Thursday at 18-33

[Speaker 1]
We will start recording. A few bits of housekeeping first. There's obviously emails gone out
this morning.

Who has seen all the paperwork and stuff that went with them and who hasn't? If you have
seen it, put your hands up. The whole room, pretty much.

That's amazing, thank you very much. It's nice to know the hard work has all been read.
There are a couple of errors we've been pointed out before the meeting started and we
didn't have time to make any corrections.

The main one is the tax relief scheme that was available for investment has closed and
unfortunately Plunkett had not updated the documentation we’d seen. We do believe there
are other tax relief available. We think the shares probably fall under EIS, but we need to go
and check all that and we obviously have only had an hour or so.

That's been flagged to us. We haven't had a chance to do that, but we're more than happy
to issue a statement afterwards if we decide to proceed. Obviously, if we decide not to
proceed, that would be a waste of all of our time.

So, you've all seen the documents. We've tried to make this fit around everybody's
commitments. It was a bit short notice arranging it.

There are no other dates between now and the auction that we could get the right people in
the room together. So, sorry for those of you who've had other plans and we may have
interrupted those. Hopefully, you will feel this is important enough to be here by turning up.

I'm guessing that's a yes. We've had a fair few votes by email. When we get to voting later, |
will ask for a show of hands for anybody that has already voted, just so that we don't end up
double counting.

A few of you | know anyway, a few names | recognise, but there are a few that | don't. |
don't know everybody from the community, unfortunately, but | do know most of you. It is
lovely to see such a good turnout.

We've had quite a few people say that they wouldn't be making it tonight. To see this hall
full is amazing. Thank you, every single one of you, for coming.

Our last meeting, we'd obviously received evaluation for the pub and we had a robust
debate around what an offer for the pub should be. That debate ended up at 450,000,
which was below the known reserve price for the pub at auction and that bid was rejected.
That's why we've called another meeting.

We had a number of points raised around what happens to the pub if we don't bid. We've
had all those clarified. Basically, the options are we bid, we set up CBS and we take the lease
for a year to do a fundraise with the option to buy at the end of it, or we don't bid, it goes to
auction, that's it, the pub will shut at some point after the auction if there is no successful
bid at auction.



As a community group, we're not in a position to bid. We are not sitting on the cash
required to do so and there's a short turnaround time, so our options are bid now or it goes
to, A, another buyer, as to whom, we don't know. Maz and Mark asked me to read a
statement.

Most of you will have seen this if you've read the documents, but | will read it again. As
most of you are aware, when we decided to move on three years ago, we instructed the
agents to refuse any enquiries from developers as we wanted to give the pub its best
chance of remaining open for you, our community. This has, for certain, resulted in missed
opportunities for us to sell.

Three years on, we are keen to move and we have therefore lowered our sites, hence the
auction. Despite the lowering of our sites, we've listed the pub minus a large part of the
land, not because we want to keep it, to be honest, we could do without those
responsibilities, but once again to make it less appealing for development and more
affordable for the community, again, trying to safeguard this pub for you. One of the main
benefits of the auction for us is that once the hammer goes down, it will be done and dusted
inside a month.

No handover, no handholding, no lease, no responsibility. The guide price was deliberately
set low, not only to make it more appealing to purchasers to start the bidding, but also to
reflect the swift sale process. This is the reason we decided on that route, because we
wanted to get on with the rest of our lives, yet we're offering you a year to find the money,
effectively putting our futures on hold, as we won't have the resources to do what we had
planned.

That's a big gamble for us. If for any reason the community decides that running a pub is not
for them, or they're unable to reach the agreed sale price, then in a year's time, we'll be
back in the same place we are now, with a pub to sell, and possibly one without the
reputation that we've spent 13 years building. Bearing in mind the campsite probably adds
upwards of 150,000 to value, we're willing to forsake that in order to try and maintain the
SWEF.

We're not wealthy people, how many others would, in our position, do this? We've given an
awful lot to create and help this community over our 17 years here, and it's all been lovely.
All we're asking for you is just to be fair.

Meet us halfway. So, we had some questions last meeting. There was questions around an
ACV, and it's been pointed out that we've been granted the same time period as an asset of
community value to raise a bid, so it is up to us now as to whether we do that or not.

If we did have an ACV now, we would have the same time again to raise a bid. We've
already had that time. That's the view of the owners.

They've significantly pushed back their planned departure and auction dates to enable us to
have those six months, and they still desire to leave the pub before the depths of winter,
hence the auction result being final. The provisional lease we agreed with them was
conditional upon us placing a successful bid, so if we'd like to lease the pub, we have to bid.



Letting it go to auction means that we won't have any of those opportunities, even if by
some miracle there was a way for us to buy the pub.

So, two outcomes we've covered already. Premises sells at auction, transaction completed
promptly, and owners will move out. Premises does not sell at auction, pub will be closed,
and the owners will move out on a similar timescale.

They won't accept any further offers. They will consider what their options are for the pub,
but they will re-evaluate. They are planning to move out probably before Christmas.

