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1.0 INTRODUCTION
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This document outlines the strategy, approach and activities undertaken by
Grainger plc and its professional team to consult with the local community and
key stakeholders on its proposal for a mixed-use scheme at Wards Corner,
Haringey, in advance of the detailed application being submitted for
consideration by the council.

The consultation report also summarises how the professional team has
responded to the comments made by the local community and key
stakeholders during the development of its design proposals.

Full details of how the proposals have developed are in the Design & Access
Statement.

Since the proposals were displayed to the public in July 2007, the scheme has
developed considerably in response to feedback. The main changes include:

1.4.1 Redesigning the High Road frontage including using new materials
and considerable work to make a feature of the building replacing the
Wards Department Store on the corner of the High Road and Seven
Sisters Road

1.4.2 Enlarging and redesigning the new public square on the High Road

1.4.3 Redesigning the buildings on Seven Sisters Road and West Green
Road

1.4.4 Reappraising the art facility in the central section on the High Road
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2.0 APPROACH AND METHODOLOGY
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2.4

2.5

2.6

Grainger plc, Haringey Council and The Bridge New Deal for Communities are
all committed to engaging with the community throughout the development of
the proposals, through the planning process and during construction.

In light of this, M&N Communications, a specialist property consultation
provider, was appointed to prepare, implement and manage a comprehensive
programme during the period the plans were being developed.

M&N believes that it is important to prepare an overall strategy to successfully
achieve consultation objectives. A successful communications and consultation
programme on a project such as this must follow a methodology that can be
easily communicated to, and understood by, all stakeholders and members of
the public.

Our consultation was based on the following principles:

Communicate and inform early - set out the programme, the constraints,
when and how people can engage and what the anticipated outcomes
may be.

Consult widely and deeply - work to ensure all those who wish to take part
are able to.

Report back the outcome of any consultation activities to the community in
a timely manner.

Consider the feedback and seek to amend where appropriate and
feasible.

Communicate how the proposals have been influenced by the
programme, and where they have not, why not.

Communicate the final scheme so everyone is in no doubt of how the
plans have progressed.

A range of techniques have been used to identify the individual views and
queries of stakeholders and residents. Key activities included:

a public exhibition on site,

newsletters delivered to over 10,000 households;

correspondence to over 1,000 stakeholder groups and representatives;
a dedicated website;

a questionnaire;

media briefings; and

meetings with key groups and individuals.

Throughout the process, people have been invited to provide comments on the
proposals via a range of different mechanisms — direct to members of the
professional team at the exhibition and meetings, by using feedback response
forms (hard copy and online) or via M&N Communications.

A chronology of activity is outlined in this report along with a summary of the
feedback received and the resultant changes made to the scheme.
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3.0 THE STAKEHOLDER CONSULTATION PROCESS

3.1 STAGE 1 - IDENTIFYING KEY STAKEHOLDERS

Research was undertaken to identify local groups and councillors who were likely to
have an interest in the proposals for the Wards Corner development and they were
kept informed throughout the consultation process. This work was assisted by our
partners, Haringey Council and The Bridge New Deal for Communities.

The initial stakeholder research undertaken by M&N Communications and the Wards
Corner professional team identified a number of organisations with an interest in the
proposals for the site.

The Bridge New Deal for Communities
Tottenham Civic Society

Clyde Area Residents’ Association

Mayes West Residents’ Association

Fountain Area Residents’ Association

Seven Sisters Market Traders

Tottenham Traders Association

Living Street Haringey

Conservation Area Advisory Committee
Tottenham and Seven Sisters Area Assembly

Contact was made at the start of the consultation programme to enable these key
groups and individuals to put forward their ideas and suggestions and to participate
fully in the initial development of the design proposals. M&N Communications’ role
as community relations consultants ensured there was an ongoing point of contact
for enquiries and information.

Media activity formed an important part of delivering information to the local
community on how the proposals for Wards Corner have been developing. Contact
was established with the following publications.

