


Summary of offer
This document outlines a community share offer by Myddleton Road Community Benefit
Society Limited, registered address 80 Clarence Road, London N22 8PW to raise funds to buy
The Step.  The Society is a community benefit society, registered by the Financial Conduct
Authority, registration number 8914.

If you are considering buying shares, it is important that you read the whole of this
document and the accompanying business plan on our website.

www.savethestep.com hello@savethestep.com

The offer’s main terms

Minimum target: £200,000

Optimum target £250,000

Maximum target: £300,000

Price per share: £1

Minimum share investment: £100

Maximum share investment for individuals:
£25,000

Our share offer opens on 20 February 2023 and closes on 19 March 2023 unless the maximum
target is achieved earlier. The Management Committee reserves the right to extend the offer
period if it believes it will help achieve the
funds required.

We have been awarded The Community
Shares Standard Mark. This is awarded by the
Community Shares Unit to offers that meet
national standards of good practice.

For more information about community
shares, the Community Shares Standard Mark
and the Community Shares Unit please visit: www.communityshares.org.uk.

CAPITAL AT RISK WARNING:  You could lose some, or all, of the money you invest
in this share offer, without recourse to the Financial Services Compensation Scheme

or the Financial Ombudsman Service
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Bringing back the heart of Bowes Park
For years, we’ve all been mourning the loss of The Step. Now, we have a
chance to bring it back as the centre of Bowes Park’s community life.

How often have you walked down Myddleton Road and wished it had a proper local pub and
restaurant? Somewhere you could pop in for brunch, an evening meal, coffee and cake or just
a pint? Somewhere you could hear live music, take part in a pub quiz, check out local artists’
work, or play host to your book club?

Just three years ago, you wouldn’t have to wish: The Step did all of those things and more.
Indeed, in its eight years on Myddleton Road, it became the centre of the street’s regeneration
– a hugely popular and inclusive community venue.

If you’ve lived here for a while, we don’t need to remind you of this: you’re probably getting
misty-eyed just thinking about it. If you’re fairly new to our community, you can take our
word for it: The Step brought something unique to Myddleton Road.

That’s why we’re so excited about our plan to bring The Step back to the heart of Bowes Park.
And why we hope that you’ll want to get involved in this project.
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Invest in our future
We have an opportunity to bring back The Step as an asset for the whole
community

Community ownership
By buying The Step, we will take the property out of the hands of a landlord who wants to
develop yet more flats – and bring it back into use for the community.

Revitalise Myddleton Road
A better local high street means a better place to live. There have been massive
improvements to Myddleton Road since The Step opened ten years ago.  Its closure, followed
by the impact of Covid on the vitality of Myddleton Road has meant reopening The Step is
more important than ever.

Strengthen our community
Reopening The Step will revitalise the social and cultural life of Bowes Park, with a new
restaurant, a family-friendly venue and events like live music, art exhibitions and pub
quizzes.

Provide new facilities
We will add a dedicated room for local groups to meet. We know that there’s a huge demand
from our many freelancers for somewhere to work, so we’ll encourage hot-desking in the
main restaurant space during the daytime.

Support the local economy
We want to support local businesses by increasing footfall on Myddleton Road, as well as
using local food and drink suppliers. The Step will also provide job opportunities in both the
kitchen and front of house.
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The Step: a much-missed venue
The Step was for years the best-known and best-loved business in
Bowes Park.

It was at the centre of the regeneration of Myddleton Road, serving not just as a pub, cafe and
restaurant, but as a community venue. Its music events, quiz nights and art exhibitions drew
people from across the community, in addition to its hosting numerous clubs - from books
groups to photography enthusiasts.
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In March 2020, The Step closed as the owners sold the property and moved away from the
area due to family circumstances.

The property was purchased by a property developer (Tesland) who applied for planning
permission to change the use of the ground floor from a pub to flats. Both this and a
subsequent application were withdrawn by the developer after objections by hundreds of
members of the local community. Unfortunately, by this time, the developers had gutted the
property by removing the kitchen, bar, furniture and even plasterwork.

Over the past 18 months, Tesland has attempted to rent the property. We have spoken to a
number of the interested tenants who viewed the property but all were put off by the
renovation costs which the landlord insists be borne by the tenant. We believe that the only
way that the property can once again become a pub is through intervention by the
community. 101 Myddleton Road is the only premises on the street that has a planning use
class as a pub with publicly accessible outdoor space.
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Our plan for the future
We have a single goal: to purchase the freehold of the building, and
refurbish the ground floor as a community pub, cafe and meeting place.

