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 INTRODUCTION 1.

1.1 This Statement of Community Engagement has been prepared by Iceni Projects Limited on behalf 

of Generator Group LLP, hereafter referred to as “Generator”. It outlines Generator’s approach to 

public consultation on its proposals for the redevelopment of the site at Mansfield Bowling Club 

(MBC), Croftdown Road, Highgate. 

1.2 The proposals are for the creation of a new publicly accessible open space; enhanced tennis 

facilities including the reconfiguration and extension of the courts to provide an additional court and 

increased playing area to accord with LTA requirements; the provision of a new ancillary pavilion 

(Class D2) to replace existing ancillary buildings; a new community garden; and the demolition and 

replacement of the existing bowling club building with a new part three-storey, part two-storey 

building providing 21 residential dwellings (Class C3) with associated access, parking and 

landscaping. 

1.3 This report sets out a summary of the consultation that has taken place during the pre-planning 

stage. This has included: 

 Three public exhibitions, held on Wednesday 23 October 2013, Wednesday 12 February 2014 
and Monday 21 July 2014, for members of the public to provide their feedback on the evolving 
proposals.  

 Generator offered briefings to local elected representatives. Letters and emails were sent to: 

 Ward members for Highgate ward (including the members elected on May 22 2014) 

 Relevant LB Camden Cabinet Members, including the Cabinet Member for Regeneration 
and the Cabinet Member for Housing 

 Andrew Dismore AM, London Assembly member for Barnet and Camden 

1.4 The key issues discussed during the public exhibitions included:  

October 2013 public exhibition: 

 Height: the new housing should be no higher than the neighbouring residential properties  

 Design: the new buildings should be architecturally similar to neighbouring buildings 

 Housing mix: there should be a mix of small houses and flats, particularly ones that are 
affordable to families 

 Open space: support for the retention of open space 

 Sports facilities: support for a third tennis court for the Kenlyn Tennis Club 
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February 2014 public exhibition: 

 Design: the new houses should only be built within the footprint of the existing clubhouse 
building 

 Height: preference for a two-storey limit to any new housing 

 Building footprint: the building footprint is much improved in the latest proposals 

 Open space: support for the car park and the tennis courts being preserved as open space 
and concern over possible security and noise issues emerging from the provision of open 
space 

 Tennis courts: Preference for an additional tennis court in place of a community garden 

 Residential scheme: opposition to the principle of any residential development on the site  

 
July 2014 public exhibition: 

 The updated proposals: the current plans are a significant improvement on the previous 
iterations  

 Tennis courts: support for the provision of a third tennis court 

 Height: the buildings should be no higher than the present clubhouse building 

 Use of the site: some respondents were against the principle of residential development on 
the site 

 Security: concern over the security implications for neighbouring residential properties, 
particularly for those who back on to the proposed open space 

 Traffic: concern over the number of vehicle movements that could be generated by the new 
residents 

 Infrastructure: Local schools lack the capacity for additional pupils 
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 CONSULTATION OVERVIEW 2.

Public exhibitions 

2.1 Generator distributed an invitation to 1,850 local commercial and residential properties 14 days 

prior to each of the three public exhibitions. A map of the distribution area is attached as Appendix 

1 and copies of the newsletters are attached as Appendices 2, 3 and 4. The distribution for each 

public exhibition was carried out by a mail fulfilment company, who distributed the letters via Royal 

Mail.  

2.2 Ward members for Highgate ward were invited to each of the public exhibitions. Before the third 

public exhibition Generator held a key stakeholder session for local elected representatives, which 

took place from 3.30pm to 4.30pm, one hour before the exhibition was open to the public. 

Feedback mechanisms 

2.3 Visitors to the public exhibitions were invited to complete a feedback form either at the exhibition or 

later, sending it back to the project team via the Freepost address provided. To date, 65 feedback 

forms have been received by the project team.  

2.4 The feedback form was designed to give the project team an understanding of how residents 

viewed the scheme and what issues were important to them.  

2.5 A consultation website – www.iceniprojects.com/mansfieldbowlingclub – was made available for 

residents who were not able to attend the public exhibitions, or for residents who wished to view 

the information again (see Appendix 9). All the material displayed at the public exhibitions was 

made available to view and download.  

