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THE BRITANNIA INN, EAST WELLS 
 

 

Help save this vital asset at the heart of our community 

 This document explains how you can become a member 

of the East Wells Community Benefit Society Ltd and assist in 

the purchase and redevelopment of The Britannia Inn as a 

Hub for the benefit of all local residents.  
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 SHARE OFFER NOW OPEN 

HELP TO ‘SAVE THE BRIT’  

AND OWN A PART OF YOUR 

“LOCAL ” 

THE BRITANNIA INN WELLS  

COMMUNITY SHARES OPEN  OFFER  
PROMOTED BY: EAST WELLS COMMUNITY BENEFIT SOCIETY LIMITED REG NO:  RS00 9280   

REGISTERED ADDRESS: 16 CHURCHILL  CLOSE , WELLS SOMERSET BA5 3H Y  Tel: (01749) 678725  

website: www.savethebritanniainnwells.org  
 

email:  applications@eastwellscbsltd.co.uk  

 

FULL BUSINESS PLAN AND OTHER DOCUMENTS CAN BE DOWNLOADED FROM OUR 

WEBSITE OR PAPER COPIES CAN BE REQUESTED FROM ANY COMMITTEE MEMBER  

 
SHARE OFFER OPEN    

SHARE OFFER CLOSES: OPEN UNTIL FURTHER NOTICE  

TARGET:  £ 256,000 (Minimum);  £395, 000 (Maximum)  

INVESTMENT LIMITS:  Minimum £50;  Maximum £ 34,000 
1. 

• EXISTING SHAREHOLDERS ARE PERMITTED TO TOP-UP THEIR HOLDINGS, PROVIDED 
THE ABOVE MAXIMUM IS NOT EXCEEDED 

• DONATIONS ARE WELCOME FROM THOSE WHO PREFER NOT TO BUY SHARES – 
DONORS WILL NOT BE ENTITLED TO VOTE BUT WILL BE ENROLLED AS ASSOCIATE 
MEMBERS OF THE SOCIETY. 

• ALL FUNDS RECEIVED WILL BE RINGFENCED AND SHOULD THE PURCHASE OF THE 
BRITANNIA INN NOT GO AHEAD YOUR MONEY WILL BE REFUNDED IN FULL – Terms & 
Conditions apply, please see our Prospectus 

http://www.savethebritanniainnwells.org/
mailto:applications@eastwellscbsltd.co.uk
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Introduction 

Our Second Share Offer closed on 2nd January 2026, with a total of £95,800 now having been 

subscribed by 156 shareholders, an average of £614 per investor.  Whilst this clearly does not 

put the Society in a position to submit a credible offer for the Britannia Inn, it does provide an 

indication of the significant level of public support for our project.  

It is noteworthy that 112 shareholders (72% of the total) are from East Wells postcodes, but the 

committee are hoping to attract a greater degree of support from the immediate area.        

The Society triggered a further six-month moratorium on the sale of the Britannia in September 

2025 which expires on 19th March 2026 and prevents the sale of the pub to anyone other than a 

community organisation during that time.  The work that takes place over the coming weeks 

will therefore determine whether or not this project is successful and if we are to put forward an 

offer it should be within that period. 

We now need to raise a further £256,000 to enable us to proceed. This could be achieved 

through a combination of shareholdings, grants, and donations, whilst other affordable sources 

of finance will also be explored if appropriate. 

The Committee can also now report that discussions with a local benefactor are at an advanced 

stage and that a substantial donation may be forthcoming. 

  

 

Summary 

The Britannia Inn is a much loved public house in the east of the beautiful small city of Wells in 

Somerset where it has been at the heart of the community since 1879.  Following a sustained 

period of under-investment by a series of pub-company owners our popular pub sadly closed 

in June 2021 following the retirement of long-term tenants.  Since that time the current owners 

have marketed The Britannia as a full-repairing tenancy without success and latterly as a 

freehold property with ‘development potential’. 

The pub has now been unoccupied for over four years and the fabric of the building has 

continued to deteriorate, so it is imperative that we act now to ensure that this historic 

community asset is not lost forever. Following the intervention of a local councillor and a 

petition from residents, The Britannia Inn was listed as an Asset of Community Value (ACV) by 

Wells City Council in January 2024.  This was followed up by extensive surveys of local 

residents to ascertain their views on the facilities they would like to see at a re-opened pub. The 
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East Wells Community Benefit Society was then set up with an initial steering committee of 

local residents, and registered with the Financial Conduct Authority on 30th April 2024. 

