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THE BRITANNIA INN, EAST WELLS 
 

 

The Britannia Inn has been recognized as an asset of 

community value. 

 

This provides an opportunity for the community to come 

together and purchase The Britannia. 

 

Our goal is to create not only a pub but a hub for the 

community that promotes a sense of belonging and 

connection. 

 

This is a one-off opportunity, and we should not let it 
pass us by! 
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1 Introduction 

1.1 Current situation 

The Britannia Inn has been a thriving pub in 

the past. The most recent landlord retired in 

2021 and attempts to sell the premises have 

been unsuccessful. The terms of sale include a 

condition imposing a 50% uplift on the land 

should planning permission to convert the site 

to housing be granted in the future.  

The pub has been unoccupied for three years; 

to avoid significant deterioration to the fabric 

of the building, a purchase would be beneficial 

as soon as possible. 

On 23rd January 2024, Somerset Council listed 

the pub as an “Asset of Community Value” 

following a successful application. 

The East Wells Community Benefit Society 

(EWCBS) steering group was established at the 

start of 2024 with the sole purpose of 

purchasing and reopening The Britannia Inn. 

The group started with four members and has 

now expanded to ten members following a 

survey of interest in the Wells Voice and 

online. 

A start up fund was required to move the 

project forward and each member has 

committed funding. 

The primary driver for the purchase is that 

East Wells no longer has any social, 

community space since the closure of The 

Britannia Inn. Wells has a population of 12,110, 

with 29.5% over the age of 65 (Census 2021). 

The closure has potentially increased social 

isolation and impacted the sense of 

community. 

The EWCBS have commissioned a market 

appraisal valuation and feasibility report. 

As part of our market research and to scope 

the appetite in the community for the 

purchase, surveys in The Wells Voice and on 

the Wells community social media page were 

held. As it was evident there was a significant 

level of support the EWCBS will seek to buy 

The Britannia Inn, its grounds and car park 

and appoint an experienced tenant with the 

skills to run a profitable and successful 

business. 

East Wells has no other space that can be used 

in this way! 

Our objective is to have a friendly and 

welcoming pub, café and community hub in 

the heart of East Wells. 

EWCBS will aim to install a kitchen so that 

meals can be offered. Once a tenant is 

appointed, the focus will be on the pub and 

café as not only are these likely to be the most 

profitable part of the business but were the 

most popular requirements cited in the 

surveys. The use of the space as a community 

hub will run alongside this as space is already 

available. 

The EWCBS believes that the business can be 

profitable and able to provide revenue to 

renovate, refurbish and maintain the property. 

In the unlikely event the business is 

unprofitable, the EWCBS will own a valuable 

asset, and the land associated with it, which, if 

necessary, can be sold to return funds to 

investors. Our investment is in the building 

and land not the licensed business. 

 

1.2 Our Vision 

We intend to make this building an accessible 

place for residents and visitors to visit, catch 
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up with friends and meet new people. It will 

be a place to find information, share news, get 

involved in community activities and 

showcase local talent and expertise.  

Our hope is that local groups, clubs and 

societies will use The Britannia as a 

community space. 

The EWCBS has been in contact with groups 

that have used the pub in the past. The 

Mendip Hospital cemetery group regularly 

used The Britannia Inn for refreshments when 

they were clearing vegetation on the cemetery 

grounds. They are supportive of the pub re-

opening as a space to use in the future. 

When the EWCBS surveyed the Wells 

community, it was clear that as well as 

providing meals, activities such as quizzes, 

and community fun days would be welcomed 

as these had previously been popular within 

the community. Quiz nights were a regular 

feature of The Britannia Inn and brought 

together people from all parts of Wells and 

some of the outlying villages. 

 Our vision for The Britannia Inn is to not only 

provide these but to evolve activities such as 

live music, another area that when surveyed, 

the community felt would be of value.  

Although Wells has provision for this, East 

Wells has no venue for live music.  

There is evidence that artists and performers 

would be keen to take part in live music at The 

Britannia Inn. 

As well as being a local pub, with the right 

tenant, we would hope to support other 

projects. E.g. Somerset nature recovery 

programme with a planted beer garden 

encouraging wildlife, birds and insects. 

We plan to restore the heart of East Wells 

with a business that supports the local 

economy, enhances community life and helps 

alleviate loneliness and isolation. We have 

been overwhelmed with the depth and 

breadth of support for this project from 

residents and others and have received many 

wonderful comments from local people and 

these are just a few: 

“The Britannia Inn was highly valued for its 

hospitality, great food and drink as well as 

being ideally located to walk to from our 

home. We really do miss it” 

“The Brit is important to me as it is pub to go 

to for food and a beer after visiting the Mendip 

Hospital Cemetery, and I hate to see a good 

pub going down.” 