2.6 Throughout the course of the consultation, a Freepost address, contact email address and 

telephone number were made available for local residents and interested parties to contact the 

project team.  

2.7 The table below provides a record of all meetings held with local and political stakeholders to date. 

Meetings that have taken place with London Borough of Camden planning officers have not been 

included, but details of these can be found in the Planning Statement.  

 

 

http://www.iceniprojects.com/mansfieldbowlingclub


 

Statement of Community Engagement (November 2014)  |  Iceni Projects Limited on behalf of Generator Group LLP 6 

Date Meeting Venue 

27.09.13 Meeting with the Mansfield Residents’ Steering 
Group. 

Mansfield Bowling 

Club, London, NW5 

1EP 

18.10.13 Meeting with Kenlyn Tennis Club. Bistro Laz, 1 

Highgate West Hill, 

London, N6 6JS 

23.10.13 

5pm to 9pm 

First public exhibition. 

70 members of the public attended, along with 

Councillor Sally Gimson (Highgate ward 

councillor) and Councillor Maya de Souza 

(Highgate ward councillor). 

Highgate Newtown 

Community Centre, 

25 Bertram Street, 

London, N19 5DQ 

12.11.13 Meeting with Councillor Maya de Souza. Camden Town Hall, 

Judd Street, London 

WC1H 9JE 

13.12.13 Update email to Councillor Valerie Leach 

(member for Highgate ward and Cabinet 

Member for Regeneration), Councillor Sally 

Gimson (member for Highgate ward) and 

Councillor Maya de Souza (member for 

Highgate ward). 

N / A 

17.12.13 Meeting with Andrew Dismore, GLA member for 

Barnet and Camden. 

Greater London 

Authority, City Hall, 

The Queen's Walk, 

London, SE1 2AA 

12.02.14 

4.30pm to 8.30pm 

 

Second public exhibition.  

Attended by 50 local residents and Councillor 

Valerie Leach, Councillor Maya de Souza and 

Councillor Sally Gimson.  

Highgate Newtown 

Community Centre, 

25 Bertram Street, 

London, N19 5DQ 

13.03.14 Update letter sent to Highgate ward councillors. N / A 

28.04.14 Meeting with Kenlyn Tennis Club. Generator Group, 

Paxton House, 30 

Artillery Lane, 

London, E1 7LS 



 

Statement of Community Engagement (November 2014)  |  Iceni Projects Limited on behalf of Generator Group LLP 7 

July 2014 Update letter sent to Highgate ward councillors 

to offer a meeting. 

N / A 

21.07.14 

Key stakeholder 

session (3.30pm to 

4.30pm) 

4.30pm to 8.30pm 

Third public exhibition. 

Attended by 75 members of the public and the 

three members for Highgate ward: Councillor 

Sian Berry, Councillor Oliver Lewis and 

Councillor Sally Gimson. 

Highgate Newtown 

Community Centre, 

25 Bertram Street, 

London, N19 5DQ 

24.07.14 Meeting with Councillor Sian Berry, member for 
Highgate ward.  

Shepherdess Café, 

221 City Road, 

London, EC1V 1JN 

01.10.14 LB Camden Development Management (DM) 
Forum. 

Attended by the three members for Highgate 

ward: Councillor Sian Berry, Councillor Oliver 

Lewis and Councillor Sally Gimson. 

Parliament Hill 

School, Highgate 

Road, NW5 1RL 

09.10.14 Developer Briefing. 

Attended by six members of the Development 

Control Committee: Councillor Heather Johnson 

(Chair of the Development Control Committee), 

Councillor Roger Freeman, Councillor Adam 

Harrison, Councillor Claire – Louise Leyland, 

Councillor Richard Olszewski and Councillor 

Flick Rea. 

Attended by two members of Highgate ward: 

Councillor Sian Berry and Councillor Sally 

Gimson.  

Committee Room 4, 

Old Town Hall, Judd 

Street, London, 

WC1H 9JE 

11.11.14 Meeting with Councillor Abdul Hai (Labour, 

Cabinet Member for Customers, Communities 

and Culture. 

