
Co-operative development workers united for community wealth

BUILDING BACK BETTER:
CO-OPERATIVE DEVELOPMENT HUBS

Offer of Community Shares

Applications conditional on SEIS tax relief welcomed

Closing date: March 31st 2022



What is the Community Shares Standard Mark?

The Standard Mark provides a framework for societies to develop high quality share offer 
documents with support from CSU accredited practitioners.

The Community Shares Standard Mark ensures that community share offers are clear, honest
and transparent. They also ensure that investors are presented with all the facts they need to
make an informed decision and these facts are supported by annual accounts and/or the 
business plan. 

Standards are overseen by the Co-operative and Community Capital Committee, a member 
group of Co-operatives UK with representatives from across the sector. 

Previous page picture: Gillet Square, a development by our member Hackney Co-op Developments; superimposed on 
plans for a co-op development in Somerset.

“With co-ops we can do more than weather the economic 
storm caused by COVID-19. We can help meet the biggest 
challenge of our time, by rapidly reducing environmental 
harms while still living in a way that engenders widespread 
wellbeing. And we can do it in ways that are fair, democratic, 
empowering and aspirational.”

The Directors, Development Co-operative Limited



Executive Summary
This is an invitation to invest in a new co-operative venture that seeks to develop a series of 
hubs for co-operative enterprise. This is a pioneer offer for a business with no trading track 
record and uncosted plans, and so there is more risk to capital than some other offers of 
community shares.

Our co-operative brings together member owned co-op development bodies, individual co-op 
practitioners and social investors in a ‘multistakeholder’ co-op. Investors will be supporting 
mutuals, trusts and workers co-ops, as well as many experienced co-operative consultants, as they 
tackle the biggest problems facing our country in the wake of Covid-19.

 How do communities find work for the millions of unemployed and underemployed?
 How do we reinvigorate local economies shattered by the loss of small businesses and the 

stagnation and cynicism in transnational plcs?
 How do we bring people back together when conventional workplaces and high streets 

are in decline?
 How do we fix our broken relationship with the earth’s ecosystems?

We believe that co-operatives have the answers – but that effective coordination requires a new 
level of engagement between communities and experienced development workers.

Our goal is to raise £150,000 of working capital to launch development projects in at least three 
cities which will lead to community owned mixed developments. Once we have exceeded the 
£75,000 minimum, we may also go on to raise an additional £250,000 for investment in fixed assets,
which may not be tax advantaged. 

In each development we’ll seek to include a balanced mix of flexible workspace and affordable 
housing, at least one robust co-operative enterprise as an anchor tenant, and in-house co-operative
advisors. We’ll be working in partnership with a local community co-op to embed the practice of 
supporting co-ops. That way, the area around the hub will continue to see co-operative 
development and community wealth building over the long term.  

At the same time, we will pool our resources to secure public sector contracts and grant funding to 
strengthen the co-op movement across the UK. This enables us to take on jobs that would be out of
reach of our members working alone.

Key facts:

Minimum to be raised: £75,000 Proposed closing date: March 31st 2022

Maximum to be raised: £400,000 Share type:  withdrawable, full risk

Purpose: no more than £150,000 will be used for working capital at risk; sums in excess of that 
amount will be ring-fenced for investment in fixed assets.

Minimum individual investment: £500 Tax relief: SEIS, subject to qualification and on 
working capital only.

Maximum individual investment: £15,000 Interest: 4%, normally credited as additional 
shares on the same terms

While 4% interest is our target, we may seek the consent of members to vary this rate as 
circumstances require. While our goal is to enable withdrawal from three years after the date of 
issue you should be aware that withdrawals are likely to be in stages over several years. 



They are full risk shares, and while every effort has been made to accurately evaluate income and 
profitability you may be unable to recover the full amount if losses exceed gains. 

Our financial forecasts suggest that we can proceed to implement a limited version of our plan in 
the event that we raise just £75,000. However, this route delivers benefits to significantly fewer 
communities, and would take us to reserves of just £15,000 in 2024. By contrast we might well 
reach £55,000 if we achieve our full investment target. 

The closing date for investment is as stated on the front cover of this document (though the board 
may extend this, if it is likely to improve the outcome).

We have prepared forecasts on the basis of no further resources being available to us; however, in 
practice we expect to seek further investment in our growth in coming years. In particular, we want
to be able to make capital investments in development sites. You should expect this share offer, if 
successful, to be followed by others relating to specific projects.

This offer is ideal for sophisticated social investors who are over 18, UK residents, comfortable with 
risk and who wish to support the development of a stronger co-operative economy, in particular 
through the expansion of the co-operative development and support sector.

