen – combine two back rooms currently divided by a new wall into 

one kitchen.  Complete building works and install commercial kitchen and 

all associated plant and equipment. 

 Letting bedrooms upstairs.  All three current bedrooms structurally sound.  

No furniture remains.  All décor requires re-styling and decoration.  Two 

rooms with en suite need the bathroom suites completely gutting and 

replacing.  The third room needs an en suite building from an existing box 

room. 

 Toilets – Need completely gutting and a full refurbishment.  Some work is 

also required on the roof to address parapet wall.  Worst case, toilets 

might need re-roofing. 
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 Upstairs living accommodation – current half complete remodelling.  Work 

needed to complete installation of a bathroom and a separate kitchen.  

Complete refurbishment and re-decoration required. 

 Snug – Room structurally sound but would require full redecoration. 

 Main Bar – Room structurally sound.  Some minor damp to the left hand 

side of fireplace requires attention. 

 Cellar – Structurally sound, recently re-furbished.  Fully fitted out with 

pumps and pipework etc ready to accept barrels.  Deep hygiene clean 

required. 

 Two dining rooms – structurally sound.  Re-styling and decoration 

required.  Dining chairs exist but dining tables missing. 

 Additional bedroom - possibility for a fifth bedroom to be built, using 

existing bathroom and box room space.  

 Electrical system - complete survey and upgrade of electrical wiring 

installation throughout the pub. 

 Plumbing & Heating - complete survey and upgrade/completion of the 

plumbing and heating system throughout the pub. 

 Fire Detection - installation of an appropriate fire alarm system covering all 

areas of the pub. 

 Outside dining – make provision for access from the pub to the rear of the 

building. 

 

There is a lot of work to do prior to us considering opening the pub once 

again.  Although we have been to make an initial examination of the building 

there has not been time prior to the launch of this document at the meeting on 

the 16th June to complete full designs for the renovation works required and to 

obtain fixed estimates of costs.  We do, however, believe that we should be 

able to complete all of the works, including the purchase of a commercial 

kitchen, for circa £100,000.    
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9.  Funding Reconciliation 

 

Required Funds 

We have had an offer of £235,000 to purchase the pub accepted by the 

vendor.  Together with the £100,000 required to carry out the renovations, if 

we aim to have a £15,000 cash reserve then in total we require to raise 

£350,000. 

 

Share Issue 

We aim to attract circa 600 members to the Society and if 80% of those make 

a minimum £500 investment and 20% double that and make a £1,000 

investment then we will raise £360,000 from the issue of shares.  All of our 

marketing of shares is currently aimed at this figure.   

 

Grant Aid 

We have examined all avenues of grant aid and many of the available grants 

come conditionally attached to a loan, which is something we currently do not 

want to burden the Society with.  We have made a number of applications for 

small local grants of which one has succeeded so far.  We will continue to 

seek out potential grants even though economic conditions are presently 

rather unfavourable. 
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10. Financial Model 

 

If we presume that we are unable to secure any grants we will have to raise all 

of the equity through the issue of shares. 

 

Cost of purchase - £235,000 

Cost renovation   - £100,000 

Cash reserve       - £  15,000 

                   Total - £350,000 

 

In order to give the tenants the best possible start we will not be seeking to 

pay a dividend on shares in the first year.  The rent for the first year will be 

reduced to £1,000 per month and we will also allow the tenants to operate 

rent free for the first three months.  

Following this we will seek to return a dividend of 3.0% per annum to 

members and therefore the rent will rise to £1,125 per month. 

 

  Year 1 Year 2 Year 3 

Dividend % 

Total Dividend Payable 

0.0% 3.0% 3.0% 

£0,0 £10,500 £10,500 

Landlord Running Costs £3,000 £3,000 £3,000 

Total Annual Rental Charge £12,000 £13,500 £13,500 

Monthly Tenant Rental Charge £1,000 £1,125 £1,125 

 

*Note: dividend calculations have been made for a total value of £350,000 

 

It should be noted that by not paying a dividend in the first year we will be able 

to add £9,000 to the cash reserve in our interest account. 
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11. Proposed Timeline 

 

We are now locked into completing the purchase by the 18th August 2011, 

with exchange of contracts required by the 7th July. 

 

After that we would anticipate the first stage of the works taking no longer than 

three months to complete, taking us to the end of the year.   

 

Hopefully, we would have the pub up and running in time for Christmas. 

 

 

 

12. Reporting to Members 

 

The Community Benefit Society is controlled by its members.  Every member 

has one vote which they will be able to exercise at the Annual General 

Meeting.  All members will be provided with an Annual Report which will set 

out details of the operation of the Society and how it has developed its 

activities over the previous year and which will include a copy of the audited 

accounts.  Members will be invited to an Annual General Meeting of the 

Society at which the report will be presented and discussed.  At each AGM, 

one third of the Directors will retire and may be re-elected or replaced by new 

Directors elected from amongst the membership. 

 

The rules of the Society also provide for a number of other ways in which the 

membership may hold the Directors accountable for the running of the 

Society, including the calling of a special general meeting if required.  A copy 

of the full rules of the Society will be given to each member with the issue of 

their share certificate.   
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13. Society Membership Application Form 

 
If you would like to become a member of Coverdale Community Pub Ltd 
please complete the form below, tear it out and return it to: 
 
Coverdale Community Pub Ltd 

c/o  Mr Tony Jones 

Membership Secretary 

Hillside Farm, Melmerby 

Leyburn, Nth Yorks 

DL8 4TW        

 
 
Name…………………………………………………………………………………... 
 
Full Address including postcode……………………………………………………. 
 
………………………………………………………………………………………….. 
 
………………………………………………………………………………………….. 
 
e mail address ……………………………………………………………………….. 
 
Phone numbers  Home…………………………………………………………….. 
 
                          Mobile ……………………………………………………………… 
 
The number of shares you wish to acquire (minimum 500, maximum 20,000) 
 
…………………………………………………………………………………………. 
 
Shares cost £1 each.  Value of the shares purchased …………………………. 
 
Please make cheques payable to Coverdale Community Pub Ltd  
 
By requesting that I become a member of and investing in the Coverdale Community Pub Ltd 
I agree to my name, address, phone numbers, email address and the number of shares that I 
wish to purchase being held on a computer database.  I understand that this information will 
be used solely for the purpose of maintaining a register of members and potential members 
as required by the rules of the Community Benefit Society, for posting of notices regarding the 
activities of the Coverdale Community Pub Ltd and will not be passed to any third party. 
 
 
Signed:……………………………………………………. 
 
 
Date:……………………………………………………….  