On to valuations, because there was a huge amount of conversation about that last
meeting, and rightly so. Valuation came in at 400,000 trading, 320,000 vacant possession.
Could not ascribe any value to the supplementary properties, as they don't have any income
for the last three years, and a Red Book valuation by default doesn't include potential
earnings.

It only looks at what's there, and doesn't really account for any goodwill accumulated by the
owners. We've done a lot of modelling. Who's had a look through that modelling?

Most of you. Excellent. Is there anything you think we've missed?

We haven't had any real feedback to say that anyone thinks it's wrong. We've had a couple
of comments about how it's presented, which has been very helpful. Anybody else spot
anything, or any adjustments to cases, any errors that we've made?

[Speaker 3]

| was most interested in the bit that the valuation, the RICs didn't cover, the two flats and
Badger Cottage. | couldn't work out what rents you'd notionally assigned to them. You can
see a big sum.

[Speaker 1]
We asked Flicks for the rates for one bed, and they said between 700 and 900. Probably 800
would be about right. We assigned 800 as the normal case for both of the flats.

We then took the housing allowance that we know is available for Sizewell staff, which is,
from memory, between 50 and 80 pounds a night. That is not just rent. That includes their
council tax, electricity, all the bills, basically.

Then we factored that back. Obviously, if you run the accommodation as service, so if you
do the bedding and stuff like that as well, you can probably build a case for claiming more of
the housing allowance than if you're just doing them a straightforward, you-do-it-all-
yourself rental. We tried to factor all of that in.

Badger Cottage, we took numbers from Sykes and had them checked by Suffolk Holiday
Cottages as well. That's based on estimated turnovers of the area, and that's calculated on
number of stays. That came in at between, | think, 18 and 22, from memory.

Something along those lines. That's it, all the numbers. 1,000 a year.

Something along those lines. I've got them in front of me. In fact, | can double-check.



[Speaker 3]
About 1,500 a month.

[Speaker 1]
Obviously, that's seasonal. That hasn't printed for me. Interesting.

Have you got that in yours?

[Speaker 14]
Thank you. Is this a two-bedroom cottage, Badger Cottage?

[Speaker 1]
Two-bedroom, yeah. Badger Cottage is two-bedroom. Between 17,000 and 24,000 were the
expected incomes for that.

I've got some more.

[Speaker 9]
Welcome. There's a seat at the front, if you'd like. Or another one there.

[Speaker 1]

We've obviously looked at ascribing a value to those properties based on their rentals using
some fairly standard calculations. That takes between 550,000 and 800,000 as potential
maximum values for those properties. We'd expect probably a little bit under that.

The pub, the asking prices that have been asked are in the bounds of reasonable. Certainly
now they've been lowered. We did also model what would possibly be the worst outcome.

When the last round of Sizewell was built, | believe I'm correct in this, the pub was closed.
All the accommodation was let out to workers. They didn't have to get change of use for
that because that accommodation was already suitable for that purpose.

They just chose not to open the pub doors. In that situation, the pub as just accommodation
is worth a significant amount of money. There is nothing stopping somebody from doing
that, as far as we're aware.

Got another one. One second. Have these three cottages been subject to a market
valuation?

The red book took into account the bricks and mortar, but because they've not been used
and not had income, they couldn't do any more of a valuation than the bricks and mortar.

[Speaker 2]
In terms of an estate agent coming around and valuing them?

[Speaker 1]

We've had telephone conversations and we've sent photos to have a telephone
conversation with Flicks and they're reasonably confident in their numbers. The Badger
Cottage, we had two agents come and have a look.



[Speaker 3]
That's for rental?

[Speaker 1]
That's for Badger Cottage, that was for holiday let. Not for rental. Flicks are reasonably
certain they know the market well enough.

They'd be more than happy to come out if we're prepared to rent, but they say £700 or
£800 is probably enough.

[Speaker 2]
Is the current level of maintenance appropriate for attracting people to come as a holiday?

[Speaker 1]

The Badger Cottage is ready to go. The only reason it hasn't been let is because the agencies
wouldn't allow them to let it while the property was up for sale because they didn't want to
have to take losses if the bookings were all cancelled, which is fair enough. The flats
themselves haven't been in use for two or three years.

If we've had a look, they need some decorating and some white goods, but they're
structurally sound and functional, just looking a little bit like they need a little bit of TLC.

[Speaker 3]
Any other...? They're not currently, what | would say, a holiday let.

[Speaker 2]
They're not an attractive...

[Speaker 3]
More utilitarian, so for workers who just want something to sleep and a telly and a cookout,
they're perfect. Yeah.

[Speaker 1]

A fair few in this room have seen them or helped with them over the years, so the condition,
definitely the holiday let's ready to go. In fact, it has been used recently, just not properly
listed.

[Speaker 8]
There's somebody in there at the minute.

[Speaker 1]
There is somebody in there at the minute. Yeah, fine. So, yeah, that's currently usable.

Absolutely it is. Any other questions before | continue?

[Speaker 2]
Just about the campsite.

[Speaker 1]
Yeah.



[Speaker 2]

So, suggesting the current owners retain ownership of the campsite... Yes. ..with the
valuation that's just been suggested there. Yeah. So, she's suggested that actually it's not
something you want to do to retain it and have responsibility of it.

