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Section 2. Sites’ appraisal
2.1 Sites’ location

The London Borough of Camden is located in north west 
London. The southern extents of Camden form part of Central 
London, which extends from Holborn and Bloomsbury in the 
south and to Hampstead Heath in the north. Neighbouring 
areas are the City of Westminster and the City of London which 
are in the south; Brent to the west, Barnet and Haringey to the 
north, and Islington to the east. 

The location of Camden Goods Yard sites (Juniper Crescent and 
Gilbeys Yard) in relation to the London Borough of Camden 
and Greater London, is shown on the diagrams below and on 
the adjacent page

Location of Camden Goods Yard sites

M 25 and key roads within Greater London

Key

Roads within Greater London

Greater London zone

London Borough of Camden

Zone 1- London

The sites in relation to the wider context
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The sites in relation to the London Borough of Camden
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2.2 Regional context

The site is located close to a wide network of roads and public 
transport facilities (within 10 minutes walk). This includes bus 
services and underground stations such as Chalk Farm and 
Camden Town.

There are several roads surrounding the sites that serve as part 
of the Transport for London Network, Borough distributors and 
London distributors.

Several bus routes operate near Camden Goods Yard and 
connect the area to many key destinations across London.

Tube Stations

Railway

Key

Public green spaces

Residential use

Local context- 30 minutes 
walking

Main roads

Camden Borough

Local distributor 

Bus routes

Vehicular movement

To Brent Cross  To East Finchley  To Walthamstow

To Wembley

Diagram illustrating regional context vehicular movement
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Key

Underground StationsPublic green open spaces

Residential uses

Railway

Camden Borough

There is a great variety of land uses surrounding the Camden 
Goods Yard sites. Due to their location, and proximity to Central 
London; most uses are found within the sites local context. 
Camden Town is a tourist destination, particularly at weekends 
when Camden Lock and the indoor and outdoor markets are 
overflowing with visitors. Camden Town has lots of commercial 
uses such as pubs, bars, nightclubs, cafés and restaurants; as 
well as public green open spaces,  like Primrose Hill, Regents 
park and Hampstead Heath. 

Camden’s neighbourhoods varies enormously, with a plethora 
of ex-local authority homes and Victorian and Georgian era 
buildings, forming a distinct and diverse environment.

Waterways

Industrial uses

Mixed and commercial uses

Institutional uses

Local context- 30 

minutes walking

Main roads

Local distributor roads

Play areas

Educational facilities inside 
local radius

Health facilities inside local 
radius

Land uses

Diagram illustrating regional context land uses
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2.2 Regional context

Camden Council manages nearly 70 public parks and open 
spaces. They range from small neighbourhood play-grounds to 
grand city squares, historic graveyards and allotments.

In addition there are several Metropolitan Open Land 
designations (open spaces) such as Hampstead Heath, Regent’s 
Park, Primrose Hill and Waterloo Park & Fairseat.

Underground stations

Railway

Key

Key public open spaces

Residential uses

Camden Borough

Green corridors

Landscape and open spaces

Diagram illustrating regional landscape and open spaces
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Camden Council’s adopted framework for Camden Goods Yard 
sets out a vision for strategic connections and walking routes 
with the key aspiration to promote well connected places 
which are accessible to all. 

The aspirational proposals for the Camden High-line would 
create green corridors and nature trails along the existing 
railway corridors, shown within the below diagram. 

The council have also identified further potential of extending 
the high-line Jubilee walk all the way to the old Primrose Hill 
station. This route could form the northern edge boundary of 
the Juniper Crescent site

Chalk Farm 
Station

Camden Town 
Station

Camden Road

Cam
den

 Ro
ad

Chalk Farm 

York W
ay

The High-line

Jubilee walk 

Juniper Crescent site

Potential extension of 

High-line Jubilee walk

Gilbey Yard site
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2.3 The history of Camden Goods Yard

For more than a decade, Camden Goods Depot was the  
terminus for goods traffic. In 1851, the rail freight connection to 
London docks were made with the completion of the East and 
West India docks and Birmingham junction railway. 

Blue London clay was predominantly used as a fill in for the 
Camden depot area, between the Regents canal, Gloucester 
Road (now Gloucester Avenue); and the western edge of 
Stables Yard and Chalk Farm lane (now Regents Park road). This 
created a difference in level of up to 4.5 meters, between the 
“railway level” and the former ground level. 

1847
The Roundhouse, 
a circular building 

containing a 
railway turntable 

was built

1602

Camden didn’t 
really exist

1804
Modest houses 
get built under 

the Kentish Town 
act of 1788

The West India 
docks was 

opened

1852

The development of the Camden Goods Yards historic time-line
The difference in level was also created by vaults, generally 
erected to support various buildings at the level of the railway 
embankment to carry their loads down to the foundations into 
the natural ground. 

As part of the remodelling, the ground level adjacent to the 
canal interchange basin was raised, partly on vaults, to the 
main level of the Goods Yard, and railway lines extended at this 
high level towards the edge of the canal. 

