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HIF Investors Newsletter 2023/24 

November 2024 

 

Welcome to our first annual HIF Investors Newsletter. We hope you will find it interesting and useful. 

Over the last few years it has become clear that most of our investors don’t attend our annual 

Investors Meeting in person and it was suggested that providing a newsletter instead might be 

helpful for those who live further afield as well as for those living locally for whom a winter’s evening 

meeting might be difficult to attend. Alongside the introduction of this newsletter we are changing 

the time of year of our Investors Meeting and will now incorporate it into HDT’s Annual General 

Meeting in March  - a move designed to remove the significant duplication and overlap that occurs in 

the agendas for the two meetings – and with any luck, avoid the inclement weather that has plagued 

our recent evening meetings in November!  

This newsletter will cover: 

• how our four current HIF investments have performed during the financial year 2023-24, 

which ended on 30th September;   

• the summary financial statement for the fund for the year; 

• plans for next year, and in particular our brand new Community Share issue HIF25; 

• the rules of the fund, with a reminder of how to nominate a beneficiary, how to access your 

funds, and details of how to contact us.  

 

Review of 2023/24  

We entered our 2023/24 financial year with three on-going investments – HEART, 50 Headingley 

Mount and The Headingley Greengrocer – and ended the year with a fourth, having purchased the 

freehold to 50 North Lane, the building housing our greengrocer business and the Headingley Farm 

Butchers, in May 2024.  

Here is the story of their year, beginning with HEART. 
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Investment 1: HEART   
Year: 2018 
Loan: £260,000 
Term: 15 years           
                                              

 

 
HEART was the first project to be funded from HIF 2018, and it was a game changer, allowing us to 
swap out a high-cost loan for something much more affordable.  We were incredibly grateful for 
the support in 2018, and still are, which is why, even though the current operating environment is 
really tough - as it is for many charities and community enterprises - we make repaying your loan 
a priority.  Our interest payments amount to £6,180 annually.  This adds a further 7.5% to our 
non-pay administrative costs, but it matters greatly to us to be able to honour the trust local 
people have placed in us. 
 
After a period of considerable turbulence and stress, our appointment last year of Pam Reynell as 
Centre Manager, and the calm, creative way in which she and her crew have rebuilt the “one 
HEART” we all love, are beginning to produce tangible results as well as intangible ones.  We have 
the strongest ever staff team.  New volunteers are joining all the time, and the profile of 
volunteers is changing, as is their skills mix.  We have put on an enormously diverse range of 
events and classes, from Brazilian Jujitsu, to Afrobeat Workshops, to our Young Makers’ Markets.  
Friday Night Live gigs are regularly standing-room only, and our Films at HEART has never been 
more vibrant, generating a useful profit - and showing an extraordinary variety of films.  Our 
Assembly Bar & Kitchen has consistently delivered monthly sales of approaching £27,000, hot-
desking in our co-working centre, Pulse is, almost completely taken up, and room hire by the end 
of the Business Year had reached well over £9,000 in a single month.  In September we made a 
healthy operating surplus of over £3,000 before depreciation and amortisation.  This built on 
smaller surpluses of just short of £1,000 in April, July and August - and £6,423 in June.  Total 
turnover has exceeded £40,000 in eight of the last twelve months, with an overall turnover in 
2023/24 of just over £490,000 (unaudited). 
 
Let us be clear, though. Despite the improved performance since April we had  a tough time in the 
first few months of the financial year and overall we will have made a loss again, although less 
than in 2022/3.  HEART faces exacting challenges and its business model, which relies exclusively 
on earned income, is being tested every single day.  Of our annual non-pay administrative costs of 
£81,000, 45% goes on utilities (despite our having switched our energy provider). And while we 
want to be an exemplary employer - and could not be HEART without our wonderful staff - recent 
Budget announcements will add significantly to our wage bill, already 68% of total turnover.  So, 
while every aspect of HEART from ABK to Zumba classes is on the up, there is a lot of hard, hard 
slog ahead.  What keeps us all going is the unending support, engagement, warmth and loyalty of 
our users, customers - and you, the investors.  Who knows; there may be opportunities to invest 
again in HEART through HIF 25! 
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Investment 2: The Headingley Greengrocer 

Year: 2019 
Loan: £50,000 
Term: 15 years                                       

 
 

 
Trading at the Headingley Greengrocer has also been very difficult over the past year, perhaps the 
hardest since we bought the business in April 2019. We have continued to make regular 
repayments of £350 to HIF every month, but our management accounts, which will be audited in 
the next couple of months, show a loss of around £12,000 for the year.  
 