This is an unregulated investment with no rights to statutory compensation or complaint. It may 
be employed as working capital, with no fixed assets on the balance sheet. It is best suited to 
experienced social investors, and you should not invest money that you cannot afford to be 
without.

Picture: One of our members, Somerset Co-operative Services, established this hub in Taunton in 2016. It has provided incubation for 
several co-ops, and access to the local Credit Union.



Development Co-operative – more 
than the sum of its parts

As a consortium of UK Co-operative Development Bodies (we’ll just say ‘CDBs’ from here on), 
The Development Co-operative Limited aims to see high quality support for co-ops across the
UK. That support should be delivered through a network of locations where new and existing 
co-ops are based alongside development workers – ‘co-op development hubs’.

Since registering in 2014, our directors have spent some time exploring options for 
consortium bids, fundraising, and expansion into new areas. While this has built a 
considerable amount of knowledge and understanding, we need at-risk funds to put our 
plans into effect.

Our members include some of the most experienced co-operators in our sector, but we still 
want to raise standards. We use peer-to-peer evaluation processes and new standards and 
guidelines to ensure that our services best meet the needs of a growing co-operative 
economy. We need co-ops to be the best they can be, to solve the range of market failures 
that threaten our future.

We believe co-operative development must include:

 consultancy and specialist advice, including a capability to provide a comprehensive service 
even to unfunded startups.

 consistent promotion of co-operative values and principles, and the co-operative business 
model

 critical analysis to ensure that the sector lives up to its claims and its potential
 community organising, where that brings teams together around co-op solutions to the 

community’s problems
 brokerage of investment deals between co-operatives and the funders, lenders and social 

investors that can support them
 strategic coordination within the co-operative movement in an area or sector

We are particularly keen to see new CDBs established that are accountable to the co-op 
movement in their locality. To be sustainable they will need to benefit from long-term 
financial support from those co-ops that have benefited from their services. This can be 
developed with the support of social investors, and backed by fixed assets in common 
ownership. 

That’s why this plan focuses on co-operative
development hubs.

These are prominent mixed-use centres where one or
more substantial anchor tenants underpin a diverse
ecosystem of co-operation. That includes new and
developing worker-led co-operatives, housing and
energy co-ops and a wider co-operative culture. At
the heart of these mixed developments will be
flexible workspace suitable for social entrepreneurs.
The whole site acts as a beacon for the social
economy in the area. 

It’s not a completely new idea – we are learning from
projects in Birmingham, Somerset, Sheffield and
London. Our members have the necessary expertise
and are ready to take up risk-sharing contracts to
build and support the new, local mutuals that will
own and manage hubs in perpetuity.

Services for Somerset

Could a largely rural county few established co-
ops support a specialist incubator? SCS CIC 
wanted to find out, and worked with local 
climate and social justice activists to find a site 
in the county town of Taunton. 

The centre on East Reach (see picture on 
preceding page) has been a vital place to meet, 
organise and work for local co-operators. The 
building is owned by a local Community Land 
Trust developed by Somerset Co-op Services 
(SCS). There were just three staff working there 
when it opened in 2016 – there are now five.

SCS is a Development Co-op member, and 
planning more centres around Somerset itself.



Imagine if every city and county in the UK had a centre like this.

A place for enterprise that was not narrowly focused on private gain but that saw the 
potential of all the people around. Customers, visitors, workers and neighbours could gain 
skills, influence its development and realise their own hopes for the future. It would be a 
home, or a workplace, for some; but a meeting place for all those wanting a better world.

Imagine a place that you could live and work with dignity and real opportunity. You’d know 
your work would inspire and support others through networks and services extending across
the region. Imagine shops, amenities and production facilities that were innovative, inclusive
and ecologically sustainable. You’ve seen the pieces of this jigsaw in isolation, but imagine 
them brought together in purpose-designed buildings and replicated across the UK.

We have to invest and work together to make this happen. This first share offer allows us to 
bring together the first local teams, draw up realistic plans and analyse options to find the 
best way forward. It’ll involve a lot of documentation and calculation before we actually start 
to build, or indeed open a hub. Wherever this has been done, it has proved worthwhile. The 
added value to an urban area is not only desirable, but also profitable enough that the initial 
investment can be repaid with interest.

A Victorian mill finds a new lease of life 150 years on

Sheffield’s Aizlewood Mill is an excellent example of a historic building being repurposed, and 
the way in which the tenants are all members of a co-operative management structure is 
impressive. It was bought for £1 by the local co-op development body and renovated in 1989. 
They found that the pressure to fill tenancies meant they moved away from housing just co-
ops, and developed expertise in business-to-business co-operation instead. 