The interchange basin was realigned and enlarged to its 
present size. West of the basin, vaults of similar construction to 
the earlier vaults supported another Goods shed.

1830 
London and 
Birmingham 

railway

1837 
Primrose Hill tunnel

1837 
The windings and 

goods shed

The Eastern 
and Western 
horse tunnels 

were built

1855

Illustrative time line in relation to Camden Goods Yard’s historic development periods
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1900
The Site cleared and 

access road built

1872
Gilbeys began 
distilling gin

1939-1945

Bomb 
Damage

1960’S
Road transport 

outsted rail. 
Camden 

Town was no 
longer ideal for 

transport

1973

The Camden 
market starts

1983

Breakfast 
television 

building new life 
into the local 
architecture

Construction of 
Gilbeys Yard, 

Juniper crescent 
and safeways 
supermarket

1997

2006

Roundhouse 
re-opens as 
a concert 

venue

The Eastern 
and Western 
horse tunnels 

were built

1855

The last quarter of the 19th century saw major changes to the 
content, if not the configuration of the Goods depot. These 
changes aligned with Gilbeys gin factory, which opened up 
with large warehouses. When Gilbeys moved out, its 
production from Camden in the 1960s; the site over time had 
gone from an industrial site, to a vibrant and touristy hot spot.

Eventually in 1997 the Juniper Crescent and Gilbey Yard estates 
were built.

1966

Roundhouse 
opens
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2.3 The history of Camden Goods Yard

In the early 20th century, the borough of Camden was a hub 
for goods from all over the British empire, with King’s Cross and 
Euston railway station nearby and Regent’s canal alongside, the 
area was crammed with industrial and railway activity. And it 
was horses that were used to pull the train parts and goods 
along Regent’s Canal and to the storage yards in Camden.

The Stables Market was not only a network of artisan saddlers 
and horse stables, but it also encompassed a horse hospital 
where sick or tired horses could go to rest, in fact, in 1939 alone 
more than 800 horses went through the gates of the hospital.

Today over 450 shops and stalls are housed here selling a 
variety of antiquarian and unique items from accessories and 
jewellery to furniture and clothing.

The Roundhouse is a performing arts and concert venue 
situated at the Grade II* listed former railway engine shed in 
Chalk Farm. The Roundhouse’s longest use was as a warehouse 
for Gilbeys gin (and wine) from 1867 for 90 years. 

It wasn’t always the vibrant arts centre we know today. It was 
originally envisioned as a railway repair shed, designed by 
engineer Robert Dockray in 1846. The building was divided 
into 24 bays, with a turntable in the centre, so that engines 
could be rolled on, then spun into a bay for servicing and 
storage. Celebrated as a feat of civil engineering, the 
Roundhouse would only serve this purpose for less than two 
decades as the evolution of railway technology would render it 
obsolete.

The building lay largely empty until it was purchased in 1996 
by the Norman Trust who set up the Roundhouse Trust in 1998 
and led its redevelopment. It reopened in its current form in 
2006.

Stables Market Roundhouse

Gilbeys Yard facilities: view from north (picture from Camden railway heritage trust)
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The winding vaults
The vaults are of international importance for their historical 
and technological significance. They are a remarkable survival 
of a notable feature of the London and Birmingham Railway 
(L&BR), the first of all modern main line railways with a London 
terminus.

The vaults have important group value, being associated with 
several nearby railway structures, some listed at high grades. 
Grade II* sites include the Roundhouse, Primrose Hill Tunnel 
portals, and the Horse Hospital. They should also be seen as a 
vital part of the remarkable canal and railway heritage in the 
local area, a reminder of Camden’s role as an interchange 
depot.

The aim of restoration of the winding vaults is to combine a 
range of commercial uses with a heritage gallery that will allow 
the public to appreciate their remarkable history. Inside one of the tensioning rooms after the flood water had been pumped out

General location of winding vaults in relation to the Gilbey Yard site
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Image capture: Aug 2013 © 2018 Google

Google, Inc.

Street View - Aug 2013

Regent's Canal, Camden Lock

Page 1 of 1Regent's Canal, Camden Lock - Google Maps

20/03/2018https://www.google.co.uk/maps/@51.5416901,-0.1442688,3a,75y,216.24h,90t/data=!...

Image capture: May 2016 Images may be subject to copyright.

Supreme Factory

Street View - May 2016

Primrose Hill

Page 1 of 1Primrose Hill - Google Maps

20/03/2018https://www.google.co.uk/maps/@51.5396,-0.1605555,3a,75y,193.45h,75.71t/data=!3...

Image capture: Jun 2017 © 2018 Google

Street View - Jun 2017

London, England

Google, Inc.

1 Haverstock Hill

chalk farm

Page 1 of 11 Haverstock Hill - Google Maps

20/03/2018https://www.google.co.uk/maps/@51.5441771,-0.1534283,3a,75y,108.1h,90.22t/data...

