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1. Executive Summary  

We, Queen Camel Community Land Trust (QCCLT), aim to build the resilience of the village and rural area, by promoting 
homes, employment, training, and educational opportunities to meet the needs of the local and wider community.  
 
Our first project of 20 affordable homes for people with a local connection was completed by 2015, and the same 
occupants have continued to enjoy living in these attractive and affordable homes. 
 
Following the relocation in June 2016 of the County Primary School to a new build site in the village, Somerset County 
Council (SCC) decided to dispose of the vacated premises, then colloquially referred to as the Old School Site, now to be 
named simply as the Old School.  
 
QCCLT completed negotiations with SCC and acquired the premises on 3rd May 2019. We now plan to develop them into 
a community enterprise in the heart of this rural area.  This will help deliver QCCLT’s core objectives relating to health 
and well-being, employment, and learning. Our community engagement and further market research has identified 
needs and opportunities to bring together and support a mix of micro and start-up type businesses, especially those that 
can provide training opportunities, and improve access to health & well-being services that will bring tangible benefits 
to our local and wider community.  There is also potential to enhance this offer by incorporating a café and making great 
community use of the green space that forms part of the property.   
 
The purchase and the development are being funded through a mixture of grants, private loans and a community share 
offer.  Power to Change has agreed to invest in the project, helping to fund the purchase as well as providing initial 
revenue costs to enable us to employ staff and a business support package as we establish ourselves. The investment 
raised though the community share offer would enable the repayment of the loans so the project is debt free and also 
help us to undertake initial refurbishment and provide working capital during the first year.  
 
 

2. Queen Camel – Our Community 

Queen Camel is a semi-rural village situated on the River Cam, 9 miles west of Wincanton and 7 miles north of the towns 
of Yeovil, and Sherborne in Dorset. The village is conveniently located on the A359 road, half a mile south of the A303, 
the main commuter route connecting the South East via the M3 with the South West.  
 
The 2011 Census shows that Queen Camel has a resident population of nearly 1,000, the six parishes that immediately 
abut Queen Camel have an aggregate resident population of 3,200, and the 12 parishes that abut these six (excluding 
RNAS, Yeovilton) have a resident population of 8,445 - but the population has since increased.  These abutting parishes 
are described throughout as ‘the wider community’. Some are within the catchment area for the Queen Camel Primary 

School1 and most are served by the Queen Camel Medical Centre2.  
 
Queen Camel also lies within the Heart of Wessex rural regeneration area focused on supporting small and micro 
business and the development of rural services and the Old School is ideally located (just off the A303).  
 
Building on the Community Plan in 2005, a community engagement process with Queen Camel residents and the wider 
community was continued in 2016 and 2017. Over a number of years residents and local organisations including QCCLT 
have been engaged into the Neighbourhood Planning process. This engagement has provided evidence for the use of 
the Old School for community purposes and identified demand for specific services that can enhance the life and well-
being of the area. The space is ideal for start-up businesses, in particular operations looking to establish or grow their 
business and, in the longer term, create employment and training opportunities. 
 
 
 
 
 

 
1 https://www.countessgythaprimary.co.uk/about-us/ 
2 http://www.queencamelmedicalcentre.co.uk/ 
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3. Queen Camel Community Land Trust   
 
QCCLT is a community benefit society, constitutionally and legally set up for just such a community-led enterprise as an 
education and enterprise centre.  Its aims are to: 

• “Maintain or improve the physical, social and economic infrastructure within Queen Camel Parish and the 
 surrounding rural communities;  

• Advance education (particularly concerning asset based community development and enterprises with a 
community or environmental focus);  

• Promote and support the arts locally;  

• Function in accordance with the legal definition of a Community Land Trust;  

• Promote and protect local heritage;  

• Hold land in trust for its community; and, 

• Facilitate Affordable Housing, as defined at rule 38.1, for local people.”  

Set up in 2011, QCCLT is able to trade for community benefit and has a statutory Asset Lock, which prevents its assets 
being used or sold for private gain rather than the stated purposes of the Society.  

QCCLT’s first project, completed in 2014 in partnership with a housing association, was the provision of 20 affordable 
homes for people with a defined local connection. The land on which the housing is built is owned in perpetuity by 
QCCLT and leased to the housing association.  The housing association owns the houses and pays QCCLT an annual 
ground rent that covers QCCLT’s running costs and provides a small income towards other projects.  QCCLT is, therefore, 
financially sustainable and has a proven track record of project delivery. 

This experience and QCCLT’s aims have informed the vision we have for the site. This has been endorsed by the County, 
District and Parish Councils and local MP, David Warburton, informed by the Neighbourhood Plan, and developed 
through other community consultation about the centre. 
 
We expect the Old School project to be the primary focus of our attention and investment over the next 5-10 years. The 
associated community share offer in 2019 is designed to complete the funding package for its purchase, enable us to 
undertake immediate refurbishment and provide initial working capital while the new enterprise gets underway. In the 
longer term an ‘Operations Manager’ is expected to be funded through our own revenues and capital works through 
grants, rather than any future share offer. 
 

4. The Old School Site 

Since 1872 the school on this site served the 
local community and surrounding villages as 
a primary school.  The Victorian school 
house, which was a gift to the village by a 
member of the Mildmay family, was granted 
a Grade II listed status in 1986.  
 
However, as the site is located on a flood plain and the buildings have been flooded more than once, SCC decided to 
relocate the school to a new build site.  
 
The new school opened in June 2016 and in August 2016 the Old School was registered by the Parish Council with South 
Somerset District Council (SSDC) as an Asset of Community Value. In 2017 QCCLT submitted a Community Asset Transfer 
application to SCC and commissioned a feasibility study to assess the financial viability of the development.  This study 
provided a number of recommendations to QCCLT to move the project forward, which QCCLT has used as an agenda 
for action and as the basis for this Business Plan. 
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The Old School has a variety of buildings, that in total provide 689m2 of internal accommodation, and land that consists 
of: 

• a Grade II listed Victorian school house (Block A); 

• a 1920’s supplementary suite of former classrooms (Block B) that has a more recently built toilet block and 
linkage to a flat roofed 2-class portacabin extension (Block TB);  

• a sports hall (Block D); and,  

• approximately 4,500 m2 (1.1 acres) of outside land, consisting of playground, garden area with some small 
sheds and a car park. 

 

 
 

Figure 1: map extract ©  Somerset County Council (note swimming pool has been filled in and  is now a grassed area) 

 

5. A New Vision 

Our aim in acquiring these premises is to hold them in perpetuity and manage 
them for the benefit of the local and wider community.  Our vision is to develop 
them into a:  

self-sustaining, vibrant enterprise that has strong ethical values and 
business practices, promotes greater learning and enhances health, 
wellbeing, creativity and employment, and supports new and small 
businesses.   

This is a long-term commitment and investment in the area, reinforced by 
QCCLT’s Rules which contain a statutory asset lock preventing any assets from 
being sold for the private gain of its members. 
 