We will not run the business ourselves, as we believe that it would be far better for an
established restaurateur or publican to do this. However, the terms of any lease we create
would ensure that this new business would serve the interests of the community. Our goals
are to:

● Serve food and drink at a variety of price points

● Open for a minimum of 6 days per week

● Host community events and workshops, as well as live music and quiz nights, etc

● Provide a base for local community groups to meet, at low or no cost

On 27 May 2022, 101 Myddleton Road was designated as an Asset of Community Value,
giving a six month window for a community group to purchase the property. This led to the
start of the project in June 2022 to raise the funds to purchase and renovate the building.

We have engaged the local community in an extensive outreach programme, and have had a
tremendous response. Over 500 people have responded to an online survey, with 266 making
pledges totalling £177,000. A public meeting to discuss the project attracted a ‘standing room
only’ crowd.  The Step was a much-loved element of the local area, and there is a huge
demand to once again have such a resource at the centre of the community.

Six local hospitality businesses have already expressed an interest in becoming a tenant,
which we believe shows the project’s feasibility. These tenants have mainly approached us,
rather than us approaching them. We are confident that we will receive a great deal more
interest once we start actively canvassing for tenants.

We have already received over half the funding we require, in grants from the Architectural
Heritage Fund and the Community Ownership Fund. We are now inviting the community to
make the project happen by buying shares.

SAVE THE STEP Community Share Offer page 7



Benefitting the whole community

The Step will encourage community cohesion by providing a reasonably
priced, accessible and community driven space for all. It would be far
more than a pub or restaurant: it would be a community hub in an area
which really needs one. And you can decide how profits are spent
locally.

By owning the building, we will make money from renting it to our tenant. After covering our
costs and building up a contingency fund, this will leave an annual profit. Our members will
decide how to use this profit to benefit the community.

We want to hear how the community would like profits to be used, but our initial ideas
include:

● Subsidising events and festivals in The Step and the local area
● Greening the local area (e.g. planters, trees)
● Improvements to Myddleton Road Community Garden
● Funding to support local community activities

Community involvement is a key element of this project. Already, over 150 people have
offered their services: everything from carpentry to marketing, design to legal advice. Going
forward, there will be opportunities for The Step to be a base for local groups such as book
clubs, writing and art groups or host community meetings.
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Our legal structure

We have formed a Community Benefit Society so we can raise funds
from, and be accountable to, our members.

Community Benefit Societies are registered by the Financial Conduct Authority (FCA) and
listed on the FCA’s Mutuals Public Register, and democratically run by their members. Every
member will have one vote, regardless of how much they invest, on decisions affecting the
running of the Society.

Membership gives you the right to:
● Attend AGMs and other members’ meetings and have your say on the running of the

organisation.
● Elect the Management Committee at the AGM.
● Stand for election to the Management Committee.

The purpose of a community benefit society is to serve the broader interests of the
community. It can have no secondary purpose, including any that may preferentially benefit
members. No profit can be distributed to members and interest on share capital is an
operating expense.

In addition, community benefit societies must only use their assets for the benefit of the
community. Our Society has a statutory asset lock meaning that if it is dissolved, any assets
left over when it has paid off its debts and returned capital to its shareholders must go to
another organisation which exists for community benefit (and has the same asset lock).
Asset locks are a defining feature of community shares, because they remove the scope for
members to make speculative capital gains resulting from the dissolution, disposal or
conversion of the society into a company.
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Funding and finance

We have already raised over half of the funds through grants and
matched funding. The remaining money will come from our share offer.

We need to raise £550,000. This consists of £500,000 to buy and renovate the building, and
£50,000 of start-up costs before a tenant will open the new business. This is based on the
vendor’s estate agent’s view of an acceptable purchase price and refurbishment costs
estimated by local architects. We will find a tenant with existing hospitality experience to
run the premises and pay a monthly rental. The management committee will oversee this
arrangement and look after other requirements of managing the property (e.g. insurance,
repairs, accounts).