Our vision is to recreate a welcoming pub and hub at the heart of East Wells, owned and run for 

the benefit of our community.  As well as a traditional pub serving good quality, locally sourced 

and reasonably priced food and drink to the over 6000 people living in East Wells and the 

Horrington’s, the ‘Brit’ will be a space to meet and connect with others and will provide a café 

and other services and activities geared to the needs of residents. The day-to-day operations of 

the pub will be managed by an experienced and carefully selected tenant, who will work closely 

with a management committee elected by, and acting on behalf of members. 

Our new OPEN SHARE OFFER is aiming to raise between £256,000 and £395,000 and will be 

key to the success of the Society.  This prospectus outlines why your investment is essential to 

the future of the Britannia Inn and what it means to be a community shareholder (or 

“member”).  Full details of the project can be found in our BUSINESS PLAN which can be 

downloaded from our website: www.savethebritanniainnwells.org       

 

                         

Can The Britannia Inn become a viable business again? 

The simple answer is yes!  We commissioned and received an independent MARKET 

APPRAISAL & VALUATION REPORT in June / July 2024 from DABRO Associates whose 

director is a Member of the Royal Institute of Chartered Surveyors (MRICS) and a Fellow of the 

Association of Valuers of Licensed Property (FAVLP). The comprehensive report, which as well 

as valuing the property analysed the business potential, concluded that The Britannia Inn can 

be run as a sustainable business.  We have also done our own research and consulted with local 

Licensed Trade specialists and an experienced local Free House Pub operator. 

The Britannia Inn is registered as an Asset of Community Value (ACV) and has a long history of 

being commercially successful. The pub had a strong and loyal customer base both from the 

immediate local area and further afield right up to its closure, although this was unavoidably 

hastened by the Covid pandemic and the lockdowns during 2020 and 2021.  There is also a large 

catchment area in the villages to the east and south many of which have few facilities, and from 

the city of Wells itself.  Its current inability to secure a buyer is largely due to the poor state of 

the fabric and infrastructure of the building as a consequence of long-term under-investment, 

and the onerous terms of sale which impose a financial uplift on any residential development 

(building on the land) which may take place in the future. 

http://www.savethebritanniainnwells.org/
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East Wells Community Benefit Society initially joined Plunkett UK, a charity set up in 1919 

which provides practical advice, support and training to help communities establish innovative 

and inclusive community businesses that make a positive impact for local people. There are 

currently around 220 community-owned pubs operating in the UK, providing an average of 10 

jobs in their local community. 

After an initial period to re-establish the pub, well informed financial projections indicate that 

the business will be profitable, with any surplus available for continuing improvement of the 

facilities and / or   reinvested in the community.  Additionally the long-term success rate for 

community businesses supported by the Plunkett Foundation stands at 92%. 

 

The challenge of raising the required capital 

 
Raising the capital to buy the Britannia Inn will not be easy.  The building freehold, including 

legal fees and stamp duty and (refundable) VAT will cost in the region of £333,000, with repairs 

and renovations estimated to cost a further £207,900 including contingencies. However we have 

prioritised the opening of the pub and around £36,000 of the renovations will be financed from 

net receipts (rentals less overheads) during the first six years trading. 

 

 

What is The East Wells Community Benefit Society? 
 

The legal structure of the Society is a Community Benefit Society registered under the 

Cooperative and Community Benefit Societies Act 2014.  It is registered, but not regulated, by 

the Financial Conduct Authority (Reg. No: 9280).  One of the important features of a community 

benefit society is that profits are not distributed amongst members.  Instead, profits will be used 

to maintain reserves and on expenditure to carry out the Society’s objectives, for example to 

reinvest in the pub or be available for other initiatives within the local community. 

The EWCBS was registered on 30th April 2024 and adopted the Plunkett Foundation MODEL 

RULES FOR COMMUNITY OWNERSHIP Version 6, December 2021.  

A community benefit society is a form of co-operative whose purpose is to benefit the wider 

community.  The Key Features of EWCBS include: 

 

• Withdrawable shares – meaning investors can get their money out after a minimum 

period of three years, subject to management committee discretion. 
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• An Asset Lock to safeguard the Britannia Inn for the future.  In unfortunate 

circumstances where the Society dissolves, members would be repaid up to the value of 

their investment after any debts, and any remaining assets would be transferred to a 

charitable or community body. 

• A £50 minimum shareholding, to make it as accessible as possible to the whole 

community, together with a maximum holding of £34,000 to avoid any overbearing 

influence by a single investor. 

• One Member, One Vote – to be as democratic as possible and ensure that every 

shareholder has an equal say regardless of the size of their investment. 

• Corporate Membership is permitted in addition to Individual Membership, on the same 

terms.  Corporate members must nominate an individual to act for them. 

• All members are entitled to attend Annual and Special meetings. They can speak, submit 

matters for the agenda, propose resolutions, and vote for and stand for election to, the 

management committee. 

