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[Speaker 1] (Oli Stockman)
Evening all, how are we? Nice to see a full house again. Much appreciate all of you coming
down.

Been quite a lot going on since our last meeting. First of all, we've had the valuation back.
We've had to do a whole load of extra work around it, so we'll talk about all that in a
minute.

And we've had a look at all the projections and possible revenue sources and what it would
look like if the pub was leased. We've been through and we've got some draft figures for all
that. So, quite a lot's happened.

I'd like to introduce you all to Fraser, who | don't think you've met, some of you haven't met
before. Fraser's our new company secretary. And Ben, obviously, you all know.

And the usual stuff, fire escapes if you need them, are there. And there. Before we get stuck
into the valuation and all those discussions, we're currently short of some resource.

We're looking for somebody long-term that can do minutes for meetings again. So, if there's
anybody that wants to volunteer for that, please offer a hand. If not, I'm going to record this
one and we'll get it done separately.

But going forward, we would like somebody to do this regularly. So, anybody? Nope.

Fine. We will record it. We will put a note out to ask the community to see if anybody else
can.

Obviously, we lost Laura a little while ago. So, anybody that can fill that role would be
greatly received. We have also temporarily lost Debbie from the steering group.

She's unwell and we're hoping when she's back fighting fit she'll join us again. So, we've got
apologies from her, apologies from Joe and Carrie, who both have childcare issues tonight
because we called the meeting at reasonably short notice. So, unfortunately, they can't join
us.

But we have had a couple of comments from them. So, | might as well sit down. I'm going to
get very sore shoulders like this.

We received the valuation back a couple of weeks, two or three weeks ago. We had it done
by Sydney Phillips and it came back at $320,000 for the property only and $400,000 trading.
They have not been able to take into account the trading value of the properties because
none of them have been let or used properly on the books for the last three years.

And this has given us quite the headache trying to ascribe a value to them. We've been
backwards and forwards with a variety of parties. We've looked at potential rental incomes,



potential incomes if they've gone out to size well, what the holiday situation is with Badger
Cottage, what that looks like under different agents.

And we've got a variety of numbers and to try and help pin them down a little bit more I've
asked Clark & Simpson if they will potentially not do a full red book on those but to provide
us a guide for the capital value for them if they at all can. They're contemplating the best
way to do that. They're going to get back to me shortly.

What we've done is we've taken, for now we've taken a look at the yields, potential yield
based on the rental income and we have values ranging anywhere from just over $300,000
to $700,000 for the properties. So we'd like to try and get that number pinned down to
something slightly more tangible. It's quite a big range.

And we don't know exactly what proportion of that is already accounted for property-wise
in the existing Sydney Phillips valuation so | have asked that as well because obviously there
will be a little bit of crossover for the value of the buildings. We're still trying to tie down
exactly what those numbers are. Property is now up for auction and some of you will have
seen the auction.

As far as I'm aware the reserve price is the top of the guide price. So we believe reserve is
$475,000. That's based on the information we've been given.

They are expecting it to go for more than that and we've asked to see, we've sounded them
out to see what a reasonable offer would be and they're prepared to accept something
within a few percent of their asking price but nothing near the valuation. And the values
they've done have taken into account | believe potential revenue because they haven't been
Red Books. So we've had a bit of a challenging few weeks trying to work out exactly what is
and isn't a reasonable offer.

And really the whole point of tonight is to sound you all out to see what you think that is
because we're going to have to make this offer on behalf of all of you and we're quite happy
to extend the fundraising nationally if we have to. In fact we'd quite like to do that because
we're not just trying to save a small pub here, we're trying to save quirky characterful pubs
that we're losing across this country left, right and centre. And part of doing that is making
sure that everybody leaves this happy.

So other things we've talked about, we've obviously looked at leasing the pub for a year
while we get a purchase together. We've finished running the numbers and we've taken the
assumption that we would probably appoint a general manager, a fully salaried general
manager to live in and that the community would help staff the busier nights. That seems to
fit everybody because asking people to volunteer to run the whole thing for a year just
seems like too much of an ask for a small community.

The numbers we've got, we've looked at the existing food and drink revenue and we think
we'd probably need to register for VAT straight away. They're very close to the limit as it is.
But that wouldn't have too much of an impact on the drinks prices because a lot of the
inputs they have they're already paying VAT on and we'd be able to recoup it which they've
not been able to do.



So we'd be able to keep the drinks prices reasonably close to where they are now. At the
moment, the gross profit on the drinks is quite respectable. They're up between 57 and 60%
which is not too bad at all.

So a small uplift. We think, would everybody be prepared to pay an extra 20, 30p a pint?
Maybe 40, 50p for a glass of wine?

Oh! So with that in mind, we've run the numbers based on those kind of assumptions.
We've got an idea of what we'd offer for the lease price.

Probably, we had some discussion with Sydney Philips about it, probably £1,500 a month
would be somewhere around reasonable for the lease. And with a manager appointed as
well, we'd think £28,000 to £30,000 for a live-in general manager. That seems to be about
market rates at the moment.

And with the national insurance and stuff, that gets us up to about £35,000 for that. Give or
take. And these are up for negotiation but we've looked at the kind of reasonable case for
these.

So leased on the current trading figures, without any of the property income, there would
be a small loss for the year with the manager appointed of about £3,500 to £4,000. With a
conservative take on the property, with both the flats let out on standard short holds and
with a reasonable amount of income from the holiday let, bearing in mind we think it'll take
a little while to scale it up, £10,000 to £15,000 profit first year. So there's enough to wash its
face but we would have to get the property rented out almost immediately which means we
might have a little bit of work to do first.