Building purchase £370,000
Stamp duty £8,000
Refurbishment £120,000
Contingency £2,000
Total capital costs £500,000

Architect, surveyor, legal, etc £35,500
Pre-trading bills £6,100
Start-up contingency £8,400
Total start-up costs £50,000

Total capital and start-up costs £550,000

To reach our funding target of £550,000 we have already secured grant funding to cover
£300,000. This funding comes from:

● Community Ownership Fund - Up to £250,000 match funding for capital costs and up
to £50,000 towards start-up costs and first year operational costs

● Architectural Heritage Fund - £24,100 towards our start-up costs

As our start-up costs are less than total grants available for them, we expect grants will
cover all start-up costs and our first year operating costs.
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Minimum Base case Maximum
Shares £200,000 £250,000 £300,000
Social Investor Loan £50,000 £0 £0
Grants £300,000 £300,000 £300,000
Total £550,000 £550,000 £600,000

Our base case forecasts are based on raising £250,000 in community shares.  If we fall short
and raise £200,000, we have arranged a loan of £50,000 at a 6.5% interest rate, which will
increase our costs, but still allow us to meet our objectives. If we reach our stretch target of
raising £300,000, we can spend more on the renovations and increase our overall
contingency funds.

A more detailed breakdown of all the costs and funding/finance and an explanation of
assumptions is contained in our business plan. Costs to date to cover a surveyor, marketing
and applications have been incurred by the Management Committee as a loan and amount to
around £2,000. This has partly been paid for by donations from the Management Committee
and from local community groups and we expect outstanding costs to be recovered from
further small donations in future.

The financial projections below reflect our intent to establish and manage a commercially
successful business for the benefit of the local community in the long term and are based on
achieving a sustainable business model within that time frame.

Our rental income

We asked survey respondents how often they would be likely to visit The Step, and used this
information to estimate potential turnover at £478,000 per year. We understand from our
experienced advisors that a turnover of £168,000 to £240,000 per year is enough to make The
Step viable at our £24,000 annual rental value, so we are confident that our forecasts are
realistic.

While the tenant will be responsible for the day to day running of the business, and its
profitability, it is in everyone’s interest that the Society provides what support it can to
ensure that their business is a success. The tenant will of course find an immediate
customer base in our members and supporters, but we also aim to support them as required
with regular feedback and relevant skills.
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Financial forecasts

The following tables show our financial forecasts. Year 0 represents the time in which we
will purchase the property and incur the start-up costs to get ready for launch.

In Year 1, we have rental income and also have grants available to pay for our costs. The
rental income means we will be able to dedicate £3,000 per year to activities for community
benefit, to be decided on by the membership.

By the end of Year 2, we’ll have cash to cover a year of costs, should we lose our rental
income. This means that from Year 3 we can make interest payments to shareholders and
allow them to withdraw some or all of their shareholding. We anticipate £15,000 per year to
be available for share withdrawals, with £10,000 funded from rental income and £5,000 from
new share capital, with an open share offer starting in Year 4. Should we lose our tenant, we
can pause withdrawals, reduce interest and community activities and use our reserves to
pay for costs until a new tenant is found.
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Profit & loss forecast
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Cash flow forecast
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Balance sheet forecast
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The share offer
Buying shares in The Step is buying into your community. The more
shares we sell, the better our chances of realising our vision.

Through grants, we have already raised over half of the £550,000 it will cost to buy and
refurbish The Step. The balance will be made up by community shares, and a loan if
required. If successful, this share offer will raise the sum needed to transform aspiration into
reality. If the share offer does not achieve its minimum target, it fails and the Society would
then return your money.

What are community shares?

Community shares allow local people to come together to raise the finance for a shared
community venture that they feel strongly about and don’t want to lose. Shares are
withdrawable, meaning a member can request to withdraw their money at a later date once
the society has built reserves. The shareholder may potentially benefit from interest
payments in the meantime, similar to how a loan works.  Shareholders will become
members of the Myddleton Road Community Benefit Society with a vote on the election of
the Management Committee and other important issues.

Who can buy shares?

Anyone over the age of 16 is eligible to buy shares and become a member. Organisations and
companies can also become members if they support the interests of the Society and its
purpose.  Corporate members must nominate a named representative to act on their behalf.
We do not allow applications from joint members, syndicates or as gifts.

Shares are not transferable after the point of purchase, unless a member dies or becomes
bankrupt. You can tell us in advance to whom you wish to transfer your investment upon
your death, and we will ask for this information after we have issued share certificates.

How much are we planning to raise?