Business objectives for the enterprise: 

To deliver this vision, the business objectives are: 

• to provide space for a range of suitable service providers (including 
Council funded services) to support and promote learning, health, wellbeing and creativity at the site for the 
benefit of the community and beyond;  

• to provide a collaborative and networked environment for small business owners to thrive as tenants;  

• to manage and develop the property and, while celebrating its heritage, provide good quality, fit for purpose, 
spaces, enhance the open and green spaces and effectively manage the flood risk; and 

• to operate as a financially self-sufficient community enterprise that relies on minimal grants and generates a 
surplus to reinvest in the enterprise.  
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6. The Impact We Aim To Make 

Our priority is to provide a facility that meets the needs of the local and wider community and an environment through 
which local people can become more engaged and inclusive.  Our market research has highlighted the need in our area 
for support and activities that address the increasing numbers of both young and older people with mental health, 
mobility and communication issues or who are suffering real isolation (and the latter includes carers).  The site offers 
scope for such different types of activity as well as workshops and offices and even archive space. 

The enterprise will have a well-being focus; actively working to bring in activities and community-based services for all 
age groups but targeting in particular those with special needs (physical, mental, communication, social isolation as well 
as carers) in the local and wider rural community.  These individuals and their families will be supported by charities, 
Council services and community groups.  This provision will complement aspects of SCC’s strategic services and as a 
result SCC is supportive of QCCLT’s vision for the site.  
 
The buildings and the surrounding land provide an opportunity to offer a variety of practical work spaces and facilities 
for charities and businesses to offer a range of life enhancing activities including:  

• an office base and hot desking;  

• clinic, therapy and activity sessions for all ages and especially for those with any kind of special needs; 

• a café and informal library; and  

• we are exploring a ‘Men’s Shed’ and a ‘Changing Place Shower & Toilet’. 

We are keen to develop a sensory garden that includes growing food for the café and a public space for all to enjoy. All 
activities must be self-sustaining and provide services that have a beneficial environmental impact. In particular we aim 
to reduce the need to travel to access employment and statutory services. 
 
Benefits to the small business owners renting space have been identified as: 

• an affordable entry-level work and office space for a variety of different businesses; 

• a creative centre for local artists and crafts people to expand their businesses; 

• a place to bring together those involved in similar types of creative businesses thereby providing an opportunity 
to network, be mutually supportive and share best practice;  

• an opportunity to enable members of the public to experience different craft and wellbeing activities; and 

• the site’s close proximity to the A303 and sitting at the gateway to South Somerset, which adds potential 
opportunities for regional/national distribution for creative businesses, and enables casual use by regular 
business commuters for ‘hot desks’ / one-to-one and small group meetings. 

 
We aim to develop the site in keeping with the historic nature of the listed building and a Conservation Area, and, over 
time, transform the interior to provide modern amenities presented in a rural style befitting of its location and history. 
 

7. The Market Opportunities 

Building on the Community Plan in 2005, a community engagement process with Queen Camel residents and the wider 
community was continued in 2016 and 2017 and also connected into the Neighbourhood Planning process. This 
provided evidence for the use of the Old School for community purposes and identified demand for specific services. A 
number of local micro start-up enterprises (e.g. picture framing, upholstery, sculpting, dog grooming), home-based 
workers looking for office space, as well as some charities and individuals in the well-being field expressed interest in 
renting space. The Old School is a unique resource in the area to serve these particular organisations that also provide 
a social benefit. The investment, through the community share issue and Power to Change grant, into QCCLT enables 
us to provide access to such facilities that might not otherwise be affordable to these markets and meet the needs of 
our community.  
 

Market research findings 

This initial market research has since been explored in depth in a study by the Community Council for Somerset (CCS), 
conducted between 23rd November and 10th December 2018. The study, funded by the National Lottery Awards for All, 
aimed to:  
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• “ explore the potential level of engagement with the proposed project and which facilities and services will be 
  relevant for users including:  a café , interest in educational provision, access to health and well-being activities,  
 support needed for those with a disadvantage of any kind  and a Men’s Shed;  

• gain an in-depth understanding of what facilities and services may be needed to help small, rural businesses 
develop in a supportive community space; and   

• establish the level of community engagement through voluntary support of the project as it progresses.” 

Of 398 surveys distributed,161 valid responses were received, a 40% response rate. The large majority of respondents 
live in Queen Camel parish (79%), while of the remaining just under 1 in 10 live in Sparkford (9%), and neighbouring 
parishes. All age groups responded: 45-64-year olds are the largest overall group (27%) followed by 65-74-year olds 
(19%) and 25-44-year olds (16%). More female respondents took part compared to male respondents (55% vs 40%). 
 

When asked about uses for the proposed redevelopment of the Old School , nearly all respondents expressed views, 
with 72% most likely to use a café; around 2 in 5 are interested in adult education classes; and 1 in 3 or more may use 
the centre for health and well-being therapies, outlets for products made on site and for an informal library.  
 

45% of respondents overall indicated some interest in their household or someone that they care for attending health 
and well-being inclusive activities or therapies. No strong preference for any one aspect emerges, however, ‘Life skills 
and Art therapy’ are narrowly the most sought by respondents (18% in each case). This is closely aligned with Music 
therapy, sensory play and bereavement support or counselling. In comments, support for older people is raised by a 
small proportion, as well as for those with Alzheimer’s and stroke survivors. 
 

More than 1 in 10 (13%) would need help or support to help someone else needing help with illness, frailty, disability, 
mental health problem, addiction or because of loneliness. A small proportion who commented raise specific areas 
where they need help: elderly support, a social group for early stage Alzheimer’s also raised previously, mental health 
support for carers, bereavement support and a safe place for an adult with ME and fibromyalgia.  
 

86% of residents expressed a view on a ‘Changing Place’ toilet/shower facility. The majority would either have no use, 
or feel it is not applicable to them (83%). A narrowly larger proportion to those needing help in the previous question 
would use this facility (14%). Some raised concerns about expense and maintenance, while another respondent raises 
that this facility is available for the community in a neighbouring parish’s nursing home. 
 

3 in 10 respondents answered the question about a ‘Men’s Shed’, of which 71% would be interested in using the facility.  
A large proportion would also be interested in donating tools or materials. Offers of help to set up a ‘Shed’ include skills 
that may be shared: help from a qualified decorator, access to DIY and practical skills, wood turning and the safe use of 
tools, access to a studio for workshops. Others would like to be involved with woodworking, gaining practical skills, 
discovering new skills and the inclusion of women too. 
 

The initial feasibility study for the project drew on market research “Economic Assessment Report – Area East” produced 
by SSDC to identify the opportunity and needs of start-up, micro and small business in the area. The CCS survey also 
explored business needs in the immediate area.  Just over 1 in 10 respondents answered the question about 
workspace/running a business, and found: 
 

• The small majority work from home and need more facilities, while access to a flexible working space is sought 
by a slightly fewer (some of them working from home).  

• 6 respondents want to start a new business, although 1 of them does not need any additional workspace. 