A challenge for Development Co-op is to ensure that the business model of any workspace is 
flexible enough to remain focused on co-ops. It may be that historic building like this are too 
complex compared to purpose built units.

We must learn how in Sheffield the tenants formed such an effective community. The mutual 
aid at Aizlewood’s Mill is a key selling point to tenants who praise "...the flexibility, fab reception 
staff and community atmosphere."



Our proposed trade
Rather than be overly reliant on grant funding that is unpredictable and entails competing with equally 
worthy recipients, we set out to plan a scaleable trade. 

It is based on direct interventions to establish co-operative development hubs. We will target neglected 
urban sites ready for repurposing as sustainable mixed communities. Needs such as employment, 
affordable housing and infrastructure for low carbon living can all be met by building homes and 
workspace on neglected urban sites.

There is growing evidence that investment in shared workspace with specialist advice on hand and access 
to investment networks creates high quality jobs.  Co-operatives can get more benefit from the interactions 
resulting from co-location. We will learn from the experiences of existing business incubators (which is both
good and bad) and pro-actively engage in communities where they can be established.

However, funded and commissioned work that employs the unique skills set of our members remains 
essential for maintaining co-op development as a desirable career path. This may be in response to tenders 
(our first success was a bid to provide UK-wide conflict resolution services to communities); or it may be a 
proposal that we have developed and put before grant making bodies. Either way, it enables co-op 
development workers to be part of nationwide projects. We will particularly seek out funding for enhancing
the capabilities we need to add value to co-operative development hubs.

Transformational action in communities with untapped potential.

Those capabilities already include community organising – something that our members have many 
decades of experience in. We will muster teams to design and construct shared spaces where specialist skills
and social investment support co-operative work and lifestyles. Housing is a crucial component of any hub 
because it brings together new communities around co-op services.  

Affordable and occupier controlled housing is popular, and so it brings added value and stable revenue to 
our business plan. We’re also interested in what kind of retail is needed in each area and the leisure facilities 
that may be lacking.

We are evaluating suitable sites and consulting with local stakeholders, with the goal of acquiring freehold 
ownership. Development Co-op aims to become the owner or part-owner of a network of sites on which 
locally managed co-operative hubs can be built. The skills and knowledge of our members are backed up by
both the goodwill of clients and a growing portfolio of fixed assets.

Our partners will be a mix of co-ops and community enterprises themselves, local to the area, and often 
(though not necessarily) will include a Community Land Trust. We will contract with key participants to 
manage delivery of the development so that afterwards they can run some or all of it with profits re-
invested locally.

Hackney benefit from their efforts towards regeneration

Hackney Co-op Developments was founded in the 1970s and quite early on had the chance to acquire 
and improve a local building. They decided to offer affordable workspace to local social enterprises. 

The value of the assets that they created 
has provided has provided them with 
additional resilience. Development Co-
op will benefit from their immense 
experience in building renovation and 
business tenancies.

Gillett Square (pictured) was completed 
in 2006. It provides a vital piece of 
public realm where it is needed most. 
The urban area of Dalston is in the 10% 
most deprived wards in the UK.



These clients may secure the funding to pay for our
services from a number of sources – grant funding, loans,
their own community share issues and / or the sale of
improved assets. Each case will be unique, responding to
local opportunities and constraints. However, we will
embed a long term commitment to co-operation in the
legal structures of ownership in every case.

We will be an attractive partner for such community
enterprises for two main reasons: our range and depth of
skills and experience; and our willingness to work ‘at risk’. 

Invoices for early stage investigations will be due only
when success gives our client the resources to pay. We
will have the confidence to do this because of a strong
link to the project through its governing document: we’d
expect to see an undertaking to tithe a share of future
profits to co-op development, and powers to co-opt
directors to the local board if needed.

There are three components to a successful co-op hub
project:

 A mix of housing and workspace:

Co-operatives can, by their nature, get more 
benefit from the interactions resulting from co-
location. We have learned from existing business
incubators that they can be effective in nurturing
new businesses. Post Covid, new office space 
must be flexible, digitally connected, adaptable 
and shared.

Housing is a crucial component of any hub. It 
allows us to bring together new communities 
around co-op services, because of the 
widespread need for affordable and occupier 
controlled housing. It also brings added value 
and stable income to the overall business case. 
We’re also looking at the kind of retail that might
add to the local area, and the leisure facilities 
that may be lacking. 