[Speaker 1]
Yeah.

[Speaker 2]
So presumably they'd be looking to sell that separately. Is that a reasonable conjecture
there?

[Speaker 1]

Yes, and we've covered this in previous meetings. They have expressed that they would
probably be most keen to sell it to the pub owners later if the pub owners wanted to do
that. But if not, then they may find an alternative avenue for it.

They would not sell it if it was going for development.

[Speaker 5]
Yes. Could you lock them in with an option to buy it within a three-year period if you do go
ahead?

[Speaker 1]
| can see no reason why not, Fraser. No. No, that would be a perfectly reasonable
suggestion.

[Speaker 15]
The financial projections, have you just allowed the employment cost of one person?

[Speaker 1]

So, full manager and a little bit of part-time. We're definitely assuming for the first year that
the community will volunteer to help out. That was always in the plan that a few of us
would get in to help.

There is one person we would very much like to continue. But we will need to model other
staff separately once we know how the pub runs. We would suggest that maybe, having
worked there myself for years, there are two or three nights a weekend where an extra pair
of hands for three or four hours is absolutely needed, and there's some cleaning done.

Is it once a week, Shelley?

[Speaker 14]
Big cleaning stop, but then it's cleaned every day and such.

[Speaker 1]
We'd need to assess whether or not we'd need to make adjustments to that, but maybe
another few thousand pounds a year would be the worst case. Any others? Amazing.



OK, we'll carry on. Obviously, asking price has been tricky to pin down. It has not at all been
an easy few weeks trying to bottom this out.

In fact, it has been nothing short of hell. Hopefully, | never have to go through this again. We
have asked the owners what the minimum price they'd accept.

It's all in the documents. They would like £530,000 for the purchase. They would like a
£20,000 lease premium, which covers fixtures, fittings, appliances, stock.

It's generally paid at the start of a pub transaction, and £1,500 a month for the lease. The
monthly rental is quite reasonable. The premium's possibly on the upper end of what would
be considered reasonable, but they are going to put their lives on hold, so we're at peace
with that.

Having done all the modelling, there's a return of between 7% and 13% on most of the
models that we've run. That would be a respectful return for any business, particularly one
that's so community-centred. Assuming it retains its community, that's really the most
important thing, because this pub is not just a set of buildings.

It is a community built of wonderful people that the owners have put so much effort into
cherishing. They've sacrificed their profits to support this community. That's one of the
reasons the valuations came back lower than were expected.

Lease agreements. They're prepared to offer us a lease of 12 months to allow us to
complete a shareholding exercise. We do not expect the immediate locality to generate the
full asking price.

We've had expressions of interest from investors and other people, and we're prepared to
take a marketing campaign countrywide if there is a bid on the table. There are people we
know that would like to save pubs, and we've been given some media contacts to go
national. If we'd like to do that, we'd quite happily like to.

We're not expecting that 40 or 50 people in this room to suddenly find just over half a
million. We would obviously welcome any contributions. If it's £10 or £20,000, all is
welcome, but £10 would be enough for a shareholding.

In fact, | think £1 is the minimum we're allowed. Even that would be welcome. One of the
things that we missed from this document, that was the other correction.

We did suggest to Maz and Mark that there could be a six-month break clause in the lease if
either it really wasn't going very well or if we'd already raised the money. We think that,
bearing in mind that is now where we're at in the year, just going to take us over the winter
trading period, it would probably make more sense to do the full 12 months, but the option
is there if we want it. The first January, February, March will probably be a very difficult
bellwether to work out the pub's viability.

We had some queries very late, and that's why these documents were late. A note had been
passed round to say that the low valuation would have... If we offered above a valuation, it
would null and void our ability to get grants.



We've checked, and that would have applied for the Community Ownership Fund grant
potentially, but that's now closed. And as yet, there isn't another one tabled. Now, having
read through that, there is nothing in there | could see that specifically precludes you
offering above a valuation, but we would expect that...

And honestly, when you buy a business, you cover goodwill and fixtures and fittings and
potential earnings as part of that purchase. It's not just the valuation, so we would expect
that there would be some leeway in there, and we'd expect if any of those grants came up
again that there would probably still be a degree of leeway for the stuff that's not directly
covered, the goodwill, the fixtures, fittings. We obviously don't know until they publish any
prospectuses for those grants.

We would have to check once they do. Grants for renovations, which we've said we would
love to look at, improvement works, that sort of thing, they generally don't look specifically
at valuations. They will look at the value of the works, the value that they're going to add to
the building, and the amount of funding that's going to be matched to them generally.

So we don't see that to potentially be an issue. We are aware that if we want to borrow
money, that the valuation will take account into how much we can borrow, and that's fine.
The lenders will also assess based on turnover and profitability, and those three things are
all inextricably linked anyway, so that's fine.

That will depend on lenders and their terms. We have currently no plans to borrow until we
know roughly where we're at with the shareholding. If we get close and we decide that
we're a few thousand short, or 20, 50, 100,000 short, then we'll quite happily look at lending
if the community wants to do that.

Any questions so far? Wonderful.