“I remember it from a child, and I feel it’s very 

important to have a local focal point at that 

end of town. I feel it’s an opportunity for 

people to have somewhere easy to access, i.e. 

in walking distance hopefully for many. I own 

a local business and so it would be nice to 

have an involvement in this too”. 

 

1.3 The East Wells 

Community Benefit 

Society (EWCBS) 

The EWCBS has been formed to purchase The 

Britannia Inn and secure its future for the 

benefit of the community. As of 30th April 

2024, it is fully registered with the Financial 

Conduct Authority; registration number 9280. 

The EWCBS will shortly launch a share offer to 

secure funds for the purchase. The purchase of 

the minimum share requirement upwards will 

confer membership of the society, giving 

members a stake hold in the business. A 

management committee has been established. 

By law, community benefit societies are 

intended to be democratic organisations and 

all members, irrespective of the size of their 

shareholding, will have an equal vote and the 

protection of limited liability. 

The minimum shareholder requirement will 

be £50, and the maximum £25,000. 



THE EAST WELLS COMMUNITY BENEFIT SOCIETY BUSINESS PLAN 

 

  6 
 

The society rules contain a statutory asset lock. 

This is a constitutional device that prevents the 

distribution of residual assets to members. The 

purpose of the asset lock is to ensure that the 

community benefit of any retained surplus or 

residual value cannot be appropriated for the 

private benefit of the members after all 

members’ share capital has been refunded 

according to the rules of the society. This 

means that the value of the CBS assets always 

remains in the CBS for the benefit of the 

community. In other words, the value of 

membership shares will not rise or fall with 

the value of the CBS assets. They will remain 

fixed in price. 

Further details will be available with the share 

offer. 

 

 

 

 

2 The EWCBS in more detail 

 

2.1 Introduction 

The purpose of the society is to enable the 

community of East Wells and other supporters 

to secure and safeguard the future of The 

Britannia Inn public house and promote it as 

an amenity of prime importance to the 

community. 

The society is a limited liability community 

benefit society that is registered with the 

Financial Conduct Authority (FCA) using a set 

of pre-approved model rules developed by 

The Plunkett Foundation. This is a charity that 

helps communities to set up and run 

community owned enterprises. 

Our rules include a statutory asset lock which 

ensures that should the society achieve a 

surplus beyond that required to meet its 

liabilities, improve the facilities and ensure the 

future of the business, this surplus may be 

made available for distribution to other 

community or charitable projects. 

Specifically, any such surplus cannot be used 

to benefit the members as individuals (other 

than for modest payments to investors). 

A copy of the rules of the society is available 

on the website or can be requested from a 

member of the management committee. 

The society is a democratic organisation that 

operates on the principle of one member one 

vote regardless of the amount each member 

has invested; every shareholder is a member. 

2.2 Limited liability 

The society is a limited liability entity. This 

means that the most a member can lose is the 

amount originally invested. Investors will not 

be liable for any losses. 
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2.3 Management structure 

The first members of the society are those who 

signed the application for FCA registration 

and these members will appoint the first 

management committee that will then serve 

until the first Annual Members Meeting. This 

will be held as soon as is practical after the 

opening of the pub if the purchase is 

successful. Our start up provisions requires 

that all members of the first management 

committee retire at the first Annual Members 

meeting although they are eligible to stand for 

re-election. 

The newly elected management committee 

will take office immediately after the 

conclusion of that meeting with the following 

provisions applying: 

• One third of those elected, who 

obtained the highest number of votes, 

will serve until the conclusion of the 

fourth Annual Members Meeting. 

• One third of those who obtained the 

next highest number of votes will 

serve until the third Annual Members 

Meeting. 

• The remainder of those elected will 

serve until the conclusion of the 

second Annual members meeting. 

Thereafter, elected members of the 

management committee hold office for a 

period of three years commencing 

immediately after the Annual members 

meeting at which their election is declared 

and ending at the conclusion of the third 

Annual members meeting after that. 

The management committee is responsible 

for managing the affairs of the society in 

the same way as a board of directors is 

responsible for managing the affairs of a 

limited company. 

The management committee will: 

• Organise and supervise the 

purchase of The Britannia Inn and 

any refurbishment works. 

• Appoint a tenant 

• Monitor and manage the society’s 

financial affairs for the benefit of 

the community. 

• Oversee the lease and manage the 

relationship between the society 

and the tenant. 

• Appoint a new tenant should that 

be necessary. 

• Ensure that the society complies 

with all applicable regulations. 

• Recommend the level of any 

interest payments for members, 

for agreement at the AMM. 