Camden Town Hall, 

Judd Street, London, 

WC1H 9JE 
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Engagement with local organisations 

2.8 Generator offered a briefing to Brookfield Primary School, York Rise Nursery School and La Sainte 

Union Catholic School. So far, the schools have not taken up the opportunity for a meeting. 

London Borough of Camden Development Management (DM) Forum 

2.9 On Wednesday 1 October 2014, the applicant presented its proposals to the London Borough of 

Camden’s DM Forum. The Forum was attended by local residents, members of the Dartmouth 

Park Neighbourhood Forum, members of the Dartmouth Park Conservation Area Advisory 

Committee, the Kenlyn Tennis Club, the Camden Civic Society, the Tufnell Park Parents’ Support 

Group, as well as the three London Borough of Camden members for Highgate ward: Councillor 

Oliver Lewis, Councillor Sally Gimson and Councillor Sian Berry.  

2.10 Generator presented the proposals and answered the audience’s questions. The points that were 

raised included:  

 Would the proposed leisure uses on the site be viable? 

 What research had been undertaken by the applicant on potential non-sporting leisure uses? 

 Will the scheme include indoor bowling facilities?  

 How much parking will be provided?  

 Will the car parking be incorporated within the existing footprint of the clubhouse? 

 How much of the new housing will be affordable? 

 Will the new houses overlook existing residential properties on Laurier Road? 

Following the DM Forum, minutes of the meeting were circulated by the London Borough of 
Camden. 
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 CONSULTATION METHODOLOGY 3.

3.1 In preparing its consultation programme, Generator sought to carry out consultation, as required by 

the Localism Act 2011, with key political and community stakeholders relevant to the site. 

3.2 Generator also sought to follow the 2012 National Planning Policy Framework (NPPF) and the 

2014 Planning Practice Guidance (NPPG). The NPPF states that applicants should engage in pre-

application discussions with local planning authorities and local communities to ensure that local 

people are aware of emerging proposals, and so that the quality and acceptability of the application 

can be enhanced.  

3.3 The NPPG requires applicants to understand the site’s context, engage with relevant stakeholders 

at an early stage and pursue a tailored approach to consultation. 

3.4 Generator has reviewed the London Borough of Camden’s revised Statement of Community 

Involvement (SCI), which was published in July 2011, and has sought to meet and exceed the 

expectations for consultation around planning applications. Generator is committed to community 

consultation and has carried out pre-application consultation with the local community to ensure 

people living close to the site are aware of the proposals and have the opportunity to give their 

comments in advance of an application submission.  
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 SUMMARY OF THE SITE AND APPLICATION PROPOSALS  4.

4.1 The application site comprises a vacant indoor bowling facility which consisted of a six rink indoor 

bowling green, part two, part three storey clubhouse with associated changing rooms and function 

room (Class D2). Two ancillary residential flats (Class C3) are also accommodated in the building. 

The remainder of the site is made up of associated car parking and hardstanding for the 

aforementioned vacant building, areas of open space, an outdoor bowling green, two tennis courts 

and associated clubhouse, and a small planting area for catering at the bowling club. 

4.2 The site is approximately 0.85 hectares or 8,500 square metres. The surrounding area consists 

primarily of residential dwellings, which are well screened from the site by established landscaping 

and shrubbery. Specifically, the boundaries of the site sit adjacent to the rear gardens of residential 

properties on Croftdown Road, Regency Lawn, Dartmouth Park Avenue, Laurier Road and York 

Rise.  

4.3 The site is accessed via Croftdown Road and has a Public Transport Accessibility Level rating of 3 

(moderate), although neighbouring properties have a PTAL rating of 4. The nearest Underground 

station is Tufnell Park, located approximately 750 metres away. The site is well served by four 

nearby bus routes with bus stops located on nearby Highgate Road, Swain’s Lane and Chester 

Road. 
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 CONSULTATION WITH KEY POLITICAL STAKEHOLDERS 5.

5.1 The applicant sought to engage with relevant elected members from an early stage, informing them 

of key project milestones throughout the pre-submission process. This included continued liaison 

by letter and email in the run-up to and following the three public exhibitions.  

