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An Invitation to Invest
in a dynamic new partnership between an organic 
farm and a business park, with transformational social 
impacts that simply keep on growing.

Can an everyday business park impact the world around it 
for the better?

Can the highest farming and wildlife standards pay their way 
and win the sceptics over?

Yes they can, and it’s happening here. Join us now and 
together we will: 

	Foster more sustainable workspace for local businesses to 
value and grow their positive social impacts. 

	Improve more health and wellbeing, through biodynamic, 
organic stewardship of land and food. 

	Educate more schools, clubs, businesses and other groups, 
providing access to wildlife, farming, social impacts theory 
and life skills.

Investing now will put you at the heart of a radical new partnership 
between business, farming, education and leisure - a partnership 
you can believe in.

We aim to pay members a 5% financial return and see the social 
impacts grow and grow. 

For Open Days, Special Events and more, see:

www.stockwoodcbs.org
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this project is rooted in the ethical social revolution of the 19th 
century, strikingly relevant in today’s economy.
Our vision is to unite the Farm and Business Park in a fresh, 
common purpose; to significantly grow our positive legacy to 
people and planet. As a charitable vehicle*, SCBS will deliver 
an exciting programme of actions across a range of economic, 
ecological and social measures, transforming farmers, traders, 
customers and public. We will be a national exemplar, not just 
for what we are, but for who we are becoming.
your investment means we can take this route. Standard high 
street finance rooted in the status quo will not allow it. Only a 
mix of 21st century investors built on 200 years of industrial and 
providential tradition, can make this happen.

Let’s travel together.

Sebastian Parsons, Stockwood Community Benefit Society

“

”

*HMRC application made, May 2013
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the purpose is to purchase and place in trust the land and buildings 
at Rush Farm and Stockwood Business Park, a successful biodynamic-
organic farm and a fully-let rural trading estate. 

this will secure the Farm’s mission and enable a charitable vehicle 
to lead, change and grow both the Farm’s and Business Park’s social 
impacts.

A business park and organic farm, changing the rules, travelling 
together.

Prospectus approved by the Board of Stockwood CBS on: 16th May 
2013

Offer opens: 17th May 2013

Offer closes: 30th September 2013

Amount sought: £1,000,000

Minimum investment: £100

Maximum investment: £20,000*

* Larger amounts can be invested through loan stock, please contact us for details.

Corporate vehicle: Community Benefit Society, created under the Industrial & Provident 
Societies Act 1965
Registered in England as StOCkWOOD COMMunIty BEnEFIt SOCIEty LIMItED with the 
Financial Conduct Authority, co. no. 31920 R.
Principal place of business: England
the starting paid-up capital and reserves of the Society are £6.

Please note: the Stockwood CBS’s ‘deposit taking business’ is not regulated. Shareholders 
are not protected by any dispute resolution scheme or deposit guarantee scheme.

key Facts
this Share Offer is seeking to raise £1,000,000 through 
the issue of shares at £1 each from potential members 
across the united kingdom. 
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Rush Farm has been transformed.  Biodynamic 
methods have been particularly effective in promoting 
the biological activity of the soil, rebuilding its 
structure and fertility.  A mixed farming system of 
Hereford cattle, Lleyn sheep and some arable crops 
has been established.  Mixed farming with biological 
diversity is central to the Biodynamic approach and 
helps to build a healthy ecosystem.  Rush Farm has 
built a strong consumer group with links into the 
local community.  Again, local marketing and building 
community are key principles in the Biodynamic 
approach.

that’s why we’re investing in Stockwood CBS.

timothy Brink, Chair, Biodynamic Land trust

“

”
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Important Information
Stockwood Community Benefit Society (Stockwood CBS) accept responsibility for the 
information contained in this document. to the best of the knowledge of the directors of 
Stockwood CBS the information contained in this document is in accordance with the facts and 
contains no omission likely to affect its substance.

Prospective investors should read the whole text of this document and are advised to read with 
particular care the sections of this document headed

‘Information for the Issuance of Shares’ (pages 29-30) and ‘Risk Factors’ (page 27)

this invitation to subscribe for shares in Stockwood CBS is not regulated by the Financial 
Services and Markets Act 2000 or subsidiary regulations, to the extent that it is taking 
deposits by issuing withdrawable shares. therefore, the money you pay for your shares is not 
safeguarded by any depositor protection scheme or dispute resolution scheme.

Our shares are not “controlled investments” for the purposes of the Financial Services and 
Markets Act 2000. you do not therefore have the level of protection that you might otherwise 
be offered by the Act. In particular, this document does not need approval (and has not been 
approved) by an “approved person” under the Financial Services and Markets Act 2000.

this document is not regulated by the Prospectus Rules. those do not apply because there is a 
specific exemption for community benefit societies that conduct their business for the benefit 
of the community.

Should Stockwood CBS get into financial difficulty:
• We may have to suspend your rights to withdraw your shares
• We may have to write down the value of your shares
• You may lose all the money you pay for your shares
• You should buy shares only with money you can afford to have tied up, without interest, and 
without capital appreciation, for several years or longer.
you should buy shares only with money that you are prepared to lose. 

Advisers and bankers
Corporate advisers:
Resonance Limited, 42 St thomas Road, Launceston PL15 8BX

Solicitors: 
Coffin Mew LLP, Kings Park House, 22 Kings Park Road, Southampton SO15 2UF

Bankers:
triodos Bank, Deanery Road, Bristol BS1 5AS

For all enquiries contact:
Daniel Brewer, Resonance Limited
tel: 0845 0043432 Email: daniel@resonance.ltd.uk

Or

Sebastian Parsons, Stockwood Community Benefit Society
tel: 01386 791 007 Email: Sebastian@elysia.uk.com
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Letter from Founder
I grew up spending nearly every weekend on my grandfather’s 
biodynamic farm. It was one of the first of its kind in the UK. It broke 
all the normal rules of agri-business, adopting the highest possible 
standards of welfare and stewardship.

these values led to Elysia natural Skincare, our thriving business 
established in 1994, uk partner for the Dr Hauschka range. In 2005, 
we purchased the business park on which we rented our offices, plus 
the 191 acre farm that surrounded it. We straight away converted 
the farm to biodynamic methods whilst building the Elysia business. 
today, both are in good health and promote their values proudly. 

