
The Forge Inn as a 

Community Asset

Engagement Meeting

Ulgham Community Benefit Society Management Committee  -  24th October 2023



Agenda

 1  - Whats happened since our last meeting – August 23

 2  - Steering Group / Management Committee Introduction

 3  - Support and Endorsements to date

 4  - Our Plans

 5  - Website and Branding

 6  - Volunteers – Interactive session



Whats happened since our last meeting

 Solid Support for the ACV and 

Community Right to Bid

 Form a Steering Group (3 members)

 Valuation of the Asset / Target

 Formally Engage / Join Plunkett

 Establish Community Benefit Society 

(CBS)

 Apply for Early Stages financial 

support

 Register with the FCA

 Business Plan and Share prospectus

 And that’s just for starters !!!!!

 No / little support for the ACV 

and Community Right to Bid

 I will be proposing to the Parish 

Council the ACV is revoked

 Without the weight of an ACV  

Change of Use is more likely to 

be approved. 

Depends on the Survey Results



Achievements - Summary

 Steering Group of seven keen and passionate volunteers established 

 Joined the Plunkett Society as a formal Community Benefit Society and receiving 

funded support

 Forge owner formally informed NCC on 4th Sept 2023 of their intention to “dispose of 

the asset” triggering the interim 6 week moratorium 

 Plunkett sponsored our Financial Conduct Authority Model Rules (constitution / 

articles of association)

 Successfully incorporated with the Financial Conduct Authority (FCA) from 29th Sept 

2023.



Achievements - Summary

 Formal Business and Asset Valuation undertaken 2nd Oct 2023

 Following formal FCA Incorporation UCBS informed NCC of intention to Bid for the 

asset on 3rd October 23 – triggering the full 6 month moratorium

 Bank Account opened with Co-op

 Business Plan first draft completed and under review

 Community Share Sale Prospectus close to completion

 Branding decided and Website almost ready to go.



Steering / Management Committee



The Magnificent SEVEN



Management Committee Roles

Chair



Management Committee Roles

Vice Chair
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Consultancy Support

Andrea Johnson – Owner and Landlady of the Office - Morpeth

Cath Patterson– Tenant and Landlady of the Plough - Mitford

Chris Brown – Retired Publican – Over 40 years experience in the 

Licenced Trade in both Area Management and as a publican in his 

own right. 



Our First Sponsors



Endorsements

 Our MP - Anne-Marie Trevelyan supports our project and is happy to 

write us a letter of support and visit once we are fully launched

 David Towns – County Councillor has expressed his support for the 

project

 Shout out !  - anyone have any access to local celebrities or 

personalities that would endorse the project and spread the word ?

 Potentially have support from Si King (hairy bikers) - tbc



Community Assets visited / contacted 

 Village Shop – Lesbury

 The Fishers Arms – Horncliffe

 The Gun at Ridsdale

 The Mardale Inn – Bampton Valley

 Travellers Rest – Skeeby

 Golden Ball – York

 Fox and Goose – Hebden Bridge

 The Spotted Cow – Belper

 The White Horse – Church Fenton

 Ye Old Cross – Ryton

 The Raven Inn - Warrington

Have all been extremely 

helpful and supportive 



Asset of Community Value Moratorium

• UCBS informed NCC of intention to Bid for the asset on 3rd October 23

    Triggering the full 6 month moratorium – upto 5th March 2024 



UCBS – Model Rules



FCA Incorporation - Seal



Work In Progress

• Almost there – should be active very shortly

• Will allow progression of grant funding applications 

Business Plan

• Moving towards final draft – in review

• Dependent on final operational strategy

• Required for Community Share Sale and Grant Applications

• Important for Tax Relief “Advance Assurance” from HMRC 

Share Prospectus

• Final draft – minor alterations required

• Ready for print very soon

Fundraising

• Developing a list of Target Businesses

• Strategy and Approach 



Financial and Business Analysis

 Published statistics from the “British Beer and Pub” 
Association

 Information and experience from other Community Pubs

 Information provided by the Plunkett Association

 Independent Business Buyer & Market Appraisal Valuation Report undertaken.

 Mike Hughes - Chartered Surveyor and Principle of MJD HUGHES Ltd a company 

specialising in Business and Commercial Property.

 30 years experience

 Undertaken over 250 reports on public houses for community groups 



Overheads  

Industry average overheads have been calculated as a percentage of turnover



Fair Maintainable Trade (FMT)

Turnover £200,000

Gross Profit % 65%

Gross Profit 130000

Total % Overheads 48.40%

Overheads 96800

Operating Profit £33,200



Fair Maintainable Trade (FMT)

Turnover £200,000

Gross Profit % 65%

Gross Profit 130000

Total % Overheads 48.40%

Overheads 96800

Operating Profit £33,200

Turnover £150,000

Gross Profit % 55%

Gross Profit 82500

Total % Overheads 55.00%

Overheads £82,500.00

Operating Profit £0



Our Initial Plans

 Clear and tidy up frontage and new signage

 As soon as possible after purchase – open bar for wet sales only and bar snacks

 Establish Café – Barista Coffee and cakes initially with village shop space

 Reinstate professional kitchen facilities to support Pub Food and extended 

Café Menu

 Open one self-contained holiday let



Community Facilities / Services residents 

would like to see



Catering Facilities preferred by residents



Timeline



Our Approach

 Support the most popular responses village survey – August 2023

 Small pub/bar

 Family and dog friendly

 Light pub food

 All Day Café

 Small shop selling essentials and local produce 

 To ensure a sustainable business and supplement revenue

 Offer holiday accommodation

 Electric Vehicle Charging



Operating the Business

 Two routes to take to operate / manage the Asset

“Managed” model - the 

community appoints a manager, 

directly employed and 

accountable to the board or 

management committee

“Tenanted” model - the 

community leases the premises 

to a tenant and charges rent



How will we Operate the Businesses

 Based on very positive survey responses we are proposing a self managing model

 We are hoping this evening will confirm that support



Operating Model



Costs to date

 Spend to date just over £3000

 Further costs including marketing of Share 

Sale estimated at around £1000.

  Parish Council have donated £1000

 UVA have donated £200

 Remainder has been funded by the Steering 

Group to date



The Forge at Ulgham

BRANDING

Neil Jamieson



The logo



The Imagery



Social media

 The website

 Facebook

 Instagram



The website – in  development



The share issue



The share issue – download the forms



The share issue – complete on-line



The History



Volunteers



Volunteer form – fill in on-line



The News



Volunteers



Volunteer Details & Suggestions

 Society Setup and Governance – Jen

 Finance / Share Offer – Deb

 Business Plan - Dave

 In order to operate as planned we will need volunteers and your details

 Sessions with the Management Committee – next 20 mins

 Suggestions and feedback welcome – notes on the table

 Marketing / Website / Socials – Neil

 Volunteering questions – Lisa

 Refurbishment  - Mark

 Fundraising - Paul



And Finally !

Donations to help with early funding very gratefully received.

If you are able to help please contact any of the management committee or email:

                     

UlghamCBS@gmail.com



Thank you for Listening.

Email – UlghamCBS@gmail.com

mailto:UlghamCBS@gmail.com
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