The Tottenham & Wood Green Journal

The Hornsey & Crouch End Journal
Haringey Independent
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3.2 STAGE 2 — CONSULTATION ON OUTLINE PLANS AND INI TIAL DESIGN
PROPOSALS

3.2.1 Context

Consultation was undertaken prior to the submission of the planning application for
the redevelopment of the Wards Corner site. During this period regular meetings
were held with key stakeholders and members of the public were kept informed of
consultation milestones.

The plans for the Wards Corner site comprise a mix of retail units, leisure facilities
along with new homes and a new public square. The plans were worked up in line
with the Development Brief for Wards Corner agreed by the Executive at Haringey
Council in 2003.

3.2.2 Activity

Tottenham and Seven Sisters Area Assembly

Prior to the exhibition the project team attended the Tottenham and Seven Sisters
Area Assembly on Tuesday 10 July. The proposals were presented to those present
and questions were taken.

Public Exhibition

A public exhibition was held on Friday 13 and Saturday 14 July in an exhibition trailer
on the Wards Corner site. Members of the project team were present for the duration
to answer questions and explain the information. North London Business was
present on the Friday from 3pm to 5pm to provide advice to current tenants and
market traders. Contact details were given out locally for those who could not attend.

High Road perspective from July 2007 Exhibition

In advance of the public exhibition:
Over 11,000 leaflets were sent to local households and businesses inviting
people to the exhibition. See appendix 2
Letters were sent to over 1,000 local stakeholders with information of the
exhibition. See appendix 3
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A press release was sent and appeared in the local media with information on
the exhibition. See appendix 5

Public exhibition preview evening — Councillors from Haringey Council and Board
Members of The Bridge New Deal for Communities were invited to view the
exhibition material on Thursday 12 July from 6 — 8pm in Apex House.

The public exhibition was held in a trailer on the Wards Corner site from 12pm — 8pm
on Friday 13 and 10am — 4pm on Saturday 14 July. This was seen as the best
venue due to its proximity to the site and high footfall bringing in a large mix of local
residents and business. Over 350 people visited the exhibition during the two days.
This included local residents, businesses, retailers and commuters.

Exhibition on High Road 13-14 July 2007

A series of nine information boards were on display detailing early designs of various
elements of the proposed development, including the three options for the public
realm. See appendix 10. A model of the proposal was also on show. Attendees
were asked to complete a feedback questionnaire answering open and closed
guestions about the proposals and the options for the public realm. See appendix 11

Following the exhibition:
Contact was made with specific residents’ associations in order to arrange
meetings
A meeting was held with the Tottenham Civic Society on 18 September to
discuss the proposals
Two articles were provided for The Bridge New Deal for Communities
publication “WORD” outlining the consultation process and results to date.
An update email was sent to the local community in November giving initial
consultation results and details the next steps
An update newsletter was sent to the local community at the beginning of
November
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A meeting was held with representatives of local residents’ associations on 28
November

Meetings

A number of meetings have been held with local groups. These include attending
and presenting to the Tottenham and Seven Sisters Area Assembly on 10 July and
meeting the Tottenham Civic Society on 18 September. We also offered local
residents’ associations including the Clyde Area Residents’ Association, the Fountain
Area Residents’ Association and the Mayes West Residents’ Association meetings
throughout the summer. A meeting was finally arranged with these groups on 28
November to discuss the proposals.

Correspondence and Events

Regular contact was maintained and open dialogue had with all key stakeholders.
Correspondence with members of the public and local residents has also been
maintained throughout the consultation process updating them on the scheme,
through both personal letters and notification in the local media. Below is a detailed
outline of all our communications with the local community as well as details of the
events and meetings held throughout the consultation.

Suffield Road from Seven Sisters Road from July 2007 exhibition
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Date Correspondence / | Details Appendix
event no.