The aim of the share offer is to raise a minimum of £200,000 with an optimum target of
£250,000 and a maximum of £300,000.

Our shares

Each share costs £1, and the minimum investment is £100.

The maximum investment is £25,000 for individuals. Regardless of shareholding, every
member has one vote.

Shares cannot increase in value, but can decrease if the Society fails and its liabilities exceed
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its assets.

Community shares are withdrawable but cannot be transferred, sold or given to anyone else,
except on your death.

Our other sources of funding will be grants and if necessary a loan, as detailed in the
business plan. The main factor affecting the success of the Society is the amount of share
capital we can raise. The higher the share capital, the smaller the loan we have to take out
and the lower our repayments.

Will there be a financial return to shareholders?

Like any business, we aim to be profitable. Shareholders are eligible to receive interest as a
cost of capital and shares are withdrawable subject to funds being available and
management committee approval.  Our rules allow us to pay interest on shares, but the rate
must be the minimum required to attract and maintain investment. Our financial forecasts
are based on paying an interest rate of 2% from the end of the third year of trading, however
the rate will be decided at the time.

However, this project is not an exercise in generating large or short-term profits and should
be regarded as a long-term investment in our community. The main return on your
investment will be the preservation of a community asset and a central hub for community
social engagement, services and benefits.

Withdrawal of shares

We envisage that withdrawals will not be permitted for the first three years, in order to
accumulate a healthy level of reserves. From year 4 onwards, the Management Committee
will determine the maximum amount of share capital that may be repaid in that year. Our
plan is to allow £15,000 to be withdrawn per year. The final amount will take into account the
long-term interests of the Society, the need to maintain prudent reserves and the Society’s
commitment to community benefit and therefore cannot be guaranteed.  All valid
withdrawal requests received by the deadline set by the Society in any given year will be
honoured in accordance with the Society’s rules, with members required to give the Society
three months’ notice.

All withdrawals will be at the discretion of the Management Committee and must be funded
either from trading surpluses or new share capital.

Tax relief

Investments in the Society’s community shares are not eligible for tax relief.
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Pay It Forward scheme

To ensure everyone who wants to participate is able to, we will allow investors to donate a
minimum shareholding to someone who may not be able to afford the minimum investment.
You can indicate your interest in this on your application form. If you are unable to invest but
would like to become a member and are interested in receiving a donated shareholding,
please contact us for more information.

When does the share offer open and close?

The share issue will open on 20 February 2023 and close on 19 March 2023. The offer may be
extended by the management committee if deemed necessary to meet our target.

What happens if the offer is under or over subscribed?

If we do not reach our minimum target, even after an extension period, the management
committee will consult with members and search for other sources of finance for a period of
no more than six months. Should this be unsuccessful, the project will not go ahead and all
share monies received will be refunded in full.

If we reach our maximum target, the share issue will close at this point.

Project risks

If for any reason we are unable to proceed with the purchase of The Step, all share monies
received will be returned.

SAVE THE STEP Community Share Offer page 18



Management committee

Members of the Management Committee are voluntary and receive no remuneration. They
have no personal financial interest in this project beyond the amount they may invest
themselves.

Adam Wendelboe (Treasurer) lives locally with his family. He is the Chief Financial Officer
of a strategy consulting firm. He is a Chartered Financial Analyst, qualified accountant
(ACMA) and holds an MBA in Finance & Strategy. As treasurer, he is responsible for the
society’s finances.

Dan Jones (Chair) grew up locally and has lived in Bowes Park for over three years, with his
wife and two children, one of whom attends Bounds Green Primary School. He runs a small
commercial strategy consultancy business advising board directors and investors, and has
worked with 80 clients over 12 years, including a number of hospitality businesses.

Daniel Cowan has lived in Bowes Park for 14 years. He is Co-chair of We Love Myddleton
Road and editor of Bowes and Bounds Connected online forum. He is also a structural
engineer at an international engineering consultancy practice.

David Lubich has lived in Bowes Park for 4 years, is a member of WLMR. He works as an
independent content designer, specialising in creating accessible content for government
and health websites. He is also a mosaic artist, and has created and delivered creative
workshops in community and palliative care settings. He is responsible for our marketing
and written content.

Emma Killick has lived in Bowes Park for nine years. She is the chair of Bowes Park
Community Association and a qualified lawyer. She is our legal advisor and has expertise in
running a community group.