The EWCBS will lease the pub business to a 

tenant who will run the pub and pay rent to 

the society. They will set a broad policy 

direction for the business and agree specific 

standards with the tenant, including certain 

aspects which community feedback has 

deemed important. These will include, e.g. 

running the pub as a welcoming community 

space with café facilities and promoting 

additional amenities that are beneficial to the 

community. Beyond this, however, the tenant 

will be left to manage and operate the business 

as they see fit. The management committee 

will not get involved in or interfere with the 

day-to-day running of the business or attempt 

to micromanage the pub. 

The members of the management committee 

are equally responsible in law for committee 

actions and decisions. They are collectively 

responsible and accountable for ensuring that 

the organisation is performing well, is solvent 

and complies with its articles of association. 

In order to protect the society, we will take out 

“Director and officer” liability insurance for 

the management committee and secretary. 
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The management committee will provide all 

members with an annual report which will set 

out the key financial statements together with 

a report of the society’s activities during the 

previous financial year, and any plans for the 

following year. 

Other than the intention to purchase The 

Britannia Inn, the EWCBS has no other vested 

interest. 

2.4 The steering group 

The steering group consists of: 

Chair- Theo Butt-Philip 

Vice chair-Ian Ames-White 

Press/PR - Andy Vallis 

Secretary- Mark O’Callaghan 

Treasurer- John Bowles 

Neil Hitt 

Teresa Gnani 

John Simarpi 

Sandra Marshall 

 

Chair-Theo Butt-Phillip 

Theo Butt Philip grew up in East Wells 

and moved back three years ago, with his 

wife and young children. He started the 

moves to for the community to acquire 

and reopen the pub in response to the lack 

of community facilities in this part of the 

city. He is a former Mayor of Wells and is 

currently a member of both Wells City 

Council and Somerset Council. 

 

 

Vice chair- Ian Ames-White 

Ian has lived in Wells for nearly 40 years and 

has always been interested in local pubs and 

the importance of social & community spaces 

in the area. He has a background in IT within 

large corporate organisations, currently 

working as a Digital & Business Process 

Consultant for an international technology 

company, based in London. Ian is married to 

Ruth, a mosaic artist. Their five children were 

all brought up in Wells. Ian’s background is as 

a classical musician and more recently 

building and renovating properties. He feels 

passionately that The Britannia is an essential 

asset for the community of East Wells and 

wider and that we must do everything we can 

to secure this space for future generations. 
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Secretary- Mark O’Callaghan 

Mark has lived in Wells all his life. He is a care 

worker with the elderly as well as being a tour 

guide at Wookey Hole Caves. For twenty years 

he provided the weekly cartoon for the local 

paper. In the past he has organised pub 

quizzes at The Britannia Inn, which the society 

are aiming to reopen as a community pub. 

 

 

 

Treasurer-John Bowles 

John has been passionate about pubs and their 

role in communities since first visiting his 

village 'local' over 55 years ago. He was a 

partner in a business providing stocktaking 

and accountancy services, whilst also working 

to gain experience in all practical aspects of 

pub operations and management. John is an 

experienced pub operator and landlord who 

has successfully owned and run numerous 

pubs and bars in the West Country and 

beyond. He particularly enjoys the challenge 

of restoring and rejuvenating closed-down 

pubs.   

 

 

 

Neil Hitt 

Neil was born, bred and schooled in Wells, 

returning to the area with his own children. 

Having 30 years in operational and customer-

facing roles mainly in managerial positions, 

Neil is keen to support the success of local 

initiatives by providing operational support 

and direction. 

 

 

 

Teresa Gnani 

Terri has lived in the Mendip area for 25 years, 

the last 5 in Wells. A nurse and midwife by 

background, she works as a clinical 

lead/project manager for the BNSSG local 

maternity and neonatal system. Now living a 

few doors away from The Britannia Inn, she 

would love to see the establishment of a 

pub/community hub at the Inn. 
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Sandra Marshall 

Sandra has lived in the Mendip area for over 

30 years with the majority of those being in 

Wells. She has had the opportunity to call The 

Britannia Inn “her local” for the last 20 of those 

and has enjoyed both meeting friends and 

holding family events at The Britannia during 

that time. The pub has been much missed, and 

she looks forward to a time when the pub will 

reopen and welcome old and new patrons. 

 

 

John Simarpi 

John has lived in Wells since April 1987.  

The former landlord of the “The New Inn” 

(now closed) in St Thomas Street Wells, after 

which he worked in transportation, he retired 

in 2023. 

 

 

   

 

 

 

2.5 Members 

The community benefit society structure 

means that any person who buys the 

minimum number of shares becomes a 

member of the society. Each member has one 

vote to exercise at the Annual Members 

Meeting regardless of the number of shares 

they hold. 