The Business Park has also flourished, fully tenanted with wonderful 
local firms. The Farm attracted them in the first place, and the 
relationship has never been warmer.

We have a unique opportunity. The Farm runs the Park’s environmental 
practice. It influences tenants, who engage with Farm life, some 
even lending a hand. Several share our explicit commitment to the 
environment and society. What is special is that even the traditionally 
‘un-green’ industries have told us: “We want new initiatives to increase 
our positive impacts.” 

Mainstream business can contribute so much more, but often lacks 
the opportunity. By working together, we are reversing that. We are 
changing the rules.

your investment will take this further. By putting the Farm in trust with 
the Business Park, we can lead the businesses in making greater social 
returns, and secure the work of the Farm in perpetuity. 
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The form of trust is the Community Benefit Society. It creates a 
community of people from far and wide to support its beneficial 
activity. As a form of co-operative, it is rooted in the ethical, social 
revolution of the nineteenth century, still relevant today. 

We hope you will join us. People who care about the environment and 
nutrition will invest to protect the Farm; people who want to be part of 
a renewal of capitalism will invest in our ethical business objectives.

It will be a partnership to believe in.

Sebastian Parsons

Founder, Elysia Commons and Stockwood Community Benefit Society, 
for and on behalf of the Board
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this is an invitation to subscribe for shares in Stockwood Community 
Benefit Society (Stockwood CBS), established in December 2012. SCBS 
aim to raise £1 million towards the purchase into trust of Stockwood 
Business Park and Rush Farm near Redditch, Worcestershire, to create 
an asset which will benefit the local rural economy, community and 
environment in perpetuity. the purchase price for the estate is £2.63 
million, and the balance of funds will be secured through loan finance.

Stockwood Business Park and Rush Farm are owned and managed by 
Elysia, a family partnership and business established by the Parsons, 
focused on ethical sourcing, manufacturing and retail. the Business 
Park is operated as a rural hub and generates rental income of 
£217,000 per annum. Rush Farm is a biodynamic organic farm with 
natural England ‘High Level Stewardship’ status. It is open to the 
public via footpaths and visiting days promoting its values and has 
developed a highly significant role in influencing sustainable practice 
amongst tenants of the Business Park. 

through selling ownership of the Business Park and Farm to 
Stockwood CBS the Elysia Partnership seeks to ensure that these 
become protected community assets that will increase their social 
benefits in perpetuity. SCBS’s objects focus on inspiring, educating 
and engaging local people in biodynamic and organic farming and 
applying environmentally sustainable technologies and policies to 
itself and its tenant businesses. the Business Park, through an active 
tenant thinktank, using a ten-point programme of measurable 
actions will change existing practices and grow the positive social 
impacts across the spectrum of businesses trading from it.

Executive Summary
A dynamic new partnership between an organic farm 
and a business park, with social impacts that simply 
keep on growing.
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Stockwood CBS has the benefit of a key investor, namely the Bio-
Dynamic Land trust, an exempt charity which secures land into 
trust for bio-dynamic farming. the trust will invest £150,000 into 
Stockwood CBS. In addition, Elysia itself is investing £300,000 as an 
interest-free loan.

Investors have the opportunity to invest between £100 and £20,000, 
with shares valued at £1 each. these shares can be withdrawn in 
accordance with Stockwood CBS’s rules, but not sold or exchanged and 
their value will not increase. Stockwood CBS expects to pay interest 
on shares, anticipated to be 5%, paid from year 2 onwards. However, 
a return on your investment is not guaranteed and this should be 
regarded as a social, rather than a financial investment.

the current directors of Stockwood CBS include Sebastian and Adrian 
Parsons, who as CEO of Elysia and Estate Manager respectively, have 
owned and managed the Stockwood Estate for the last 7 years and 
therefore has detailed knowledge of the business and local market 
and Martin Large, CEO of the Bio-Dynamic Land trust, who brings 
expertise in land trusteeship. 

Stockwood Business Park and Rush Farm are trading profitably, 
and there is good potential for growth. the directors will not take 
a salary in the first year but Stockwood CBS will have other costs, 
including finance, marketing, property management, legal fees and 
administration.
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Why Stockwood Community
Benefit Society?
Stockwood CBS was set up in 2012 by the Elysia Partnership and the 
Biodynamic Land Trust (BDLT), to create a visionary community asset 
from the land and buildings of: 

1. Rush Farm – a 150 acre certified ‘biodynamic’ farm with top class 
organic credentials.  Land use is largely pasture with part arable and 
part woodland.

2. Stockwood Business Park – a 27 unit, 40,000 ft2 (net), fully let 
mix of offices and light industrial units.  The anchor tenant is 
Elysia, including Elysia natural Skin Care, which has exclusive 
uk distribution rights to the world famous Dr.Hauschka brand of 
ethical, natural cosmetics (a business which sources its ingredients 
from organic and biodynamic farms across the world).

Stockwood CBS will hold Rush Farm and Stockwood Business Park for 
community benefit in perpetuity. The objects of Stockwood CBS are 
to farm the land biodynamically, to promote wildlife and farm related 
enterprise, rural employment and rural training, and to promote 
sustainability through better use of technology and better practice.
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Aims, Vision and Benefits of the Society 
Stockwood CBS aims to demonstrate a new way of working on and 
alongside the land and to create a model for future rural economic and 
environmental regeneration.