13 June 2007 Letter sent to Informing people of the next stage | Appendix
tenants of the in the development process, who |1
current Wards to contact to discuss any
Corner site guestions and concerns and

information on the timescales
involved.

28 June 2007 Pre exhibition A leaflet was produced providing | Appendix
newsletter sent an outline of the information and 2
out to local details of the exhibition. This was
households and sent to over 11,000 households
businesses and local stakeholders.

29 June 2007 Letter and leaflet | The leaflet outlined above and a | Appendix
sent to key local letter was sent to over 1,000 local | 3
stakeholders stakeholders outlining the

consultation process and
proposals. This was done in
conjunction with the Haringey
Neighbourhood Office.

29 June 2007 Letter to The letter advised both groups of | Appendix
Councillors and the consultation and exhibition 4
NDC Board and invited them to a preview
Members evening on Thursday 12 July and

Apex House.
3 July 2007 Press Release Sent to all local papers giving Appendix
details of the exhibition and 5
inviting people to join in with the
consultation process.

10 July 2007 Tottenham & The team presented the
Seven Sisters proposals to the assembly.

Area Assembly

12 July 2007 Exhibition A preview evening of the
Preview Evening | exhibition was held in Apex

House for local councillors and
members of the NDC

13 July & 14 July Public Exhibition | Held in an onsite trailer with 8 Appendix

2007 (onsite) exhibition boards and model 10

13 August 2007 Letter to the The letter offered the Tottenham | Appendix
Tottenham Civic | Civic Society the opportunity to 6
Society meet the project team at a

separate meeting (meeting took
place on 18 September).

September 2007 Article in The article outlined the Appendix
“WORD?”, The consultation process and what the | 8
Bridge NDC initial results were along with the
Magazine proposed next steps and who to

contact for more information.

18 September Meeting with the | Initial discussion on the proposals | Appendix

2007 Tottenham Civic | for Wards Corner 13
Society
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Date Correspondence / | Details Appendix
event no.

November 2007 Update leaflet This provided the initial Appendix

consultation results and next 15
steps and was sent to over
11,000 household.

28 November 2007 | Meeting with local | Follow a number of requests a Appendix
residents’ meeting was held at Tottenham 14
associations Town Hall

12 December 2007 | Meeting with A following up meeting was held | Appendix
NDC and with the NDC, Grainger, Haringey | 17
residents’ Council and local residents
association

December 2007 Article in “The An update article appeared in the | Appendix
Word” December edition of “The Word” 16

magazine

February 2008 Submission This gave detail of the final
leaflet application submitted to Haringey

Council and how the consultation
contributed to this

February 2008 Press Release This provided a précis of the

information above
29 February & 1 Public exhibition | This will give the local community
March 2008 the opportunity to view the final
proposals and discuss them with
the project team
Option 2 for the public realm from July 2007 exhibition
M&N Communications Consultation Statement 9




STAGE 3 - SUMMARY OF RESULTS

Encouraging and constructive feedback was received both from the public and at
meetings with key stakeholders and politicians locally.

3.2.3 Public Exhibition

Questionnaires were available at the public exhibition for the community and key
stakeholders to feedback comments on the overall proposals and on the design and
the option for the public realm. We received 109 responses. See appendix 11 for a
copy of the questionnaire.

Below is an overview of the consultation results. A full breakdown can be found in
appendix 12

Respondent profiles

As seen in question eight, over 50% of respondents were between 30 and 50 years
old. There was a fairly even spread between male and female respondents, 38%
female, 39% male, with 22% not specifying. Question one showed us that 91 of the
respondents live locally, whilst 46 shop locally, and 41 use local public transport.
Only 21 people worked locally. (Respondents were asked to complete as many
options as applied).

Current thoughts about Wards Corner  and the local area

47 people rated transport in the area as very good, 29 people rated homes as fair,
whilst over 30 people rated the public space and safety in the area as very poor.
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New Public Realm

There were mixed views over which option for public space was preferred. Option
two came out on top with 41% of the vote; however options one and three received
29% and 31% of the votes respectively.