Members can be elected to the management 

committee. All members will be provided with 

an annual report which will set out details of 

the operation of the society and how it has 

developed its activities over the previous year 

and include a report of accounts. The rules 

also provide for a few other ways in which the 

membership may hold the management 

committee accountable for the running of the 

society, including calling a special general 

meeting if required. Corporate bodies can also 

be members 
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3 Vision and community 

benefits 

3.1 The history of the Britannia 

Inn 

The Britannia Inn was constructed in 1879 by 

The Queens Cross Brewery. It is recorded that 

when it opened “Mr. Taylor (of the brewery) 

gave to all the workmen involved in the 

excellent construction of the building an 

excellent “roof raising” supper consisting of 

roast beef and lamb, leg of mutton and plum 

pudding with a glass of grog to finish off. 

Messrs. Slade, Woodburn and Collins and 

others contributed to the pleasure of the 

company by singing a variety of songs. 

By 1890 The Frome United Brewery owned the 

premises, running into issues with the 

Inspector of Nuisance for Wells for “allowing 

the offensive washings from a trough to run 

into a gutter”. 

 

By 1906 The Britannia Inn had “Four good 

bedrooms, two good sitting rooms, one 

kitchen and one bar. Outside there is a stable 

and stabling for two horses and one cart.” 

Large numbers of people came to the house as 

they were visiting patients at the asylum. 

The Inn was frequented by the asylum 

attendants and those who came to fetch 

corpses. Mrs. Lane catered for such visitors by 

providing liquid refreshments and hot meals. 

The asylum became known as Mendip 

Hospital, and its connection with The 

Britannia Inn through staff events continued 

until its closure in 1991. 

Mrs. Lane was a widow who ran The Britannia 

for 16 years, but her family were involved for 

over 50 years. 

In 1933 the Wells city boundary was 

expanded, and The Britannia Inn was no 

longer in the rural district of Wells but in the 

city. 

A fire in 1979 caused damage to the roof after 

painters with blow lamps were thought to 

have set fire to a sash cord. 

In 1994, permission was given for the 

construction of the skittle alley. In the same 

year, The Britannia Inn weekly raffle would 

raise money to send elderly folk on an outing. 

Licensees over the years: 

1912-1921 Mrs. Elizabeth Lane 

1921-1936 Mr. Frank Meaker 

1941-1968 Mr. Richard Loxton 

1975-1979 Mr. Stanley Dunsby 

1979-1990 Mr. John Nelson and his wife Elsie 

1990 Mr. Robert Rouse and his wife Karen 

(Courtesy of local historian Clare Blackmore) 

3.2 Our Aim 

Our aim is to secure the future of The 

Britannia Inn for the community of East Wells 

and to ensure that this important community 

asset continues to serve the local population. 

The community has told us they want a pub 

that offers homemade pub food and a wide 

range of activities. We want to provide more 

than just a pub with a space designed around 

the community. 
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3.3 Value to community life 

The Britannia Inn, as well as being a thriving 

pub, was a space where families of East Wells 

enjoyed skittles, events and children’s parties. 

Our belief is that, as in the past, The Britannia 

Inn can again be an important amenity for the 

population of East Wells. It has a rich history 

and cultural significance within the 

community; not only will a community 

purchase ensure that this is preserved so that it 

can be enjoyed and appreciated by future 

generations but will build on its history of 

being at the heart of the community. 

A community purchase will secure its future 

while providing many benefits for the 

community including: 

• Providing a social hub for residents 

where they can gather, socialise and 

connect. 

• Create a positive environmental 

impact as within walking distance for 

the community of East Wells. 

• Reducing social isolation and 

positively impacting on physical and 

mental wellbeing. 

• Supporting local business and 

contributing to the economic 

development of the area by 

stimulating growth and creating jobs. 

• Providing a welcoming and inclusive 

space to meet the needs of the local 

community. These will be determined 

via community engagement. 

• Potential to provide additional 

community services. 

• Providing a hub for information, 

community events and local issues. 

• Improving the fabric of the building. 

 

 

3.4 Community engagement 

From the start, the local community has been 

at the heart of this project. Most of the steering 

group reside within the East Wells community 

and as such are committed to the provision of 

a community space with the purchase of The 

Britannia Inn. 

When the original members of the project 

commenced their mission to secure the 

purchase, they wanted to ensure that the 

community also felt this was important for 

East Wells. 

A survey was circulated through the Wells 

Voice publication and online which generated 

substantial interest. As part of this people were 

asked to note an interest in being a part of the 

steering group. As a result, the steering group 

now consists of enthusiastic supporters with a 

variety of skills. 