In combining the Business Park and Farm, the new organisation will 
support and improve the social and natural environment by:
• Providing places of work in an harmonious setting through the 

biodynamic management of the Park and Farm to the highest 
ecological standard.

• Actively increasing and improving the measurable social 
impacts generated by its tenant businesses (whether ethical or 
local sourcing, traineeships, waste and energy management, 
volunteering, charitable support, and so on) using a process of 
leadership, tenant involvement and financial resourcing. 

• Using and promoting ‘natural’, ethical methods and principles of 
agriculture, horticulture, education and business.

• Staging a wide range of local trade events, farm events and training 
courses in the rural environment and sustainable business practice.

• Providing free, welcoming and well-managed footpaths, bridle paths 
and permissive routes through the Farm, woodland and river banks 
of the Estate.

In addition, the Farm aspect will disseminate experience, research and 
best practice developed in and through the Stockwood CBS in regard 
to agricultural and horticultural land trusteeship that secures food-
growing land in perpetuity.
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On the business park, Stockwood CBS will lead and resource the 
business community to increase their ethical and environmental 
practices. the tenant mix will not be selected for its pre-existing 
credentials, rather, the mission is to influence the full spectrum of 
businesses. Surplus profits, for example, will be co-invested alongside 
tenants in helping them make changes appropriate for their line of 
business.

the following diagram, developed from our recent work with the 
transformational Index, shows our processes in dealing with two 
fundamentals: food and workspace

The directors hope to see Stockwood CBS become just the first of 
many farm / business park organisations that provide mutual food and 
workplace security. 

Sustainable
ResourcesService Inspiration Proliferation Meaningful-

ness

 ACt REVIEW SHARE IMAGInE ACt

the way
we work
creates

Which
drives

Guided by
shared

values of

using shared 
purpose to

achieve

need for food
and workspace

 

SERVICE INSPIRATION PROLIFER-
ATION 

MEANINGFUL-
NESS 

SUSTAINABLE 
RESOURCES 

ACT REVIEW SHARE IMAGINE ACT 

The way 
we work 
creates 

Which 
drives  

 Using shared 
purpose to 
achieve 

Guided by 
shared 

values of 

Need for food 
and workspace 

 

SERVICE INSPIRATION PROLIFER-
ATION 

MEANINGFUL-
NESS 

SUSTAINABLE 
RESOURCES 

ACT REVIEW SHARE IMAGINE ACT 

The way 
we work 
creates 

Which 
drives  

 Using shared 
purpose to 
achieve 

Guided by 
shared 

values of 

Need for food 
and workspace 

 

SERVICE INSPIRATION PROLIFER-
ATION 

MEANINGFUL-
NESS 

SUSTAINABLE 
RESOURCES 

ACT REVIEW SHARE IMAGINE ACT 

The way 
we work 
creates 

Which 
drives  

 Using shared 
purpose to 
achieve 

Guided by 
shared 

values of 

Need for food 
and workspace 

 

SERVICE INSPIRATION PROLIFER-
ATION 

MEANINGFUL-
NESS 

SUSTAINABLE 
RESOURCES 

ACT REVIEW SHARE IMAGINE ACT 

The way 
we work 
creates 

Which 
drives  

 Using shared 
purpose to 
achieve 

Guided by 
shared 

values of 

Need for food 
and workspace 

 

SERVICE INSPIRATION PROLIFER-
ATION 

MEANINGFUL-
NESS 

SUSTAINABLE 
RESOURCES 

ACT REVIEW SHARE IMAGINE ACT 

The way 
we work 
creates 

Which 
drives  

 Using shared 
purpose to 
achieve 

Guided by 
shared 

values of 

Need for food 
and workspace 



StOCkWOOD
COMMunIty

BEnEFIt SOCIEty

www.stockwoodcbs.org

15

Summary:
Economic, environmental and community benefits

Economic benefits Ecological benefits Community benefits

• Providing 
sustainable, flexible 
accommodation for 
local businesses

• Enabling businesses 
to increase their 
social impacts 
across all three 
areas of benefit

• Being family 
friendly, including a 
Steiner nursery on 
site

• Shared facilities and 
business services

• Reinvesting profits 
to stimulate 
community and 
social enterprises

• Improved health 
and wellbeing 
for people and 
environment 
through the active 
stewardship of soil 
and aquifer through 
biodynamic organic 
cultivation

• Introducing greater 
biodiversity

• Bringing people and 
nature together

• Investing in energy 
efficiency measures 
and renewables 

• Enabling shared 
recycling and waste 
management

• Access to local, 
organically grown 
food

• Education through 
training events 
in biodynamic 
farming, 
sustainability 
and life skills 
for community, 
schools, clubs and  
businesses

• Free access to the 
farm, woodland 
and river banks via 
public footpaths, 
bridlepaths etc

• Enabling 
volunteering on the 
Farm
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the key People
of Stockwood CBS
the Board 
name: Sebastian Parsons, CEO, Elysia

Résumé: CEO of Elysia, a profitable £5m turnover skincare and clothing retailer/
wholesaler and ethical brand marketeer. Social entrepreneur and transformational 
capitalist. Sebastian has an instinct for business and a strong sense of purpose 
and meaning. He strives to make this accessible to all colleagues through fostering 
a spirit of “living business”.  Active in the biodynamic organic movement and in a 
number of other charitable activities including the English Symphony Orchestra, 
Sebastian has an understanding of how our social, cultural and economic lives are 
inter-connected, and can be mutually supportive.  See sebastianparsons.wordpress.com 
for more information.

Role: Elysia Commons Limited representative1 ensuring effective mutual and 
shareholder engagement.  Financial lead on business performance

Remuneration: nil

name: Martin Large, Executive Director, Bio-dynamic Land trust

Résumé: CEO of BDLt and expert in community land trusts. Facilitator, lecturer, 
consultant and publisher. Martin chaired the Community Land trust national 
Demonstration Project 2007-9; is director of Ecodynamic CBS Ltd and Gen 
Community Ltd; director/publisher at Hawthorne Press Ltd since 1981; visiting 
lecturer in leadership at the university of kent; chair of Stroud Common Wealth 
Ltd which enables co-ops, social enterprise and land trust development; author of 
Common Wealth (2010). 