• You must be 18 years of age or over to buy shares in the Society.  You do not have to live 

in Wells to purchase shares and we welcome members from outside the area.  You can 

also purchase nominee shares to gift to family and friends. 

• The Society’s rules allow us to pay interest on shareholdings at up to 5% per annum or 

two-percentage-points above base rate whichever is higher. However there is no 

guarantee that interest will be paid and no interest is payable within the first three years 

of share ownership.                                                                                                         6. 

• The nature of a community benefit society is that a member cannot be liable for any 

amount over and above the value of their shareholding.  This means that, if the Society 

gets into financial difficulty, a member cannot be asked to contribute more money to the 

Society than they have already paid.  This is known as ‘Limited Liability’. 

 

For full details of the Society’s steering group members please see business plan. 

YOU SHOULD TAKE INDEPENDENT FINANCIAL ADVICE IF 

YOU WOULD LIKE TO UNDERSTAND THIS BETTER. 
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Who are the Committee? 

The original Steering Committee was formed at the outset by a group of volunteer supporters 

from the community with a diverse range of skills and experience. In accordance with the 

Society’s rules a new Management Committee was elected at our Annual General Meeting in 

September 2025 to take the project forward. There are currently 8 members, including most of 

the original Steering Committee.  It is not too late to join if you feel you have particular areas of 

expertise. Please contact admin@eastwellscbs.org 

Details and profiles of the current ( Management Committee are contained in our BUSINESS 

PLAN. 

 

Our work to date: 

 
• We conducted an initial local survey through the local ‘Wells Voice’ Newspaper. 

• We held a well-attended public meeting to gauge opinion, establish the Steering 

Committee and attract further volunteers. 

• We invited pledges of shareholding and donations from local residents and asked them 

to make a statement of support giving the reasons they would like to see the Britannia 

Inn re-opened, together with their suggestions for the type of  activities and events that 

they would like to be on offer. 

• We began the process of applying for capital and revenue grant funding from the 

government-run Community Ownership Fund. Unfortunately this abruptly closed in 

December 2024, but we are still investigating other possible grant opportunities. (see 

further details under ‘Capital Grants’. 

• We have been in regular contact with the agent for the current owner, who is willing to 

sell the Britannia Inn to the Society.  Based on the current advertised selling price and 

the independent valuation (details on Page 3) the total cost to purchase the pub is likely 

to be in the region of £333,000. 

• We have set up a ‘Save the Brit’ website and social media pages. 

• We have published a comprehensive BUSINESS PLAN on our website and developed 

this and our previous Community Share Offers in line with those of other community 

pub-buyout projects. 

•  All our documentation is also available in paper format.  If you require copies please 

telephone The Secretary on (01749) 678725 or write to 16 Churchill Close, WELLS BA5 

3HY.  LARGE PRINT FORMATS ARE ALSO AVAILABLE. 

mailto:admin@eastwellscbs.org
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• We have written around sixty letters to prominent local figures, businesses and potential 

suppliers making them aware of our project and inviting their support, and have 

received a number of encouraging responses. 

• We have commissioned and received a FULL STRUCTURAL SURVEY from DB+PAUL a 

well-respected local firm of Chartered Surveyors, and obtained estimates of the likely 

costs of work needed by established local Building Contractors. 

• We have planned a renewed publicity campaign to increase awareness of the ‘SAVE 

THE BRIT’ campaign and the new Share Offer, which will include further public 

meetings, pop-up events, banners, posters, car-stickers and leafleting.  If we are 

successful in purchasing the Britannia Inn we will also be able to hold fundraising 

events prior to its’ reopening, in the large grounds which surround the pub. 

 

 

What happens next? 
By purchasing shares in the Society everyone who takes part in this share offer gets the 

same voice on key decisions under the ‘one member, one vote principle, regardless of the 

number of shares they hold.  This means that every member can play an important part in 

the operation of the Britannia Inn by purchasing just 50 shares, but please note that we 

would encourage everyone to invest as much as they can afford in order to raise our target 

amount as quickly as possible. 

 

Management structure: 

Full details can be found in the Society’s Model Rules in the 

documents area of our website. 
Our first Annual General Meeting took place on 22nd September 2025, which allowed 

shareholder members to elect who is to sit on the Management Committee in order to take 

the project forward.  Most existing members of the original Steering Committee stood and 

were elected.  There will also be on-going opportunities for any member to be co-opted by 

the management committee.  Our rules require a minimum of four committee members and 

a maximum of twelve. 

The newly elected management committee took 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 General Meeting. 
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• One third of those elected who obtained the next highest number of votes, will serve 

until the conclusion of third Annual General Meeting. 

