Sweffling Community Pub - Final
Pre-Auction Meeting

16th October 2025



Introduction

Dear all, we hope as many of you can make it to this meeting as possible, but whether you do or
do not, this document should help clarify all points prior to the meeting beginning.

We will be accepting representations and votes by email until the meeting start time, now set to
18:30. Please send email representations to enquiries@swefflingcommunitypub.uk and please
also copy in chair@swefflingcommunitypub.uk if possible.

Notes from prior meeting

Our first bid meeting was held on 30th September 2025 with approximately 30 people present, a
robust debate was had, with the result being for our offer to be tabled at £450,000, which was
the mid-point of the auction guide price but under the known auction reserve amount, and well
below the sellers original asking price.

This bid was firmly rejected by the current owners.

Some points were raised around what happens to the pub without a bid from us and we have
sought to clarify this with the owners. They have also asked us to include a statement to you all
which we will read at the meeting, but for the benefit of those not attending it is included below

Owners Statement

As most of you are aware, when we decided to move on 3 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.

Now, 3 years on, we are keen to move and we have therefore lowered our sights - hence the
auction. Despite the lowering of our sights, we have listed the pub minus a large part of the land
- not because we want to keep it (to be honest we could do without the responsibility) but to
once again make it less appealing to developers (and more affordable for the community) -
again trying to safeguard the pub for you.

One of the main benefits of auction is that, once the hammer goes down, it will be done &
dusted inside a month - no hand-over, no hand-holding, no lease, no responsibility. The guide
price is set low not only to make it more appealing to purchasers to start the bidding, but also to
reflect this swifter sale process. This is the reason we decided to on that route - because we
wanted to get on with the rest of our lives, yet we are offering you a year to find the money -
effectively putting our futures on hold as won't have the resources to do what we had planned.
This is also a big gamble for us - if for any reason the community decides that running a pub is
not for them, or they are unable to reach the agreed sale price, then in a year's time we will be
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back in the same place we are now with a pub to sell - and possibly one without the reputation
we have worked so hard to build.

Bear in mind that the the campsite would probably add upwards of 150k to the value, but we are
willing to forsake that in order to try and maintain The Sweff. We are not wealthy people. How
many others would, in our position, do this?

We have given a lot to this community over our 17 years here and it has been lovely. All we are
asking is that you just be fair to us. Meet us halfway.

What happens after this meeting?

The current owners graciously allowed us the same timeframe as an ACV to put a bid together
for them to consider, and have significantly pushed back their original planned departure and
auction dates to enable us to do so. They still desire to leave the pub before the depths of winter
and therefore the auction result is final.

The provisional lease agreement that we have has always been conditional upon us placing a
successful bid and stopping the auction, and again the owners graciously have offered us a 12
month term for the lease to allow us to conduct a full shareholding prospectus and fundraise.

If we do not bid, and the premises goes to auction, then there are two outcomes:
1) Premises sells at auction, transaction must be completed promptly and owners will move
out, no extended handover periods available.
2) Premises does not sell at auction, pub will be closed and owners will move out on a
similar timescale to it selling at auction, no further offers considered.

As covered in previous meetings, as a community group without a cash balance to complete the
auction, we cannot bid in the auction and therefore if we wish to save the pub and the
community as they stand, our only option is to complete a pre-auction bid.

Valuation

As confirmed at our previous meeting, the Red Book valuation from Sydney Phillips came in at
£400,000 trading (£320,000 vacant possession) and as has been clearly stated, this valuation
could not ascribe any value to the supplementary properties as they have not shown any
income for the last three years. The Red Book valuation by default also does not include any
potential earnings or goodwill accumulated.

We have undertaken extensive modelling and projection work on both the pub and the
properties with input from local experts.