Role: Biodynamic Land trust2 representative; responsible for lease of farmland, and 
social impact including community engagement / PR.

Remuneration: nil

1. Elysia Commons Limited is a new company designed to hold in trust employee owned 
ethical businesses and promote non-exploitative structures of capitalism

2. Biodynamic Land Trust is an exempt charity (no. XT33649) which promotes biodynamic 
and organic farming principles
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name: Adrian Parsons

Résumé: Distinguished career in education; now, in partnership with Anne Parsons, 
biodynamic farmer;  manager of business park for 6 years.

Role: Values leadership; site management; development of the properties including 
implementation of sustainable energy interventions.

Remuneration: nil

name: Simon Cutter

Résumé: Farmer and farming entrepreneur.

Role: Strategic commercial lead on future development of off-farm business.

Remuneration: nil

name: Gaye Donaldson

Résumé: Co-founder and Marketing Director of Organic Herb trading Company and 
trustee of the Soil Association. 

Role: Governance and investor reporting.

Remuneration: nil

name: Alison king

Résumé: Manager in Elysia and English Symphony Orchestra.

Role: tenant representative and company secretary.

Remuneration: nil

the board will be democratically elected from the membership of Stockwood CBS 
(SCBS) annually, with 1/3 of directors retiring each year.  Only Martin Large as 
representative of the Custodian Trustee, The Biodynamic Land Trust (BDLT), and 
Sebastian Parsons as representative of Custodian trustee, Elysia Commons Limited, 
will not be elected by the membership but by appointment of the respective 
Custodian Boards. 
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the Shareholding will be by open subscription with a minimum shareholding of 
£250, only BDLt and Elysia Commons as Custodian trustees with automatic board 
representation and a veto on constitutional change to mitigate against mission drift 
in the future.  Membership will be sought from those interested in the Biodynamic 
movement; the tenants of the business park and their customers; and other ethical 
investors.  Shares will earn a low interest coupon.

Stockwood CBS will have no staff, at least initially, but instead subcontract all its 
functions to various partners as described above.  key operational leadership will 
be provided by Rush Farm as the corporate experts in land management, and whose 
staff are effectively already providing the leadership on the business park.

As well as investing capital into Stockwood CBS for nil interest, Elysia will provide 
brand and marketing support pro bono, primarily through the maintenance of the
Stockwood CBS website.

Operations
name Role Remuneration
Halls of 
Worcester

Long established local 
commercial letting agent

Letting Agent, rent collection, 
rent reviews, leases, evictions

4% of letting 
income from 
business park

Rush Farm Ltd Rush Farm is one of 
the tenants of SCBS led 
by Adrian Parsons with 
farm employees skilled 
in property and land 
maintenance

Maintenance £3,000 
retainer + 
materials

Rush Farm Ltd Rush Farm is one of 
the tenants of SCBS 
led by Adrian Parsons 
with employees skilled 
in property and land 
management

Business Park Leadership 
including collecting and 
managing service charges on 
behalf of tenants, promoting 
the values of SCBS to the 
tenants and wider public

£8,000 
retainer

Elysia Brand and marketing 
business

Stockwood CBS Marketing 
including website

Pro bono

Rush Farm Ltd Rush Farm is one of 
the tenants of SCBS led 
by Adrian Parsons with 
employees skilled in 
company and co-operative 
administration

Company administration, 
including production of 
management accounts

£1,200 
retainer

External 
Accountant

tba Preparation of end of year 
accounts

£800 
estimated fee
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the Business Proposition
1.0 Stockwood Business Park
Stockwood Business Park is co-located with Rush Farm approximately 15 miles from 
Worcester in the west, Redditch in the north and Stratford upon Avon in the east. 
It is well served by the nearby M5 and A422. It comprises a mix of office and light 
industrial units remodelled from original farm buildings and stables.

Elysia purchased the Farm and Park in 2005. 

Stockwood Business Park is an ethically and sustainably-run rural business. It is 
fully let and generates rental income of £217,000 p.a. Elysia occupies 40% of the 
space and 19 commercial tenants occupy the remaining 60%. the tenants are mainly 
small and micro-sized businesses. Some, like Elysia, have a uk and overseas market 
for their trading, the majority are locally or regionally focused. In this respect the 
Business Park makes a significant contribution to the local, rural economy, providing 
local employment and having a combined estimated turnover of around £12m p.a. 

Aerial photo showing Stockwood Business Park (bordered in red). 
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Property management, including the marketing and the collection of rents, is handled 
by Halls Commercial of Worcester. the Park enjoys strong tenant retention, with 
18 of 19 tenants fully expected to renew over the next 5 years, and good tenant 
payment profiles with tenants showing only 3% arrears (Elysia 0%). The average lease 
length is 3 years, with recent renewals (summer 2012) being for 5 years.

there is reasonable potential for rental growth, the current average rent being   
£7.65/ft2 with a target rate £10/ft2 (office). 2012 rent increases achieved this target 
level.

Stockwood Business Park
net lettable area 40,395ft2 (116,500 ft2 footprint)
no. units 27
no. tenants 19
unit sizes Range 161 – 2,485 ft2

Rent average £7.65 per ft2

Rent range £1,710 - £22,923 p.a. (excl. Elysia)
Total annual rent (including Elysia) £217,258
Lease length Range 1,3,5 and 6 years
Service charges 35p/ft2 (industrial), 40p/ft2 (office)
Lettings management fee 4% of rents (Halls Commercial)
Landlord & tenant Act 1954 All leases included within the Act

1.2 Social Impacts
A Social Impacts Survey was carried out in March-April 2013 by Resonance to 
understand the character and direction of travel of tenant businesses including the 
Farm. 

the tenants represent a spectrum of activities. Some, but not all, are branded as 
ethical, organic or natural.