• The remainder of those elected will serve until the conclusion of the second AGM. 

Thereafter, elected members of the Management Committee will hold office for a period of 

three years, commencing immediately after the AGM at which they are elected and ending at 

the conclusion of the third AGM after that.                                                                                           

 

Role of the management committee: 
Once set up, the responsibilities of the Management Committee will include: 

• Organising and supervising the purchase of the Britannia Inn including liaising with the 

current owner and our legal advisors. 

• Scheduling and supervising the Renovation and Refurbishment and ensuring cost and 

timescale targets are adhered to. 

• Organising Fundraising Events and publicity during the period from purchase to 

opening of the Britannia Inn. 

• Organising volunteer teams to help with aspects of the refurbishment. 

• Advertising for, locating and supervising the appointment of a suitable tenant. 

• Overseeing the detail of the lease and managing the relationship between the society 

and the tenant (including regular meetings involving members, residents, and tenant). 

• Ensuring compliance with all applicable regulations, licensing laws and insurances.  

• Ensuring that the finances of the society are kept in good order. 

• From Year 4 recommending the level of any interest payments to members, for 

agreement at the AGM. 

• Dealing with any requests for share withdrawals and maintaining an open-share offer 

for new and existing members. 

• Providing 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 financial year and 

plans for the forthcoming year. 
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Pub operation: 

 
The EWCBS will lease the pub business to a tenant who will run the pub and pay a fair monthly 

rent to the Society under a renewable three-year agreement.  They will set a broad policy 

direction for the business and agree specific standards with the tenant, which take into account 

the various community activities which the public wish to see at the Britannia Inn.  Beyond that 

the Committee will not interfere with the day-today running of the pub business. 

The members of the Management Committee are jointly and severally responsible in law for 

committee actions and decisions.  They are collectively responsible for ensuring that the 

organisation is performing well, is solvent and complies with its articles of association.  In order 

to protect the Society has taken out ‘Director and Officer’ liability insurance for the management 

committee and secretary. 
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Funding and finance: 

 
INITIAL PURCHASE COSTS: 

The DABRO Valuation Report (See Page 3) commissioned in June 2024 confirmed that there is a 

sustainable business case for the Britannia Inn and stated  a projected value of £420,000 as a 

fully-equipped operational entity, although considerably less than that figure in its current run-

down condition 

Having considered the above amounts it is our view that an offer of £275,000 should be 

submitted to the current owners to purchase the freehold of the Britannia Inn. 

The total initial purchase costs are summarised in Fig 1 – SOURCE & APPLICATION OF 

FUNDS, and includes Stamp Duty, Survey and Legal Costs, and VAT of £49,500.  The VAT 

element will be reclaimable from HMRC by the Society three to four months after being paid. 

RENOVATION & REFURBISHMENT COSTS: 

We commissioned a Full Structural Survey of the Britannia Inn and site from a local Chartered 

Surveyor and also obtained estimates for the required renovations from reputable local 

builders. From these we have produced an itemised schedule of the works which need to be 

carried out in order to restore the Britannia In to a good state of repair.  The total is £207,900 

including a contingency provision (See Fig 7). 

9. 

The reclaimed VAT amount above has been allocated to the internal refurbishment and fixtures 

and fittings which will need to be in place before the Britannia Inn is able to open.  One of our 

members who has considerable past experience in the reopening of closed-down pubs has 

prepared a fully-costed schedule of the work required, which will total £54,000. 

In addition to the above works, a further £118,000 has been allocated to the priority Building 

Renovation Costs which need to be completed prior to opening to the public.  The Society has 

provisionally negotiated a private loan of £100,000 from a local investor at a favourable rate of 

interest, so that these works can be carried out before the pub opens.  Details of this, and the 

interest payments are shown in Fig 5. 

A further amount of £35,900 has been allocated on improvements to the building which will be 

spread across the first six-years of trading and financed out of net income (rentals received less 

overhead expenses – See Fig 5).  The annual amounts allocated are also shown in Fig 3. 
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PRE-TRADING COSTS: 

We recognise that there will be costs incurred during the period from the date of purchase of 

the Britannia Inn and before it is ready to open for trade and generate rental income. These are 

detailed in Fig 2, and cover a period of up to seven months. The total is £9,120.               

 

 

Grant funding: 

 
Our original intention had been to submit an application to the UK Government’s Community 

Ownership Fund (COF) for grants totalling £257,350. Our application was to be for £224,000 of 

CAPITAL FUNDING (towards the initial purchase of the Britannia Inn) and £33,350 of 

REVENUE FUNDING to help with the costs of getting the project off the ground.  

