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Introduction

• The purpose of the West Green Road/Seven Sisters Development 
Trust

• The Trust’s first project: the community plan for Seven Sisters Market 
and Wards Corner

• The Trust’s progress receiving planning permission in 2014 and 2019

• The ongoing closure of Seven Sisters Market

• The status of the Grainger plan



Purpose and structure of the report

• Summarises the Trust’s key activities for the period 1 Aug 2020 to 31 
July 2021.

• Reports on the Trust’s four main projects, as well as more generally 
on organisational development:
• 1 – The community plan

• 2 – The development of the Seven Sisters Market Tenants Assocation

• 3 – The temporary market

• 4 – The community resource hub

• Formal approval of Annual Report by the Trustees, followed by 
informal discussion.



1. The community plan: financial viability
• Key studies commissioned, advanced and communicated to key 

stakeholders by Ben Beach.

• Construction cost estimate of £12.9m from Robert Lombardelli Partnership

• Altair bespoke financial model demonstrates viability of community plan 
even on 0% grant funding basis (see below).

Scenario 1 Scenario 2 Scenario 3

0% grant funding and 
100% debt financing

25% grant funding and 
75% debt funding 
(including £0.5m 
community share issue)

50% grant funding and 
50% debt funding 
(including £1m community 
share issue)

No community fund Community fund of 
£0.75m built up before any 
loan repayments made.

Community fund of £1m 
built up before any loan 
repayments made.

Loans fully paid back after 
42 years

Loans fully paid back after 
28 years

Loans fully paid back after 
17 years



Funding and investment

• Potential sources of grant funding of up to £6m identified by Frances 
Northrop. Positive informal soundings with funders but uncertainty 
over the site remains a barrier.

• Application for funding and support to develop an initial community 
share offer through Tier 2 of the Mayor of London/Coops UK Boosting 
Community Business programme. 

• Positive initial soundings with two ethical investment banks; working 
towards interim heads of terms. 



Governance: the Wards Corner CBS

• Successful application to Tier 1 of the Mayor of London/CoopsUK
Boosting Community Business programme to develop a CBS to restore 
and manage the Wards building.

• Approved CoopsUK support provider, Cooperative and Mutual 
Solutions (CMS), assigned to work with the Trust.

• CMS to facilitate series of workshops with key beneficiary 
communities and stakeholders over the next few months, informing a 
final report and the legal registration of the CBS.

• Process will also clarify the relationship between the Trust and the 
CBS, and register the Trust as a charity.



Initial governance proposal
• Case study in ‘Pathways to Public-Commons Partnership’ action research 

project. One page proposal shared with key stakeholders.



Financial summary

Item Cost Source of funds

Making the case for the community 
plan (Ben Beach)

£3,752 Rosa Luxembourg Siftung London office 
2020 grant (£13,112 grant)

Construction cost estimate (Robert 
Lombardelli Partnership)

£1,650 Democracy Collaborative  (£3k grant)

Financial model (Altair) £3,540 Guerrilla Foundation (5000 Euro grant)

Total £8,943



Priorities for 2021/22

• To liaise with key stakeholders, in particular Transport for London and 
Haringey Council, to secure agreement to deliver the community plan

• To legally register and develop the Wards Corner CBS, including 
defining the relationship with the Trust and registering it as a charity.

• To negotiate an affordable long-term (999 year) lease of the Wards 
building from TfL 

• To secure commitments for the necessary grant funding, ethical 
investment and community investment

• To consolidate and further develop existing design work to RIBA stage 
3.



2. Development of the Seven Sisters Market 
Tenants Association
• To build traders’ capacity to engage with issues relating to the market 

and the community plan in short and long-term.

• Grant funding from Rosa Luxembourg Siftung (London office) during 
2020 secured by Ben Beach and George Briley paid for:
• A part-time trader organiser (Viviana da Silva)

• Training and advice from a consultant (Adrian Ashton)

• Development of a website (John Velez Cabrera)

• An agreement for 2021 funding is being finalised at time of writing to 
enable continuation of support.



Financial summary

Item Cost Source of funds

Part-time trader organiser £5,136 Rosa Luxembourg Siftung London office 
2020 grant (£13,112 grant)

Training and support £2,000 Rosa Luxembourg Siftung London office 
2020 grant (£13,112 grant)

Website development £750 Rosa Luxembourg Siftung London office 
2020 grant (£13,112 grant)

Total £7,886



Priorities for 2021/22

• To support the development of the SSMTA through administering the 
RLS 2021 grant and supporting the Association on key issues as 
required.

• To support the SSMTA in securing additional sources of funding to 
further progress its development beyond the RLS 2021 grant



3. The temporary market

• Feasibility study for a temporary market commissioned from Unit 38 architects.

• Four briefing and co-design workshops in Sept/Oct 2020; 18 survey responses from traders. 
20 traders confirmed they wanted to be accommodated.

• Estimated delivery time of 28 weeks, taking TfL procurement processes into account.

• Mayor of London mandated discussions between TfL and the Trust on the proposal in 
October; several technical meetings took place before discussions stalled. 



Financial summary

Item Cost Source of funds

Temporary market 

feasibility study (Unit 38)

£4,000 (discounted by 

Unit 38 from £6,000)

£2,000 from Royal Society of Arts (grant 

secured by David McEwen)

£1,350 from Democracy Collaborative (£3k 

grant)

£650 from Guerrilla Foundation (5000 Euro 

grant)

Total £4,000



Priorities for 2021/22

• To secure a temporary market asap.



4. The community resource hub
• Proposition for temporary Community Resource 

Hub for businesses and communities affected 
by the impacts of Covid-19 and the closure of 
the market.

• Susie Finlayson and David McEwen worked with 
the Trustees to develop an application to the 
Mayor of London’s Make London funding 
programme (unsuccessful unfortunately). 

• Save Latin Village and Wards Corner CIC worked 
with the Trust to promote the Spacehive
crowdfunder. Elara Shurety managed the 
crowdfunder on behalf of the Trust.

• TfL have not given permission for the 
temporary use  promotion of crowdfunder
paused while we consider next steps.



Priorities for 2021/22

• To secure space for a temporary community resource hub asap.



5. Organisational development

• Myfanwy Taylor became a Trustee in December 2020, joining Carlos 
Burgos and Victoria Alvarez.

• Trustees meet on a weekly basis, joined every other week by wider 
team of volunteers including Ben Beach, Frances Northrop, Elara 
Shurety and Susie Finlayson.

• Monthly cross-campaign meeting including the Trust, SLV and SSMTA.

• 2021 grant from Rosa Luxembourg Siftung (London office) will enable 
recruitment of part-time worker and professional advice to guide the 
further development of the Trust and CBS. 



Priorities for 2021/22

• To recruit a part-time worker and commissioning professional advice to 
guide the further development of the Trust and the Wards Corner CBS

• To recruit 3-5 further Trustees with relevant skills and experience

• To build dialogue and relationships with key stakeholders and local groups

• To develop the Trust’s communications and administration

• To recruit and coordinate a pool of volunteers

• To pursue the Trust’s four projects as outlined in this document

• To explore and progress other community- and business-led projects for 
the benefit of all those who live in, work in and use the town centre.



THANK YOU

to all our volunteers and 
advisors for all your 
contributions this year.

I recommend this Annual 
Report for formal approval by 
the Trustees.

Afterwards: informal 
discussions.