[Speaker 3]
So, very quick. So the current valuation is 300 to 400 on the bricks. It doesn't include the
cottage or Badger Cottage, right?

[Speaker 1]
They've ascribed some value to the bricks and mortar, but yes.

[Speaker 3]
But there's no income?

[Speaker 1]
Yeah, there's no income.

[Speaker 3]
So is there potential to get it re-valued at some point and say, look, this is what it's actually
worth? Absolutely. And that would alleviate some of these borrowing problems?

Absolutely, yeah.

[Speaker 1]



If you've got trading history, obviously they'd probably like to see a full set of accounts, so
that might be tricky in the timescales that we've got, possibly. But yes, absolutely. We could
ask them to do it based on a set of management accounts.

Whether they would or not, | don't know. But yes, you're absolutely right, that would. Any
others?

[Speaker 15]
With the different types of modelling, do you do any cash-flow forecasts?

[Speaker 1]

No, because we don't know the pattern of the winter and summer trading. It is, absolutely it
is. And we can investigate that with the owners, but it's not been privy to any of the
information that we received in the accounts.

[Speaker 2]

How would you proportion the different areas that you're going to focus on in relation to
attracting funds, in relation to community or individual, local people's contributions, as
opposed to national or even international interested parties or grants that we don't even
know if there are any of them? Where are you going to be relying, and in what proportion in
those three areas?

[Speaker 1]
So we would be targeting shareholders first, both locally and further afield?

[Speaker 2]
That's who you're talking about, individual people.

[Speaker 1]
Individual people, and | believe that local businesses are allowed to take part in a CBS as
well. Alan, do you know that?

[Speaker 5]

Yes, the important thing is, if you're going ahead here, you're going to be doing it under the
pump model rules. Which means, regardless of the size of the shareholding, you'll have one
vote, one member, one vote, is the model that the whole thing will be constructed under.

[Speaker 1]
Yes, 100%.

[Speaker 2]
So to what extent are you relying on grants?

[Speaker 1]

There are currently no grants available for purchase that we're aware of. There used to be
the Community Ownership Fund, that has been closed. If another one reopens, then we will
evaluate it.

[Speaker 2]
So we're looking at lots of people.



[Speaker 1]

So we're looking at shareholding and potentially borrowing. We have had some significant
size pledges for shareholdings, which fills us with some confidence. We've not had a huge
amount of, we'll offer you £50.

We've had a number of, we're quite happy to do £10,000, £20,000, £30,000, which does
make life a lot easier. Some of those we've had verbally, some of those haven't factored into
the figures that we've presented. We've had about £150,000 pledged.

| think about £130,000 of that's electronically. We've occluded half of what we've had
verbally in the verbal figure to get to £150,000. Many people were waiting for us to put the
financial projections together before they'd commit to any kind of share offering.

And now that we have those, we've had some positive feedback from some more people.
Any others? Amazing, thank you.

So funding requirements in the short term, all set out. We'd need the lease premium. There
is no stamp duty to pay on the lease, we've checked that.

We'd need to cover the legal fees for setting the lease up. We'd need to cover renovation of
the flats. We've had offers from many people in the community and some trades to help get
that done, so we're not expecting those costs to be particularly high.

We would suggest that we raise six months of lease periods to cover winter trading, just in
case it proves any challenges. Obviously, if it doesn't, that's wonderful, but if it does, we'd
like to make sure there is at least a little bit of cash left over, and we've allowed for some
unbudgeted expenses. So we think around £40,000, about £40,500 to get started.

We've had a lot more than that pledged, so we're reasonably confident that most people
would quite happily proceed on that basis. Based on the numbers that we've got, as long as
there are no major errors, it should be pretty much break-even by the end of the first year,
give or take. So there is obviously a potential downside.

Some of that money may be lost if we can't keep up the current trading patterns, but
assuming that we can, we don't see there being any need to go cap-in-hand for any more,
and most people should be able to get it back if we bail. All the fees are set out in the
documents. Most of you have read those already, so thank you very much.

Now, we agreed that we wouldn't take any votes until after 7, maybe post at 7.30, because
this meeting was originally called for 7. I'm through all the stuff that's here for me to talk
about, so does anybody have any questions or any points they want to raise? | do also have
a couple of very nice emails that we've had, and I'd like to read those at some point, but
please fire away with questions now if there's anything else you want to ask.

[Speaker 6]
Do you have an idea of what the share price might be that you're going to sell?

[Speaker 1]



It can be anything. The way the blanket model works is any amount of money can be
invested. You get one vote with your shareholding.

[Speaker 5]

Quite a number of pubs choose to put a minimum shareholding of either 25 or 50 pounds
just to handle admin stuff. Doing admin for a shareholding of one pound ends up costing
you more than you get from it. Geldeston was definitely 50 pounds.

| can't remember what Framsden then did. It might well have been 50 as well. | think it was
50.

[Speaker 1]
Fine. We will take other people's opinions on that, but does everybody support a minimum
of, say, 25 pounds?

[Speaker 2]
Yes.

[Speaker 1]
Perfect. Thank you.

[Speaker 2]
Is that one of the decisions that wasn't very much?