When looking at the public realm the retention of trees and outdoor public seating
were the prevailing comments, whilst the strongest dislike was the removal of trees.

Our Proposals
All five categories (shopping, homes, transport, public space and safety) received a
majority of good or very good when asked about the new proposals.

76 people would like to see cafés, bars and restaurants, 61 people would like to see
more independents, 60 people said they would use local food and convenience
shops, whilst only 21 would use a private gym.

A high proportion of further comments and suggestions focus on the importance of
local and independent retailers. Green space and trees are also high on the agenda
as well as a number of requests for more public conveniences. There was a general
feeling that some consideration needs to be given to the mix of the new homes and
the building should be in keeping with the local area. Some people were concerned
that the area was becoming over populated.
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3.2.4 KEY THEMES

As set out in section 3.4.4 the key themes we took from the consultation process
were deliverability, homes, retail offer, transport, design and public space. Below is a
flavour of the comments that were raised by between two and five separate
individuals. A more detailed breakdown can be found in section 3.4.4.

Deliverability
When will this happen?

Homes
The mix of homes (more affordable needed)
Not enough houses (too many flats)
Too much housing already

Traders
No need for high street food chains (e.g. McDonald’s, Starbucks)
Bars, Pubs and restaurants would be good
Ethnic mix of shops needed
Retain some of the current shops
Help the Columbian community and market
Affordable commercial space needed

Transport
Concern over parking congestion on neighbouring roads
Improved safety getting to the public transport

Design
The design needs to reflect the local area
Concern over the height of the building
Concerns over the general design of the proposals

Public Space
- How will the area be managed
More public conveniences needed
The area needs to be made more green
Will the trees be protected
Improvements generally welcome
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3.4.4 DEVELOPER'S RESPONSE

We have spent over six months consulting with the local community on our proposals
for Wards Corner. The design has continuously evolved throughout the consultation
period and the submitted scheme is considerably different to that displayed in July
2007, in direct response to views expressed by the community. The major changes
are:

Redesigning the High Road frontage including using new materials and
considerable work to make a feature of the building replacing the Wards
Department Store on the corner of the High Road and Seven Sisters
Road

Enlarging and redesigning the new public square on the High Road
Redesigning the buildings on Seven Sisters Road and West Green Road
Reappraising the art facility in the central section on the High Road

There were a number of other comments raised at the exhibition and throughout the
consultation. The following pages detail the comments raised and gives the
developer’s response.

Submission view along High Road with West Green Road on the right
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Issue

Response

Design

Conservation
Area

Grainger has consulted with English Heritage, CABE, the GLA and Haringey as well as the local community to
ensure the proposed development makes a positive contribution to improving the environment around Seven
Sisters underground station.

The design will be a fresh and contemporary expression of the regeneration of Wards Corner, but will also make
reference to the proportions, colours and materials of the Conservation Area. We are also proposing using
materials that are sympathetic to surrounding buildings and the site’s history.

The choice of materials and the design approach to the frontages has evolved following feedback from the
community.

Height

The proposed building heights have been carefully designed to suit the four very different street frontages,
taking into account the scale and width of the streets and the importance of daylight and sunlight. The upper
floors are substantially set-back to minimise their impact. These set backs have been increased in response to
the consultation.

Although the buildings are larger than what is there now, they suit this very prominent corner site and respond to
local and national policy of making full use of accessible town centre sites. However, following comments at the
consultation the height of the two tall buildings on the High Road have been reduced from seven to primarily six
storeys.

The Centre
Piece (High
Road)

At the July exhibition there were a number of comments about the proposed lanterns for the centre section of
the High Road frontage. Many preferred a simpler approach to this space and therefore the design team has
now produced an elegant glass facade where digital artwork can be displayed.
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Issue

Response

Public space

Public Square

At the July consultation the majority people wanted an improved public space and had a number of different
views on how this could be achieved. Following more consultation with specific local groups, the size and shape
of the square has changed.

