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THE ABINGDON ARMS, BECKLEY 

TENANT INFORMATION PACK 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The aim of this document is to give you, as a prospective tenant, some background 
information about the pub, its business, the community’s vision for its future, and the area 

around Beckley.  We hope that it will inspire you to investigate further!* 
 

Further information (including our Business Plan) is available on our website 
www.savetheabingdonarms.org. 

 
* The information in this information pack does not, and is not intended at any time to, form part of any contract. 

 

 

 

 

 

 

 

 

 

  

 

http://www.savetheabingdonarms.org/


 

2 
 

February 2017 – v2.0 
 

Introduction to The Abingdon Arms 
The Abingdon Arms is a traditional, Grade II listed, Cotswold stone public house dating in 
parts from the early 1700s. It is situated in the delightful village of Beckley to the north-east 
of Oxford, not far from the city centre, and surrounded by several other attractive villages 
which have traditionally considered The Abingdon Arms to be their “local”. Only one of the 
five surrounding villages still has a pub. The affluent village of Beckley has a well-established 
and highly-rated primary school, a medieval church and a brand new village hall.  
 
The Abingdon Arms has a comfortable and traditional wood beamed interior with three 
distinct internal areas and two wood burning stoves, and a delightful beer garden with 
beautiful extensive views across the Otmoor Nature Reserve. Upstairs is a spacious flat with 
a lounge and three bedrooms. 
 
The Beckley & Area Community Benefit Society Limited 
When The Abingdon Arms was put up for sale in 2016 by Brakspear pub company, members 
of the village and surrounding community got together, formed The Beckley & Area 
Community Benefit Society Limited (“BACBS”), and successfully raised the funds required to 
buy it.  The purchase was completed at the end of January 2017, and community working 
parties went in (with professional help where required) to clean, repair, and decorate the 
building, and to make a start on restoring the garden to its former glory. 
 
BACBS was formed in accordance with the Co-operative and Community Benefit Societies 
Act 2014 and is therefore registered with Financial Conduct Authority.  The shareholders 
elect the management committee which is responsible for, amongst other things, selecting 
and entering into a lease with a tenant. 
 
The Abingdon Arms will continue under the ownership of BACBS, and it is BACBS which will 
liaise on behalf of the community with you as a tenant.  The BACBS will not interfere with or 
be involved in the day to day management or running of the pub – this is the tenant’s 
business after all! 
 
Brief History of The Abingdon Arms 
Like the rest of the village (and the neighbouring village of Horton-cum-Studley), The 
Abingdon Arms was owned by the Earl of Abingdon and family from 1682 until 1919 when 
the Abingdon Estate was sold by auction.  It was described in the catalogue as “The Well 
Known Inn being the Abingdon Arms with 20 acres including barn, orchard and pasture”. 
 
The Abingdon Arms has enjoyed the custom of numerous literary and other prominent 
figures. Evelyn Waugh favoured the pub, and needed sometimes to stay the night! It is said 
that Lewis Carroll, when writing ‘Alice through the Looking Glass’, was inspired to introduce 
the chess board when looking from the Abingdon Arms’ garden out over Otmoor at the 
chequerboard pattern of fields.  
 
Before its purchase by BACBS, The Abingdon Arms was a tied house.  It is now free of all ties 
and, as the new tenant, you will be free to create your own business and further interesting 
episodes in the pub’s rich history. 
 



 

3 
 

February 2017 – v2.0 
 

Operating and Private Facilities 
The trading area is traditional and wooden-beamed with an integrated seating area and a 
separate dining facility. 
 
The pub currently has up to 52 covers delivered from a spacious catering kitchen and there 
is every opportunity to expand food sales. Outside, there’s a small front terrace with seating 
and to the rear a terraced, well-appointed garden with around 16 tables as well as a 
potential separate smoking area. There is also a private car park for around 15 vehicles plus 
on-street parking.  
 
The spacious upstairs private accommodation is suitable for a couple or family, and includes 
three bedrooms, bathroom, kitchen/ landing area and lounge, with lovely views over the 
surrounding countryside.   
 
The Business 
Based on our knowledge of previous tenants’ levels of trade, our business plan envisages 
turnover of £275k in the first year, growing to £400k by year five (see the website for the 
detailed Business Plan). 
 
Rent    - £23,000 + VAT in the first year, payable monthly in advance 
Security deposit  - 3 months’ rent 
Fixtures and fittings  - estimated at £11,000 (subject to professional valuation) 
Business rates  - £483 p/m (tbc by South Oxfordshire District Council-SODC) 
Council tax   - Band B (tbc by SODC) 
 
We intend to award an initial 3-year lease.  If the tenant is successful, we will look very 
favourably at extending it for a further 10 years or more. 
 
Tenant 
It’s vital for the pub to succeed that we find the right tenant.  The following are some broad 
guidelines on what the successful candidate is likely to offer (but we are open to be 
persuaded by you that your qualities are those that we need!): 
 

 Previous experience running a successful pub or restaurant 

 Passion for real ales to wine, food and great service 

 Ability to create a warm, welcoming and friendly pub 

 Commercial acumen and marketing experience 

 Engaging personality, self-motivated, hardworking and hands-on approach 

 A willingness to work with BACBS to achieve our vision of “more than a pub” 

 Ambition and determination to succeed and expand the pub’s business in the future.  
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Beckley Village and Surrounding Area – Business Opportunities 
Beckley is a quiet village situated off the B4027 Wheatley to Woodstock road. The Parish 
comprises 260 properties and has just over 600 inhabitants. The five surrounding villages 
have a combined population of about 1200. 
 