 Replicated co-ops: 

A key goal for us is to analyse the success factors
behind some of the most promising co-operatives
in the UK. With those we can recruit participants to

Stirchley Co-op Development

The requirement for residential units 
was drawn from a perceived affordable 
housing need in the area whilst the 
retail element is drawn from the need of 
the Co-operative’s members for new

premises. Three businesses will take up 
residence in the new scheme. These are 
Artefact, Birmingham Bike Foundry and 
Loaf. These businesses are presently 
located in retail premises on Pershore 
Road which are not ideal for their 
development and growth.

The building will be owned by Stirchley 
Co-op Development. Their members are 
the residents of the flats (of which there 
are over thirty) and the businesses 
below. The building will be run on 
Somerset Rules for Co-operative 
Societies with a constitution agreed to 
by all members. Regular meetings with 
votes fairly distributed will decide on 
issues as they arise.



replicating these models elsewhere. Any successful hub will need a thriving co-operative 
enterprise at the heart of it. The ‘Community Wealth Building’ approach shows how strong local 
partnerships can underpin rapid creation of jobs and local self-determination.

 Embedding specialist co-op development services 

Ultimately, we want to see entirely new co-op development bodies emerge. Steps in that 
direction include local investor networks, co-operative media and networks, and strong 
links with CDBs in neighbouring areas.

The market for these services is well understood by us, and by engaging with suitable 
communities and using contacts within existing organisations we can expect to develop 
three projects a year at first, rising to an average of five or six a year. A typical intervention of 
this sort will involve committing labour worth thousands of pounds over six months before a
go / no go decision is reached – and at this point we must assume that some will progress no
further.

However, most will be able to assemble the key ingredients.

Firstly, there should be a passionate network of local community activists that can act as our 
client. Next. a property market offering a substantial development site where a well planned 
construction project (either new build or a transformative conversion) can create lasting 
value.  Finally there must be one or more gaps in the market for a suitable ‘anchor tenant’ – a
co-op replicating or enlarging a proven business model.

DC work will typically be delivered as multi-disciplinary project management filling the gaps 
in the support that may already be available. It will involve coordinating specialists in fields 
such as architecture, planning and engineering. There are some services that are likely to be 
involved in any hub development:

    • Registration of a legal structure for community or co-operative control of assets

    • Facilitation of visioning and business planning meetings

    • Procurement of professional services able to work with a community organisation

    • Consultancy and advice on share issues, loan finance and grant funding

    • Financial modelling and other support with long range strategy

    • Establishment of financial monitoring and reporting systems

    • Back office services including secretarial, bookkeeping and member relations

There are deep roots in the co-op movement for this approach. The founding document of 
the Rochdale Pioneers, who established one of the earliest consumer cooperatives in 
England in 1844, expressed a vision that went far beyond the simple shop with which they 
began: 

"That as soon as practicable, this society shall 
proceed to arrange the powers of production, 
distribution, education, and government, or in 
other words to establish a self supporting home-
colony of united interests, or assist other societies 
in establishing such colonies."

Academic research has shown that incubators are effective in generating economic activity, 
creating jobs and supporting innovation. In fact they benefit precisely from areas of strength
for the co-op movement: diverse work but unity of values; specialised investors; high quality 
and progressive products; and education and skills. 



Our target locations
We have three locations which are particular areas of focus in 2021:

Bath

Bath Co-op Alliance has worked hard to stimulate co-op development, and we hope to 
enable our members in Bristol, Somerset and beyond to add their weight. The area has 
historically been supportive of co-ops, and there is considerable existing provision of social 
enterprise support.

There are often properties for sale suitable for mixed use developments with a strong co-
operative identity. The picture here shows a visualisation of one such riverside development 
site.

A development like this might provide
the seed for a future CDB serving Bath
and NE Somerset. Initial desk research
based on sites that have been on the
market recently has added to
confidence that there is scope here.

Nottingham

Nottingham has not had a co-operative
development body for the city or the
wider county for many years, but co-
operation is nonetheless well
established there – not least as a result of the work by Radical Routes which has supported 
housing, worker and community co-ops in the heart of the city. 

As well as several housing co-ops, including Nottingham Student Housing Co-operative, the 
city has a strong credit union (recently merged with that of Lincolnshire) and  
Nottinghamshire Community Energy. We have been invited to present ideas to the local 
authority, and they have indicated that they are open to exploring them with us.

Reading

Reading has some successful and distinctive co-ops but has never had a co-operative 
development presence; indeed there are few CDBs in the central England area. We are at an 
early stage of discussions with local co-operators regarding the prospects for a significant 
co-operative initiative there. The successful social enterprises already present in the town, 
coupled with the strong expansion of the local economy in recent years, lead us to think that
it could support a co-operative development service of its own in time.

Several other locations are on our
radar, and we have the flexibility 
to allocate resources to where 
they will have the most effect.