A further survey was conducted via the Wells 

Community social media page. The purpose 

was to find out what the people in the area felt 

was important to them if a purchase took 

place. 

Both received an overwhelming response with 

over 3,500 people contributing to the survey. 

(see page 31) . 

In response to the survey, planned activities 

using the reopened bar, function room (skittle 

alley) and garden could include: 

• Morning coffee and cake 

• Library/book exchange 

• Summer fetes/Christmas markets 

• Meeting space for groups 

• Children’s parties and other events 

• Live music 

• Club meetings area 

• Friday evening local “get togethers” 
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In addition to our contact with community 

groups, the EWCBS has liaised with the local 

parish church - St Thomas’ who are supportive 

of the project. 

With a close relationship we can ensure that 

there is no impact on the current use of e.g. the 

church hall. 

The group has now set up a dedicated social 

media page “Save the Brit” which will provide 

information and updates to the supporters of 

the campaign. This information will be 

replicated in the Wells Voice to mitigate digital 

exclusion and reach a wider audience. 

A web page has been set up which again will 

provide updates and enable share purchase 

when the offer commences. 
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4 Purchasing The Britannia 

Inn 

 

4.1 Market considerations 

Freehold pub values increased ten-fold from 1975 

to a peak in 2007 (source: Christie & Co). During 

much of this period large pub estates were built up 

by pub owning companies (PubCos) using cheap 

debt. However, in 2007 the market ground to a 

halt and in recent years there has been a dramatic 

reversal with values falling. Much of the fall was 

due to the impact of the financial crisis on the 

PubCos who consequently have been selling assets 

to pay down their debt. 

The decline has been accentuated by competitive 

pressures on drink sales and changing patterns of 

leisure time usage which together have put a 

significant strain on the traditional tied pub tenancy 

model. This model has become increasingly 

uneconomic, particularly in rural locations. 

As a result of these pressures the nature of pub 

ownership is changing. There were 51,000 pubs in 

the UK (in 2010) but the large estates are now being 

broken up and numerous properties are either being 

closed or are passing into the hands of individuals 

or small groups. It has also become clear that the 

traditional tied pub owning model has become 

inflexible and increasingly uncompetitive. The 

traditional model separates the pub owner from 

the pub operator. The pub owner has generally 

charged higher rents and been slow to invest 

capital in the property. The pub operator has 

struggled with weak sales, high tied beer costs, an 

unaffordable rent and insufficient capital to invest in 

the asset. 

4.2 Community pubs 

In contrast the community pub model is 

proving highly successful with The Plunkett 

Foundation citing that as of January 2024 there 

are 174 community-owned pubs with an 

overall survival rate of 99%. The first co-

operative pub opened in 1988. By 2010 there 

were still only five community pubs in the UK. 

The change to legislation in 2011 (The 

Localism Act) introduced the designation of an 

Asset of Community Value (under which 

community groups have a six-month 

moratorium period in which to bid). The 

Plunkett Foundation, working with others in 

the industry, developed the co-operative pub 

model resulting in a steady growth in the 

number of community pubs. Successful 

community pubs near Wells include The Bell 

in Bath and The Alhampton near Shepton 

Mallet although both operate a different 

business model. 

We will emphasise that The Britannia Inn is “ 

A Community Owned Free House” not only 

on signage but on promotional materials. 

4.3 The building 

The Britannia Inn is a two-storey building 

constructed in 1879. Its original construction is 

a stone with a tiled roof, but it has undergone 

some extending. It is approximately, 340m2. 

The accommodation consists of:  

Ground Floor: 

Pub Lounge, Bar, Stores, WC 1, WC 2, WC 3, 

Pump Room, Boiler Room, Kitchen and Skittle 

Alley.  
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First Floor: 

 Landing, Bedroom 1 /Living Room, Bedroom 

2, Bedroom 3, Bedroom 4 and Bathroom. 

External: 

Car park, gardens and outbuildings. 

4.4 Independent valuation 
 

In June 2024, the Management 

Committee commissioned a market 

appraisal valuation of The Britannia 

Inn, which, in line with the RICS (Royal 

Institute of Chartered Surveyors) 

valuation standards, produced four 

different valuations. The lowest 

valuation based upon the “market value 

of the empty property having regard to 

trading potential and subject to special 

assumptions” valued the building at 

£300k (see separate document). 