A financial projections document is attached, but to quickly summarise, under an arrangement
where the owners flat is reserved for a live-in manager, and depending on whether let as
standard shorthold tenancies or as serviced accommodation to workers for Sizewell, the
following applies:

Low side estimate: Turnover of ~£33,000 - Pre-tax Profit of £18,733
High side estimate: Turnover of ~£71,000 - Pre-tax Profit of £46,344
Expected income: Turnover of £40,000-£60,000 - Pre-tax Profit of £23,000-£34,000

Using standard yield calculations and bearing in mind the significant demand for accomodation
generated by the Sizewell project this gives the properties without the pub a value of up to
£550,000

In what would be the worst possible outcome for the community, it's entirely possible that just
like during the previous round of power station build, all of the accommodation could be let to
workers and the bar closed, leaving no pub but also leaving the owner with no need to
permission for change of use.

In this situation, using the same calculations as above:

Low side estimate: Turnover of ~£42,000 - Pre-tax Profit of £24,971

High side estimate: Turnover of ~£96,000 - Pre-tax Profit of £66,504

Expected income: Turnover of £47,000-£78,000 - Pre-tax Profit of £30,000-£50,000

Using standard yield calculations this gives the properties without the pub a value of up to
£800,000

Asking price

We have asked the owners for the minimum price they would accept, and their final offer to put
their lives on hold for another year is:

£530,000 purchase price

Lease premium of £20,000 (includes fixtures, fittings, appliances and stock)
Lease amount of £18,000 (£1,500 per month)

Given the extensive modelling on the properties and the investment returns available, as a
Steering Group we believe this to be reasonable value.



Lease Agreement

As discussed, the owners are prepared to offer us a lease of 12 months to allow us to complete
a shareholding exercise, this gives us the opportunity to conduct a broad-reaching shareholding
exercise and we do not expect the immediate locality to have to generate the full asking price on
their own.

As part of this, they will also grant us an extended handover period to transition into a
Community Project. At the end of the 12 months, if we have not been able to raise the funds
agreed, we will end the lease and the premises will go for immediate auction.

Loans and Grants

We have had a query raised in the representations about whether offering above the valuation
would impact the ability to attract grants. It was noted at the last meeting that the Community
Ownership Fund is now closed, this used to provide grants for community purchases of property
and businesses and appears to be the only grant available for this purpose at the current
moment in time, therefore this is not considered to be an issue and if any future grant scheme
materialises to replace it we will check the terms carefully, though it is common to allow for
fixtures, fittings, potential earnings and goodwill in any business purchase so we would expect
any scheme will have a reasonable allowance for this.

Any grants for renovation or improvement works will most likely be based upon the value of the
works being undertaken and the amount of match funding provided and therefore not impacted
by the valuation.

We are aware that if we wish to borrow money to help fund the purchase then the amount we
can borrow will most likely be linked to either the Red Book valuation or the lenders assessment
of turnover and/or profitability, this will depend on the lender and their terms. We may evaluate
loans once we’ve considered the progress of the share raise.



Funding Requirements

Given the lease requirements above, if we proceed, our immediate funding requirements are:

Lease Premium £20,000
Stamp Duty £0
Legal Fees (Conservative Estimate) £3,000
Renovations of Flats (High side Estimate) £3,500
6 months of lease payments to cover winter £9,000

trading period

Allowance for unbudgeted expenses £5,000

Total £40,500

We have over £150k pledged (combination of registered online pledges and verbal) which would
more than meet this requirement, and members of the steering group have themselves pledged
approximately 25% of the immediate amount required, therefore if the community wishes to
proceed we are confident that we could get underway rapidly.

Please see the financial projections document for allowances for legal fees, Stamp Duty etc on
the full purchase.

Voting options

Given all of the information above, the voting options will be:

Not to raise the bid - with no other options available to us, this ends the community project and
the premises goes to auction.

Raise bid to £530,000 - premises is pulled from auction, we immediately begin the lease
process and start the handover in November.

Our recommendation would be that as there is minimal downside to the lease that the best way
to save the pub would be to take it and attempt the fundraise, but if the community does not
support this we fully recognise their decision, we understand that a lack of support for a bid
would also likely result in a lack of support for the usage of the pub.
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