Then looking at some healthier numbers for the property and looking at an uplift from
additional opening hours and that kind of thing. We've talked about opening maybe a little
bit earlier, Friday, Saturday, Sunday, Mondays. And I'd suggest maybe we think about
opening Tuesday night as well because a lot of other pubs around here are shut on either
Monday or Tuesday.

It would make sense to do those nights and then maybe to leave Wednesday and Thursday
for the manager's nights off. And if there are any community events, the community then
potentially host them themselves to give the manager their nights off. With a bit of an uplift
and the property running at full steam we'd say £30,000 to £40,000 a year profit first year.

These are all pre-tax. That would be fairly reasonable for a small pub on a lease. That's not
bad going at all.

We've then run a load of models for what it's like without the lease, obviously purchased,
and we can get anywhere from £10,000 to £60,000 a year profit depending on exactly which
set of numbers you want to run. So we've gone everything from conservative up to
reasonably healthy. So does the pub wash its face?

Yes, absolutely. And if you could get it to £50,000, £60,000 a year profit, their current,
somewhere just under their current asking price would be a repayment in 10 years, which



for a community venture would also not be bad going at all. Obviously, if it's run at less of a
peak than that, then the payback period would be a lot more.

If it's running £30,000, £40,000 a year profit, then that's what, 15, 20 years. But still, there's
reasonable scope there for a reasonable return for the community. It won't be an instant
return.

It is a small pub. We all appreciate that. It's not doing 400 or 500 covers a weekend of food.

But there is scope to improve the food offerings. There is scope to improve the drinks
margins. The numbers are all quite reasonable, especially considering it's such a small
venue.

There is reasonable money to be made. We'd hope to get all these published before the
meeting. Apologies, I've had a particularly busy day at work today.

I will get these sent out in a little draft prospectus at some point shortly so everybody can
have a sit and chew through them. Any questions about those numbers, what comprises
them, before | get that sent out? Go on, Mike.

[Speaker 5]

I'm just interested to know why the auctioneer feels that the price of £475,000 is likely to be
achieved because the professional valuation comes in considerably less. | think there is
evidence that other pubs which were up for sale or have been sold recently have yielded
much lower figures. Do you actually have a figure to put to the meeting as an offer price?

[Speaker 1]
We're going to have a talk about that shortly. Yes, absolutely. I'm talking more about the
operating for now.

[Speaker 4]
Can | expand a little bit on what Mike said? The guy priced at auction is between £425,000
and £475,000. You said they think they will achieve more than that.

| assume that means Mark and Marie think they'll achieve more than that.

[Speaker 1]
Between them and the auctioneer, I've not been privy to those conversations.

[Speaker 4]

Today, of all days, we're told that one in three pubs are closing and some of those pubs have
an incredible turnover compared to a turnover of less than £90,000. It's unbelievable that
an auctioneer thinks that £475,000 is going to be achievable for just the pub. | don't even
know it would achieve that if it included the land around it.

I just think that's an incredible figure and probably won't be achieved.

[Speaker 1]
We know that the reserve has been set at £475,000. If they don't achieve it, then the pub is
not going to sell. But can we take that risk because we can't bid at auction?



That's... no.

[Speaker 5]
Can we afford to take the risk of taking too much? The money is going to have to be found
from somewhere. Some of it is going to be in terms of loans, so it's got to be repaid.

[Speaker 1]
Absolutely. A valid question. If we have a year to do the raise, and at the end of the year if
we can't do the raise, then it will just go for auction again.

There is nothing to say that us setting a reasonably fair target, if we can't achieve it, we can't
achieve it. But do we have to try? Yes, absolutely, we have to try and find the right amount
of money.

And we have to factor in that we need to find what the pub is worth in a year's time really
because they're putting their sale on hold for us for a year.

[Speaker 2]

| think going back to what Mike and John have said, in my head, the RICS value is the pub
and the buildings but the income is only from the pub. And the auctioneer's value would be
the income from the pub and the potential income from the flats. That's why there's a
difference in my head.

[Speaker 1]
Yes, absolutely.

[Speaker 2]

So it's up to us to see whether we can reconcile in our heads the difference between the
RICS value, which doesn't include three very important sources of income, against the
auctioneer's valuation, which does. It might still be too high, the auctioneer's, but taking
those three income streams, | presume the flats are about £800 a month.

[Speaker 1]
Yes, the values we've had are between £700 and £900.

[Speaker 2]
Yes, about £800 a month. Yes, absolutely. That's about £16,000 a year.

[Speaker 1]
Yes, absolutely.

[Speaker 2]

You bung that on top of the £80,000, that takes you to £96,000 and then you've got the
holiday let, which you can either let to Sizewell or go for the holiday let market, which is a
bit problematic sometimes, but in the summer it's a good source of income. In the winter
it's probably not so good.

[Speaker 1]



Sizewell in the winter and holiday in the summer has definitely been one of the things we've
looked at, yes. Yes, absolutely.

[Speaker 2]
To me that's why there's a difference in those two valuations.

[Speaker 1]

Yes, and potential turnover from, we've looked at all the potential turnovers for this lot and
potential turnovers of the properties range anywhere from £30,000 to £70,000 depending
on how well you've done it and whether they all go to Sizewell, whether the holiday let
works, whether it doesn't. That obviously makes a significant difference to the turnover.
And we also appreciate they've run the turnover very close to the VAT limit and they may
well have been an opportunity for them to make more money with what they have than
they've chosen to.

They may well have done that to avoid the VAT rate, which is perfectly understandable. So
yes, absolutely right. There is a huge gap that we need to try and properly bridge.

[Speaker 3]
How are you going to try and stop the auction going ahead?

[Speaker 1]
The only way we can stop the auction is to put a bid in at a suitable price that they'll accept.