Unfortunately the Community Ownership Fund was closed down in December 2024, leaving 

many organisations such as our own in a dilemma as to whether the projects, which had been 

subject of months of hard work and planning by dedicated volunteers should be abandoned. 

In the event the ‘Save the Brit’ Steering Committee has decided to continue with our project and 

feel that there is sufficient enthusiasm within our community to fund the purchase and 

renovation of the Britannia Inn without the added support from a COF grant that we had 

anticipated.  Should any similar scheme be launched we would intend to make a fresh 

application, and that is ready to submit should any announcement be made. Alternatively it 

means that we need to have raised the total of £364,195 from other funding sources including 

from shareholders*(see below).  We are continuing to explore all alternatives, including the new 

Community Empowerment Bill proposed by the current government. 

IT IS THE OPINION OF THE COMMITTEE OF THE EWCBS THAT THERE IS 

SUFFICIENT LOCAL INTEREST TO RAISE THE REQUIRED FUNDING TO 

PURCHASE AND RENOVATE THE BRITANNIA INN AND FOR IT TO TRADE 

AS A VIABLE BUSINESS. 
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Six-year financial plan: 
 

After initial fundraising the Society’s income will be derived from the rentals paid by our 

tenant, which has been set at a realistic level to ensure that they can make a good living from 

the pub. A projected Profit & Loss Account for the tenant’s business is shown at Fig 4** 

Turnover figures have been prepared based on the Fair Maintainable Trade assessed in the 

DABRO report* and a drink / food split of 80 / 20.  The rent has been set at 10% of the turnover 

net of VAT, which is at the low end of industry standards for a free-of-tie tenancy.  Expenses 

have been calculated in accordance with figures from the British Beer & Pub Association, after 

discussions with other experienced publicans, and some knowledge of previous trading levels 

at the Britannia Inn.    *We have applied CPI indexation to the original DABRO figures. 

The tables at Fig 5 detail the profitability for the Society from Year 1 to Year 6, showing rent 

received, less expenses for Renovations and Refurbishment (Fig 7), Maintenance, and other 

Overheads which include buildings insurance, accountancy and administration.  From Year 4 

these include provision for interest on shareholdings and for a net withdrawal of shares 

(although we anticipate that many shareholdings withdrawn will be matched by investment 

from new shareholders). 

The final phase of the six-year renovation plan will also take place in Year 6 which will boost 

the Society’s income in following years and provide additional funds for investment in the 

Britannia Inn or in other local community projects. 

**NB: The tenancy will be subject to three-year review and renewal. In our projections we have 

allowed for an increase in rental of 2.5% from the commencement of year 4. This may be higher 

dependent on CPI inflation and upon the performance of the pub, and will also be subject to 

negotiation with the tenant. We have also allowed for a 50% reduction in rent for the first three 

months of trading, to help our tenant with initial settling-in costs. 
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Our community share offer: 

 
You are invited to invest in EAST WELLS COMMUNITY BENEFIT SOCIETY LIMITED which 

has been established to purchase, refurbish and reopen the Britannia Inn, Bath Road Wells 

Somerset for the benefit of the community.  If you are interested in purchasing shares, please 

complete the Share Application Form at the back of this prospectus and send it together with 

your payment by THURSDAY 19th MARCH 2026 at the latest. 

We recommend that you seek independent financial advice before making any investment.  

This share offer is not subject to the Financial Services and Markets Act 2023, nor is it 

covered by the Financial Services Compensation Scheme and investors will have no 

recourse to the Financial Ombudsman. 

Please note this share offer is unregulated. 

Purchase of shares through this offer should be viewed as an investment in the 

community. Be aware that the value of your investment could fall, and the amount 

returned could be lower than your investment.  

• This share offer will provide funds towards the purchase of the Britannia Inn, currently 

on the market for £300,000. 

• East Wells Community Benefit Society is seeking to raise up to £395,000 from the current 

share offer. 

• Shares have a nominal value of £1 each.  The minimum investment is 50 shares (£50) and 

the maximum individual investment is 34,000 shares (£34,000). 

• These shares are known as community shares because the purchaser’s primary return 

for holding shares is intended to be a social one: to ensure a thriving, sustainable 

community-owned business is established which is not driven by an overriding desire 

for a financial return. 

• Share purchases are open to individuals over 18 years of age and to organisations. 

• This Share Offer will close on Thursday 19th March 2026. 

• The closing date for the share offer may be extended by the Society’s interim steering 

committee up to a maximum of a further one calendar month. 

• The shares are not transferable, except in the case of death or bankruptcy. 

• Shares can be withdrawn from the Society only after three years trading and are subject 

to withdrawal requests being made three months in advance to the management 

committee.  Partial withdrawals are permitted, subject to the above. 