5.2 Letters and emails to relevant elected members were sent before each public exhibition, inviting 

members to the event or to a briefing if they were not able to attend. In addition, elected members 

received an invitation to a key stakeholder preview of the third public exhibition, which took place 

on Monday 21 July 2014.  

5.3 Elected members who were sent letters were as follows: 

 Councillor Sally Gimson (Labour, Highgate ward member) 

 Councillor Oliver Lewis (Labour, Highgate ward member following the 22 May 2014 local 
elections) 

 Councillor Sian Berry (Green, Highgate ward member following the 22 May local elections) 

 Councillor Valerie Leach (Labour, Highgate ward member until 22 May 2014) 

 Councillor Maya de Souza (Labour, Highgate ward member until 22 May 2014) 

 London Borough of Camden Cabinet members for Regeneration, Housing, Young People, 
Children, Communities and Culture and Resources, and the Deputy Leader  

 In the run-up to the 22 May 2014 local elections, the Labour Party and Green Party candidates 
for Highgate ward were sent letters 
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 FIRST PUBLIC EXHIBITION – WEDNESDAY 23 OCTOBER 2013 6.

The first public exhibition took place at the Highgate Newtown Community Centre on Wednesday 

23 October 2013, from 5pm to 9pm. In total 70 people attended and 20 completed feedback forms. 

The feedback form consisted of a space for residents to leave any comments they had on the 

scheme. The presentation material displayed at the public exhibition can be found in Appendix 6. 

The public exhibition presentation material included six different scheme options and visitors were 

given the opportunity to state which option they preferred. The responses, along with verbal 

feedback, have been themed below. 

Item Comment 

Option 1 “The scheme should follow the footprint of the 

existing clubhouse building.” 

“I prefer the building footprint in these 

proposals to the previous scheme.” 

“I prefer option 1.” 

“I am concerned over the size of the windows 

looking on to Regency Lawn as part of Option 

1.” 
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Option 2  “I prefer option 2.” 

“I’m concerned that option 2 would cause 

overlooking onto existing houses.” 

“The built form proposals should be more 

modest.” 

“There are too many houses proposed in 

option 2.” 

“The gardens are too small.” 

“There should be more open space between 

the houses.” 

Open space / community amenities “The open space should be preserved.” 

“I’m concerned about the security of the open 

space.” 

“I don’t think any more public open space is 

needed.” 

“Would the petanque facilities be used?” 

“A children’s play area by the bank should be 

included.” 

“I would prefer green space rather than hard 

space for BMX use.” 

“I would like to see an additional tennis court.” 

“Not enough open space is included in the 

proposals.” 
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Comments on the overall scheme “I am opposed to residential development on 

the site.” 

“Social housing / affordable housing should be 

prioritised.” 

Amenity of nearby residents “I’m concerned that the sunlight into Regency 

Lawn will be blocked.” 

“The new houses shouldn’t include 

basements.” 

“The new buildings should be no higher than 

the present clubhouse building.” 

“Building basements could affect water 

drainage.” 

“The scheme requires more mixed-use space.” 

“I am opposed to any three-storey buildings.” 
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 SECOND PUBLIC EXHIBITION – WEDNESDAY 12 FEBRUARY 7.

2014 

The second public exhibition was held on Wednesday 12 February 2014 from 4.30pm to 8.30pm at 

the Highgate Newtown Community Centre. In total approximately 50 people attended and 22 filled 

out feedback forms. The results are set out in full below. The presentation material displayed at the 

public exhibition can be found in Appendix 7. 

The feedback form consisted of two questions:  

- “What are your thoughts in respect of the Open Space proposals and how could they be 

improved?” And;  

- “What are your thoughts in respect of the built form proposals within the existing building 

footprint or within the wider southern part of the site?” 

Q1. What are your thoughts in respect of the open space proposals and how could they be 

improved? 

Issue Comment 

Support for the tennis courts “If the open space – including cark park and 

tennis courts as open space – is preserved my 

comment is favourable.” 

“Happy with the tennis courts and the 

petanque area. The only concern is with the 

security of the open space at night.” 