• 6 respondents would like a sales outlet for their products, while business advice/support, networking and 
collaboration opportunities are quite closely aligned and sought by 5 respondents in each case.  

• 4 respondents are looking for shared resources such as computers, Wifi & printers.  

• 12 respondents indicated that they would plan to have a person working on the site. All of them would have 
one person. In addition, one of these respondents indicated that they would like to take on an apprentice once 
their business grew.  

 

There is a mix of demand for space - majority would be looking for a ‘hot desk’, one only accessing this occasionally 
– two mentioned the need for good Wi-Fi connection. Others would like a separate room. The types of business 
respondents include painting and decorating, graphic design, engineers, an artist. a sculptor, cake making/decorating, 
dressmaking, a charity, an accountant, management consultancy.  
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Whilst 70% of respondents support the proposed plans, there were 35 respondents who would prefer to see the site 
redeveloped for residential housing or business use, most indicating selling the site to developers for this purpose. The 
CLT acknowledged and considered these other ideas.  They explored the question of residential further with SSDC’s 
Planners who repeated, in writing, their objection to the site being used for residential purposes. The Planners also 
support the land use determined in the Neighbourhood Plan and reiterated that a sequential test3 would be required. 
We know that the Old School would not pass such a test because there is suitable land offered elsewhere in the district.  
Quite apart from this, the discount on the acquisition cost and the capital grant award were both based on the site 
being used for the purposes outlined above. There are no viable alternative options for the site. 
 
In addition to the local support for the project, nearly half of all respondents in the survey offered help as the project 
progresses. This ranges from word of mouth promotion, help with door to door distribution, help in the café and with 
fundraising events, survey/construction, and catering. Workshops/groups/classes include sculpture, theatre, history, a 
Stroke café, Tai Chi, Psychological counselling/well-being, laughter/heal you/life and health creation. The community 
ethos of the enterprise means the contribution of these volunteer efforts will be highly valued and a part of its success. 
 
The Old School has over many years played an important role both in the local but also the wider community. We have 
therefore worked to develop the project to ensure that the site and its facilities can continue to bring specific community 
benefits – social, economic and environmental, to this community. Through our actions we aim to demonstrate over 
the next few years that we are adding value and vibrancy to the local and wider community for the benefit of all.   

 
Learning from others 

As part of a package of support, funded by Bright Ideas, the working group (see Section QCCLT Governance) visited a 
number of enterprises that offer similar or some of the facilities and services that QCCLT is planning.  The purpose of 
the visits was to gain knowledge from the experience of those managing these enterprises specifically in respect of 
funding, legal set up, sustainability, management, business viability, governance and lessons learnt.  We are grateful to 
the Balsam Centre, Wincanton, the Red Brick Building, Glastonbury, The Hub, Yeovil and The Wharf/Great Bow Yard, 
Langport, that have given their time and expertise so generously. This learning will go on as part of the Power to Change 
grant  in a professional support package to help us establish and grow our business enterprise over the next few years 
along with gaining  mutual support from a  national network of over 7,000 community run businesses.  
 
 

8. Competition  

The Old School project has been carefully developed as distinct from other community facilities in the area: focusing on 
bringing new services into the village, meeting unmet needs of small businesses and providing community activity not 
offered elsewhere. Our aim is to be financially viable and complement by adding value. 
 
A detailed review has been completed of organisations and businesses within a 10-mile radius, offering similar services 
and facilities which might restrict the opportunities identified. These are summarised as: 
 
 
 

Organisation/Facility Offer Analysis 

Village Halls: Queen 
Camel, West Camel, 
Sparkford 

The halls provide a bigger space than 
the Old School can offer, for instance 
large gatherings, drama productions, 
some sporting activities, such as Karate 
and short-mat bowls. 

Each is well supported with regular community 
bookings. The Old School will operate on a 
different basis, focussing on long term usage 
agreements for specific spaces and networking 
with and between all users to bring shared 
community benefits.   

 
3 The phrase “sequential test” is used in planning when assessing flood risk for development and when determining the location 
of retail development these are described in the National Planning Policy Framework (NPPF): 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779771/NPPF_Feb_2019_
print.pdf  (see paras 155-165 and 85-90). 
  
 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779771/NPPF_Feb_2019_print.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779771/NPPF_Feb_2019_print.pdf
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Countess Gytha 
School Hall, Queen 
Camel 

Designed to include ‘community use’ 
when not required for school activities 

School activities are extending so this venue has 
never become available.  More costly to hire in 
comparison to other similar local services because 
of security and caretaking considerations.  

Cleaveside Residents’ 
Communal Lounge, 
Queen Camel 

Available for occasional hire as a private 
function room for small gatherings 

Focused on the needs of those living in this 
housing complex. 

Woodside Court, 
Sparkford (a distance 
of 4 miles) 

Office/workspace units for rent/lease  Offering a space and basic facilities. Possible 
competition but it is a private commercial business 
rather than a community enterprise.  

Mill Farm, Weston 
Bampfylde (a 
distance of 2 miles) 

Converted farm complex housing 
Quantock Abbey Wines Cellars, a small 
farm shop and two business units 
already occupied. 

Commercially focused and at capacity. 

The Mildmay Arms, 
Queen Camel  

The local pub, opposite the Old School. Our potential cafe could be seen by some as 
competition; however we do not plan to have a 
licenced bar and will be providing a very different 
sort of venue. The Old School will have access for 
all, including for wheelchairs, and in due course 
the provision of a ‘changing place toilet and 
shower’ facility. We aim to provide a vibrant 
enterprise nearby that has the potential to 
generate greater footfall for the pub. 

Supply Stores/Post 
Office, Queen Camel 

Shop/post office May provide some competition by offering drinks 
and snacks in the café. We are committed to using 
local suppliers where possible and see the shop as 
an important ally to achieving this.  We aim to 
provide a vibrant enterprise nearby that will 
generate greater footfall for the shop. 

Queen Camel 
Medical Centre 

 We wish to work alongside the highly successful 
Medical Centre to provide wellbeing services and 
activities to widen the offer in this locality, 
particularly drawing in some statutory provision. 

Open Pathway 
Centre, Queen Camel 

Complementary therapies and 
meditation centre 

We aim not to duplicate or conflict with what they 
offer. 

The Yeovil Innovation 
Centre (a distance of 
8 miles) 

Owned by SSDC offering corporate 
office suites and a hot desk area. 
Market aimed at commercial 
businesses (e.g. the Western Gazette) 

Outside QCCLT’s intended catchment/impact area. 
Organisations like the Hive are potential strategic 
and mutually supporting partners. 

The review identified no existing organisations in the locality offering the complete range of business and service 
facilities that the Old School intends to provide.  In establishing a vibrant enterprise we are more likely to enhance 
opportunities for most of our ‘competition’. 
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9. Financial projections 

The financial forecasts for the project have been developed over a number of years, initially as part of a feasibility study 
to assess the viability. This drew on the known operating costs from SCC. Following professional commercial advice and 
investigating the market for similar rentable spaces in the district, we have set levels of rent and service charges in line 
with our aims. The acquisition and initial development of the Old School will be financed by a mixture of short-term 
loans, grants and a community share scheme. The aim is to make the Old School financially self-sufficient through 
income from tenants and lettings.   