 

4.5 Where our venture sits 

within the Local Plan 

 
The project to reopen The Britannia Inn 

accords with policies enshrined in the 

adopted Mendip District Local Plan regarding 

the protection of community facilities. Stated 

in the chapter "Development Policy 17: 

Safeguarding Community Facilities", the Plan 

states that "...people should be able to 

access the services and facilities they require, 

as close to home as possible...The loss of 

services can threaten the viability and vitality 

of rural communities, and severely affect 

some groups such as the low paid, young, 

elderly and those without a car, thereby 

increasing rural isolation." The Plan also 

states that the need to protect facilities within 

villages is "equally applicable in an urban 

setting where local community facilities also 

serve neighborhoods and contribute to 

creating a sense of community." The East 

Wells Community Benefit Society's aim to 

purchase and reopen The Britannia Inn as a 

community pub/hub accords with the Local 

Plan's aim to retain valued facilities that serve 

an urban or rural population. This is 

particularly true of East Wells, which is urban 

in the sense of being part of the city, but far 

enough away from the city Centre to be a 

community on its own, almost a village in its 

own right. This is why the closure of The 

Britannia Inn was such a loss to the 

population of East Wells. 
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4.6 Floorplan 
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4.7 Risks 

What could go wrong Why it shouldn’t 

 

We fail to raise the capital funds 

required and would thus be forced to 

abandon the project. 

• The level of pledges raised, and further expressions of 

interest received, give us confidence in a successful 

outcome. However, were it to come about then all moneys 

received would be promptly reimbursed. 

 

We are unable to appoint and keep a 

suitable tenant 
• We will adopt a thorough selection process with the advice 

of experienced operators in the pub business and the 

owners of a local brewery. 

• We will be offering a very attractive tenancy agreement and 

ensuring strong local support for the business. 

 

The pub fails to operate at the 

forecast level of turnover and 

profitability thus potentially 

compromising the rental income 

upon which the society depends. 

 

• Our forecasts are realistic, and conservative based upon 

expert advice. 

• Community pubs in general would expect a higher level of 

support than normal tenanted or managed businesses. 

• The community society committee will work closely with 

the tenant and regularly review progress, assisting with 

any difficulties that may arise. 

 

If we experience higher levels of 

expenditure than envisaged 

 

                                        

• A major part of our expenditure is the refurbishment 

and subsequent participation in the upkeep of the 

property. We have undertaken a thorough assessment of 

the buildings involving the Plunkett recommended 

advisor, a structural surveyor and not least a local builder 

familiar with the building. 

• Other costs are professional overheads which are relatively 

low level 

 

The pub cannot trade profitably on a 

sustainable basis. 

 

• Despite the care that has been taken in constructing the 

plans expressed in this document and the wide-ranging 

advice received we should be minded that an element of 

risk is present in any commercial venture and the pub may 

be forced to close. In this extreme event the society would 

sell the property, pay off its debts and refund the 

members. 

• It should be remembered that the society is only 

involved as the owner of the property and is not 

responsible for any trading losses or indebtedness 

incurred by the tenant's business. 
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4.8 Marketing activities 

The EWCBS recognises the importance of 

marketing pre- purchase to generate community 

engagement in the share purchase and planning 

and post purchase to attract customers, engage 

the community and increase revenue.            

Activities include: 

• Development of a website to keep the 

community engaged and informed and 

enable the purchase of shares. 

• Social media: to utilise the community 

and “Save The Brit” social media pages 

to promote events and updates. It will 

allow the EWCBS to engage with 

followers, responding to comments and 

sharing content. 

• Local press, TV and radio: to utilise 

Wells Voice to reach out to those who 

may be digitally excluded, and to 

approach other local media. 

• Developing local partnerships: to 

collaborate with local businesses and 

organisations to cross promote and reach 

different audiences. 

• Door to door promotion: to consider 

delivery of leaflets to the surrounding 

community with information regarding 

the share offer and planned events. 

• Event hosting: host events to inform the 

community of progress, promote the 

share scheme and fundraise. Once 

purchased, host events to attract new 

customers and keep existing customers 

engaged. 

• Local area marketing: banner positioned 

close to the pub, placards, window 

posters and car stickers providing brief 

detail of Save the Brit and QR code   and 

how to find out more and donate /or 

purchase shares. 
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5 Financial plan and 

assumptions

 
The capital cost of the plan is projected to be £492,350 

which we aim to raise through a community share offer, 

grant applications and a bid for funding should the 

Community Ownership Fund reopen.  

Please see the second share offer prospectus for all 

updated costings 
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5.1 Funding for renovation and 

refurbishment 

The Steering Committee commissioned a 

detailed Structural Survey of The Britannia Inn 

from a local RICS Chartered Surveyor and 

obtained reports and estimates from a reputable 

local building company in order to arrive at the 

costings for restoration of the pub building to an 

acceptable condition. 