[Speaker 3]

I've looked at the market and the number of pubs, well basically people aren't buying pubs,
but if | was going to buy a pub around here or something like that, you look at the
Stradbrook pub, the white half there, it's got the same amount of land, you're not actually
offering the land in it, but that's got all the land in it. It's got car parks, about 360,000. And
do you know what it's turnover is?

400,000. Four times what we're talking about. So if you're a stranger and you want to buy
there, or add them to getting rid of pubs at the moment, the Westleton pub | think is...

It's up for 400, but they can't, you might get it for less than 400. All sorts of... What about
the Low House, what did that go for?

The Low House, they were trying to raise the money. They had a hell of a job to raise the
money. In the end, somebody came to the rescue, they got the price reduced, and that went
for 331,000.

And it is a convocation. | don't know if people know the Low House, but it's a lot better
offering than what we're talking about here. Prices haven't gone up.

[Speaker 1]
No, | completely understand.

[Speaker 3]
| honestly believe, let the bloody auction go, because nobody's going to bid it.



[Speaker 18]
It's crazy. Just out of curiosity, | think it is relevant. Do we know what Marc and Marie will do
if the pub doesn't reach its value?

[Speaker 1]
No. No, we do not.

[Speaker 4]
They believe it will.

[Speaker 1]
They believe it will go.

[Speaker 4]
They believed it was worth 695.

[Speaker 18]

Because that might show the true value of the pub then, wouldn't it? And if we go ahead
and make an offer which is... I'm jumping the gun a little bit, but we could end up paying far
more than the pub's actually worth.

[Speaker 4]
You might never be able to raise. It might be 405, was what they raised for The Locks. And
wasn't that the biggest in East Anglia or even in the country?

If we're talking about trying to raise more than that, we have a unique little tiny pub.
Nothing like The Locks. Poacher's Pocket is another one which was a little tiny pub and it has
gone bigger.

But it did reach 256,000.

[Speaker 3]
Not even 300,000. That's the sort of price we should be paying. | mean, it doesn't really
matter what the valuations are or what the things are.

It's who else is going to buy it. We should be working with the community and to get the
community to buy it at the most reasonable price. We should put in a low price and if
somebody else bids a bit more, then so be it.

The chances are there's going to be nobody else bidding for it.

[Speaker 9]

| think the risk at auction though is that people buying it won't necessarily be buying it as a
pub. They're buying it as a project that they're investing in. We're going to turn this into
houses.

They're not necessarily looking at the value However that comes with no land.

[Speaker 14]



What developer's going to want that without land?

[Speaker 7]
Exactly. Nobody's going to buy it without land.

[Speaker 3]
No. We shouldn't buy it without the land either. We want that campsite.

Because then you can have a decent bloody beer garden, plus the car parking's ludicrous. So
if you had a busier pub, what the hell do you do with car parking? And in the end, whoever
owns the campsite will hold us at ransom to buy more of the car parking.

[Speaker 1]
So the purchase includes all of the car park by the end already?

[Speaker 3]
There's 10 places that have boxes.

[Speaker 1]
No, it's 20-something.

[Speaker 3]
There's 10 places that block them in.

[Speaker 5]

And if the property's left, then the occupiers of the flats will take half those. Actually, there's
another point. If this business is going unmanageable, which seems to mean it's
unavoidable, then rent would have to be charged on the lettings as well?

[Speaker 1]
Not on the residentials, only on the holiday let. If that gets flipped to Sizewell, then that can
be built into that anyway. We've checked that.

That's in the numbers.

[Speaker 14]
Should at some point if we're looking at an offer that Marie and Mark how on earth are we
going to raise the funds? Because we haven't got enough pledges in.

[Speaker 1]
We've currently got 125,000 pledged.

[Speaker 14]
That's in a six-month period.

[Speaker 1]
No, probably three or four. We didn't start the pledge process until very late. It hasn't gone
out to a wide audience yet.

It's been very much the community and the people that have been into the pub regularly.



[Speaker 14]
That's going to be my next. How do you get this nationwide?

[Speaker 1]

We've got a couple of contacts already. We've had some people that do country-wide
branding and talk about pubs nationally, some magazines. They're all prepared to reach out
for us.

Everybody's waiting for us to put a business plan and a prospectus together. We've roughly
got the numbers for that, but we can't do that without pinning down an asking price. We're
in a bit of a chicken and egg now.

We need to finish working out what the offer is. If it's accepted, then we go out and market
it.

[Speaker 3]
Have you joined Plunkett yet?

[Speaker 1]
We have not joined Plunkett yet, but we're ready to do so whenever. It's fine. We've had
conversations with them.

They're quite happy to talk to us even if we're not members. That's fine.

[Speaker 5]
The Community Asset Fund is closed now. What alternative sources of borrowing or
granting would be available? There's nothing replaced it yet.

[Speaker 1]

We're keeping an eye on that because they've said that there will be some more. The
director of My Community website to keep an eye on for that. We're aware that another
pub did get a reasonable £200,000 from that fund towards their purchase price.

If anything does replace it, if anything does replace it within the next year, then we have the
opportunity to go for that.

[Speaker 5]
Does that have to go through Parliament? No.

[Speaker 1]
We'll keep an eye on it. If an option is there, then of course we'll take it.

[Speaker 5]

The reason | mentioned a year is that that would be the length of the lease you're looking
for. | have doubts as to whether or not Parliament will decide on what terms and whether
an alternative to the Community Asset Fund is going to be available.

[Speaker 1]
If there is one, then we will apply. If there isn't, then there isn't.



[Speaker 2]
If we don't raise the money, we give it back.

[Speaker 1]
Sorry.

[Speaker 6]

You mentioned earlier about there being an opportunity to expand on food operations and
such like. As a chef, I'm not quite sure | see it, and are you proposing that the pub might
serve food?