• If the Society determines there is a need for additional capital in the future, members 

will be consulted about plans to raise such capital, including any future share offers. 

• The Society’s Rules & Business Plan are available in the documents area of our website 

or paper copies can be obtained from any committee member or by writing to us. 
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Frequently asked questions: 

 

Do I need to seek independent financial advice? 
Whilst this share offer document provides information in relation to the risks associated 

with buying shares, we recommend that you seek independent financial advice before 

deciding whether or not to invest in this offer. 

 

Why should I buy community shares? 
We need your investment to purchase the Britannia Inn.  Without sufficient investment 

we shall be unable to buy and refurbish the building, and the opportunity to create a 

worthwhile community facility would be lost. 

 

How much can I invest? 
The minimum investment is £50 and the maximum for an individual is £34,000.  N.B. 

Although the minimum is £50, to achieve our goal and bring the pub back into 

community use we would ask everyone to invest as much as they can afford in order to 

reach our target. 

 

Why do we need to do this quickly? 
The pub is up for sale and is in a general state of disrepair which is likely to worsen over 

time.  The sooner we can secure the asset the sooner we can begin to rectify the defects 

and save the Britannia as a hub for the community. 

 

What are the benefits of this project? 
The local and wider community will benefit directly from having a vital amenity 

preserved for future generations.  The Britannia will play a significant part in building a 

stronger, more vibrant and cohesive community. 

 

How can I get involved with the pub? 
By becoming a member you can stand for membership of the management committee. 

You can also volunteer to be part of any of the working groups. A feedback mechanism 

will also be in place to ensure that your input about how the Britannia is being run will 

be taken into consideration. 
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Who will run the Britannia and make the day-to-day decisions 

about the business? 
The management committee will oversee the business and ensure it meets the goals set 

in the vision statement.  We intend to attract an experienced tenant to run the pub 

business, however there will be stringent governance and reporting arrangements in 

place to monitor financial and other performance. We will ensure an ‘open book’ 

approach to the sharing of information and suggestions between members and 

customers and the tenant by regular open meetings. 

 

Is this share offer eligible for tax relief? 
This share offer is not eligible for Enterprise Investment Scheme (EIS) tax relief but may 

qualify for 100% relief from Inheritance Tax through Business Property Relief (BPR). 

Please seek independent financial advice. 

 

I don’t want to buy shares. Are there any other ways I can help 

secure the future of the Britannia? 
Certainly.  You can make a one-off or regular donation of any amount. You can also 

volunteer to help with the refurbishment works or administrative tasks. 

 

What arrangements are in place if the share offer falls short of the 

minimum target level or if we do not have enough funds to 

complete the purchase of the Britannia? 
A number of other funding sources have been identified to raise funds to save the 

Britannia Inn.  These include grants and fundraising events, and/or private, commercial 

or community loans. We also have a local philanthropist who is considering a 

substantial donation.  If the share offer falls short, the management committee may 

decide to hold share application money for up to six months to allow for additional 

funding in order to make up the shortfall. Subscribers would be kept fully informed 

should this situation arise. 

 

What happens if we are unable to buy the Britannia Inn for the 

community? 
If we are unable to raise the amount of money required to save the Britannia Inn, or we 

are unable to secure a sale from the current owner, your money will be returned to you, 

subject only to any professional fees and costs incurred, and this share offer will be 

deemed to have failed.  This could mean that you will receive back less than you paid in. 
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What does ‘limited liability of members’ mean? 
Members’ liability is limited to the value of their shareholding.  Members may buy more 

shares after their initial investment and their liability increases with their total 

shareholding, but members can never be required to contribute any more than their 

investment. 

 

Is the amount of my shareholding confidential? 
All shareholders will be issued with paper share certificates but the amount of a 

members holding will not be made public.  Only the secretary and treasurer of the 

society will be aware of how many shares are held by any particular member. 

 

What return on my money will I get? 
The Society’s rules allow us to pay interest at up to 5% per year or 2% above base rate, 

whichever is higher.  There is no guarantee that interest will be paid, and no interest will 

be paid in the first three years of share ownership. 

 

What happens if I want to withdraw my shares? 
Withdrawal requests can be made to the management committee in writing after the 

initial three-year period.  Thereafter the management committee will consider all 

requests, subject to the conditions in the Society’s rules.  They would have the authority 

to refuse a withdrawal if it would endanger the viability of the society. 