The itemised costs are shown in FIG 7 in the 

financial schedules and total £253,000.  An 

additional 10% ‘Contingency’ provision has 

been added to cover any unexpected 

eventualities, bringing the total to £278,300.  It is 

the opinion of the Committee that this should be 

sufficient to complete all necessary works which 

are currently evident. 

The projected amounts do not consider VAT 

inputs which are likely to be payable on some of 

the works and on most of the furniture and 

equipment required. To some extent, this will be 

compensated for by the VAT recoverable from 

the purchase of The Britannia, and by the 

outputs received from VAT on the rental 

payments made by our tenant.  Whilst 

acknowledging that the VAT element may pose 

a short-term cash flow issue it is our view that 

by judicious scheduling of the works its effect 

can be minimised. 

The professional estimates have been reduced 

where we considered that specifications were of 

an unnecessarily high quality, and in cases 

where costs of labour or materials could be 

reduced by utilising volunteer labour or 

donated materials. Examples could include 

interior decoration and clearing / landscaping of 

the grounds. 

An amount of £8,400 has been included in our 

‘Pre-Trading Costs’ for Project Management, 

and there is ongoing provision in the annual 

accounts for ‘Maintenance’. 

The default arrangement for the works (shown 

in FIG 6a) allows for a total of £179,000 to be 

allocated during the six-month period 

immediately following our purchase of the 

Britannia Inn.  This is split into £125,000 for 

building repairs and £54,000 for refurbishment 

and equipping of the pub trading areas.  A 

further £99,300 has been allocated over the 

following six trading years, financed from the 

net profits of the EWCBS i.e. rentals received 

less expenses.   

The Committee have also identified a possible 

Loan Option (shown in FIG 6b ), where a private 

loan of £56,000 is taken out over 42 months, with 

a repayment holiday for the first six months, 

after which repayments would commence at 

6.25% (AER over 42 months = 5.35%). This 

arrangement would allow an initial spend of 

£234,000 (£180,000 + £54,000) in the initial six-

months prior to opening, with an additional 

£44,300 spread across the following six trading 

years and derived from rentals less expenses as 

above.  The total is therefore £278,300 which 

reconciles with the provisions in the 

Renovations Schedule at FIG 7.  The benefits of 

taking the loan approach are that a significantly 

greater amount of the works would be 

completed prior to opening and that inflationary 

cost increases would be minimised.  The 

drawback is that the society would have spent 

£5,559 in interest charges.  

 

Price and renovation costs-Reconciliation 
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6 Operating The Britannia Inn 

6.1 The tenancy model 

Three operating models for a community 

venture such as this exist: the tenancy, the 

managerial and the community run models. The 

EWCBS needed to find a model that was 

practical and sustainable if the future of The 

Britannia Inn is to be secured. 

Both the community run and managerial model 

require a high level of day-to-day involvement. 

Following research into existing community 

pubs, and advice from experts within the 

industry, it appears that the tenant model is the 

most likely to lead to success. 

However, the EWCBS is mindful that the East 

Wells community have voiced that they want 

The Britannia Inn to not only be a pub but a hub 

providing an inclusive and welcoming social 

space that can also accommodate activities and 

groups. 

With this in mind, the chosen model is a tenancy 

model that incorporates specific community 

performance targets within the agreement and 

by which the tenant will be measured. These 

include: 

• Their support for the community hub 

• Implementation of community events 

• A community-based working 

relationship with the EWCBS 

6.2 Tenant selection 

The success and sustainability of The Britannia 

Inn as a pub and community hub is reliant on 

the selection of the right tenant. 

The tenant is going to be central to the success of 

The Britannia Inn, serving the local community 

as a pub and a hub. 

 

6.3 Recruitment 

We will advertise in recommended publican 

publications for our initial recruitment, sharing 

our plan for The Britannia to inform and 

support a positive uptake of the vacancy. 

Any applicant will be required to provide a brief 

business plan of their own showcasing their 

vision of use for The Britannia Inn. 

Applicants will be shortlisted by the EWCBS, 

and successful candidates shortlisted will need 

to show a clear understanding of the 

community’s’ vision for The Britannia Inn. 

A decision to recruit will be made following 

interview. 

6.4 Affordable rent 

The sole income for the EWCBS will be from the 

rental paid by the tenant. This will be used to 

maintain the building and grounds in the first 

instance. 

We recognise that for the pub to succeed and be 

sustainable a tenant needs to be able to make a 

living and to grow the business in line with the 

agreement. It’s therefore crucial that we impose 

a realistic and affordable rent. 

Although the daily operation of the pub/hub 

will be by the tenant we have modelled what we 

believe are reasonable assumptions to predict 

potential turnover for years 1-3. These forecasts 

are backed-up by the independent assessment of 

Fair Maintainable Trade achievable, in the 

Business Appraisal Report produced for the 

society by David Broscombe FAVLP and have 

been used to determine a fair and sustainable 
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rent for our tenant. We have set an initial rental 

amount of 9% of net turnover, which is at the 

lower end of the typical industry standard levels 

for a free-of-tie tenancy. 