[Speaker 1]

| think we all know full restaurants are not going to work in a building and a kitchen that
small, but there is scope. An expansion of the existing food offerings, we appreciate that
they're not to everybody's liking, so the option to do more stews or hot pots. Pies.

Absolutely, pies over the winter again. We would love to bring the pies back, obviously. |
don't know if you guys were ever party to the pies, but pies used to be exceptionally
popular.

We used to, on a Sunday lunchtime, serve 30 or 40 of the things on a busy Sunday. It used to
drive everybody mad.

[Speaker 6]
Is that with existing facilities?

[Speaker 1]
Yeah, it's with the existing facilities. No change to the kitchen. Yeah, the pies used to get
warmed in the AGA over the winter.

[Speaker 6]
Is there any proposal for things you need to start rating and all that sort of stuff?

[Speaker 1]
There already is one currently. Is there? Yes.

Where's it displayed? It's round the corner on the back taproom door. It's perfectly
accessible to the public.

In the corridor to the loo is on the left. Quite why it ended up there, | have no idea. | mean,
yes, technically that is the kitchen window, isn't it?

Yeah.

[Speaker 17]
Has the evaluation identified any works that you're doing?

[Speaker 1]
They didn't look fully structural. Maz and Mark have made me aware that they've had the
electrical inspection done. There's a few remedials that need doing.



They are currently getting those done anyway. They have to. And | think he suggested an
improvement to not necessarily the fire alarms, but a better fire risk assessment needs
doing.

I'm not aware of anything else structural. The only other thing that did come up in
conversation is there's something weird about the electricity metering because their meter
is one of the old three rate ones. And that's caused some confusion with the energy
companies in the past.

But quite what that confusion is, I'm not sure.

<Missed from Transcription but comments relate to improving the toilets>

[Speaker 19]
That would be very helpful.

[Speaker 1]
Yeah, they could do with a refresh.

[Speaker 19]
Yes, more like it.

[Speaker 1]
Yeah.

[Speaker 7]
All those things have to be paid for. Those things have to be included.

[Speaker 1]

Absolutely. Bear in mind, we have had a huge outpouring of people in the community that
want to help do projects like that. | appreciate there will still be costs, but we've had an
awful lot of offers of labour and assistance.

[Speaker 6]
Have you got a rough idea of total costs estimated? What needs improving? Whether it's
toilet work, whether it's kitchen work.

[Speaker 1]

We haven't looked at toilets and kitchen yet. We've had a look at the flats because
obviously they're the thing that we want to if we were to take it on and get done the fastest
because we'd like to get them let out. There's probably £1000 worth of plumbing work
needs doing.

| think there's a water heater that's not working and a few other bits. And then they need a
redecoration and possibly white goods. We've had plenty of people offer to help with the
redecoration so we just need to buy paint.

So maybe two, two and a half thousand pounds maximum.



[Speaker 6]
Maximum?

[Speaker 1]
Yeah, for the flats. Kitchen and toilets not in scope yet. Yes?

[Speaker 16]
Are the toilets on a septic tank?

[Speaker 1]
Yes.

[Speaker 16]
And when was the last time it was emptied?

[Speaker 1]

About this time last year | think Mark said. When the campsite was busy they had to do it
about every nine to twelve months. Now the campsite's not in use and the flats are
currently not in use it's probably 18 months because the pub itself generates mainly water
based waste.

[Speaker 2]
Beer waste. Yes, basically. Reprocessed beer.

Yeah, absolutely.

[Speaker 10]
So if it did sell at all were we talking about that when you could take out six months which |
think's been extended to twelve months now? <Related to the lease>

[Speaker 1]
So the asset community value.

[Speaker 10]
Yeah, are we all set to do that just in case?

[Speaker 1]
The parish council really needed to do that a little while ago. They last for five years and
they cover you for a community purchase for six months.

[Speaker 10]
But shouldn't the parish council be getting on and doing that?

[Speaker 1]
There didn't seem to be an appetite.

[Speaker 4]
Well that's wrong. You don't need the parish council to do that. A group of 21 people who
are on the electoral roll in this area.



No, not necessarily even in this parish. As long as they're within Suffolk they could be on
that list. 21 people is what you need to get on that and do it.

Or at least have a plan.

[Speaker 10]
But that still doesn't give you a right to buy at the end of the day. No, no, absolutely. That's
it.

From turning it into a house.

[Speaker 2]
It makes it harder for a speculative buyer to buy it and then just sit on it empty for a couple
of years until everybody gets bored and so they turn it into a house.

[Speaker 7]
They tried to turn it into a house.

[Speaker 2]
That's what happened last time.

[Speaker 7]
But also, if the land is not included then who in their right mind is going to buy it to put it in
a house if they've got no garden?

[Speaker 1]
No. Well the alternative is they buy it to turn into accommodation for the major building
project. That is a possibility.

[Speaker 7]
And that earns a lot of money. It does depend on permissions. Because as | say, it's three
times in the history they've tried to turn it into a house and it's been turned down.

[Speaker 1]
With a big demand for workers accommodation that might or may not sway them. We don't
know. None of us here are on the planning teams, are we?

No. Exactly.

[Speaker 10]
But if we took one of these ACVs out before the auction date that would...

[Speaker 1]
| think we would very much struggle.

[Speaker 10]
Struggle to get it.

[Speaker 1]



We were told about eight weeks to get that done. Ideally, it had been put to the parish
council a year or two back and was not actioned.

[Speaker 7]
Because nobody on the parish council uses the Pub.

[Speaker 1]
No. Which is a shame. It doesn't cost.

As far as I'm aware. They were originally in support of it. Whether they would still be now, |
don't know.

Mike.

[Speaker 5]

If, as | assume would be the case, it doesn't get sold at auction then it would go to another
auction at some stage in the future so there may well be time yet to secure a community
asset. | think that the Steering Committee ought to be looking at doing that.