The economic environment is challenging, people generally are more and more price sensitive and 
shopping habits have changed. The manager and her team are excellent: they know the business, 
source a wide variety of attractive produce and offer customers a personal service.  

• We continue to offer organic as well as non-organic produce, as well as that sourced from 
local farms and smallholdings; 

• We donate to local food charities produce worth around £300 per month, as well as some 
produce at cost, that’s as well as fruit baskets etc to local raffles; 

• We have helped make the North Lane environment more attractive by commissioning a 
mural on the shutters, and encouraging other businesses in the street to do the same. We 
have also sponsored the football team at the local pub who proudly wear our logo. 

 
Now that Headingley Development Trust owns the building (see Investment 4 for more details) we 
are looking at the opportunities this brings such as the potential to fit solar panels on the roof to 
cut our energy costs and sell electricity back to the grid or to the Headingley Farm Butchers which 
shares our building. But ultimately for the business to thrive we need to increase revenue. A 
mainly low value product like fruit and veg depends on volume and this has to increase if we are 
to make profits. There is still much to play for and we have a great business – but now, more than 
ever, we need the people of Headingley to shop with us! 

 

 

 
Investment 3: 50 Headingley Mount  

Year: 2019 
Loan: £100,000 
Term: 20 years                
 

 

 
Our second investment, also in 2018, was to purchase and totally renovate to a high 
environmental standard a semi-derelict house in central Headingley as part of our Headingley 
Homes initiative. The aim was to bring it back into use as a family home with a view to renting it 
out to people looking to put down roots in the area. 
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The project has undoubtedly been very successful and has achieved everything we hoped for it. It 
has been tenanted throughout the period and over this time it has been home to two couples and 
is currently let to a young family. All of our tenants have been very positive about their time in 
Headingley Mount and the rent received from them has covered our mortgage payments to 
Ecology Building Society and the monthly HIF loan repayments of £550. 
 
However, those of you who attended our last HIF Investor meeting in November 2023 will recall 
there was a lively and thoughtful discussion amongst investors about our Headingley Homes work. 
Mortgage repayments have increased significantly over this period and our aim to protect our 
tenants from the worst of this means that we are operating with wafer-thin margins. Faced with 
the not insubstantial, and increasing, financial, legislative and operational challenges of managing 
properties as a voluntary organisation we were starting to give some serious consideration to the 
future. 
 
Towards the end of the 2023/24 financial year our current tenant gave notice that they would be 
leaving Leeds and we have now taken the decision to sell 50 Headingley Mount and release the 
property back into the market for first time buyers or young families. We will use the money 
realised from the sale to invest in new HIF projects. On completion we will also escape mortgage 
interest obligations of over £40,000.  
 

 

 
Investment 4:  50 North Lane Freehold 
Year: 2024 
Loan: £105,000 (interest only) 
Term: 10 years 
  
 
Our latest HIF investment project began over a year ago with a call from the owners of the 
freehold of 50 North Lane – the building housing both our Headingley Greengrocer business and 
the neighbouring Headingley Farm Butchers business – offering us first refusal to purchase the 
freehold. The purchase was completed in May 2024 and funded by a combination of another 
Ecology Building Society mortgage, this time for £225,000, plus £105,000 from HIF. In order to 
raise the balance of £105,000 the greengrocer business has repaid £35,715 to HIF, which was the 
outstanding balance of their loan and been granted a new ‘interest only’ loan of £105,000 for ten 
years at the standard HIF rate of 3% interest. HDT has taken on the mortgage and owns the 
freehold and charges the greengrocer business and the butchers a rent that will cover the cost of 
the mortgage 
 

It is obviously very early days for this investment. Crucially, the purchase offers security and long 
term stability to the greengrocer business but with mortgage rates still at historically high levels it 
will not reduce our outgoings in the short term (which is where a new share offer, HIF25, could 
play a longer term role). In the meantime the management team are drawing up ideas for the 
building and looking at how they could reduce their energy costs by installing solar panels on the 
roof. 
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And the Bigger Picture…. 