[Speaker 1]
We can quite happily ask people if anybody else appears. That's a fairly nominal question.

[Speaker 17]
It's now 7 o'clock.

[Speaker 1]
Thank you. The other nominal question we did have at the last meeting was we would
expect a register for VAT. All the projections are based around that.

There would be a slight increase to the pub's drinks prices, but nothing life-changing. Don't
worry, it's not suddenly going to turn into London. But we'd expect an average of between
30 and 50p a drink to change somewhere around that margin.

Most of that will be the VAT.

[Speaker 6]
Do we know why they didn't register the VAT before?

[Speaker 1]

For their own simplicity, | would believe. The way it's been run up to now, and this is public
knowledge, I've got it in the documents, they've run as two individual self-employed people,
not as a business. So the pub's been run under one person self-employed, the campsite's
been run under the other.



They didn't want the hassle of... Up until now, the tax laws are all changing next year, but
doing a self-employed tax return is relatively simple. Doing VAT returns every quarter,
especially if you're working from spreadsheets, is an absolute pain, and you're now not
allowed to do the VAT returns from spreadsheets anymore anyway.

So | think more from a common-sense point of view than anything else.

[Speaker 3]
It's 20%. If you go over the 80,000, it's 20% on the 817 Yes.

Not on that one?

[Speaker 1]
No.

[Speaker 3]
So if you're in that gap there...

[Speaker 1]
Yeah. And that's an entirely... I'm going to use this term carefully, but it's an entirely non-
commercial decision on their part, probably to make their lives a bit easier.

[Speaker 11]
Are you serious that somebody invests £1 and somebody else invests £10,000, they each
only have one vote about the destiny of the party?

[Speaker 9]
That's why it's a community one and not another spectrum, which would be less fair.

[Speaker 1]
That's the whole point of the CBS, yes. It is a proper democracy. It is to be run for the
community.

It's to make sure that the community can't be monopolised or bullied by individual
members.

[Speaker 9]
Everyone counts.

[Speaker 11]
The Sorrel Horse in Shottisham, that's community owned, and they're £500 a share.

[Speaker 1]
OK. There may be a different model that they've done that under. The CBS...

You don't have to do a CBS. It may have been...

[Speaker 11]
There's a limit to how many shares you can have, so you couldn't have a situation where
anybody dominated the votes.



[Speaker 1]

Yes, so that's the way the CBS works, is that because it's one person, one vote, or one
shareholding, one vote, the community gets to decide the vote, not how much money
they've put in. Does that make sense? Yeah.

[Speaker 8]
Anna?

[Speaker 1]
| would need to check that. I'm fairly certainly right. Yeah, absolutely.

Anna?

[Speaker 6]
While everybody's here, can we just have a show of hands of who might be interested in
volunteering?

[Speaker 1]
That is a very nice question to ask.

[Speaker 6]
Thank you, Anna.

[Speaker 1]
Who would be interested in volunteering, either for roles to help outside... Sorry, first let's
go, who would be interested in volunteering to help man the pub?

[Speaker 13]
Wonderful.

[Speaker 1]
Amazing. Thank you very much. Can we grab some names off you at the end?

Assuming we decide to bid, can we grab some names off you at the end? And who would be
interested in helping with other administration stuff? We will need events organising and...

rotor organising, all that kind of stuff. We will need some admin help, so would anybody be
prepared to volunteer for that?

[Speaker 7]
Same people, | imagine.

[Speaker 1]
Put your hands up again, just in case it's difficult. We've got a few. Lovely.

Thank you very much. Anybody else got any questions?

[Speaker 7]



On the owner's statement, it says metres halfway. Yeah. Is their bottom line 530, or are they
talking halfway between the bid that we put in and the bottom line that they want, or their
reserve?

[Speaker 1]

We did ask that question ourselves. We're not entirely sure. | didn't get a chance to clarify
that, but I'm going to take a guess at the numbers that it's somewhere between the bottom
of the auction price and their original asking price is probably what they meant, looking at
the number that's currently being tabled.

[Speaker 3]
But | don't know the exact...

[Speaker 1]
Yeah, | think so. We haven't speculated too much on that point, but | think looking at...

[Speaker 12]
It was mentioned in the sixes, wasn't it? The original asking was 690, somewhere in
between.

[Speaker 2]
Isn't that crucial to know?

[Speaker 1]
| think it's more... They've told us what price they want. | think it's the 530, which is...

| think that's probably what they're referring to. That statement was given to me before
we'd finished agreeing or debating what they were actually looking for, so that's probably
what they mean. | wouldn't read it too literally, is what I'm saying.

The number's the important point.

[Speaker 8]
It can be justified by the vendor, but it's not a question of what the market would value it at.
So, the reserve is their figure.

[Speaker 1]
That's absolutely correct, yeah.

[Speaker 8]
What they'd like to get for it is their figure.

[Speaker 1]
Absolutely correct, yeah.

[Speaker 8]
The reality may be completely rather than that. They're certainly looking at what other
people are going for.

[Speaker 1]



That's a valid...

[Speaker 6]
It's what it's worth to us as a community, isn't it?