All tenants reported the landlord’s environmental policies and practices as a highly 
welcome intervention in their own operations. Most tenants identified strong links 
between positive social practice and good business sense, some to the point of its 
being core to their branding. Many businesses were creating positive impacts without 
realising it. this reinforced their unanimous message that new initiatives to boost 
sustainability would be highly welcomed. 
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It is this strong willingness to engage in future ‘impacts development’ that makes 
clear the role and mission of Stockwood CBS in this area: to set and maintain a 
positive direction of travel, optimising this landlord’s / Farm’s unique influence with 
tenant businesses, to foster greater social impacts amongst all. 

A key recommendation of the Social Impacts Survey was to identify immediately 
5-10 initiatives from a Menu of options. taking a collective view whilst supporting 
individual tenants, these range from a Common Pot (a donor advisory fund raised 
from rental surpluses to match fund tenant sustainability initiatives), to Park Awards 
celebrations for tenants who have made changes, to systematic engagement with 
Schools, a structured Volunteering and Work Experience service, and to underpin 
this with a regular tenant thinktank that includes external advice, monitoring and 
publicity of its activities. In effect, this ‘social change’ becomes the Park’s new brand.

2.0 Rush Farm
Rush Farm (as Stockwood Farm and Stud) was the inspiration for the world-famous 
radio series The Archers, whose first scripts were written in the nearby village pub.

today, Rush Farm has a huge impact on the business park by demonstrating 
sustainability leadership in practice. With biodynamic and High Level Stewardship 
status, its strictly enforced policies cover the provision of waste and resource 
management, water stewardship and sales of fresh produce to tenants. these have 
influenced tenants to volunteer on the farm, grow their own vegetables and adhere to 
the environmental standards it requires of them. Throughout, it has done so whilst 
creating a warm and healthy relationship with tenants, who cite the Farm setting and 
ethos as being a prime attractor for them and their customers.

the working farm itself wraps around the business park and extends over 150 acres.  
It was purchased along with the business park in 2005 and is run by Rush Farm 
as a biodynamic and organically certified mixed livestock and arable system, with 
associated horticulture and woodland activities.

While only some 25 acres of the farm is classified as permanent pasture, working to 
a nine year rotation pattern, all but 20 acres or so of the rest is a rich clover, herb 
and grass mix. This provides sufficient grass for livestock to graze on. It is also cut 
to make hay or haylage, which is then fed to the livestock during the winter.  Animals 
are all raised to Demeter biodynamic and Soil Association organic standards which 
guarantees high standards of care. There is a breeding flock of around 200 Lleyn  
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sheep, and 30 pure bred traditional Hereford Cattle, with both breeds renowned for 
producing tender, rich-tasting meats. Cereal crops are grown as part of the rotation 
to provide straw bedding for the cattle during the winter, with grain also being sold 
to generate income.

the produce is largely sold locally, either directly or in to local markets.

Adrian and Anne Parsons, the farmers, have been able to continue the pioneering 
work of Anne’s father, David Clement, who was one of the first biodynamic farmers 
in Britain. the largely heavy clay soils have been much improved and proactive 
measures taken to encourage more wildlife. Rush Farm now carries kite marks and 
citations for best practice from English nature, the Soil Association and the ‘Red 
Tractor’ scheme. The setting is classified as a ‘site of interest’ by Worcester Wildlife 
Trust and frequently studied, including recently by the RSPB, all of which is pertinent 
to the site’s worth.

A brief introduction to biodynamic farming
Biodynamics is based around respecting the basic principles 
at work in nature. It is a complete system in which all the 
different components of the farm are seen as parts of a greater 
whole. With the farmer at the centre, the farm animals, plants 
and micro-biology radiating out to form a self-sustaining, 
self-contained, balanced and harmonious environment. 

Soil fertility is optimised by introducing special manure and 
herb-based preparations to both the fields and compost to 
enhance and stimulate microbiological life. these have been 
shown to significantly improve the health and wellbeing of 
soil, plants and animals, as well as enhancing the vitality, 
flavour and keeping qualities of the produce for the benefit of 
the consumer. With the soil locking up 25% more carbon than 
conventional farming methods, biodynamic organic farming is 
sustainable for the planet as well as the farmer, customers and 
bio-environment of the farm. 

the result is a rich and diverse farm built on sound organic 
principles which is embedded and sensitised to its surroundings 
and produces food with an individual quality and taste.
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We love helping on the farm: lambing, 
logging. the Farm has inspired our own-
grown vegetables at home.

It’s a fantastic place to work, the people 
who run it are wonderful, helpful, with a 
huge skill base. 

Its recycling and green measures are 
trustworthy. What they say happens to it, 
does happen.
Mark Eyres and Shanta Smith, Altus

“

”
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3. key stakeholders
Elysia – anchor tenant & investor

Elysia was founded in 1994 and is a family partnership comprising Sebastian, 
Sophie and tabitha Parsons. Elysia has owned and run Stockwood Business Park 
and Rush Farm since 2005. the Partnership has various business brands including 
Elysia Natural Skin Care and Liv (organic and fair trade clothing and home-ware). 
It sells goods produced from ingredients sourced from biodynamic farmers around 
the world, supplying retail outlets, health and beauty salons and a thriving mail 
order sector. It has seen dramatic growth in recent years with many departments 
expanding, and increasing the business space it rents on the Business Park. Elysia 
has agreed to invest £300,000 as an interest-free loan into Stockwood CBS.