The Business Plan is based on the minimum occupation assumption of 50% in year 1, 70% in year 2 and 80% in year 3 
and occasional sessional hire based on 35% usage, and will provide sufficient income to cover operational costs. To 
achieve these occupancy rates an operational manager, supported by a managing committee, will be tasked with 
actively seeking tenants, managing fundraising, and developing PR and social media opportunities to promote the 
enterprise. The analysis of income for the first three years is set out below.  After building an appropriate operational 
safety buffer any surplus will be re-invested into the enterprise to meet QCCLT’s vision and the evolving community 
needs 

We have a programme for submitting grant applications to a number of fund holders to cover the cost of essential works 
needed to make the site fit for purpose.   When this funding is secured we will bid for further grants to make the longer 
term improvements that will make the site more attractive and suitable for its new role in meeting the needs of the 
community.  Refurbishment costs have been treated in two ways – as capital items that add to the value of the building 
and will therefore show on the balance sheet and be depreciated (£20,000) and £20,000 treated as working capital – 
so small repairs, pots of paint etc.    

We are grateful to Power to Change for a capital grant of £187,000 to support the purchase and a revenue grant of 
£21,634 to support the salary costs of an operations manager. 

The financial forecasts - cash flow (which have been summarised quarterly), profit and loss and balance sheet - relate 
to both this project and QCCLT’s  other activities . 

Shareholder interest will not be paid. In year 3  but will be reviewed with a view to paying interest from year 4 onwards. 
Interest will be added to shareholders accounts, unless a request for withdrawal is made. Withdrawals will be suspended 
from QCCLT until 2022 at which time up to 5% of the total shareholding may be withdrawn on a first come first served 
basis. 

It is assumed that the bridging loans (£65,000) made by QCCLT members  will be repaid in the short term as a result of 
the share offer investment; however, if the share offer does not reach its optimum level the loans are interest free for 
18-months from date of loan and must be repaid within ten years. The forecasts below assume the optimum level of 
£143,065 is raised in the share offer. 
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Quarterly Cash flow projections 

 

  Queen Camel with existing activities

Cash Flow
Apr 19

- Jun 19

Budget

£

Jul 19

- Sep 19

Budget

£

Oct 19

- Dec 19

Budget

£

Jan 20

- Mar 20

Budget

£

Apr 20

- Jun 20

Budget

£

Jul 20

- Sep 20

Budget

£

Oct 20

- Dec 20

Budget

£

Jan 21

- Mar 21

Budget

£

Apr 21

- Jun 21

Budget

£

Jul 21

- Sep 21

Budget

£

Oct 21

- Dec 21

Budget

£

Jan 22

- Mar 22

Budget

£

Apr 22

- Jun 22

Budget

£

Jul 22

- Sep 22

Budget

£

Oct 22

- Dec 22

Budget

£

Jan 23

- Mar 23

Budget

£

Apr 23

- Jun 23

Budget

£

Jul 23

- Sep 23

Budget

£

Oct 23

- Dec 23

Budget

£

Jan 24

- Mar 24

Budget

£

Receipts

Cash in from share offer 0 0 143,065 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Rental and hire receipts 1,422 5,801 7,722 7,722 12,666 12,666 12,666 12,666 15,339 15,339 15,339 15,339 15,735 15,735 15,735 15,735 16,146 16,146 16,146 16,146

Loan income 65,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Grant Income received 198,317 10,817 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Other receipts 6,186 4,163 212 213 302 303 302 303 362 363 362 363 512 513 512 513 662 663 662 663

Total Receipts 270,925 20,781 150,999 7,935 12,968 12,969 12,968 12,969 15,701 15,702 15,701 15,702 16,247 16,248 16,247 16,248 16,808 16,809 16,808 16,809

Payments

Loan Payments 0 0 65,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Running Cost payments 2,574 9,247 12,690 12,693 13,349 13,350 13,349 13,350 13,959 13,966 13,971 13,966 14,253 14,264 14,263 14,264 14,558 14,572 14,572 14,572

Share offer costs 0 0 9,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Tax 0 0 0 1,640 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Property purchase 250,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Fees relating to property purchase 7,825 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Refurbishment and repair - F and F 0 21,500 21,500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Capital withdrawals 0 0 0 0 0 0 0 0 0 0 0 0 7,158 0 0 0 7,010 0 0 0

Total Payments 260,399 30,747 108,190 14,333 13,349 13,350 13,349 13,350 13,959 13,966 13,971 13,966 21,411 14,264 14,263 14,264 21,568 14,572 14,572 14,572

Net Cash Flow 10,526 (9,966) 42,809 (6,398) (381) (381) (381) (381) 1,742 1,736 1,730 1,736 (5,164) 1,984 1,984 1,984 (4,760) 2,237 2,236 2,237

Opening Bank Balance 22,712 33,238 23,272 66,081 59,683 59,302 58,921 58,540 58,159 59,901 61,637 63,367 65,103 59,939 61,923 63,907 65,891 61,131 63,368 65,604

Closing Bank Balance 33,238 23,272 66,081 59,683 59,302 58,921 58,540 58,159 59,901 61,637 63,367 65,103 59,939 61,923 63,907 65,891 61,131 63,368 65,604 67,841
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Profit and loss projections 

 

 
 

 

 

Year

- 16/17

Actuals

£

Year

- 17/18

Actuals

£

Year

- 18/19

Actuals

£

Year

- 19/20

Budget

£

Year

- 20/21

Budget

£

Year

- 21/22

Budget

£

Year

- 22/23

Budget

£

Year

- 23/24

Budget

£

Sales

Income from existing Activities

Rents 5,299 4,251 4,251 4,248 4,248 4,248 4,248 4,248

Donations 250 250 250 250 250 250

Other  66

Total Income from existing Activities 5,365 4,501 4,251 4,498 4,498 4,498 4,498 4,498

Hire income

Regular (monthly) Hire Income 16,408 42,060 51,528 52,824 54,144

Occasional Hire 1,611 2,688 3,768 3,876 3,996

Other uses 400 1,668 1,812 1,992 2,196

Total Hire income 18,419 46,416 57,108 58,692 60,336

Donations etc 400 960 1,200 1,800 2,400

Grant income

Grants - revenue 18,957 21,634 0 0 0 0

Capital grant income 4,583 5,000 5,000 5,000 5,000

Local sponsors 4,000 0 0 0 0

Total Grant income 18,957 30,217 5,000 5,000 5,000 5,000

Total Sales 5,365 4,501 23,208 53,534 56,874 67,806 69,990 72,234

Gross Profit 5,365 4,501 23,208 53,534 56,874 67,806 69,990 72,234

Overheads

Costs relating to existing activities 912 1,064 1,808 1,200 1,200 1,200 1,200 1,200