Open space  “The Open Space will need careful 

landscaping to seem attractive and welcoming. 

The Open Space must be protected – and 

enhanced.” 

“I would prefer to see an additional tennis court 

in place instead of a community garden, which 

would probably be little used.” 

“Protect open space and enhance it.” 
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Scheme design “Development (houses) only in existing 

footpath of club building.” 

“The chosen scheme should rigorously follow 

the footprint of the existing building.” 

“The only acceptable development would be 

on the clubhouse footprint.” 

“The building footprint is much improved in the 

latest proposals.” 

Housing mix “Please present an option that does not 

include any residential development at all.” 

“Both Option 1 and Option 2 need to be more 

mixed use.” 

“No three-storey buildings.” 

Security concerns “Whilst tennis courts / clubhouse are in 

keeping I feel strongly that Public Open Space 

with clubhouse activity should be re-

considered from a security and noise point of 

view – with both Parliament Hill and 

Hampstead Heath and Waterlow Park all 

brimming with facilities for children – I would 

not support a ‘built’ children’s area.” 
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 THIRD PUBLIC EXHIBITION – MONDAY 21 JULY 2014 8.

The third public exhibition took place on Monday 21 July 2014 from 4.30pm to 8.30pm at the 

Highgate Newtown Community Centre. In total, approximately 75 people attended the public 

exhibition and 23 people completed feedback forms. A copy of the feedback form is attached as 

Appendix 5 and the presentation material displayed at the public exhibition can be found in 

Appendix 8. 

Quantitative feedback 

Q1. Do you support the provision of an enhanced community tennis facility on the site, for 

use by Kenlyn Tennis Club? (20 out of 23 respondents completed Question 1). 

Yes No Don’t know 

 18 (90%) 1 (5%) 1 (5%) 

 

Q2.  Do you support the restriction of the residential development to the footprint of the 

existing clubhouse building? (19 out of 23 respondents completed Question 2). 

Yes No Don’t know 

16 (84%) 3 (16%) 0 

Qualitative feedback 

8.1 In total, 23 responses have been received to date. The responses have been themed and 

summarised below.     

Issue Comments 

General comments 

on the scheme 

“I fully support this application as shown on 21 July 2014. This plan 

does not seem to be detrimental to any of the residents surrounding it. 

Iceni has taken our concerns and acted on them. May your plans come 

to fruition sooner rather than later.” 

 

“Hurry up and get on with it, it looks great to me – much better than it is 

now… people need houses. A desperate need at the moment.” 

“Best plans yet.” 
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“This is an improvement on previous plans. It seems reasonable to me.” 

 

“Housing is not what locals want as primary use of this space.” 

 

“This is open space and should stay as open space. Converting this to 

residential property would create traffic, noise and fundamentally 

change the use to be non-leisure.” 

 

Sports / leisure 

space  

“A third tennis court would be wonderful! Great opportunity for 

youngsters to learn - very well used at the moment. Kenlyn would be 

able to play matches.” 

 

“The whole Green area and courts could be wider leisure space with 

own entrance.” 

 

“Lucky Kenlyn – to be getting so much from you. I hope they are going 

to be responsible for the public area.” 

 

“How will the tennis club, pavilion and community gardens be 

managed?” 

 

“I think there is evidence of suitable alternative leisure uses as a nature 

reserve would be a suitable alternative.” 

 

“No recognition of what the site was intended for, i.e. sports.” 

 

“I do believe that this could be used for leisure use. I know of a gym, 

school, nursery and most of the local community who would love to use 

facilities here.” 

 

“Area supposed to be for green community use not for residential use.” 

 

Security “If all the provisos about maintenance and security are honoured and 

the swathe of planting behind 1-10 Regency Lawn happens, I am 

delighted with the current plan and hope it gets planning permission.” 

 

“I'm a little concerned about the garden area as it backs on to us, it 

would need to be secured at night.” 

“We live opposite the development. Our main concern is about the 
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security of the public gardens, especially after dark. We understand the 

gates will be locked at night by the management company.” 

 

“Security at night - who will undertake locking gates?” 