 
 
Beckley has a thriving and highly-rated primary school which serves the surrounding villages. 
For a number of years, tenants of The Abingdon Arms have allowed parents access to the 
pub car park when delivering their children to, and picking them up from, the school. The 
school population offers significant potential future business to the pub; for example, 
parents have asked repeatedly whether a café could be provided at the beginning and end 
of the school day. 
 
The village hall has just reopened after a complete rebuild, and can accommodate 100 plus 
people for a variety of events. BACBS has liaised with the village hall management 
committee to ensure cooperation between the village’s pub and village hall. Opportunities 
for collaboration are open for the pub’s tenant to explore, for example in hosting wakes 
(see below). 
 
Beckley does not have a village shop, but many residents make good use of the village shop 
in Stanton St John. There is strong support in Beckley for provision of a small shop at The 
Abingdon Arms, and we have discussed with the proprietor of the Stanton shop the 
possibility that she could supply and support a small satellite shop at the pub, selling a 
limited range of essential, day-to-day items such as fresh bread, milk etc.  
 
Stanton St John also has a Pick Your Own farm with farm shop and café which offers local 
seasonal produce. Stanton is the one neighbouring village to have its own pub, actually two 
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pubs, one of which – The Talk House - is an up-market gastro-pub. The Talk House and the 
Abingdon Arms are the two local pubs which provide facilities for wakes, a significant trade 
because the Oxford crematorium is just a mile or two from both villages. 
 
Horton cum Studley has a nearby butcher’s shop which serves the local population and a 
number of pubs in the area, including the Michelin-starred Nut Tree at Murcott on the other 
side of Otmoor. A near neighbour of The Abingdon Arms can supply game birds in season 
and venison year round. 
 
On Otmoor, below Beckley, there is an extensive nature reserve owned and managed by the 
RSPB, whose office is in farm buildings just outside the village. Birdwatchers and other 
visitors to the reserve, as well as RSPB staff and volunteers, represent a significant potential 
customer base which has not been fully exploited by The Abingdon Arms for some years.  
 
Similarly, although not on a main road, Beckley benefits from being on The Oxfordshire Way 
(a long distance path across the county) and a National Cycling Network route, attracting 
many walkers and cyclists through the village. There is significant interest among 
Oxfordshire cycling clubs to use The Abingdon Arms as a coffee and cake stop for club rides. 
 
In terms of transport, Beckley is very well served by roads and trains and is close to Oxford, 
the A40 (London, Cheltenham), M40 (London, Birmingham), and A34 (Bicester, the south). 
Islip has a rail station with direct trains to Oxford, Bicester and London.  
 
Other local amenities are a leisure centre (pool and gym) in Barton on the Beckley side of 
Oxford, and a golf club between the village and Horton cum Studley. 
 
Vision for the Future 
We intend that The Abingdon Arms will offer a warm, welcoming and friendly atmosphere.  
Taking account of a recent community survey which attracted a high number of responses (a 
summary is available to potential tenants), it should be a “traditional” village pub, selling 
predominantly local ales, as well as some national brands.  Quality wines, craft beers, 
speciality spirits, quality soft drinks, coffee, tea and snacks should always be available.  Food 
should be of good and consistent quality, simple, seasonal and sensibly priced, with fresh 
ingredients sourced locally whenever possible. The majority of respondents to the survey 
asked for good pub classics and a changing, imaginative specials menu, with more than 
token vegetarian options. 
 
We have applied successfully for funding from the government’s ‘More than a Pub’ initiative 
with a view to enhancing the range of amenities offered by The Abingdon Arms to the 
community, and thereby expanding the pub’s customer base. The initiative has an 
underlying public health motive, aiming to support the physical and mental wellbeing of the 
local population. These include the small shop and café functions mentioned above, and 
also:  

1. facilitated coffee and lunch ‘clubs’ for elderly, disabled and isolated local people 
2. a range of pub games which might develop into clubs 
3. organised walking groups which start and end at the pub 
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4. a cycle repair and hire service, in conjunction with a business operating from Stanton 
St John. 

 
Fundamental to our ‘More than a Pub’ application is a proposed improvement to access for 
people with disabilities, who are currently poorly served. In particular, the toilets need to be 
reconfigured and modernised, and this work will account for most of the very substantial 
grant and loan we have been offered. 
 
Looking further into the future, when the pub’s core business has been re-established and 
grown successfully by the tenant, we would like to look into the viability of constructing a 
rear restaurant extension which would allow diners to enjoy the wonderful views over 
Otmoor year round.  
 
 

More information  
Additional information, including our business plan, can be found on our website - 
www.savetheabingdonarms.org.  If you need more specific information that can’t be found 
in this information pack or on the website, or there is anything you’re not clear about, drop 
us a line on 07770 331 977 or beckleycbs@gmail.com.  
 
 
How to apply 
1. Send us your completed application form and your CV to beckleycbs@gmail.com. 
2. The application form can be found on our website, or simply email us and we can send it 

to you via email. 
3. Once we receive your completed form, we’ll aim to get in touch with you within seven 

working days. 
 
References 
The Abingdon Arms, High St, Beckley, Oxford OX3 9UU - Viewings by Appointment Only. 
Find us on Google Maps – Click Here.  
Parish Council website - http://www.beckley-and-stowood-pc.gov.uk/ 
Facebook pagehttps://en-gb.facebook.com/Save-The-Abingdon-Arms-1801705896709176 
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