While the economic climate is undeniably challenging for all of our HIF-invested businesses it’s 

important to remember that Headingley Development Trust is a Community Benefit Society. Our 

purpose is to invest in activities that can bring benefit to our local area. Every year we produce an 

estimate of the economic value that our activities bring to the community. We calculate that with 

turnover from HEART, The Headingley Greengrocer, the wages we pay to employees, and the 

sourcing from local businesses, we give back to the Headingley community almost £1.3 million 

every year.  This is a tangible tribute to our projects, the staff and volunteers that make them 

happen, our members, customers and of course our HIF investors.  

Statement for the Financial Year 2023/24 

With the acquisition of the freehold for 50 North Lane the fund is to all intents and purposes fully 

invested for the first time since we launched HIF in 2018.  

Table 1 shows the capital balances for each of the four investment projects at the end of the current 

financial year and shows the trends over the preceding three years. All of our investments continued 

to make their monthly interest repayments again this year. The balance for HEART fell to £214,723 

and for 50 Headingley Mount to £80,258.  The Headingley Greengrocer repaid the balance of its 

original 2019 loan in full and the money received (£35,715) was then added to the remaining HIF 

funds available for investment to create a new interest-only loan of £105,000 to facilitate the 

purchase of the freehold for the 50 North Lane property. 

Table 1 Schedule of HIF Project Investments 

Position of HIF 

Investments 

Approved 

Loans 

  

£ 

      Outstanding Capital Balances at Year End 

2023-24 

£ 

2022-23 

£ 

2021-22 

£ 

2020-21 

£ 

HEART 260,000 214,723 220,140 234,567 246,560 

The Headingley 

Greengrocer 

50,000 - 37,266 40,298 43,241 

50 Headingley 

Mount 

100,000 80,258 84,382 88,386 92,271 

50 North Lane 

(Interest only loan) 

105,000 105,000 n/a n/a n/a 
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The fund balance is shown in Table 2. At the close of the financial year the balance in the fund was 

£54,576  (£107,080 at the end of 2022/3).  

Income of £60,596 consisted of £56,665 made up of the four investment projects making monthly 

repayments, including interest, as well as the early repayment of the Headingley Greengrocer loan, 

plus £3,931 in other bank interest. Outgoings of £41,100 consisted of £15,126 of shares repaid in the 

year, interest payments to investors of £3,607, the cost of holding the annual investors meeting 

(£256) and legal and other statutory costs related to the purchase of the Freehold Property at 50 

North Lane of £22,111. 

Table 2 HIF Balance Statement 

Bank and cash position 2023-24 

£ 

2022-23 

£ 

2021-22 

£ 

2020-21 

£ 

Opening balance 1st October 2023 140,080 116,706 104,589 98,097 

Income 60,596 32,759 30,162 10,868 

Outgoings (41,100) (9,385) (18,045) (4,376) 

Available balance in fund 159,576 140,080 116,706 104,589 

Purchase of 50/50a North Lane (105,000) (33,000) - - 

Closing balance 30th September 2024 54,576 107,080 116,706 104,589 

Sum required for potential withdrawals 30,392 31,320 30,968 38,321 

Funds available for investment 24,184 75,760 85,738 66,268 

 

As you will recall, HDT aims to pay investors 2% interest on their HIF shares.  We are pleased to 

confirm that we have been able to do so again in 2023/24. Investors have been able to choose to 

have this paid to them in cash,  leave it in the fund to earn compound interest or donate the interest 

back to HDT. If you elected to receive the interest it was paid into your nominated account in late 

September this year. 