BDLt – anchor investor

the Biodynamic Land trust has offered Stockwood CBS a £150,000 investment to 
help secure Rush Farm and will act as a ‘custodian trustee’ to ensure continuity 
of charitable purpose. As ‘custodian trustee’ BDLt have the  permanent right to 
appointment one person to the board of Stockwood CBS and have veto powers on 
any constitutional change. BDLt’s purpose is to secure land into trust for biodynamic 
farming,  to provide affordable access to family farmers for countryside conservation, 
education and community-connected farming. the Biodynamic Land trust Ltd is 
constituted as a charitable Community Benefit Society (IPS), registered with the FCA 
and also has exempt charity status (no XT33649).

Sustainability is a massive passion of ours. 
the biggest thing about being an organic 
company is being profitable, by being a 
viable business you can positively affect 
1000’s of people.

Some staff & customers who arrive here 
aren’t too bothered about ‘sustainability’ 
but quickly turn around and become 
passionate about it.

Paul Maurice, Director, Little Green Sheep

“

”
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Financials:
Valuations & Forecasts
Valuations of Stockwood Business Park and Rush Farm were undertaken by timothy 
Lea & Griffiths (Estate Agents and Chartered Surveyors) in May 2012. The market 
value of the freehold interest in Stockwood Business Park was judged to be 
£1,750,000. Rush Farm, comprising 190 acres and the farmhouse, was valued at 
£1,100,000. Stockwood CBS plans to purchase 160 acres thereof for £880,000, with 
30 acres and farmhouse remaining in private ownership.

Our financial forecasts assume that gross rents and net income (after running costs 
and allowing for voids) will grow by around 7.5% over the next 3 years. As rents 
increase and debt interest declines, annual profit after all costs and tax is forecast to 
grow by 225% over the same period.

Profit & Loss Statement
year 1 year 2 year 3 year 4

Rents Inflation                  2.5%

Rush Farm Limited 7,000 7,000 7,000 7,000

tenants 205,500 210,638 215,903 221,301

Service Charge 16,500 16,913 17,335 17,769

total Gross Rents 229,000 234,550 240,239 246,070

Allowance for voids    5% 217,550 222,823 228,227 233,766

Letting                       4% (8,702) (8,913) (9,129) (9,351)

Utilities (recoverable via s/c) (3,500) (3,588) (3,677) (3,769)

Insurance (recoverable via s/c) (9,000) (9,225) (9,456) (9,692)

Maintenance (pt recoverable via s/c) (8,750) (8,969) (9,193) (9,423)

net Income 187,598 192,128 196,772 201,532

Management (8,000) (8,200) (8,405) (8,615)

Company Administration (2,000) (2,050) (2,101) (2,154)

EBItDA 177,598 181,878 186,266 190,763

Depreciation (17,500) (17,500) (17,500) (17,500)

EBIt 160,098 164,378 168,766 173,263

Interest - senior (103,500) (101,614) (99,614) (97,494)

Interest - junior (26,250) (26,250) (26,250) (26,250)

Shareholder interest (20,000) (20,000) (20,000) (20,000)

Profit before Tax 10,348 16,515 22,902 29,519

tax 0 0 0 0

Profit 10,348 16,515 22,902 29,519
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Source and application of funds
the agreed purchase price for the Business Park and 160 acres of farmland is 
£2,630,000. In addition, purchase costs including SDLt and fees are estimated 
at £180,850; a further £135,000 has been budgeted for sustainable energy 
interventions and a provision of 5% share capital has been allowed to provide 
liquidity for share withdrawals. Therefore the total funding requirement is 
approximately £3,000,000.

these funds are expected to derive from:

£1,700,000 bank debt

£1,000,000 share capital / junior debt

£300,000 interest-free loan from Elysia

£3,000,000 total requirement

In order for the project to be viable, the minimum investment required alongside 
the bank debt is £750,000 of share capital and/or junior debt. this lower level of 
investment would result in Elysia needing to increase their interest-free loan to 
£350,000 and the sustainable energy interventions being delayed until further capital 
was raised. If more debt is raised and less equity, this may have an impact on the level 
of returns to investors in the short term.

(where car manufacture requires huge 
quantities of energy and materials). 

this idea is something we can talk about 
to car owners who can feel a bit judged by 
‘sustainability’.

Sue Bailey, the SL Shop
”

the Farm setting and its produce is 
wonderful. It draws new customers into ‘the 
whole package’. It’s also good for retaining 
staff who love it here.

the up-cycling of used cars that we do 
here is part of an ‘anti-disposable’ ideal. 
Re-using vehicles (often for many decades) 
means owners are not buying new

“
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Risk Factors
Stockwood Business Park and Rush Farm are currently operating successfully as a 
profitable rural venture. However, it is important to recognise that circumstances can 
change. Whilst Stockwood CBS intends to be cautious and prudent with regard to its 
liabilities, if investing, you should give careful consideration to all the information 
provided in this prospectus and the risks attached to their investment, as these risks 
could result in a fall in the value of your investment or a loss of return. the following 
are not the only risks; the list is not intended to include everything (and could not do 
so), and other matters can influence the value of your investment.

the directors consider the following to be the key risks to Stockwood CBS:

• Decrease in demand for the business units due to external factors or changing trends.

• Rise in rent defaults which might result from economic recession impacting on 
small businesses.

• Decline in the growth of Elysia, which as anchor tenant accounts for a substantial 
proportion of rental income.

• Rise in interest rates which could affect the costs of capital, particularly any loans 
provided by a bank.

these business risks could potentially impact on Stockwood CBS’s ability to repay 
share capital or pay annual interest due to a fall in turnover and profit levels.

the directors will seek to protect against these risks by:

• Ongoing monitoring of local market conditions, wider market trends, changes to 
economic conditions, government policies and other external factors that might 
impact on future demand for business units.

• Ongoing marketing of the business park to a diverse range of rural SME’s.

• Maintaining a professional property management service which is proactive in 
building and maintaining tenant relations, so that potential payment issues can be 
identified early and appropriate action taken.