James Lloyd lives in Bowes Park with his partner and young children, and has been a local
resident for 8 years. He has worked for nearly twenty years in public policy, strategy and
research, inside and outside Whitehall. He is the Co-Chair of We Love Myddleton Road.

Liz Bell has lived in Bowes Park for 11 years, now with her partner and young daughter, and
has been involved in local community groups since moving here and becoming Company
Secretary of the Bowes Park Community Association for a number of years. She works as an
independent management consultant, specialising in retail and ecommerce for fast-growing
creative brands.
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Questions and answers

Q: Do you have the skills and experience to run this project?

A: There are over 100 community pubs around the country. Our management committee has
a lot of relevant  experience and we are also being advised by specialists, including existing
hospitality business owners, a property developer, an ex-Chief Executive of a charity that
funds similar projects. We are also being supported through advice and financial support by
sector specialists including The Plunkett Foundation, The Architectural Heritage Fund and
Co-operatives UK who have all agreed to help us after being impressed with our work and
excited by our project.

Q: How will the tenant be selected?

A: The Management Committee will put together a set of requirements that we will judge
tenants against, to make sure we find one that is the best fit for the community. They will
interview potential tenants and assess their business plan against our criteria. We will also
carry out due diligence on them. The Society’s members will then approve the final selection.

Q: Will the tenant offer any benefits to members, such as discounts?

A: As part of the tenant selection process, we’ll ask each what benefits they’ll consider
offering to members. These benefits will need to be balanced against the need for the tenant
to run a profitable and sustainable business.

Q: How will the Low Traffic Neighbourhood (LTN) affect this project?

A: If The Step reopens, it will give a boost to the existing businesses on Myddleton Road -
once again becoming a hub for the community and helping the road to thrive.

We’ve been talking to businesses on Myddleton Road about how we can help make it a
thriving local high street again. Many have told us that they’ve been hit hard by the
introduction of the LTN, but it has been worst for those who rely on customers from outside
the local area. By appealing to a local audience and with the demand we see locally from our
survey results, we are confident that our plans will not be affected.
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Risk factors

Risks to the project

We have outlined the risks to the project and our mitigations in the business plan.

In summary:

● If we are unable to proceed with the purchase of the property, we will return all funds
to members and close the Society.

● We have allowed contingency in the financial projections for not achieving the
planned rental income from the tenant or interest rate rises.

● In a worst case scenario where despite our best efforts the business is not viable for a
tenant or to be run as a community venture and is forced to close, we would sell the
building, reimburse investors and give any remaining funds to another organisation
that can use them for the benefit of the community, in line with our asset lock.

Risks to your investment

Any money you invest in community shares is fully at risk. You could lose some or all of
your money if the society gets into financial difficulties.

Community share offers are exempt from, or outside the scope of, statutory regulations that
apply to the public offer of shares and other financial promotions. Applicants have no
recourse to the Financial Services Compensation Scheme, or the Financial Ombudsman
Service.

However, you do have the right of complaint to the Community Shares Unit if the share offer
carries the Standard Mark.

Please consider your investment carefully and, if necessary, seek independent financial
advice.
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Thanks
We are very grateful to everyone who has supported us in this project so far. We have been
supported to develop this Share Offer and Business Plan through the Community Shares
Booster Programme, funded by Power to Change and managed by Co-operatives UK.  We
have also been supported by the Architectural Heritage Fund and the Plunkett Foundation.

The Community Shares Standard Mark

The Community Shares Standard Mark is awarded by the Community Shares Unit (CSU).  To
receive Standard Mark a society must comply with the national standards for offer
documents. For further details see www.communityshares.org.uk/standards. .

The Standard Mark does not entail any form of business appraisal or professional due
diligence of the society’s business operations.

Further details about the Community Shares Unit, the Community Shares Standard Mark, the
code of practice and the complaints procedure can be obtained from
www.communityshares.org.uk
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How to invest

Please complete the form at www.savethestep.com to become a member. You can make
payment by bank transfer (our preferred method to save fees) or online using a credit or debit
card. We can also accept cheques.

If you would prefer to complete a paper form, these can be collected from the Red Sea
Supermarket, 77 Myddleton Road.

Further information

Our Society rules, share offer document and business plan are all available at
http://www.savethestep.com/share-offer/.

You can contact us by email at hello@savethestep.com.

For details of public meetings and news updates, check our website www.savethestep.com
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