Wages and salaries

Wages - Management admin 11,230 16,846 17,210 17,575 17,967

Recruitment 500 0 0 0 0

Self employed cleaner & bookkeeper 3,984 6,096 6,216 6,348 6,468

Total Wages and salaries 15,714 22,942 23,426 23,923 24,435

Insurance, admin, H&S 6,996 6,996 7,212 7,356 7,500

Overheads recharge 10,392 16,260 16,968 17,304 17,652

Professional fees relating to purchase of building 13,175 7,825

Revenue refurbishment costs 23,000

Share offer costs 9,000

Utilities etc 2,729 6,000 7,068 7,272 7,500

Total Overheads 912 1,064 14,983 76,856 53,398 55,874 57,055 58,287

Operating Profit 4,453 3,437 8,225 -23,322 3,476 11,932 12,935 13,947

Depreciation and interest

Depreciation

Property purchase 4,583 5,000 5,000 5,000 5,000

Refurbishment and repair - F and F 2,167 4,000 4,000 4,000 4,000

Total Depreciation 6,750 9,000 9,000 9,000 9,000

Total Depreciation and interest 6,750 9,000 9,000 9,000 9,000

Net Profit 4,453 3,437 8,225 (30,072) (5,524) 2,932 3,935 4,947

Tax 698 77 1,725 0 0 0 0 0

Profit After Tax 3,755 3,360 6,500 (30,072) (5,524) 2,932 3,935 4,947
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Balance sheet 

The fair value of the property is considered to be the purchase price and has been depreciated. £20,000 of 
refurbishment costs have been capitalised as part of the value of the property, and depreciated. The capital grant has 
been depreciated on the balance sheet, so is shown to reduce each year in line with depreciation on the building and 
refurbishment over the life of the asset. 

 

 

 

 

 

 

 

  

Year 17 

Final    

£

Year 18     

Final        

£

Year 19 

Draft     

£

Year 20

Budget

£

Year 21

Budget

£

Year 22

Budget

£

Year 23

Budget

£

Year 24

Budget

£

Fixed Assets 1 1 1 263,251 254,251 245,251 236,251 227,251

Current Assets

Main Bank Account 16,844 20,203 22,712 59,683 58,159 65,103 65,891 67,841

Other Current Assets 6,124

Total Current Assets 16,844 20,203 28,836 59,683 58,159 65,103 65,891 67,841

Total Assets 16,845 20,204 28,837 322,934 312,410 310,354 302,142 295,092

Creditors Due Within One Year 0 0 2,015 2,369 5,202 5,214 5,225 5,238

Creditors Due After One Year 0 0 0 180,750 172,917 167,917 162,917 157,917

Total Liabilities 0 0 2,015 183,119 178,119 173,131 168,142 163,155

Total Net Assets 16,845 20,204 26,822 139,815 134,291 137,223 134,000 131,937

Capital and Reserves

Share capital 102 102 220 143,285 143,285 143,285 143,285 143,285

Capital withdrawals 0 0 0 0 (7,158) (14,168)

Funds 4,500 7,500 10,000 0 0 0 0 0

Retained Earnings 12,243 12,602 16,602 (3,470) (8,994) (6,062) (2,127) 2,820

Total Capital and Reserves 16,845 20,204 26,822 139,815 134,291 137,223 134,000 131,937

Retained Earnings Calculation:

Brought forward * 8,488 12,242 12,602 16,602 (3,470) (8,994) (6,062) (2,127)

Profit for the year 3,755 3,360 6,500 (30,072) (5,524) 2,932 3,935 4,947

Movement in share capital

Movement of funds 0 (3,000) (2,500) 10,000

Balance 12,243 12,602 16,602 (3,470) (8,994) (6,062) (2,127) 2,820

* there was a £1 balancing error on the accounts filed in 2017 and 2018 which offset each other.

Queen Camel with existing activities

Balance Sheet
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10.  Governance of QCCLT     

QCCLT is governed by the Rules that it adopted at its inception, based on the Wessex Reinvestment Society Model Rules. 
The Rules were updated in March 2019 to bring them up to date with the Co-operative Act 2014 and they also contain 
improved provisions for membership.  Standing Orders and Financial Regulations have been adopted, that sit under the 
Rules.   
 
The CLT has 63 members – all of whom have a local connection. Members are able to join through the investment of a 
minimum of one share at a par value of £1. The Standing Orders allow a maximum of nine directors on the management 
board, currently there are six. There are elections for board membership at each AGM, at which a third plus any co-
optees stand down, and can re-stand.  These are: 
  

Rosemary Heath-Coleman (Chairman)* Pete Naylor (Treasurer)*  
Chris Bennett*    Simon Patton*      

 Jenny Kosicki Simon Stapely (Trust Secretary) 
 
For Biographies please refer to Appendix 1.  

In 2016 QCCLT Board set up a working group. There were four directors on this group (* above), plus volunteers with 
skills and experience for specific aspects of the project, to oversee the market research, viability assessment and 
business planning phase. The working group has been supported by a number of professionals, initially by Wessex 
Community Assets and later through funding from grants from Bright Ideas and Awards for All.  The major grant from 
Power to Change includes additional professional support and on-line tools for assessing impact over the first year of 
operation. 

In addition to the wider community consultation QCCLT has sought the active support of its members. Through formal 
motions we sought and received members’ support for both the community share offer and the purchase of the Old 
School at a Special General Meeting in February 2019. 
 
The QCCLT Board remains the over-arching accountable body on behalf of its members and will decide the strategic 
direction of the enterprise. Members will continue to play an important role in setting the strategic direction through 
our AGM and other consultations. Following the acquisition, the working group will be replaced by a Management 
Committee to manage the hands-on running of the site, with day to day support to come from paid staff when 
appointed.   
 
Building on the previous review of QCCLT governance, the Board undertook a skills audit that built on its current wide 
range of knowledge and experience by identifying knowledge and skill gaps for both the future leadership of QCCLT as 
it expands its projects and the management of this enterprise.   
 
QCCLT will seek to add further directors to the Board and recruit volunteers who will be able to play an important role, 
initially in bringing the Old School into community use and later on helping the development of facilities and activities. 
Grant funding would allow QCCLT to employ paid staff for a year to fill identified gaps.   
 

11. Strategic Alignment and Alliances 

Strategic links have been developed with professional organisations/individuals, and with service providers and 
community/social care organisations that are potential partners. These links include: 

• a former County Council service provider about their service for people with physical disabilities with a view 
to a working relationship within the health and wellbeing facility; and  

• a mental health charity about the Old School provision of their services within the health and wellbeing facility.  

The above examples were considered by SCC when it decided to offer a significant discount to the CLT for the freehold 
purchase of the Old School, specifically potential savings in relation to SCC’s own responsibilities in respect of adult 
social care, the needs expressed in the Children’s and Young People’s Plan and for rural regeneration.     
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12. SWOT ANALYSIS  

The following SWOT analysis summarises the factors that we have taken into consideration when developing the plans 
for the enterprise.   
 

Strengths 
 

Weaknesses 
 

• Track record of QCCLT in the development and 
delivery of a successful capital project. 