[Speaker 1]
Yes, absolutely right, it's what it's worth. They've looked at what it's worth to them. We've
taken a look at whether their numbers are reasonable.

We've done the financial projections. The projections say reasonable, so we are happy that
that is reasonable. Paul, nice of you to join us.

We had a quick show of hands earlier. Have you had a chance to look through all the
documents that came out this morning?

[Speaker 10]
Yes, I've done them all completely. The amount you're asking to raise now is 570,000, is it?

[Speaker 1]
No.

[Speaker 10]
Only 40,000 worth of leasing?

[Speaker 1]
No, no, no. 530 is the purchase price. The lease was agreed to be 1,500 a month.

There was a 20,000 pound premium on the lease.

[Speaker 10]
How much would we need to raise? In that first year we would need an extra 40,000 on top
of the 530. That becomes 570,000 you need.

[Speaker 1]
Most of that is covered by the trading for the year.

[Speaker 10]
Right. But you still have to put the 20,000, don't you?

[Speaker 1]
Oh yeah, absolutely. But it should be recoupable by the trading for the year. Based on the
projections that we have.

[Speaker 10]
Do you honestly believe we could raise that amount?

[Speaker 1]
What, 40,0007

[Speaker 10]
No, 500 and what have I?



[Speaker 1]
There is very little downside to us having a go. We have a year. They've offered us a year to
doit.

If we don't succeed then the pub goes to auction. Yeah, they have. There was one down
south that did 650,000 this year.

If the community is behind it, we are more than happy to try. If the community is not behind
it then there's obviously no point to us trying because it will mean the pub won't be
supported anyway. Jason?

[Speaker 16]
Any sort of interest in running it?

[Speaker 1]

So we would approach, we'd like to advertise for a manager. We've had a couple of
expressions of interest. We would like to talk to them and we will probably advertise for a
manager to do it.

We suspect that the best model to start with is a manager with some experience in the
trade with us helping them. It's probably the right way to do it. If anybody has any other
comments on that then | would love to hear them.

[Speaker 2]
Who would be their employer?

[Speaker 1]
The CBS. We would, effectively.

[Speaker 2]
With a buyer's responsibility in relation to National Insurance contributions and...

[Speaker 1]
Yeah, that's all factored into the model. The CBS gives us a business to run and a committee
to run it. The CBS model works on a similar way.

It's probably on a similar line to the way a charity or a trust works. Sorry Simon. Sorry?

[Speaker 2]
| missed that, sorry.

[Speaker 12]
It's very similar to a charity.

[Speaker 2]
Similar to a charity.

[Speaker 12]
Without charitable objectives.



[Speaker 1]
Selling beer could be a charitable objective. That would be nice. Any other questions?

[Speaker 2]

Did you think that there's any chance that if people are investing an awful lot of time and
any spare money into this project, that that might cause other projects within the not just
the village but in the wider areas to maybe be affected by that?

[Speaker 1]
It's always a potential. It depends on who volunteers and what their other ties to the village
are. I've got no way of predicting that myself.

It's up to individual volunteers. It's hard for me to tell. | don't know this village.

I'm not from the village. | don't know how the other events in the village work. So | couldn't
comment on that.

[Speaker 9]

We just need a lot of positivity and a really good drive. Otherwise it's pointless, us all
volunteering our time. Especially Oli and Fraser who are doing an amazing amount for
everyone.

So we need positivity. Put your energy into that.

[Speaker 1]
Thank you. Jason?

[Speaker 16]
How good would Mastermind want the £40,000 set up?

[Speaker 1]
We'd have to do that as soon as the CBS is established.

[Speaker 16]
That would be pre-option. Would they want to see that before?

[Speaker 1]

No, they know that we need to set the business vehicle up and we would have to do that to
be able to give them the money. They've mooted some suggestions for maybe we help
them run it in the interim while we sort that out or something like that. But we would
obviously, as part of forming that company there would be a share raise anyway.

So that would be the time to do that.

[Speaker 15]
So you think you'd actually take occupation before Christmas?

[Speaker 1]
They are very keen to leave, so yes. Absolutely. If we take it on, there is no way the pub will
be closed at Christmas.



That's a guarantee. At what point we are in transferring the responsibilities, we don't know
yet. That's all to be worked out.

[Speaker 8]
Have you made any decisions on what hours and what day?

[Speaker 1]
We've had some conversations. Again, we've discussed this between ourselves. We've
discussed this with other members of the community.

We'd be very interested in taking opinion on it. We would suggest that we would very much
like to open on the nights that other pubs around here are closed. Which is currently
Monday but we'd like to do Tuesday as well because a number of pubs around here are shut
on both those days.

We would also like to open weekday evenings at five to catch the after work trade. We feel
that's a point that's been well missed so far. Knowing that the pub is currently used for
community events that aren't open to the public, and thank you for those of you that are
missing one of those for a little bit this evening, we'd probably suggest that Wednesday and
Thursday are reserved for the community still with the general manager having that as their
days off.

If the community need to open it for one of their events then they could staff it themselves.
That would be a suitable suggestion. Again, we're open to comments otherwise.