The public square is now significantly larger than originally proposed due to the new curved facade of the centre
High Road building. The public square will also include a sculpture as the centre piece which will be subject to
future competition.

Management Grainger will be actively managing the new development, and will provide a 24-hour concierge service with
CCTV surveillance of the complex.
Grainger will work with Haringey Council, London Underground and the police to provide co-ordinated
management of the public space.

Public In July 2007 concern was expressed about the lack of public conveniences in the area. Grainger will support

Conveniences

improvements to the existing public WCs below the clocktower next to Apex House.

Trees The large plane tree on the corner of the High Road and West Green Road will be protected, and a second
plane tree planted on the corner with Seven Sisters Road.
The seven smaller ash trees have a short life-expectancy and will be replaced by more attractive and durable
species closer to the kerb line and reducing the present obstruction to pedestrian movement.

Homes

Delivery of Grainger plc and Haringey are committed to the delivery of affordable housing.

affordable

housing As part of the planning procedure Grainger and Haringey will go through the statutory process to determine the

extent of affordable housing that can be viably delivered as part of the Wards Corner development or as part of
a subsequent phase off-site.

M&N Communications
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Issue

Response

Mix of residential
units

Grainger’s proposal delivers a range of residential units ranging from Studio flats to 3 bed duplexes and
maisonettes, including 18 family homes on Suffield Road with entrances and front gardens on to the street.

The other three frontages are ideally suited to retail on the ground floor and therefore flats above. This remains
a great town centre location for shopping.

Pressure on
local services

Haringey Council is committed to bringing forward new homes to meet the need for housing in the Borough and
the best place to provide these is in areas of excellent public transport accessibility, such as the Wards Corner
site. To ensure that local services and facilities keep up with changes in the local population the Council
monitors the demand on these services and identifies any shortfalls in provision. Where a new development,
such as this, would cause a problem (e.g. an under provision of school places) a “Section 106 agreement” is
attached to the planning permission requiring the developer to resolve the problems raised (e.g. by funding
additional school places).

Retail (new)

Mix of retail units

Fast food can also cause management issues and result in cooking smells and litter which Grainger are
determined to avoid at Wards Corner. However fast food comes in many forms including, sandwiches, salads,
as well as burgers or kebabs and can be very useful for busy people, particularly those using the station.
Grainger would not let a unit to a fast food operator if they felt it would be detrimental to the scheme as a whole.

Grainger agree that a bar or pub is a suitable use for the site and it is Grainger’s intention to let a unit within the
scheme to an established operator with an excellent track record of operating and managing bars in a busy
urban environment.

Grainger would like to see a mix of local and multiple retailers on the site. The High Road frontage will be let to
multiple retailers and there will be a mix of multiple and independent retailers on the West Green Road and
Seven Sisters Road frontages where the rents will be lower.
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Issue

Response

Retail (traders)

The Market The market is currently a tenant of London Underground and will be closing prior to Grainger taking control of
the site.
Grainger contacted North London Business who have been liaising with the market to discuss either relocation
to a new site or to assist individual stall holders moving their businesses elsewhere. NLB will continue to
provide advice and assistance to those that need it.

Transport

Parking With the exception of 18 maisonettes proposed to replace the 12 existing houses on Suffield Road the residents

of the development will not be granted permits under the Controlled Parking Zone (CPZ).

Road safety

The main roads are controlled by Transport for London (TfL), and the proposed development cannot by itself
bring about changes to the existing road network. Grainger have held discussions with TfL on potential future
improvements, and would encourage any future proposals to make the High Road more pedestrian friendly, for
example.

Our proposals to widen the High Road pavement into a public square will help to reduce the rush hour ‘crush’ of
pedestrians next to the High Road.
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