• Community interest and documented support 
for a community led project for the site; 

• Written support from the Parish, District and 
County Councils and the local MP.  

• Strong and experienced members in working 
group. 

• Good current condition of the property as a 
public building, e.g. a fire alarm system, electrical 
system.  

• Attachment to the history and heritage of the 
site by many members from the local and wider 
community who spent their formative years 
attending this school. 

• Easy access to A303, good for moving goods 
produced and for potential customers 
(particularly as a gateway point to South 
Somerset for visitors  and business people 
stopping on the way to the rest of Somerset, 
Devon, Dorset and Cornwall). 

• Estimated running costs based on information 
relating to the site’s previous operation as a school. 
Financial model based on informed estimates and will 
be very closely mananged. 

• A hiatus in purchase negotiations resulted in some 
early potential tenants being lost. Nov/Dec 2018 
needs survey has provided updated evidence of need 
which is being riguously pursued. 

• Gaps in relevant experience of Board members (e.g. 
social media and marketing) and lack of succession 
planning is being addressed based on the skills audit. 

• A fundamental aim that the use of the Old School 
‘must not be in competition with the local 
community’s existing facilities’.   

• Constraints on the site that carry both risk and cost to 
the project, specifically:  
o The property is located within a zone 3 flood plain 

(i.e. a 1:20 year chance of flooding). The constraint 
is the additional cost to make flood resilient.    

o The property lies within a Conservation Area and 
the Victorian school house has a Grade II listing, 
which will potentially add cost to any structural 
changes. 

 

Opportunities Threats 
• The planned growth of new housing in the area is 

expected to lead to an increased demand for the 
facilities and services offered at the OSS. 

• Expressions of interest from people in the local and 
wider community in using the site as described in 
the Vision. 

• Queen Camel lies within the Heart of Wessex rural 
regeneration area which supports small and micro 
business and the development of rural services 

• Sharing a building with other enterprises creates an 
opportunity for networking and mutual support  
such as shared marketing, book-keeping and 
secretarial.  

• Potential to access funding to enhance the heritage 
assets of the site. 

• Achieving any further grants needed to do the 
planned refurbishment and developments in an 
acceptable timescale. 

• Riparian owner for a short stretch of culvert under 
the car park.  Note:  A riparian owner is one who has 
any watercourse within or adjacent to any boundary 
of their property. 

• Finding a suitable anchor tenant and meeting the 
busienss plan targets for business occupancy. 
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13.  Risk Register 

In light of the weaknesses and threats a risk register has been drawn up which the Directors are reviewing as the project 
develops. It also records the activities that should be/have been undertaken to mitigate these risks and, where 
appropriate, records the location of the relevant evidence. The risk register does not rank the risks, neither in order of 
severity nor urgency. Each is reflected upon at appropriate meetings.  
 
The risk register is a living document and management tool for the CLT Board and the Management Committee and is 
being shared with potential community investors so that the nature of the investment is understood.  
 

RISK Area Mitigation Likelihood & impact 

Uses   

Existing covenants on the site may 
preclude its use for certain activities. 
 
The contract between seller and buyer 
expressly excludes residential 
development.  

Always remember legal obligations. 
 
Investigated an overage provision instead 
of the residential exclusion but this was 
rejected by SCC. 
 

One of QCCLT’s Objects is to 
advance education and 
education is included in the 
vision for the enterprise.  
Residential exclusion could 
affect the value of the property.    

Planning and Permissions 
Because of its position, history and 
prominence, the planners may place 
restrictions on how the site can be 
used. 
 
 

Advice from the planners has been 
obtained. A Planning Application for works 
is not required at this stage. An application 
for change of use has been approved. 
We hold letters from Planning and 
Conservation and the Environment 
Agency opposing any residential 
development. 
A Neighbourhood Plan is also in the final 
phase of consultation and identifies other 
residential sites for housing development 
to the year 2034  

Change of use application 
approved May 2019. 
 
 
 
Because of the flood risk, the 
planners have stated that they 
would not wish to see 
residential development. 

River   

Riparian Landowner4 (Environment 
Agency, 2014)  
Owner of Site will have responsibility 
and liability for maintenance and 
repair of a short length of culvert 
under car park. 

 
SCC rejected request that SCC retained 
responsibility for the short length of 
culvert under the car park. 
Ensure regular maintenance to avoid any 
major costs. 

 
There will be silt build-up and 
we have been given contact 
details to work with those that 
clear the culvert when this work 
is done. 

Flood 
The whole site is in zone 3 of the flood 
plain as determined by the 
Environment Agency 

A quote was obtained for the fitting of 
flood barriers to the buildings. (This may 
be subject to listed building consent as a 
form  of permanent fixing was required) 
(UK Flood Barriers, 2016) 
Options for flood barriers5 being revisited 
with new ideas available.  
Internal spaces to be designed to minimise 
impact of flooding on equipment etc. 

Unlikely to be able to get 
insurance for flood protection 
of the site so a contingency 
fund is budgeted for, alongside 
putting resilience measures in 
place to minimise risk and 
liability.  A resilience action plan 
will be drawn up to work with 
tenants and users to 
implement. 
 
 
 
 
 

 
4 Environment Agency. (2014). Living on the Edge. Retrieved from https://www.gov.uk/government/publications/riverside-ownership-rights-and-responsibilities 
5
 UK Flood Barriers. (2016). Proposal 16-09-16 for Paul Holbrook.  
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RISK Area Mitigation Likelihood & impact 

Highway   

Access The site currently only has a 
single access point to the A359 and 
this is close to the single lane bridge 
over the River Cam.  

Relevant authorities included the 
following in the change of use permission:  

‘The area allocated for parking and turning 
on the submitted parking plan shall be 
kept clear of obstruction and shall not be 
used other than for the parking and 
turning of vehicles in connection with the 

development hereby permitted.’ 

Meet planners request. 

Listed Building    

The original school building is Grade II 
Listed, and this places restriction on 
what can be done to the fabric of the 
building. Its curtilage includes: 
i) boundary walls and railings 

around Block A  
ii) the former playground area to the 

rear of Block A  

Consult with the relevant authorities 
Extent of ‘Listing’ has been clarified. 
Suitably experienced surveyors have been 
retained to advise on state of buildings 
and necessary works. 

Small items of remedial work 
have been identified and are in 
the planned forward 
programme of work.  

Hazardous substances  
The existences of substances that are 
hazardous to health or the 
environment present a financial 
liability to a potential buyer for their 
removal and correct disposal. 

 
Searches  undertaken by CLT’s solicitors 
 

 
Report from SCC (SCC, 2015) 
states minimal risk from 
asbestos.6 
Asbestos report did not reveal 
any cause for concern. 
 

Finance   

A project of this size presents a 
financial risk to the body that 
undertakes and underwrites the 
development. 

Original feasibility study developed into 
this Business Plan. 
Finances and risks to be monitored.  

Poor financial management or 
performance would affect the 
whole of QCCLT. 

Not being able to secure (sufficient) 
investment for the improvements or 
development of the property. 