Saturday lunches are worth doing. Whether we open at five or seven on a weekend I'd be
up for a debate about. | don't know whether there'd be any more trade at five o'clock than
there is at seven, especially as there's no food, minimal food.

We're happy to run trials if need be. Yeah, certainly consider that. If anybody's got any ideas
for how they'd like to see it open then please, by all means, suggest them.

There is a section included. We reckon probably get about four tables in, maybe five pub
tables. It would need a bit of clearance and a bit of work.

There's obviously some hedgerow and stuff there. We'd need to work out exactly how that
works because it is a little bit rustic at the moment. It does need tidying up.

One thing that | would personally very much like to see as well is the side beer garden. The
lunchtime light there is blocked by one of the Leylandi eyes. We'd very much like to see that
removed because sitting in there at twelve o'clock and it being grey has never made it that
appealing to actually sit in there.

It would be very nice to fix that but | appreciate that might not be the easiest job in the
world because it's very close to a major road and there are also high voltage power lines
nearby so we would very much need to sound somebody out about that before considering
it.

[Speaker 8]



Can you connect between the two areas?

[Speaker 1]

They are connected on the plans but there's quite a height difference between them at that
point so it might not be practical to do so. Certainly we can have a look. What used to
happen with the pub is actually the door that nobody ever sees open unless you've worked
there which is the one in the grumpy corner does actually go straight out to that section of
land.

And straight up.

[Speaker 8]
The steps up there. Families with kids would prefer to be out the back there rather than in
the side one.

[Speaker 1]
Absolutely. Absolutely. Absolutely 100%.

And actually maybe having that with separate access might be the safer thing in that
situation. We are aware recently when we had a look through the auction notes that the
billiards table is not included in the pub sale. Which is a tragic shame for some of us but
there's nothing stopping us getting another one but it would mean that we could potentially
swap the seats that are in the grumpy corner over to the other one to make opening that
door more suitable.

For any of you that don't know what the grumpy corner is if you're looking at the bar it's the
two seats on your left which have historically always been populated by people with the less
cheerful opinions in the room. It's been nicknamed the grumpy corner for many years. Just
like the lounge has been known as the posh bit.

He's not here though.

[Speaker 9]
No he's not here.

[Speaker 1]
One of them isn't. Yes. The included in the sale is all of the car parking up to the campsite
gate.

Which is 10 rows or 20 spaces.

[Speaker 10]
Will the tenants and managers, they're all getting parking spaces will they?

[Speaker 1]

| would suggest that we put some restrictions on the tenants that they can only have one
vehicle and that kind of thing but we'd have to look at that and we need to have a
conversation with the current owner of the Oak Flow car park as to whether that would still
be available to us or not.



[Speaker 16]
Is it going to be maintained?

[Speaker 1]

We don't know. We have requested that it could be used for things like Wassail and Mama's
Plays and stuff like that and they're broadly in agreement that it can be. We'd obviously
have to thrash out some details.

Whether we would then be responsible for maintaining it for those events or not | don't
know. We haven't gone down that road yet. We've just kind of loosely sounded them out.

[Speaker 8]
Is there any planning implications at all?

[Speaker 1]
Any planning implications? | don't think there's anything currently that needs any changes
to planning. The holiday lets and the flats are already all done properly.

There's nothing to change there. Obviously if we need to make any changes then there may
be. | don't know whether there would be or not for changing the garden.

We'd have to get some advice on that. As far as we know, unless we're planning on doing
anything major then | think we're fine as we are.

[Speaker 2]
| didn't know there was an Oak Flow car park. Does the current owner pay to have that as an
Oak Flow car park?

[Speaker 1]
No. It was a straightforward community agreement. We would obviously have to negotiate
that again ourselves.

That was negotiated with the previous owners. We've had indications that it would probably
be okay but that's just an indication.

[Speaker 2]
What sort of style would the park have? What would it be? Would it be marked as a family-
friendly pub or what like a target holiday makers people visiting the area.

What's it going to be? It's got a style.

[Speaker 9]
It's unique.

[Speaker 2]
What would it be going forward?

[Speaker 1]
As a steering committee we would very much like for it not to lose its unique charm because
it is unique. There are very few ale houses left, especially ones that serve beer straight out



of the kitchen door. That has earned it and the incredible quality of its beer has earned it a
significant number of camera awards.

We would not want to lose that heritage given the choice. Certainly in East Anglia I'm only
aware of Sweffling White Horse and the low houses being traditional ale houses. They're the
only ones left as far as I'm aware.

Do you know any different Alan?

[Speaker 5]
No.

[Speaker 1]
That is what brings in holiday makers. That's why most of us gravitated there | believe.
Anybody not gravitate there because of its quirkiness?

| think that's the question answered.

[Speaker 7]

The bid went ahead and we got to 12 months in. You've got to realise that maybe we're not
going to do this. There's a significant amount of money being raised but we couldn't make a
final deal.

What would happen with all that money?

[Speaker 1]
Return to shareholders I'd imagine.

[Speaker 7]
Yeah. What's left. We said before we'd go to charity.

No.

[Speaker 1]

That conversation was for the money that we'd fundraise for our initial setup stuff. If we
decide not to proceed there's currently | think last count £3,026 in the bank for setup costs
and stuff that we've all fundraised. Certain key members of this community have done an
amazing job of fundraising.