• Reducing the level of debt carried by Elysia through restructuring ownership into 
Stockwood CBS. Reduction in debt levels will put Elysia, which has already been 
trading profitably for 10 years, in a still stronger position to grow.

• Seeking low margins and fixed interest rates on borrowing where possible.

• Maximising community investment. The more equity raised, the less Stockwood CBS 
will have to borrow and hence the greater returns and greater business stability.

Please note:

• Shares in Stockwood CBS cannot be sold or traded and there is no prospect that 
they will increase in worth beyond their nominal value. 



StOCkWOOD
COMMunIty
BEnEFIt SOCIEty

www.stockwoodcbs.org

28

• Shares are withdrawable on 180 days’ notice.  Stockwood CBS will not pay you 
back more than you originally paid for your shares.

• Although shares are withdrawable, you may not be able to withdraw your shares 
if Stockwood CBS does not have sufficient funds available at the time you wish to 
withdraw them.

• The value of your shares may fall.

• In some circumstances the directors may need to write down the value of shares.  
Should you then wish to withdraw your shares, you will receive only the written 
down value of those shares.

• As a Community Benefit Society, Stockwood CBS does not need to be authorised 
by the Financial Conduct Authority to take deposits by issuing these withdrawable 
shares. It is however registered with the FCA, no. 31920 R.

• This investment is not covered by any form of financial compensation scheme and 
there is no right of complaint to an ombudsman. 

We love it here. the 
green environment and 
serene atmosphere 
boosts productivity 
especially during 
stressful work periods.

We (and our families) 
go on farm walks and 
tours; we’re active 
supporters of the farm 
ethos.

We would encourage 
and support the Farm 
Shop in increasing sales 
of produce.

Davinder k Matharu,  
LSD Accountants

“

”
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Information for the
Issuance of Shares
Stockwood CBS is offering 1,000,000 ordinary shares, with the aim of raising 
£1,000,000, which together with bank and other loans will be used for the purchase 
of the Stockwood Estate for £2,630,000 (subject to contract).

The minimum investment in this share offer is £100 (100 shares) and the maximum 
(by law) is  £20,000 (20,000 shares).  Larger sums can be offered as a loan to 
Stockwood CBS.  It is also possible to make a gift-aid donation to BDLt, as an 
exempt charity.  BDLt will then purchase shares in Stockwood CBS with the donations 
received. For all enquiries relating to making loans please contact Resonance Limited. To 
make a donation please send a cheque to BDLT at the Stockwood CBS address indicating 
this is to support Stockwood CBS and stating whether or not you are a tax payer.

the Share Offer opens on 17th May 2013 and closes on the 31st July 2013. 

the offer is open to individuals over the age of 16, trust funds, Self-Invested Personal 
Pension Plans, nominee services and corporate entities, groups and associations.

the following sets out the details of becoming a member and investor of Stockwood 
CBS.

Legal information

Stockwood CBS is Stockwood Community Benefit Society Limited, a community benefit 
industrial and provident society, registered in England & Wales on 11th December 
2012 (number 31920R).

Voting

Membership of the Stockwood CBS is afforded to holders of ordinary shares. 
Stockwood CBS operates on a one member, one vote principle regardless of the size 
or value of the member’s shareholding.

Interest

Provision is made in our Rules to pay interest on share capital at such rates as may 
be determined by the Directors from time to time. the interest is calculated on the 
society’s quarter dates (end of March, June, September, December) payable at the 
end of the accounting year following the acquisition of the site, eg if Stockwood CBS 
buys the site before the end of September then members will be paid one quarter’s 
interest at the end of December. It is expected to be 5% and a fair rate thereafter.
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Charging & Running costs

there are no charges made on your investment but costs of attracting capital and 
running the Stockwood CBS will be paid for by Stockwood CBS and will be taken into 
account when determining the annual interest rate to be paid to members. 

The Directors will not take a salary in the first year but will be reimbursed for 
reasonable expenses. Decisions on future directors’ salaries will be taken at the AGM. 
Other costs that apply include:

Resonance Limited will receive 1% of all funds raised.

Approved introducers may be paid up to 3% of the funds they directly introduce.

Advertising and direct promotional costs are anticipated to be in the region of 
£5,000 for the current share offer, paid by Elysia and converted to shares.

nomination options

In the event of the death of a shareholder, the repaid value of the shares will 
normally be added to the estate for probate purposes. For investments up to £5,000 
you may elect to nominate a recipient for the value of the shares and thus (under 
current legislation) remove the value of the shares (up to £5,000) from your estate 
for probate (but not tax) purposes.

Withdrawal of shares

Stockwood CBS’s rules allow for the withdrawal of funds subject to 180 days’ notice.

The Directors reserve the right to suspend withdrawals, should there be insufficient 
funds to make repayments.
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terms and Conditions for
applying for Shares
your application

you cannot withdraw your application for shares once we have received your 
application form. the Directors do not have to accept your application for shares. 
they may decide not to issue shares to you or may issue fewer shares than you have 
asked for. they do not need to give a reason for their decision. If membership is 
approved, a share certificate will be issued the following month.

your payment

We will inform you immediately, once payment has been received. the Directors 
may cash your cheque as soon as it is received. Cash payments cannot be received. 
Stockwood CBS will hold your funds in trust until the Board of Directors consider your 
application. the Directors will return your money to you within 28 days of making 
their decision if they decide not to accept your application. If paying by a Standing 
Order, a share certificate will be issued for each 100 shares purchased, including and 
until your full stated amount is reached.

your promises to us

• You are at least 16 years of age.

• Your cheque will be honoured on presentation.

• You have authority to sign the application form.

• You will supply us with proof of your name and address if we ask for it.  We may 
need this to comply with current Money Laundering Regulations.