Fundraising is led by experience members 
of the Management Committee with a 
track record of delivery. 
A “Share Offer” fundraising is launched in 
July 2019. 
 

Site has been purchased at a 
price below SCC’s market value. 
 

Legal Structure   

Legal title to the property could be 
held in a number of ways including, 

i) Parish Council 
ii) QCCLT 
iii) A new Community Benefit 

Society. 
The property could be held on a long-
term lease (at a peppercorn rent) or 
purchased outright or the freehold 
ownership transferred from SCC as 
part of a Community Asset Transfer. 
 
 

The PC was unwilling to take on this role, 
and saw QCCLT as an organisation that 
could.  
 
As a Community Benefit Society there 
would be an Asset Lock to protect the 
asset for community use in perpetuity, and 
people could support the scheme without 
having to be a supporter of the affordable 
housing development. 
 

QCCLT is taking this project 
forward on behalf of the local 
and wider community covered 
by the ‘impact area’.  
Professional advice has been 
taken on the setting up of a 
trading subsidiary or sister 
company. The Board concluded 
that the most appropriate body 
to proceed is the Society. 
 

 
6 SCC. (2015). Countess Gythia Asbestos Management Survey Register. Excel Spreadsheet of Survey 22-Oct-2015. 
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RISK Area Mitigation Likelihood & impact 

The project could put QCCLT’s assets 
at risk. 

Explore the setting up of a trading 
company/charity of QCCLT to manage and 
the risk. 
 
Learn from other projects about the 
management of such enterprises. 

Professional advice has been 
taken on the setting up of a 
trading subsidiary or sister 
company. The Board concluded 
that the most appropriate body 
to proceed is the Society. 

Health of the Buildings, Site & Facilities 

The Building and Site may have 
outstanding maintenance issues, 

Conduct a structural survey. 
Obtain the current maintenance schedule 
and outstanding issues report from the 
vendor. 

A structural survey of the site 
has been undertaken and the 
results are prioritised and 
costed. 

The Utilities and Facilities may not be 
suitable for the proposed uses 
necessitating additional expenditure. 
This should include water, power, 
heating, drains, lighting, telephone, 
broadband and internal networking, 
alarms (fire & intruder), access control 
and toilets etc. 

Conduct a survey to ascertain what works 
would be required to satisfy the initial 
proposed uses and also provide provision 
for future expansion. 

An “Access for All” survey has 
been undertaken by SSDC and 
the recommendations are 
being pursued alongside those 
identified through the building 
survey. 

EPC – Energy Performance Ratings for 
the buildings may be below the 
minimum standards which preclude 
them being offered to tenants. 
 

The vendor has provided these but the 
ratings are inconsistent. 
Seek exception in respect of all buildings. 

Legal and expert advice is being 
sort re the needs for and 
implication of poor EP ratings. 

Other Risks   

Organisational The capacity of the 
managing organisation needs to have 
experienced Board members and 
sufficient volunteers to undertake the 
running of the building. 

Review the number, capacity and appetite 
of the Board to take on the management 
and delivery of the project  

Expertise is being bought-in 
from the community to 
supplement the Board’s skill 
set. Ongoing additional support 
from Power to Change. 

Occupancy  
That we do not get sufficient tenants 
or those hiring by the hour to make 
project sustainable 

 
Undertake survey of needs and go out to 
those who register interest to discuss 
tenancy. Appoint ‘operational manager’ 
role focused on bringing in tenants.   

Previous surveys in 2016 and 
2017 plus a poster campaign   
linked to the feasibility study 
provided a list of possible 
tenants and this gave 
confidence that there is 
sufficient demand. 
2018 CCS undertook a survey 
on behalf of QCCLT to identify 
potential tenants and users. 

Statutory Requirements including 
Food Hygiene (preparation, storage 
and sale) 

Policies & Procedures where required will 
be put in place for all under this heading. 

 

Disability Access – Equalities Act 
compliance 

 Access for All survey concluded 
and works identified. 

Fire Safety  Former school’s alarm systems in place.   Will need to purchase 
equipment following advice 
from Fire Service. 

H&S at work, including general public 
where applicable 

 Undertake building survey and priority 
works to make site safe for our purposes. 
 

Appropriately manage other 
H&S aspects such as signage, 
COSHH regulations, training. 

Access Control 
This will impinge on Fire Safety, H&S, 
insurance etc. 

Former school security alarm system in 
place will need re-testing and 
commissioning for new purposes of site.  

Security management systems 
put in place, e.g. key holders. 
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14.  Operational Strategy 

An operational plan for the start-up phase was developed by the working group. To meet the timescale for establishing 
financial stability, in the short term the operational strategy will be to maintain the current configuration of the 
buildings.  The buildings were used as a school and every classroom has a water supply, electrical sockets, heating and 
some had IT connections.  The site has fire and security alarms installed.  
 

Operational plan and timetable 

An operational plan has been developed which has identified the operational functions to be managed to deliver the 
organisational strategy determined by the Board, which has as its goals: 

• To rent space to generate sufficient income to cover costs 

• To build a social agenda with tenants which collectively adds to the overall value of the tenancy  
 

For CLT organisational structure please refer to Appendix 2. 
 

Operational functions 
The operational plan outlines the skills available in-house, those that require additional external input and the detail of 
responsibility and implementation. 
 
The operational timetable is, in summary: 
May 2019 – March 2020  

• Take ownership of the site. 

• Organise minor and urgent repairs and works, health and safety, clean, update security, etc.   

• Begin review of overall internal layout, especially the toilet configurations to better accommodate designated 
activities and the needs of tenants and other users. 

• Install flood protection measures and develop flood resilience plan for site. 

• Formalise volunteer roles and support and take up offers of help. 

• Appoint an Operations Manager and an Administrator (both part-time at this stage).  

• Convert active leads into first tenants – secure 50% occupancy. 
Year 1 April 2020 onwards  

• Continue programme of minor works as outlined in condition report. 

• Continue schedule of reconfiguration and refurbishment to meet our minimum standards. 

• Secure occupancy to 70% target. 

• Increase rent to reflect improved facilities 
Year 2 April 2021 onwards 

• Secure 80% occupancy rate. 

• Increase rent to reflect continuation of improved facilities. 

• Based on a layout and needs review develop a capital development and associated investment plan. It is likely 
at this stage that future capital improvements, especially to the Victorian School house will be funded by grants, 
rather than further share offers. 

Year 3 April 2022 onwards 

• Maintain 80% occupancy rate.  

• Update business plan, in light of review, including roles of paid staff and volunteers, development of property 
and investment plan. 

 

Site use and development 
Current thinking for the use and development of the site is as follows: 
 

To promote learning, health, wellbeing and community action:  
Block A: The Victorian Schoolhouse  
Health and Wellbeing hub: offering a range of facilities and services that meet the needs of local people. This building 
aims to provide space for the regular hire by agencies, charities and therapists (counselling etc); to have facilities for 
those with special needs, e.g. a changing place shower and toilet and a sensory room; and to have a café with an informal 
library.  The café may serve food from the garden or otherwise locally sourced and will be operated ideally through an 
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anchor tenant, which would provide greater stability rather than being managed through the CLT.  It will be a gateway 
information centre for those visiting the area. The approach and rear entrance to this building have scope for 
improvement and reconfiguration both in respect of the building’s heritage and to make better use of the space.  We 
have sensory therapists who hope to lease one of the classrooms from November and interest from a local family who 
wish to run a café from this building. 
 