 

What happens to my shares if I die? 
Your shares become part of your estate and can be dealt with by your executor(s) in the 

same way as any other assets you hold.  You can also complete a nominee form to 

specify who will inherit your shareholding in the society.  
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ALL THE FINANCIAL PROJECTIONS (FIG 1 – 7) 

PREVIOUSLY REFERRED TO ARE DISPLAYED ON THE 

FOLLOWING PAGES 21-26. PLEASE READ THESE 

CAREFULLY AS THEY FORM AN IMPORTANT PART OF 

THIS SHARE OFFER DOCUMENT. 

 

 

IF YOU ARE READY TO MAKE AN APPLICATION FOR 

SHARES AND HELP SAVE THE BRITANNIA PLEASE 

COMPLETE THE APPLICATION FORM AT THE END OF 

THIS PROSPECTUS.  YOU CAN ALSO APPLY ONLINE AT 

OUR WEBSITE: 

 

www.savethebritanniainnwells.org 

 

IF YOU NEED ANY HELP PLEASE GO TO 

admin@eastwellscbsltd.co.uk 

or you can phone the Secretary on (01749) 678725. 

 

 

WE RECOMMEND THAT YOU TAKE INDEPENDENT 

FINANCIAL ADVICE BEFORE INVESTING IN THE 

COMMUNITY SHARE OFFER. 

 

 

 

 

 

 

http://www.savethebritanniainnwells.org/
mailto:admin@eastwellscbsltd.co.uk
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5.1 Financial outline 
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.  

Initial capital requirements 

 
 

FIG 1. 

SOURCE OF FUNDS  

  

TARGET RECEIPTS-OPEN SHARE OFFER £256,000 

Existing shares from previous offer  £ 95,800 

  

GRANTS  

DONATIONS £200 

FUNDRAISING TARGET £10,245 

NET INTEREST RECIEPTS-ESTIMATED £1,950 

LOANS £100,000 

MORTGAGE  

SPONSORSHIP  

TOTAL FUNDS £464,195 
  
  

ALLOCATION OF FUNDS  

  

PURCHASE PRICE  (PROVISIONAL) £275,000 

VAT@20% on 90% of price (refundable 3 months after 

purchase) 
£49,500 

SDLT STAMP DUTY £5725 

LEGAL COSTS £2350 

PRE TRADING COSTS(see FIG 2) £9120 

INITIAL RENOVATION COSTS £118,000 

Source and application of funds Overview 
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REFURBISHMENT + F&F  (54K:VAT REFUND) £4500 

  

TOTAL ALLOCATED £464,195 
 

 

 

 

 

 

FIG 2. 

Estimated overhead costs from purchase to reopening; assumed 6 months 

PROJECT MANAGEMENT £2500 
INSURANCES £450 
UTILITIES £2100 

COUNCIL TAX £870 
TENANT RECRUITMENT COSTS £2000 
ACCOUNTANCY £500 
ADMINISTRATION £520 
LICENSING £180 
TOTAL £9120 

 

 

 

 

FIG 3 

INITIAL(phase 1) COSTS- AS IN FIG 1 £118,000 

FIRST TRADING YEAR COSTS £6,000 

SECOND TRADING YEAR COSTS £11,000 

THIRD TRADING YEAR COSTS £11,000 

FOURTH TRADING YEAR COSTS £3000 

FIFTH TRADING YEAR COSTS £3000 

SIXTH TRADING YEAR COSTS £1900 
* Annual amounts may vary although total remains the  

Pre Trading Costs 

Renovation costs  
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same 

TOTAL £153,900 
NB: Expenditures in the first six trading years are financed by trading surpluses, i.e. rent receipts 

less other expenses 

 

 

FIG 4 

 

NB: Figures exclude VAT     Weekly Weekly 

Wet Sales   £289,900 80% £5575 £6690(inc VAT) 

Food sales   £72,540 20% £1395 £1674(inc VAT) 

       

Total Sales   £362,440  £6970 £8364 (inc VAT) 

       

Less cost of sales   £126,854    

       

Gross profit   £235,586 65%   

       

Less expenses       

       

Wages £72,488 20%     

Rent £36,244 10%     

Rates (inc 40% reduction) £4940      

Insurance 

(trade) 

£515      

Light&heat £15,893      

Water £2058      

Repairs, renewals, 

maintenance 

£7962      

Cleaning, laundry, refuse 

Collection 

£4882      

Fees & licenses £875      

Sports TV £8650      

Entertainment £5360      

Advertising £624      

Printing, stationary, postage £250      

Telephone and broadband £495      

Motor and travel £660      

Bank and card process CHGS £3400      

Projected tenant couple profit &loss accounts- 

Year 1 2026-27 
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Accountancy 

Stocktaking 

£1400      

Sundries £2236  £168,932 46.6%   

Net Profit   £66,654 18.4%   

 

 

FIG 5 

 

 

FOR REASONS OF COMMERCIAL SENSITIVITY THE 
FINANCIAL SCHEDULES AT FIGS 5 AND 6 HAVE BEEN 
TEMPORARILY REMOVED FROM THE WEBSITE VERSION OF 
THIS SHARE OFFER PROSPECTUS. 