Demutualisation – protection from “carpet-baggers”

You may not benefit financially from your shares if Stockwood CBS converts, or 
transfers its business or is wound up. In this case, the only financial benefits you may 
receive from your shares are:

• The possibility of interest (at a low rate)

• The possibility of the return of the money you paid for your shares

the Directors draw your attention to your obligations under Rule 14 of our Rules 
regarding the windfall if Stockwood CBS converts, transfers its business, or is wound 
up. Should any greater financial benefit come into your hands, it will belong to 
such charity or Community Benefit Society as we may nominate from time to time. 
You are to hold the benefit on trust for that charity or Community Benefit Society. 
To secure that (and your obligations under Rule 14 of our Rules) you appoint as  
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your attorney the person holding office (from time to time) as our Secretary. That 
appointment is irrevocable. your attorney has power to sign – on your behalf – an 
undertaking for which we may ask in accordance with Rule 14.

Directors’ declaration

the Directors, whose details can be found on pages 10-11 accept responsibility for 
the information contained in this Offer document. they have taken all reasonable 
care in producing this document and, to the best of their knowledge, have not 
withheld any facts essential to its import.

Prospectus approved by the Board of Stockwood CBS on 16th May 2013.
Prospectus expires 30th September 2013.
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Application Form for 
Individuals
To become a member of Stockwood Community Benefit Society (Stockwood CBS) 
requires the purchase of shares. Each share costs £1.00. Each shareholding member 
has one vote, regardless of the size of their shareholding. 

For this offer, the minimum shareholding is £100. the maximum permissible 
shareholding is £20,000. Applications and payment must be received at Stockwood 
CBS’s office no later than 5.00 pm on 30th September 2013.

I / We wish to become a member / members of Stockwood CBS, in accordance with 
the rules, and apply for:

 £1,000  £3,000  £5,000  £20,000  Other £ ....................... of shares and

 I / We enclose payment for that amount (cheques payable to Stockwood 
Community Benefit Society Ltd). Cash payments cannot be accepted.

 I / We have instructed my/our bank to make a BACs transfer with the following 
reference  .......................... to triodos Bank, Deanery Road, Bristol BS1 5AS 
account number 20434081, sort code 16-58-10 

 I / We have instructed my/our bank to set up a standing order consisting of...............
 equal payments of £......................... commencing on (date) .............. and finishing on
 (date) ........................ to triodos Bank, Deanery Road, Bristol BS1 5AS account 

number 20434081, sort code 16-58-10

Waiver of Interest Option 
 I / We wish to re-invest interest on this investment until further notice.

 I / We wish to donate to Stockwood CBS interest on this investment until further notice.

name and Address

For joint applications, all applicants (up to 4 persons) must sign. (Please photocopy 
this form if there are more than 2 joint applicants).

Full name(s):  ........................................................................................................

  ........................................................................................................

Address:  ........................................................................................................

  ........................................................................................................   

telephone: ................................................Email: ....................................................   
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How did you first hear about the society? .................................................................

nomination form
If you are investing £5,000 or less and wish to nominate a person to whom you wish 
your shares to be transferred to on your death, please tick the box and complete a 
“nominee Appointment Form”.

Agreement
I am / We are at least 16 years old. I / We agree to be bound by the terms and 
Conditions included in the prospectus and the Rules of Stockwood CBS. I / We 
understand that Stockwood CBS’s Board may reject my / our application and does not 
have to tell me why it has been rejected.

Data protection & money laundering
the data provided by you on this form will be stored within a computerised database. 
this data will only be used for Stockwood CBS purposes and will not be disclosed 
to a third party. It is a term of the offer that to ensure compliance with the Money 
Laundering Regulations 2003, Stockwood CBS may at its absolute discretion require 
verification of identity from any person seeking to invest.

Signed as a deed

Please sign here: ......................................................... .Date: .................................

Please return to:
Stockwood CBS c/o Resonance Limited, 42 St thomas Road, Launceston PL15 8BX

Registered in England as StOCkWOOD COMMunIty BEnEFIt SOCIEty LIMItED
with the Financial Conduct Authority, co. no. 31920 R.
Principal place of business: England
Please note: Stockwood CBS’s ‘deposit taking business’ is not regulated. Shareholders 
are not protected by any dispute resolution scheme or deposit guarantee scheme.
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nominee Appointment Form
this form should only be completed if you are investing £5,000 or less and you wish 
to nominate a person (or persons) to receive your shares on your death.

Full name(s):  ........................................................................................................

Address:  ........................................................................................................  

  ........................................................................................................

(We will use this address when we write to you)
You can nominate a person (or persons) to whom you wish your shares to be 
transferred on your death. If this form does not provide for your requirements you 
may write to us separately with your individual instructions.
We will respect those wishes, providing they are clear and so far as the law and our Rules permit.
If you are a joint holder and you do not wish your holding to pass to the other joint 
shareholder(s) then you must complete this form. You may nominate a person (or 
persons) to whom you wish your joint shareholding to be transferred on your death.

Please name your choice of nominee(s) below.

1st nominee 2nd nominee
Share of holding                                             %                                                %
Full name
Address

I understand that it may not be possible for Stockwood CBS (the Society) to action 
this request and I and my heirs will not hold the Society responsible for its actions.
I understand that these instructions can only be revoked or amended by my giving 
clear written instructions to the Secretary of the Society at the registered office.
I understand that trustees will need to be appointed if my nominee is under 16 years of age.

Signed as a deed

Please sign here: .................................................................. .Date: ........................

Please return to:
Stockwood CBS c/o Resonance Limited, 42 St thomas Road, Launceston PL15 8BX

Registered in England as StOCkWOOD COMMunIty BEnEFIt SOCIEty LIMItED
with the Financial Conduct Authority, co. no. 31920 R.
Principal place of business: England
Please note: the Society’s ‘deposit taking business’ is not regulated. Shareholders are 
not protected by any dispute resolution scheme or deposit guarantee scheme.
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