Block D: The former sports hall 
This will always have a range of uses especially by tenants needing a larger and easily accessible space. We now have a 
lease, effective 1st August, with a community benefit society.  They will use the hall as a centre for recycling furniture 
and for providing adaptions and aides, all for people with differing but special needs. 
 
To provide workspace for small and micro businesses: 
Blocks B and TB: The 1920s school building with later flat roof two-classroom extension 
Enterprise and learning hub: The suite of classrooms and offices lend themselves well to work spaces, offices including 
hot desk/IT facilities, with a meeting room and archive facilities for local community purposes.  All classrooms have good 
services including sinks, heating, sockets, IT infrastructure and lighting. We are in negotiation with a few local small 
businesses about these spaces. We have leases with four tenants, effective from 1st August, and are about to sign a 
Practitioner’s Agreement for a weekly block booking. 
 
To provide outside space for the community and the environment to thrive: 
There is a sizable range of hardstanding, grassed and river bank areas that lend themselves to development into a 
community garden with sensory and food growing areas, relaxing seating areas, a number of play areas and an 
enterprise communal area for collection of the enterprise’s recyclable waste.  The hard-standing would allow for an 
extended car park at the rear of the old schoolhouse to support those working on site and for visitors with disabilities, 
leaving the current access car park for visitors and the Old School with one or two recharging points for electric vehicles.   
  

Staffing 

QCCLT is governed and led by volunteers, and volunteer involvement will be crucial to the success of the project. 
However, it is recognised that additional expertise and capacity is needed through dedicated staff members who can 
bring energy and focus to ensure that the project meets its occupancy and financial targets and to ensure ongoing 
financial viability.  
 
We have appointed an Operations Manager (OM) to oversee the enterprise, and an Administrator.  For the first two 
years these posts will be part-time (25 hours a week in total) with the focus being constantly reviewed by a Management 
Committee (MC) and as the site develops the employed time will also be reviewed.  By year three the aim is for these 
posts to be funded through the centre’s income. QCCLT will also contract the services of a cleaner. 
 
The OM will be a member of the MC and the primary responsibilities for this post will be: 
 

• meeting occupancy and income generation targets for the enterprise as set out in this Business Plan. 

• marketing the enterprise and its activities, specifically to the local and wider community. 

• working with the MC and tenants to ensure effective use and development of the property,  

• being a first point of contact with tenants and proactively dealing with day to day problems. 

• monitoring and evaluating the impact of the enterprise, and reporting on this to the MC.  
 
The Administrator will report to the OM and the primary responsibilities for this post will be: 
 

•  user bookings, payments and associated book-keeping,  

• records, minutes, reports, spreadsheet for compliance requirements using the Policies & Procedures,  

• website/social media update, 

• HR/payroll,  

• management of both the door security system and the cleaning of communal areas. 
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Volunteers (which include the Board) will play a variety of roles, for instance, assisting with marketing and events, the 
café/informal library, historical archive, garden development, other projects, as well as decorating, minor repairs and 
maintenance. 
 

15.  Advisors to the project 

The following organisations and individuals are involved in advising and supporting the CLT, previously with the 
acquisition and now with the setting up of the enterprise. 

• The District and Parish Councils  

• Wessex Community Land Trust Project/Wesex Community Assets 7 

• Diana Moore, Independent Social Enterprise Consultant  

• Nick Low through Bright Ideas funding  

• Batten’s Solicitors 

• Philip Hughes Associates 

• Access for All 

• SPARK8, a trading name for SSVCA (South Somerset Association For Voluntary and Community Action) 

• National CLT Network9  
 

Plus others that the QCCLT working group visited and researched. 
 
The share offer has been developed with the support of Diana Moore, Dominic Acland, Social Enterprise Advisors & 
Fiona Bevan, Accountant for Wessex Community Assets https://wessexca.co.uk/ 
  

 
7 https://wessexca.co.uk/ 
8 https://www.sparksomerset.org.uk/ 
9 http://cltnetwork.org/    

http://cltnetwork.org/
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Appendix 1: Directors’ profiles 

Rosemary Heath-Coleman Director & Chairman:  18 years with a division of Unigate, which led to membership of 
Unigate’s Salary Grading Committee, involving company organisational structures, management of Unigate’s transport 
purchase office. 19 years with Westland Helicopters leading from HR to Contracts to Project to Commercial and Bid 
Manager roles for a number of multimillion-pound international military contracts. Communications Coordinator and 
Leader of Global Mission Team at her church. Queen Camel Parish Councillor for 12 years, two as Vice and two as 
Chairman, also Leader of the Neighbourhood Plan Steering Group.  
 
Chris Bennett Director: Capital Projects Mechanical Engineer with wide experience in aerospace, railway infrastructure 
and construction working in quality management roles. Was National Business Manager to national construction 
company auditing Quality Management Systems to ISO9000 typically with project turnovers of £50m including, 
financial controls and contract compliance. Queen Camel Parish Councillor for nine years and currently Chairman of 
the Playing Field Committee. 
 
Jennifer Kosicki Director: was a licensee for 37 years followed by administrator in the Health Service, also Parish 
Secretary for St. Mary Redcliffe,  Bristol. Leads for CLT on links with museum service around the Roman archaeology 
associated with the Affordable Housing site the CLT developed. 
 
Peter Naylor: Director & Treasurer: Mechanical Engineering, used with control systems and simulation models of 
power stations for GEC. At Westland Helicopters he developed aircraft’s avionic systems. As Chief Software Engineer 
within the Avionic System he was responsible for signing-off aircraft as compliant with the requisite standards. He led 
a team of 50 software engineers on contracts worth tens of millions of pounds. He brings his considerable 
analytical/financial skills to the role of Treasurer. 
 
Simon Patton Director: Staff and Volunteers: Former Headteacher, HMI and was the Chair of Governors that project 
managed the development of the new school in Queen Camel. Now a Senior Civil Servant in the DfE involved in the 
procurement/contract management of multi-million pound projects linked to the professional development of staff in 
schools. 
 
Simon Stapely Director, Secretary: was educated at the French Lycée in London and Articled as a chartered 
accountant at Moore Stephens. In 1976 he was elected a Fellow of the Institute of Chartered Accountants.  From 1966 
to 1983 he worked for Credit Lyonnais; Westinghouse and in the film industry. In 1983 he started his own Chartered 
Accountancy practice.  He left this practice as Senior Partner in 2006 to commence semi-retirement. He brings 
considerable expertise to the board from his experience both in work and in serving the community for example as a 
parish councillor.  
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Appendix 2: CLT Organisational Structure          

 

 

 