The focus of this plan is to accelerate 
community development – a task that we 
know we have the skills and capability to do, 
and which there is clear need for.

Picture: Reading International Solidarity 
Centre (photo: Berkshire Live)]



Governance
Development Co-operative has three classes of share. Our user members are co-operative development 
practitioners, and we reserve 50% of voting rights in general meetings for mutual co-op development 
bodies that have a membership and trade not for profit but for a social purpose. A further 25% of voting 
rights are for other co-op development workers and organisations, and these two classes ensure the people
with the most direct knowledge of the business and market to take effective day-to-day decisions. 

Like all co-operative societies, within each category of membership voting is on the basis of one member, 
one vote at general meetings. Non user members (our investor members, and other supporters) have 25% 
of the votes which enables them to veto changes to the rules, mission, or terms and conditions of shares. 
They have sufficient power in the co-operative to protect their investment, and as profits allow share 
withdrawals, they will have priority ahead of user members. 

We welcome participation from non-user members – they have the same powers to propose motions and 
receive information about the work of the co-op as any other member, and can stand for election to the 
board as long as there are three user members for each non-user serving as directors.

Our annual general meeting normally approves financial accounts, and also a social impact report; reviews 
the interest paid on share capital, and the opportunities for member participation in education and 
oversight; and elects a board of directors. Our current board is:

Alex Lawrie (Treasurer)
Alex Lawrie is a founder member of Stepping Stones and Cornerstone Housing Co-
ops, Footprint Workers Co-operative, the Ecological Land Co-op, GO-OP, and of the 
CDB where he now works, Somerset Co-operative Services CIC.

He studied politics at Leeds University, and in 2017 he completed a Masters Degree 
from the University of Bristol in Strategy, Change and Leadership. 

He is the author of ‘Empowering the Earth’ (Green Books, 2000), and Simply Finance 
(Co-operatives UK, 2011).

Martin Strube (Secretary)
Martin is a Canadian anthropologist resident in the UK for over 30 years.  He is 
currently at Co-operative Solutions – a co-operative partnership.  He is experienced 
in project management, economic regeneration, strategy development, and 
democratic processes (largely in Local Government and the Co-operative and Trade 
Union movements).  He has company and charity law experience and an extensive 
background in business advice and consultancy.  He is also well versed in change 
management in regeneration and educational settings.  

Ian Wilson
An experienced co-operative and community business supporter who works 
through CASE (Leicestershire’s co-op development body for over thirty years) and 
also TH!NK FC, a community business for sharing tools for better thinking and 
supporting community action. He has a background in projects around place based 
community action and is based in the East Midlands. 

In co-operative business planning, Ian takes a strengths based approach starting 
with what is strong in a community and looking to develop understanding and 
confidence as we work together: "as simple as possible, as complicated as necessary".

John Merritt
John was born in 1959 and has a Master of Philosophy, Diploma in Social Work, 
Certificate in Co-operative and Social Enterprise Support and Credit Union 
Development Education. He has been working in the Co-operative and Social 
Enterprise Sector since 1998. Specialist areas of support include Credit Unions, 
Health and Care and Co-operative Movement development. John has been project 
coordinator for Southampton Co-operative City project.



Josef Davies-Coates 
Josef Davies-Coates is a researcher, writer, speaker, workshop leader, event producer,
permaculture designer and founder of United Diversity; a cooperative dedicated to 
empowering people, building community, developing co-operatives and creating 
commons.

He plays an active role in the FairShares Association for multi-stakeholder co-
operation in member-owned social enterprises.  He previously served on the Board 
of Co-operatives London and was recently invited to speak to the Greater London 
Authority's Regeneration team on the role of co-operatives in regeneration. 

He regularly consults and advises co-operative and community enterprise start-ups 
on organisational design, legal structures, crowdfunding and community shares, and
as co-founder of The Open Co-op was part of organising team for the Open 2017: 
Platform Cooperatives event in London, UK in February 2017.

Douglas Racionzer

Douglas was born  in Africa. As a young man, irritated by an unfair jump in the cost of
coffee at the University of Cape Town where he studied, he set up a cooperative café 
that was still operating in 1995 after 15 years. While in exile for nine years in the UK, 
he worked in a home for disadvantaged youth while simultaneously writing a 
manual that sold enough copies to finance his return to South Africa.

In 1995 Douglas had gained enough experience to become an instigator for the kind 
of change he wanted to see in his homeland. In1998, he began offering a retail skills 
course and when he followed up on the students who had failed to find 
employment, he discovered an immense opportunity to transform township shops 
into economic and social development opportunities and founded Emerging Market 
Services to support this.