 

 

 

 

 

 

 

 

 

 

EWCBS Cash Flow Forecast (years 1 -6) 
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FIG 7 

 

Location Description Amount 
PUB-MAIN AREAS PUB LOUNGE (Inc furnishings and 

equipment) 

£54,000 

 TOILETS(M,F,DISABLED) £16,000 

 REAR LOBBY £500 

 PUMP ROOM £1000 

SKITTLE ALLEY SKITTLE ALLEY £5000 

KITCHEN KITCHEN &WC LOBBY £1000 

 KITCHEN £18,000 

APARTMENT STAIRS £500 

 APARTMENT GENERAL £15,000  

 APARTMENT FLOOR, SOUNDPROOFING 

AND FIRE SEPARATION 

£10,500 

 REPLACEMENT FIRE DOORS £4200 

 FIRESTOP CERTIFICATION AND ALARMS £7200 

GENERAL REWIRING £14,800 

 REDECORATION (DIY/PAINT ETC) £2500 

 HEATING UPGRADE £3500 

OUTSIDE AND ROOF DRAINAGE £500 

 SCAFFOLDING £4500 

 ROOF £11,500 

 WINDOWS (5 UPSTAIRS) £4500 

 MASONRY £4000 

 GUTTERING £2000 

 ROOF KERB £1000 

EQUIPMENT SITE TOILETS/SKIPS ETC £2300 

PROFESSIONAL 

SERVICES 

ADVICE/REGULATIONS ETC £4500 

    Sub Total      £189,000 

Renovations: Itemised costs 
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 CONTINGENCY 10% £18,900 

   Total       £207,900 

 

 

 

 

 

 

FIG 7a 

Item Amount VAT(Cashflow) Total 

    
    

    

    

    

    

    

    

    

    

    

    

 

    

    

    

    

    

    

    

    

    

    

    

    

 

 

 

   

Price and renovation costs-Reconciliation 
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EAST WELLS COMMUNITY BENEFIT SOCIETY 

MEMBERSHIP / SHARE APPLICATION FORM – OPEN OFFER 
Shares are priced at £1 each.  Minimum Investment £50, Maximum £34,000.  

PLEASE COMPLETE A SEPARATE FORM FOR EACH INDIVIDUAL APPLICANT 
YOU CAN ALSO APPLY ONLINE AT www.savethebritanniainnwells.org 

  
I WISH TO PURCHASE______SHARES AT £1 EACH TO THE TOTAL VALUE OF £_______________ 
 
FIRST NAME(S):___________________________SURNAME:_____________________________ 
 
POSTAL ADDRESS:_______________________________________________________________ 
 
_________________________________________POSTCODE:____________________________ 
 
PHONE:____________________________EMAIL:_____________________________________ 
 
If applying for an ORGANISATION, what is the name of that organisation: 
 

 
BANK DETAILS: 
 
SORT CODE:____-____-____  ACCOUNT NUMBER:_____________________________________ 
We need your bank details so that we can repay your investment if we are unable to purchase the Britannia Inn and to pay 
interest when due. 
 

Are you an existing shareholder in the East Wells Community Benefit Society   YES/NO 
 

AGREEMENT 
*I have read the EWCBS Share Offer Prospectus including the risk factors. 
*I wish to become a Member of the East Wells Community Benefit Society Ltd. 
*I am 18 years of age or over 
*I agree to be bound by the Terms & Conditions contained in the Share Offer Prospectus and the Rules of 
the Society. 

http://www.savethebritanniainnwells.org/
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 *I understand that submission of my application does not guarantee acceptance into the share 
scheme.   
*I prefer to receive notices and documents by:  EMAIL: ____POST:_____Please tick as applicable 

 
 
SIGNATURE:______________________________________DATE:_______________________ 
PLEASE TRANSFER THE TOTAL VALUE OF SHARES APPLIED FOR TO:   EAST WELLS COMMUNITY BENEFIT SOCIETY LIMITED Sort 
Code 08-92-99 Account Number  67354553. Using the first (up to) 6 letters of your surname followed by your date of birth in 
DDMMYY format as a reference,( e.g. Smith280258). To pay by cheque, write your name and address on the reverse of the 
cheque and post with this form to:  The Treasurer, EWCBS Ltd, 16 Churchill Close, WELLS Somerset  BA5 3HY. 
The data provided by you on this form will be stored within a computerised database. The data will only be used for East 
WelCommunity Benefit Society purposes and will not be disclosed to any other party.
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