 

6.5 Management 

The tenant will have ultimate control over the 

running of The Britannia Inn but will meet 

regularly with the EWCBS. These meetings will 

consist of two-way feedback between the tenant 

and CBS providing action points where 

required. Key Performance Indicators will be 

agreed between tenant and EWCBS and updates 

against these regularly provided. 

The EWCBS will be responsible for ensuring 

delivery of the community as set out in the 

business plan. This will be supported with 

booking information and profitability forecasts 

from the tenant. 

A good working relationship between the tenant 

and the EWCBS is fundamental in ensuring not 

only the success of the business but its 

establishment as a part of the community of East 

Wells. 

Where targets are not met, agreements will be 

made between the tenant and CBS to look at 

what is required to successfully achieve those 

targets. 

 

6.6 Style of pub operation 
The community has told us they want not only a 

pub but a space that offers activities such as live 

music and quiz nights. It was also deemed 

important that local clubs, societies and groups 

would be able to use the space. 

The pub has a function area which was 

previously popular. We would use this space 

again for private functions and meetings. 

The Britannia has large grounds and car park. 

We would work with the tenant to provide a 

space for BBQs, beer festivals and other outdoor 

events. 

We will try to be innovative and will look for a 

tenant who is like minded.  

We will engage further with the community to 

look at additional facilities, such as parcels drop 

off and collection, book exchange and an electric 

vehicle charging station. 

 

The pub will offer home cooked pub style food 

using locally sourced ingredients where 

available. 

 

We are aware that one third of all pub visits  are 

now non-alcoholic ones(BBPA 2023) and will 

therefore aim to provide a good range of non-

alcoholic drinks. A range of local ales, world 

beers and wines will be available. 

 

We will liaise with the tenant to ensure 

provision of at least one product in each 

category to be sold at a lower price margin. This 

will ensure the prices are not only competitive 

but affordable to all the community. 

 

 

Our initial projections are that food will make 

up 20% of sales although this could rise to 25%. 

This does not include the sale of coffee, cakes etc 

in a café which was also a community priority.
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APPENDIX 1 

FB responses to show 

interest levels 

 Percentage 

Pub 13.8 

Live music.  7.5 

Evening Meals 7.4 

Café 5.6 

Pool/Darts/Skittles 5.1 

Quiz Nights 5.0 

Comedy Nights 4.7 

Summer BBQ / Tapas Nights 4.7 

Events Parties 4.5 

Play Equipment in the Garden 4.2 

Classes & Groups 3.5 

Meeting Spaces for hire 3.3 

Warm Spaces - Colder Months 3.3 

Coffee mornings 3.0 

Community Shop - Food/Artisan 2.8 

Family Event Space 2.6 

Parcel Drop Off 2.5 

Youth Group 2.3 

Support Groups 2.3 

Community Garden / Allotment 2.2 

Clubs 1.8 

Disco - Afternoons and Evenings 1.7 

Health Hub 1.6 

Police Base 1.3 

Meals on Wheels 1.1 

Home Ed - meetings and group 

space 

0.8 

Forest Group 0.7 

Live Sport 0.4 

Folk Club (Outside performers) 0.3 

Indoor roller-Skating events.  0.1 
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June '21
• Pub Closes

November 
'22

•Save the Brit campaign launched by Councillor Theo Butt-
Philip

March '23
•Public campaign meeting held at St.Thomas' Church

December' 
23

•Wells voice and Facebook consultation launched with EOI in 
being part of campaign(closed 19.01.24)

January '24

•The Britannia Inn is listed as an Asset of community value by 
Somerset council

March '24

•First meeting of enlarged steering group. EWCBS joins the 
Plunkett UK community business support organisation

April '24

•The EWCBS is registered with the FCA as a community 
benefit society

June '24

•Dabro & Associates perform a Business Buyer and market 
valuation of The Britannia Inn for the EWCBS

August '24

•DB & Paul perform a building survey for the EWCBS

•Melhuish % Saunders provide cost estimate for remedial 
workand renovation

December 
'24

•EWCBS business plan complete
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    Future Timeline 

 

 

 

 

 

 

 

 

 

 

February
2025

•Marketing re upcoming share offer

March 
2025

•Launch share offer

May
2025

•Review funding raised

June 
2025

•Make an offer

July 
2025

•Share offer closed

Sept 
2025

•Hold AGM 

Oct 2025
•2nd Share offer opens

Jan 2026
•Share offer closes
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