Today he works for Hackney Co-operative Developments as an advisor to the social 
and locally owned enterprises associated with HCD’s extensive portfolio of 
supported workspace.

Graham Mitchell

Since working with Co-operatives UK on sales and technical support services 
for .coop domain names in the UK and throughout Europe, Graham has gone on to 
be involved in some of the most innovative co-operatives in the UK.

He is a director of Platform 6 Development Cooperative Ltd,  Colne Valley Equitable 
Care Society Ltd,  and Ooooby UK Limited. He also plays a leading role in The Digital 
Life Collective - an innovative international co-operative focussed on enabling 'Tech 
We Trust'.



Our members
Co-operative Assistance Network (CAN)

CAN is a workers co-operative of specialist trainers 
and consultants. Established in 1989, CAN draws on 
a wide range of experience in developing the social 
economy sector and is now recognised as a leader 
in this field.

Hackney Co-op Developments

Hackney Co-operative Developments (HCD) is a 
local community economic development agency 
with a membership open to all those who subscribe 
to its co-operative goals and values. It is best known 
for its sensitive development of neglected sites in 
Hackney that now host numerous flourishing local 
businesses.

CASE Co-operative and Social Enterprise 
Development Agency

CASE aims to grow the impact of the co-operative 
and social enterprise economy in the East Midlands 
by delivering business support as well as 
developing and offering products and services that 
meet current and emerging business needs. 
Established in 1982, CASE is itself an employee 
owned co-operative.

Somerset Co-operative Services CIC

Somerset Co-operative Services follows 
International Co-operative Principles to help 
establish new social enterprises, and support 
existing ones, that are financially, environmentally 
and socially sustainable. Recent projects include a 
plan for the UK’s first co-operative train operator; 
and the development and launch of the Ecological 
Land Co-op. It is  a co-operative of service users - if 
you are a client of ours, or a co-op based in the 
South West, you are entitled to join as a full 
member.

Kabin – Social Enterprise and Co-op 
Development Cornwall

The Co-operative Development Body for Cornwall, 
with a successful track record of promoting and 
developing co-operatives and other forms of social 
enterprise - seeing many through from conception 
to well established organisations.

United Diversity

United Diversity argues that communities already 
have the knowledge, expertise, land, property and 
resources necessary to empower people, build 
community, develop co-ops and create commons. It
creates as many opportunities as possible for 
people to co-produce something tangible as a 
group of equal peers. A particular focus is digital 
tools for social action, and UD is a member of the 
Cotech network.

Co-operative Solutions

Co-operative Solutions offers consultancy, 
guidance, and advice to enterprise and to 
community organisations based on the 
internationally agreed co-operative principles.

Seeds for Growth

Seeds for Growth is a registered charity working 
closely with Tower Hamlets CDA which advances 
the quality of life for people from disadvantaged 
communities, primarily in London’s East End. They 
address cultural, social and health issues by creating
inspiring progression routes using arts, technology 
and action learning. We focus on improving health, 
wellbeing and access to outdoor community spaces.

Adrian Ashton Associates

A recognised, approved and accredited provider of 
advice, consultancy, training and research to various
social enterprises, charities, sector bodies and other 
organisations.

Greenwich CDA

Greenwich Co-operative Development Agency 
(GCDA) is a voluntary organisation established in 
1982. They provide self help, training and enterprise
support for individuals and communities where 
people experience disadvantagegest credit unions 
in the country and Greenwich Leisure (now going 
nationwide as ‘Better’). Current work programmes 
embed social, economic and environmental 
sustainability. They focus on three areas: food, 
healthy lifestyles and community enterprise trading.



Trading forecasts
To be clear, Development Co-operative is a new business with very little track record of 
trading. However, it is possible to use our experience of similar development projects to 
create a forecast of how the business could develop. Our financial model is not based on 
costed spending and committed revenues. Instead we have described the parameters of 
‘typical’ projects based on our best available knowledge of the sector. We then aggregate 
these on the basis of our knowledge of the capabilities of our members and prospective 
members.

With that in mind, the model suggests that we might start with three areas of intervention 
and adding a similar or greater amount each year. Alongside this project work, we also have 
work on of bids and tenders which gradually start to contribute to meeting a share of our 
overheads. 

This allows for strong growth without exhausting financial reserves. After three years, the 
returns on the development projects are sufficient to start repaying shareholders. 

This shows how we manage cash, quarter by quarter. Because the co-operative can continue 
to expand and grow, it may very well be that the directors will in fact choose to launch a 
fresh share issue quite soon. 