 

Public space / 

landscaping 

“Provided the trees in front of the 3-storey building are in fact planted - 

breaking up the views, I very much support the proposal.” 

 

“It looks far greener and more communal than it ever was.” 

 

“I welcome the extended green area behind my garden - a little 

protection from constant vehicles.” 

 

“Suggest Kenlyn be charged to be responsible for the upkeep of the 

open area beside the courts. The additional court could transform the 

club, and being responsible for the open space is a reasonable quid pro 

quo.” 

 

Bulk, height and 

massing 

“Buildings should be no higher than the present building so that they 

don't block out light to York Rise.” 

 

“[Support the proposals] providing the buildings are kept to the height 

proposed and no taller. Providing extra buildings are not slipped in.” 

 

Built form “I favour the greyish brickwork because it will merge into the sky and 

also the evening sun will be reflected off it.” 

 

“Still not gone the extra mile on the design of the scheme still second 

concept stage.” 

 

Development 

footprint 

“Redevelopment should keep to the footprint of the clubhouse.” 

 

“Hang loose with the footprint. Why be a slave to the current footprint 

other than neighbourhood-generated flak for going 'off-piste'?” 

 

Infrastructure “Schools etc. have no capacity…no space for the nursery school.” 

 

“Inadequate school places locally (Brookfield Primary totally 

oversubscribed).” 
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Affordable housing “A guaranteed affordable house lease [should be] negotiated.” 

Construction “The problem with the rats and foxes will have to be dealt with carefully 

during the demolition process and in an ongoing way.” 

 

Refuse collection “The garbage bins need to be re-designed so that they do not obstruct 

our back yard view.” 

 

“Bin stores two metres from our back garden.” 

 

Pavilion “There are no shower facilities in the pavilion.” 

 

“Noticed there are two storage areas [in the pavilion] could one be 

converted into two sections (male and female) for changing?” 
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 CONCLUSION 9.

9.1 This Statement of Community Engagement has been produced in support of a planning application 

by Generator to redevelop the Mansfield Bowling Club site on Croftdown Road, Highgate.  

9.2 The proposals are for the creation of a new publicly accessible open space; enhanced tennis 

facilities including the reconfiguration and extension of the courts to provide an additional court and 

increased playing area to accord with LTA requirements; the provision of a new ancillary pavilion 

(Class D2) to replace existing ancillary buildings; a new community garden; and the demolition and 

replacement of the existing bowling club building with a new part three-storey, part two-storey 

building providing 21 residential dwellings (Class C3) with associated access, parking and 

landscaping. 

9.3 Pre-application consultation, as required by the Localism Act 2011, has been undertaken with key 

political and community stakeholders relevant to the site. The engagement process has enabled 

the design team to identify the key local issues and has ensured that the evolving proposals have 

taken this feedback into consideration, where possible.  

9.4 Generator has been keen to involve the local community in the proposals as much as possible and, 

with this in mind, has undertaken extensive consultation activities including three public exhibitions, 

numerous meetings with local elected representatives, as well as dedicated email address, 

telephone number, Freepost postal address and consultation website. 

9.5 The feedback received by the project team has demonstrated support for the open space 

proposals, the proposals to focus the built form within the footprint of the existing building and the 

provision of a third tennis court. Generator has responded to residents’ feedback and, where 

possible, incorporated the feedback into the proposals.   

9.6 The project team remains committed to engagement with the local community and will continue to 

ensure that residents are informed as the application progresses.    
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 DISTRIBUTION MAP A1.

 



 

Statement of Community Engagement (November 2014)  |  Iceni Projects Limited on behalf of Generator Group LLP 23 

 INVITATION TO THE FIRST PUBLIC EXHIBITION (WEDNESDAY 23 A2.

OCTOBER 2013) 
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 INVITATION TO THE SECOND PUBLIC EXHIBITION (WEDNESDAY A3.

12 FEBRUARY 2014) 

 

 



 

Statement of Community Engagement (November 2014)  |  Iceni Projects Limited on behalf of Generator Group LLP 25 

 INVITATION TO THE THIRD PUBLIC EXHIBITION (MONDAY 21 A4.

JULY 2014) 
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 FEEDBACK FORM A5.
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