[Speaker 1]
Fine. Then we will.

[Speaker 16]

The parish council people | presume that they're elected. Are there names and addresses
available so that we can write to them and say we'd like to do this we haven't had any
action, can you help us please?

[Speaker 1]
Absolutely, they'll be published on the council's website. I'll make a note of that. We can
point a link in that general direction.

[Speaker 17]

They won't necessarily be elected because at the time of the election if there are the same
number of people applying as there are places then they'll automatically take those places
out.

[Speaker 9]
There is currently a space on the parish council as well so | don't think there's many people
who want to do it because it's well known for being a particularly challenging parish council.

[Speaker 4]
Do you agree?

[Speaker 14]

Also on the ACV on the ACV perhaps things will change do you not have a stay of execution
for only six months? The ACV is only active to say you have to raise the funds. Is that not
right?

Because that's how | read it.



[Speaker 1]
Last time we looked into this, which was probably May, it was six months. The ACV stays in
place for five years and it gets you a six month moratorium. If that's changed then...

I'm sure they said two months ago that the government had invested 12 months to try and
save people.

[Speaker 10]
Yes. No.

[Speaker 17]
It has to be proven that the pub is viable for planning permission to be given.

[Speaker 19]
Yes.

[Speaker 16]
Yes. Yes.

[Speaker 1]
Yes. They've not had a lot of luck with that one.

[Speaker 7]
It goes up your leg. No, put it out.

[Speaker 19]
Yes.

[Speaker 15]

By the same token, as you know, the Brundish Crown, up to my village, ex-pub, residential
despite part by a residence group of which | was a member, was trying to raise a sum to
purchase it and we never matched what a third party purchased instead of going for
residential.

[Speaker 1]
Can you remind me what that went for roughly? Can you remember?

[Speaker 15]
It was about six years ago.

[Speaker 1]
Yes, | remember. That was before | moved to the village. Yes, Wyd.

Wyd had some stuff to do with that. Yes, it would be interesting if anybody did know.

[Speaker 15]
Yes, | can look in my long-existent records.

[Speaker 1]



Thank you very much, Paul. Yes, it would be good to know. Does anybody else have any
questions?

[Speaker 7]
This community asset, would it have to be the same committee that did it?

[Speaker 1]
No, no, anybody in the parish can do it.

[Speaker 6]
21 people.

[Speaker 9]

| think the other thing with the asset of community value from what | understood, it gives
you the opportunity to put a bid to the owner and the owners as they stand are wanting a
bid and inviting a bid from the community. So from that point of view it wouldn't change the
bid now but if somebody else bought the pub at auction then it would. But at the moment
they're saying give us a bid.

And that's what the asset of community value gives you the option to do.

[Speaker 1]
Yes, that is a valid point. Yes, we still have the option to bid at the moment. The only time
we don't is if it is sold at auction.

[Speaker 6]
Up to auction date, is the pub still on the general market for sale at 690 or wherever?

[Speaker 1]
| believe so, yes.

[Speaker 6]
That's crazy. Now it's on sale for 425.

[Speaker 3]
What's on Rightmove? On Rightmove it's on for 425.

[Speaker 1]
That's been updated with the auction details now on Rightmove. | think that's what the
difference is. It says 425.

That's got the guide price from the auction. That's where | found the auction information
earlier. That now seems to have made its way onto Rightmove.

[Speaker 6]
So that's the price it's on for in the general market?

[Speaker 1]
The asking is still 695 as far as I'm aware.



[Speaker 2]
So the pink side is outside?

[Speaker 3]
The reserve is whatever, isn't it? You'd have to sell it the reserve, wouldn't you?

[Speaker 1]
Yes, absolutely.

[Speaker 3]
So it's not the 695, is it? ... ...

[Speaker 1]

[Speaker 3]

[Speaker 1]
... You're absolutely right. The reserve is now different to the asking price.

Yes, absolutely it is. | believe they are expecting it to go for more than that reserve. Where
or how?

| don't know what other advice they've had. We don't know who else they've had to value
it. We're not privy to that information.

[Speaker 3]
I think we should vote for the auction to go ahead.

[Speaker 1]
We'll have a vote on that at the end of the meeting. Absolutely. Yes.

Let's get the questions out in the open now. That's the whole point of being here. Go on,
Mike.

[Speaker 5]
Is there any merit in joining Plunkett to getting the entity? It's not a community interest
company but something similar. Is there any merit in getting that formed?

Because there are funds available and if we are allowed to do anything legally we need that
entity in situ.

[Speaker 1]
Absolutely. We had considered getting it done early. At the moment we've got a working
non-affiliated club and society to get us through the initial bit.

We're happy to do it. We just didn't want to unnecessarily waste people's money if we
weren't going to put in a bid There's a few hundred pounds for Plunkett and a few hundred
to the FCA It's about 250 quid a year 240 quid a year.



[Speaker 3]
Do you pay that monthly?

[Speaker 1]

You can pay it annually. Paul, it was only four or five weeks ago we got a bank account to be
able to do that from. The FCA registration is | think £130 if you don't make any changes to
the model rules but they charge more if any of the rules are adapted.

They charge you per change which is nice of them. In a way that only a government body
could get away with.

[Speaker 6]

I'm just a little confused. | don't think from what we're talking about tonight and | don't
want to pre-empt any votes or anything to discuss later on but the general consensus | get is
| don't think any of us here tonight are going to agree to offer anything like what they're
asking for at auction. So what is the point in a sense in what we're doing?

Just let it go to auction and let it go for because we're not going to come anywhere near
their figure.

[Speaker 1]
Well, if that's what the community wants to do, we're only here to act out the community’s
wishes

[Speaker 6]
Realistically. We're not going to offer anything like the auction value. They're going to say no
to anything therefore we do offer and I'll just let it go to auction.