Employment of share capital

Minimum scenario (£75,000)

Bids and Tenders £15,594.00

Project development £22,306.00

Internal management £22,022.50

Other administrative expenses £11,077.50



Overall, the investment in developing projects and tenders does lead to losses in the early 
years. However, subsequently we become profitable and quickly cover accrued losses. By the
end of the first five years we have begun to build our own common wealth.

We have prepared forecasts for a minimum scenario, in which we raise just £75,000 and 
projects progress more slowly than we hope; and also a more positive scenario in which we 
can implement plans more quickly and comprehensively with £150,000 working capital .

This pie chart shows how £75,000 would be employed. Almost a third is needed to establish 
the systems and operational resources that allow the business to function efficiently. 
Another third is the early work of developing CD hubs (a large part of which will be 
recoverable). Smaller amounts are used to develop bids for funding and contracts, and 
manage cash flow. 

The potential for an additional £250,000 of investment in fixed assets does not appear in 
either. That is because it is cash and profit neutral: funds will be ring fenced in low-risk co-op 
bonds until required, and will only be used for acquiring land and property through option 
agreements. In practice, the opportunity to purchase property directly without reliance on 
an untested local body is likely to allow us to mitigate risks and enhance returns.

It is clear that turnover takes some time to develop. There is a long period during which cash 
reserves are run down and the foundations of the business are laid. However, as projects 
reach fulfilment, larger grants and tenders are won, and membership begins to grow. 
Gradually turnover begins to exceed the overheads, and the first quarterly profits are 
recorded (though intermittently at first). 

As share withdrawals are enabled, the cash balance is brought down even as turnover and 
profitability increase. Overheads become progressively less of a burden as the management 
systems operate with efficiency borne of practice and confidence. We will wish to make 
further share offers. They will be focused on property acquisition and improvement so that 
our trade is backed by long term assets.



Find out more
Do please download the following documents from our website, www.development.coop:

 Our business plan

 Our accounts (please note that trading has been at a low level as we develop the business idea)

 Our rules

 Our policy documents

The return on your investment
We offer a ‘balanced return’  on your investment made up of a financial return in the form of 
interest and a social return. Our rules require us to monitor and report on these social and 
environmental outcomes annually alongside our financial accounts.

Interest will be paid on share capital at a rate of 4%, sufficient to protect the value of your 
investment.  This is a modest rate of return, and this should be regarded as a social 
investment made primarily to achieve social change in accordance with our objects. Interest 
will be paid shortly after the end of the calendar year, and will normally be credited to your 
share account. As we seek to attract larger amounts on investment, interest rates may 
improve, and if they do earlier investments will also benefit.

This is the only financial reward available. Shares cannot be traded at a profit, nor is there any
access to profits. Our rules are ‘common ownership’ meaning that a portion of profits must 
be reinvested for the benefit of future co-operators and on dissolution must be transferred 
to another enterprise with similar aims and values.

While we don’t yet have advance assurance of qualification for venture capital tax reliefs, we 
do expect to obtain it for working capital (see overleaf) and will advise applicants on the 
advance assurance received prior to closing the share offer. This provides an internal rate of 
return of over 20% for an investor who puts funds in in 2021 with SEIS tax relief, and 
withdraws them progressively in stages between 2024 and 2026. With some investor ‘churn’,
it may be possible for investors to withdraw all their funds in 2024 in which case the rate of 
return will be significantly improved.

It is important to stress that this is a full risk investment in working capital in an emerging 
market; the tax relief is justified by the higher than usual risk for an investment in a co-
operative enterprise.

Our policy on withdrawals is that social investors should expect share capital to be 
withdrawable no sooner than three years after it is invested – the SEIS qualifying period – 
and quite possibly later than that. User shares do not have a similar qualifying period, and it 
is our aim that sweat equity can normally be withdrawn within two years. However, user 
members understand that they must bear the greater part of the risk as they are in the best 
position to mitigate it. So, user share withdrawals will be suspended until there are no 
withdrawals pending for social investors.

After this period, we aim to allow you to withdraw some or all of your investment on a 
reasonable period of notice. Restrictions on withdrawals are however possible if the directors
deem it necessary to strengthen the cash position of the co-operative.

http://www.development.coop/


How to apply for shares
We do not yet have advance assurance of SEIS, but we are committed to meeting the 
requirements of the scheme and remaining a ‘qualifying business’. It is likely that only 
working capital (the first £150,000 raised) will be eligible as acquisition of development 
property will not involve sufficient ‘risk to capital’. 

We will apply for advance assurance once we have pledges totalling £20,000, and we will 
advise all applicants of the outcome before accepting their investment. If you are a taxpayer, 
you can therefore expect to include this investment in your next tax return and claim back 
50% of the sum invested as a tax relief. Like all such tax relief schemes, the funds must be 
invested for at least three years, or you will have to repay the tax. 