[Speaker 12]
Once it's established as a community business any residue after you shut it down has to go
to the community.

[Speaker 3]

I think your question was more if we raise say £400 and you can't get that £130 required to
hit the target and we say to Mark and Marie sorry it's not going to work the money comes
back to the shareholders you have a ledger right?

[Speaker 1]
It'll be in the same proportion.



[Speaker 3]
It might not be 100% of your money there might be some costs that come out of it but it
should be the majority of it.

[Speaker 1]
Absolutely right. Ingrid you had a question?

[Speaker 6]

| just wanted to say about style. | hope everybody here we're here because we like the
unigueness of this club. It's not going to have a style it's been an incredible success on many
levels you know the camera awards and tourism awards there's no need for it to have a
style it's already successful and | hope that we can keep it that way.

[Speaker 16]
Thank you.

[Speaker 2]
And enhance that actually as it was but more successful.

[Speaker 1]
Any other questions? No. You were after 7 Paul.

Is there anything we need to recap from earlier?

[Speaker 17]
No.

[Speaker 1]

| think everything we discussed up to that point is stuff that's already in the document pack
so there weren't any major questions from that. There was one note | did make in the
financial projections there is the note about 30% tax relief. It turns out Plunkett haven't
updated some of their documentation.

That scheme's actually been closed by the government. We only found out just before the
meeting that Plunkett hadn't updated some of their documentation. We believe there are
other tax relief schemes available but we haven't yet had a chance to investigate them.

That was a bit short notice. We think possibly EIS applies but we need to go back and double
check it. Alright?

There was a particularly lovely email that I'd like to read that we got in yesterday. It
occurred to me after reading the transcript of the last meeting that some of the community
seemed to have forgotten why we started this campaign in the first place. We started this
with one aim in mind to save our beloved pub.

The only sure way to save the SWEF is to agree a purchase price with Maz and Mark before
auction. Anything else leaves the possibility of the pub being snatched from under us.
Messing about with bids which we know won't be accepted or allowing a pub to go in



auction in the hope that nobody will buy it or turn it into a pub out of its current character
seems to me a gamble that if we're serious about saving the pub we just shouldn't take.

The reserve price as far as we know is £475,000 so | propose we offer at least £500,000 this
is before the communications have gone out and preferably up to £550,000 so that we have
a chance of this being accepted and prevent the auction. If we were to offer £525,000 my
thinking is this would be accepted or would lead to further discussion. There's more than
enough justification in letting out the flats and the badger cottage to increase the value of
the pub as a business never mind trying to get the pub for as little as possible or working out
if the kitchen can be improved or the garden area created, those are all side issues let's
please ensure we get ownership of the pub and then concentrate on the other stuff if we
lose it now this has all been for nothing and for those that think we can't raise £500,000 the
general consensus was that we can raise £450,000 so if we can do that surely we can find a
bit extra. In summary if you want to save the pub please just put a vote in.

That was from the gentleman that's been helping us with the website for the last few
months so it was a lovely lovely email when we sent him through all the pack. Anybody got
anything else they want to ask? | think exactly right it's time to crack on with a vote so as
you all know we will just cover it again the two options are we don't raise the bid that we
offered, the pub goes to auction, this community group is disbanded and that's that's the
end, whatever happens at the auction happens and if somebody else takes the pub on so
then fantastic but we will have no say in that.

The alternative is we raise our bid to £530,000, they will pull the premises from auction, we
begin the lease process and the process to get established with CBS and we try and start the
handover as soon as we reasonably can. Now before we take account there are people in
this room that | know have voted electronically can you put your hands up if you would like
me to discount your votes so that you can vote in person now. Fine | will take those votes
out of the list whatever you vote now is entirely up to you anyway I'm not trying to steer a
vote here | just want to make sure we don't do any double counting that is all.

Lovely so was it just you two, was there anybody else that's placed an electronic vote? No,
okay thank you. So obviously we don't have any articles of association or anything like that,
these votes are just for us to assess the appetite, we will accept whatever you guys suggest,
if we end up tied on a very close margin then we might ask you all to count again because
we've got no other easy way of deciding that.

Of an executive decision Of an executive decision we'd rather not try and take the
community's opinion out of their hands so we will ask you to go again if need be. So who
votes for us not to raise the bid? That is incredible.

We have eight no's electronically Who votes for us to raise the bid?

[Speaker 9]
We're not allowed to We're not allowed to.

[Speaker 1]
Thank you very much. Is there anybody that did not vote or voted no? You didn't vote.



Two abstains? Two abstains. Four.
Okay, thank you. Five. So we have electronically 12.
So we have eight no's five abstains and how many yes? Well | count 51% so 63 yes. Amazing.

We will accept that as a unanimous decision to continue. Thank you all. This has been a hell
of a few weeks.

We've now got a hell of a lot more work to do.

[Speaker 4]
Thank you.

[Speaker 3]
Very good question.

[Speaker 4]
Before everybody runs away Sorry. Before everybody runs away if you would like to
volunteer to help, please send us an email.