 

Looking Forward to HIF25 

Since our original Community Share Offer in 2008 over 300 members of the local community and 

further afield have generously invested in the future of Headingley. Without your support none of 

the projects described in this newsletter would have happened. But there is so much more to do if 

we want to support Headingley’s ambitions as an attractive place to live, work and visit and with that 

in mind we are gearing up for a new Community Share Offer in the Spring of 2025. 
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The driving force behind HIF25 is a combination of the purchase of the 50 North Lane freehold - and 

the imperative to bring down the long term cost of financing it – and discussions at last year’s AGM 

and HIF Investors meetings about what our priorities for developing a new set of projects for HDT 

should be. 

Consultation with Co-ops UK/ Community Shares Booster Fund who supported our original HIF share 

offer have been very positive. They are particularly interested in share offers which: 

• Enhance the viability of existing community assets; 

• Support green initiatives; 

• Encourage new, younger investors into Community Shareholding. 

As part of our deliberations we have sought the views of HIF investors, HDT members and the local 

community, receiving around 85 responses to our survey earlier this year. The survey showed: 

 

Based on this feedback our thinking is that the priorities for the fund should be something like the 

following: 

• priority number 1 being to swap out the 50 North Lane mortgage to something more 

affordable;   

• priority number 2 would be to provide ‘reserves in readiness’ for new projects (as we did for 

HIF). Ideas already on the table include energy saving/greening options for our current assets – 

HEART, the Greengrocer and Headingley Homes -  upgrading and modernising our Pulse centre, 

looking into a cycle repair shop for Headingley and supporting new businesses and high-street 

ventures. 

A working group has been developing these ideas and we look forward to telling you more about 

them in the coming weeks and months as we build up to a launch around our AGM and the next 

Investors meeting in March 2025. 

 

You strongly support  the idea of a 
new fund

What is being funded is more 
important than the interest rate 

offered

Funds should be spent on practical 
'tangible' projects

But, there is support for 
challenging/innovative projects 

around energy saving and 
'greening'

What you told us
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And Finally 

Nominating a beneficiary  

Your shares in HIF are a particular type of share known as a Community Share. They are non-

transferable but they can be passed on to a nominated beneficiary such as a family member upon 

the death of the shareholder. Some of our investors have kindly elected to make HDT the beneficiary 

of their shareholding which helps us greatly as it reduces the long term liabilities of the fund and 

enables us to invest more over time. Some of you may have completed nomination forms when you 

purchased your shares. But if you didn’t and want to nominate a beneficiary, including HDT, you can 

still do this at any time by contacting us at the email address at the bottom of this newsletter and we 

will send you a  form to complete and return. 

Other queries 

You should also use this address if you wish to check your fund balance or withdraw funds1 or have 

any other query about your shareholding.  

Contact us 

 
HDT has no staff of its own so we cannot promise an immediate response but we will endeavour 
to get back to you as quickly as possible: 
 
Email: hif@hdtleeds.org.uk 
Website: www.hdtleeds.org.uk/investment-fund/ 
 
HIF Development Committee 2023/24: Isobel Mills (Chair), Alan Beswick, Helen Seymour, John Hall, 
John Chandler, Hazel Dimsdale (Treasurer), Alex Barrie, Hugh Rollo (External adviser)  
 

 

 

 

 

 

 

 
1 Please note that the fund requires a minimum three month notice period for withdrawals. The Board will specify a 
maximum total amount available for withdrawals in each year; set as a percentage of the Fund value at the start of the HIF 
financial year in October. This is currently set at 6% of the fund value. All withdrawals are paid in the order in which the 
notices are received, up to the maximum total withdrawal amount set for the year, following which no further withdrawals 
may be made. The Board also has the right to refuse or suspend withdrawals if it considers it to be necessary in order to 
protect the Society. Where there are particular circumstances the Board has the discretion to release funds earlier. 

mailto:hif@hdtleeds.org.uk
http://www.hdtleeds.org.uk/investment-fund/