Applications must be received, with payment in full, by the deadline on the front cover 
(unless the board has chosen to extend it – see our website for details). Your decision should 
be based only on the information contained within this offer document. Shares are full risk, 
and if the co-operative does not perform as forecast their value may be reduced, and they 
could lose all their value. Do not invest funds that you cannot afford to be without.

 Each share is a £1, par value share. While it may lose value if the co-op sustains severe losses, it 
cannot increase in value.

 This offer is for class 3 shares which carry reduced voting rights. Class 1 and 2 shares are only 
available to worker members and have additional limitations on the interest they can earn.

 Individual members cannot hold more than 25,000 shares. 
 When you apply, your funds will be placed in a ring fenced account until the minimum is reached.
 Cheques may not be cashed immediately, and you will receive acknowledgement of receipt prior to 

the close of the share issue only if you provide an email address, or contact us by phone. 
 The Directors will decide whether to accept your application at the next available meeting; if it is 

accepted, you will receive a share account statement shortly thereafter, and if not you will be 
notified and any payment returned within one month.

 You will be required to supply evidence of your identity and address if the Directors deem it 
necessary in order to comply with the Money Laundering Regulations 2003.

 The board may at its absolute discretion decide not to issue shares to you, and does not have to give
a reason.

 If the offer is oversubscribed, an equitable formula will be applied to divide the allocation fairly.
 No interest is payable on funds returned because shares have not been issued. Up until the point at 

which your application comes before the Directors, you may at any time and for any reason choose 
to withdraw your application by notifying us by email, phone or post.

 SEIS3 certificates will be sent to all investors that have indicated they would like tax relief soon after 
funds have been employed. We aim to employ funds within six months of receipt, but we must do 
so according to the needs of the business to obtain best value and so this timetable cannot be 
guaranteed. We will advise you if there is any significant delay.

 Two persons living at the same address and having the same contact details may have a joint 
membership. They will have just one vote at general meetings, with the second named person 
being treated as an authorised proxy if the first is not in attendance. In addition, the second named 
person will be considered to have been nominated to inherit the shares in the event of the death of 
the first.

Once again, we must warn that this investment has no statutory protection; you are fully 
exposed to the commercial risks of the business; and the business is at an early stage of 
development in a complex and emerging market. If you do not feel confident that you 
understand the potential risks and returns, this is not the investment for you.



Application form
Name:

(or names of two persons with the same address, phone and email. Corporate bodies should give their registered name, number and a 
person who can act as the contact point)

Address:

Phone and email:

(we strongly recommend providing an email address that you can monitor regularly - it helps us greatly to stay in touch 
and will be used for important communications if you provide it)

I wish to apply for ____________ (500 or more, up to 15,000) £1 withdrawable shares in 
Development Co-operative Limited, becoming a member in accordance with the rules. In the
event of my death, I understand that the shares will be transferred in accordance with the 
law and the provisions of my will.

Please select only one of the following four options:

____ I am only able to invest funds where tax reliefs are available.

____ I would prefer to obtain tax reliefs but I am willing to invest without or with only 
partial relief.

____ I am not expecting to seek tax relief on my investment.

____ I can only  invest funds for acquisition of fixed assets, and understand  that no 
tax reliefs would be available because the ‘risk to capital’ condition can’t be met.

I am over 18 and a UK resident. My details will be held electronically, kept private and not 
shared with any third party. In order to comply with money laundering regulations, I 
understand that the co-operative may at its discretion request proof of ID before issuing 
shares.

I understand that Development Co-op will communicate with me regularly to advise of its 
progress and opportunities to participate, but will not share my contact details with third 
parties.

I understand that interest payments will be reinvested as additional share capital on the 
same terms as the principal, except that they are not subject to the three year qualifying 
period.

____ I have posted a cheque made payable to the Development Co-op to the address 
below; OR

____ I have made an electronic payment to 08-92-99 69887963 using my surname as 
a reference. 

Signed:

(If two persons are named, both should sign. Corporate bodies should include the date and nature of the meeting that granted the 
signatory their authority to sign. Receipt of funds will be acknowledged within a week if you have provided an email address, and on the 
close of the share offer otherwise.)

Date:

Please return to 10 East Reach, Taunton TA1 3EW, or scan and email to scs@development.coop. 



IT’S TIME TO 

Development Co-operative Limited

10 East Reach, Taunton, Somerset TA1 3EW

Tel: 0300 456 2265

info@development.coop

Registered as a co-operative society with the FCA number 32418R
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