So let it go to auction. Any discussion is pretty much me.

[Speaker 21]
If we let it go to auction are Maz and Mark going to say you're not allowed to have it for at
least a year?

[Speaker 1]
Quite possibly. Quite possibly, yeah. Potentially we'll have to ask.

[Speaker 14]
No, no, no.

[Speaker 1]
We've got a year to raise the funds.

[Speaker 14]
What are we talking about?

[Speaker 1]
We've got a year to raise the funds. That bit's not the problem. We just need to put a bid in
that they will accept by the 22nd of October.



[Speaker 18]
We do not have to fundraise that. No, absolutely not.

[Speaker 4]
If you included the land behind where you could create a proper pub garden people could
sit in the sun and have a drink £475,000 might even be pushing that.

[Speaker 1]
They were looking for another £300,000 for the campsite.

[Speaker 7]
But with the campsite not working it's just a garden. It's not a campsite. It's just a garden.

It's not being run as a campsite.

[Speaker 4]
An acre of utility land in this area will go for at the most £16,000.

[Speaker 7]
You could offer them £25,000 would be reasonable for that garden.

[Speaker 2]
You know straight away that's not going to be accepted.

[Speaker 4]
But there's no point making a bid just so that they will accept it It's not a campsite at the
moment.

[Speaker 7]
There's a few empty properties or huts or whatever on it. But as it's not being run as a
campsite it can't be sold as a campsite. It can be sold as a garden.

And gardens are not worth £300,000.

[Speaker 2]

| remember the pub probably Paul at the back and | probably remember the pub in John
Yates' time when the garden was a pub garden and very very few people used it. And in fact
very very few people used the pub. And when they came around to my house and
somebody knocked on the door and said we've got this petition to stop John Yates selling it
as a house.

Can you sign it? | said I've never seen you in the pub so I'm not signing it. Because if you're
not going to support it don't stop the man who's trying to make a living for himself from
selling it the best price he can.

[Speaker 4]
That's fair enough Pete but we're now talking about a situation today at present and | still
think that that campsite isn't worth £300,000 and the building itself isn't worth £475,000.

[Speaker 2]



But the reality is at the moment it makes about £90,000 without a pub garden. That's just
wet sales then you've got the flats. So to me it seems like the pub garden you can buy later
on when reality starts to sink in that nobody's going to buy a campsite when there's
nowhere for the campsite manager to live.

So it becomes a garden but at a later stage and by that time we've built up some resources
and then we go and change.

[Speaker 4]

| still rest on the fact that if you put in a bid that you think Mark and Marie may accept that
may be a bid too high for us to ever achieve. So I'm with Tony on this one. I'm starting to
think let it go to auction and then it might strengthen your hand if no one bids for it.

[Speaker 1]
Goon.

[Speaker 16]
The campsite area, do we not run a huge risk that some speculator will buy that and stick
four houses on it?

[Speaker 1]
The reason they're retaining it is specifically to stop that happening. So no. Certainly not in
any of the recent future.

[Speaker 12]
Can we offer to buy some of the campsite?

[Speaker 1]

A portion is included with the pub sale. They've granted a small amount to one of the
hedges out the back so there is space for maybe three or four tables of beer garden to go
out there. If there's some heavyweight pruning done, yes.

[Speaker 20]
Could we rent it?

[Speaker 1]
I'm sure they would be open to discussions about what to do with the rest of it.

[Speaker 20]
Do you think in the summer we could do a beer festival or we could do barbecues?

[Speaker 1]

We've already asked about things like the mummers and the wassail and stuff like that and
they're prepared to come to an agreement for those kind of events. So yes, there is scope to
do that. We haven't thrashed out exactly what that would be but they would be keen to see
it used.

That's a possibility.

[Speaker 8]



Can | say, | really fundamentally disagree with a lot of people saying about the price being
too low. | think we've at least got to give it a try. We've been given the opportunity to have
a year to give this a try.

| think we need to put in a realistic bid somewhere around about half a million and see what
happens in a year.

[Speaker 6]
No, because we're not going to pay for half a million if it isn't worth half a million.

[Speaker 8]
| believe it will sell at market for a lot more than the option costs. Is anybody listening to
me? Yes.

| believe it will sell for at least more than they're asking for the reserve because an investor
will come in, take it for maybe half a million. It doesn't have to apply for change of use. This
home floor can still remain an unused pub.

They're letting out all the accommodation. They'll get a very good return on their
investment and they won't need to open it. They'll just rely on accomodation tenures and
that's that, We either pay the price or we lose it.

We can know in a year if we can't make it work.

[Speaker 1]
Thank you.

[Speaker 8]
We must give it a try.

[Speaker 1]
Yes, at the back, sorry.

[Speaker 7]
I'm new here but what | don't understand, people back up a bit, why is it that it's listed on
Lightning for £425?

[Speaker 1]

We think it's currently up for auction and that was the low end of the auction guide price.
We think Rightmove have picked the auction up and listed that number as the one that
Rightmove's picked for it.

[Speaker 3]
They listed the agent that is on the side of the thing. Hubbards. Hubbards are selling it for
£425.

That's according to Rightmove.

[Speaker 2]
It's often in the order of the guide price, isn't it?



[Speaker 1]
Yes, that number correlates to the low end of the guide price. That £425 is the low end of
the auction guide price.

[Speaker 3]
It's being sold by Hubbards.

[Speaker 1]

That's what it says. | think there's something strange going on there because that number
was £690 last week and now the auction has happened, it's now £425 so | think they've
picked up the auction info somehow.

[Speaker 17]
But presumably if it goes to auction it won't have the caveats on it that Maz put on it in the
past.

[Speaker 1]
Yes, anybody can buy it at auction. Absolutely.

[Speaker 19]
Why can't they offer £425 at auction then?

[Speaker 1]

That's the auction guide price. We've been made aware the reserve is £475 which is the high
end of the auction guide price. The auction guide price was given as a range between £425
and £475.

[Speaker 7]
According to Rightmove it was reduced on the 24th of September to £425.

[Speaker 1]
Which is when the auction listing went live. So yes, that's directly linked to the auction
listing.

[Speaker 7]
Does that mean they're going to accept it? It's not very clear.

[Speaker 1]
That looks like some kind of scheduling or technology error.

[Speaker 6]
We have to have some kind of discussion about what our bid is.

[Speaker 1]
Yes, absolutely. Basically, tonight is about do we bid? If the answer is yes, what is that bid?

[Speaker 12]



One of the problems is we're all very emotionally attached to the investing in the pub
auction. We're very emotionally attached to the landlord and landlady. As somebody
pointed out recently, we're not paying for somebody's retirement.

We've got to totally disassociate the emotional side from the business side. And make it a
good deal for ourselves. Although we want them to be okay, obviously.

[Speaker 17]
But we need to be realistic about what we think we can raise in a year. Half a million quid,
that's a lot.

[Speaker 1]

We've had some significant offers. To have got to 125 in such a short period of time is not
bad going at all. But I've had a whole load of people say they still haven't committed to it
because they won't until they've seen a prospectus.

There's probably at least another 50 or 100,000 pound based on those kind of conversations
to come in. But that's without any marketing. That's without any marketing.

150 people on a mailing list.

[Speaker 7]
We're retired people and | don't think we're going to be able to raise.

[Speaker 3]
With Wickham Market, it took 10 years and they managed to raise just over 200,000. They
really tried hard and they did everything. That's all they raised.

[Speaker 1]
No, they had the grants for the rebuild.

[Speaker 2]
Yeah, but then you said that was a shell as well which puts you off completely.

[Speaker 1]
Yeah, that was an empty shell. Fire ridden shell. Not an actively trading successful pub.

[Speaker 3]
As long as you get 2.5 million in grants. Not bad leverage really.

[Speaker 10]
That's what I've done in the past managed to raise with match funding.

[Speaker 1]
Yeah, absolutely.

[Speaker 10]
So you have to raise it first and then they’ll match it.

[Speaker 1]



It's been tricky in the past because like Wickham the grant funding was for the
refurbishment and the rebuild, not for the purchase. Not all, but a significant proportion of
grants won't grant you for a purchase of a building. There are some that will.

There are a limited number that will.

[Speaker 3]
| can't find any on the internet.

[Speaker 1]
The community ownership fund was definitely the most prominent.

[Speaker 3]
But that's just closed. I'm looking on the internet. And there isn't anything there.

[Speaker 1]
And if that is the case then yes, there have been over the years, if there's not now.

[Speaker 11]
Co-op finance may there are people who will lend you money. There are definitely people
out there who will lend you money in this area. Co-op finance is one of them.

Yeah, you would. And that, to be honest in my brain | want to turn this one around a little if |
can. Put a pitch to say, look if we leased it or operated it we could probably make a
reasonable profit.

And yeah, we have an opportunity to do that. Do we want to let that one go at the risk of
what we're really scared of, that it's going to just shut. Yeah.

Various convincing arguments of the things that could be done to it which would stop it
being a putter.

[Speaker 1]
Yeah, absolutely.

[Speaker 11]
I don't know. | think we probably could get 425. My gut feel is that we might as well try and
do this one.

If we were going to go for it, going in at the 425 to see what happens would be a reasonable
place to start. In my humble opinion. Including the land.

[Speaker 3]
It must be with the land.

[Speaker 1]
| think we're going to struggle to get that argument.

[Speaker 10]



It almost doubles the outside area, what they've got on the website for the extra bit of
garden out the back will double the outside area already. And it's off road as well, it's round
the back of the pub. It's a reasonable amount.

[Speaker 1]

Yeah, it is. It's a decent spot of land they've allocated. There's room for 4 or 5 proper
outdoor drinking tables and you could go through the side door of the pub to get to it which
would give it a proper beer garden.

So yeah, there is some land with it and it would be some kind of miracle if we were to say
425 including the campsite, | think we'd just get chased straight out of town.

[Speaker 12]
If we end up with a campsite, do we still want to run it as a campsite? Exactly.

[Speaker 1]
Exactly. Exactly.

[Speaker 2]

We're not just trying to have somewhere to drink, we're trying to have somewhere in a
village that the only place you meet is where somebody's popped their clogs in the church.
The only other place is the pub. No, it was the hut.

The hut.

[Speaker 1]
We're currently in it, so that's a fair argument.

[Speaker 2]

| come about, | think there's about 6 or 7 events where there's soup and things like that
which | come to. There's not a huge amount where people come together and it's a different
set of people. The people | see in the hut are not people who drink in the pub.

[Speaker 6]
Well, | think that when discussion is discussion, let's come to the chase and vote on what we
think we should offer.

[Speaker 12]

We need to choose whether going low and risk not getting a pub and losing it effectively or
going high at the risk of overstretching ourselves or vastly increasing our chances of keeping
the fucking white horse here.

[Speaker 2]
So, I've got another question.

[Speaker 1]
Hang on.

[Speaker 2]



If we go in the middle, let's not go high or low, but go in the middle, which would maybe
give them some comfort and might give us some comfort because we've got a whole year to
see whether does that figure work? And if it doesn't, we just say, here are the keys. You
can't put that money in between us.

We know it won't work. | disagree. In my head, | disagree.

But I'm not a publican. | do rent properties, but I'm not a publican. And the properties, to
me, either side, are the critical bit to make the whole thing work.

They've never rented out the flats except for Paul. And that was at a very, very low rate.
Currently, they will go for about 800 a week.

[Speaker 1]
800 a month.

[Speaker 2]
800 a week.

[Speaker 1]
600 grand is fully justified. Yes, absolutely.

[Speaker 6]
How are we going to take a vote on what we think we should pay? Are we individually going
to write down an amount?

[Speaker 1]
Sorry, I've got some more questions. Some more questions behind you.

[Speaker 16]
If we don't put in a reasonable bid, or decide to put no bid in at all, do we not look at the
market and just say, stop this?

[Speaker 1]
Yeah, 100%. 100%, yes. They've already made a whole load of concessions for us.

They've extended their auction dates, they've extended what they've offered to do, and
they've offered to let us lease it for a year, which basically ties them to something that
they're desperate to be shot of for another year. They've done everything they can to try
and make this a success. So yes, if we go and effectively snub them, would they still offer us
any concessions?

Who knows? Probably not.

[Speaker 3]
Nobody else bid for it. What are they going to do? Keep running the pub?

Or come in line with...

[Speaker 1]



Or they'll just shut it.

[Speaker 12]
I'm guaranteeing nobody else is going to put a million for it. Yeah, absolutely.

[Speaker 7]
Or somebody who looked at it at a million pounds and thought, not touching that.

[Speaker 1]
Might go, yeah, 500, I'll do it. Yeah, absolutely.

[Speaker 12]
Well, 475's the real number. 475's the real number there.

[Speaker 5]

[Speaker 1]
...... Right.

Do we have any more questions? We think we've got some kind of voting structure.

[Speaker 10]

...... We've got a variety of working numbers for profit of anywhere between 15 and 60,000
pounds a year, depending on how much of a go you make at the properties and how much
of a go you make at the pub, and what the extended opening hours do, because obviously
it's on very limited hours at the moment, and we don't know if opening it another two
nights or from 5 o'clock will make a big difference or no difference at all. So we've had to
speculate like that but anywhere from 15 to 60 thousand pound a year and that's including
paying somebody to manage it so that's the that's including playing a

[Speaker 15]
manager so that's and and a leasing for that as well so yeah there is plenty of

[Speaker 1]

scope to you know there's plenty of scope for us to change all manner of things yes
marketing can be improved on yes the holiday let could be | mean you can pass the holiday
lot off to an agency if you want to let them do all the marketing for that they insisted not to
so yeah there's there's plenty of scope and we've got a whole range of numbers to look so
that is up for us to discuss with that landowner but the indication is that that would
probably be favourable | can't definitely say yes or no but the indications are that that

[Speaker 9]
arrangement could probably continue we've built that into our model and we've



[Speaker 1]

assumed that the manager isn't doing that so there's scope there's the scope to improve
instead with the conservative numbers we've looked at we've kind of we've been
reasonably conservative with so any more questions are we good so we'll go voting options
are no offer or yes to an offer 425 or less or less than 425 425 or above 425 so who is in
favour of no offer 6 lovely who is in favour of

[Speaker 5]
an offer at less than 425 okay who's in favour an offer at the low end of 425 yes

[Speaker 1]

yeah that was below 425 at 425 so was that 4 at 425 and who's who's voting for an offer
above 425 somewhere near the guide okay one two three four five six we have we have a
majority for offering above the low end of the guide price is anyone abstained okay we've
got a few

[Speaker 18]
we might have to do a recount

[Speaker 11]
okay

[Speaker 1]

that's fine yeah so we we have a majority for offering um the high the higher end of the
guide price so a majority in which sense that was the highest vote yeah not the majority we
have the highest vote for that

[Speaker 13]
but 19 did not support that and 11 did yeah we have a total go so you can't go to the
reserve

[Speaker 1]

price we have 25 in total supporting that we do make an offer um and therefore the reserve
price would be the sensible thing to do if if the total is in agreement frozen yeah there's a
majority

[Speaker 13]

just for an offer of 45 or more and the my the next minority is less than 45 so there is the it's
kind of difficult because we didn't do alternative voting but there are 15 people out of 31
who seem to have voted who would like to make an offer of 45 or more and there are 13
people who would not who voted okay so because other

[Speaker 3]
people admitted not voting can we say we'd like to go for the reserve price reserve price

[Speaker 1]
so we the 425 is the low end of the guide price the reserve is 475

[Speaker 3]



so yeah which is what Mike and Mark

[Speaker 1]
yeah so okay let's run that again at 425 450 and 475 is that fair yeah so 425 1 2 3 4 okay 450
okay 19 thank you and then 475 so lovely thank you all

[Speaker 3]
so we can't agree

[Speaker 1]
we've just we've just agreed the reserve price this this offer will be made before before the

[Speaker 2]

auction yeah absolutely yeah absolutely and and in theory if it's if it's not and we have a
feeling that some people might be we can reconvene so say that again Pete if if if we were
to go in at 450 yeah and they rejected it and they rejected it we could have we've got time
because auction auction houses they I've got stuff at auction property and they know how
many people are looking at their website each page yeah and how many people are
downloading the prospectus legal pack yeah how many people are going to visit yeah all of
those things move them either up so that my brother sold his house in Australia which is all
done by auction and he was told he wanted to sell it for one and a half we're looking at 1.3
now uh it's now 1.1 and he sold it for 1.15 because they could see there was less and less
interest as it got closer to the sale rate so it's only that's three people bidding and and and
we can | don't know maybe we can get privy to that information probably not but we can
see how many people turn up yeah look like they're potential buyers yeah absolutely has
anyone seen any yet no

[Speaker 1]

yeah yeah so we'll put the offer in at 450 we'll see what they say if we've got time to
convene another meeting if the answer is no just so you're all aware I'm away for a few days
now but | will try and put the offering before | go and that'll give them a few days to mull it
over all right thank you all cheers