The local area holds a mix of functions, building styles, 
typologies and open spaces. The neighbouring areas can be 
characterised and divided into six site areas, which are 
illustrated in the diagram on page 39. 

Camden Goods Yard area can be characterised as three 
individual sites; Juniper Crescent, Morrisons’ , Gilbeys Yard and 
network rail sites; which currently lack connections to the 
surrounding neighbourhoods. Each one of these three sites 
works as their own satellite neighbourhood offering no distinct 
identity to the overall Camden Goods Yard area.

Each marked out area has its own significant character and 
contributes to the local vernacular. 

It is an aspiration of the Council to create a distinct new mixed 
use neighbourhood within the Camden Goods Yard area. A 
new place that reflects the diversity of its surrounding 
neighbourhoods and like them, offers and contributes to the 
unique townscape of Camden. 

2.4 Local character & urban grain

Character areas and neighbourhoods

Chalk Farm Road

Regents Canal

Primrose Hill open space
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Kentish Town

Chalk Farm

Eton

Primrose Hill

Goods Yard

Oval Road

Camden Town

Underground tracksUnderground 
stations

Green spacesSite boundary Regents Canal

Key
Buildings

Chalk Farm Road

Roundhouse

Cr
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sla
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d
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1

3

2

Eton Primrose Hill Kentish Town Camden Town

Diagram illustrating the various distinct neighbourhoods surrounding Camden Goods Yard sites

Tissue studies of the local urban grain identifying the various neighbourhood characters

Camden Town
station
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2.5 Local built form and townscape

The local area has a long history (surrounding Juniper Crescent 
and Gilbeys Yard) and it is today protected by several 
conservation areas. The two closest conservation areas to the 
sites are Primrose Hill and Regents canal. 

Primrose Hill

In 1841, this site became Crown property, and in 1842 an act of 
parliament secured the land as public open space. The built up 
part of Primrose Hill comprises mainly of Victorian terraces . 
Due to the location and the quality of its socio-historical 
development; Primrose Hill is an archetypal example of a 
successful London urban village.

Regents Canal

The Regents Canal was built during the early 19th century, after 
an act of parliament was passed in 1812. In 1811 a noted 
architect and town planner John Nash produced a masterplan 
for the Prince Regent to redevelop a large area of Central North 
London. It is today a lively link that connects neighbourhoods 
and boroughs, whilst having a variety of characteristics along 
the canal.

Listed buildings

The sites are located in a historical  environment with two 
conservation areas bordering on each side. Although there is a 
distinct set of characters identified with in each conservation 
area, one of the strongest characteristics is the assorted and 
electric mix of buildings found with in these neighbourhoods. 
A lot of these buildings are listed and therefore, they are 
identified for their historical or architectural merit. 

The Roundhouse

Chalk Farm underground station

Kent House

Conservation areas

3

1

2
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13

Chalk Farm underground station The Roundhouse Kent House Horse hospital Stanley sidingsChurch of the Holy Trinity

The Interchange Arlington house 24, 26, 28 Oval 
road

Piano factory 
building

Primrose Hill infants school Primrose Hill studios

Numbers 12-33 attached 
railings

Primrose Hill

Regents Canal

Regents Park

Harmood Street

Listed buildings Conservation areas

Chalk Farm 
Road station

Camden Town 
station

Castlehaven 
open space

Railway

Underground tracks

Underground stationsGreen spacesSite boundary Regents Canal

Key
Buildings

Listed Buildings

1

2

3

4

5

6

7

8

9

10
11

12

13

1 2 3 4 5 6

121110987

Diagram illustrating key listed buildings in the surrounding area
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The Camden Goods Yard sites are located 
within close proximity of Camden Town, 
Chalk Farm and Primrose Hill. These areas 
have a diverse stock of historic buildings, 
which should be used as references to 
any new development. 

This section presents a brief analysis of 
the existing architectural characteristics 
surrounding Camden Goods Yard and 
how they can provide a platform and 
inspiration for the new developments.

The buildings analysed are just a 
selection of the styles located within the 
surrounding area. Each of these has been 
analysed and ‘decoded’ to discover the 
baseline elevation principles from which 
the facade character is formed. 

x x x

Upper storey openings/ recesses  increase in size 
creating appearance of weight  around the base

Vertical articulation through extruded columns at 
regular spacing

Horizontal banding with strong roof line

3

1

1

2

The plan above highlights the location of the buildings which have been studied

The Roundhouse

Decoding local vernacular
Chalk Farm

Camden Town

Regents Canal

Primrose Hill

2.5 Local built form and townscape
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Windows grouped to emphasise verticality.Windows evenly spaced and aligned vertically, 
decreasing in height at the upper levels.

Horizontal banding and emphasis of base through 
increased proportion. Recessed elements break 
the mass of the facade.

x xx

Vertical window groupings vary across the facade 
but bays are consistently grouped.

Projecting balcony elements break the mass of 
the facade. Windows are aligned vertically to 
create a regular rhythm.

Base emphasised through different material 
treatment. Upper level set back creates a top to 
the building.

3

2

The Henson building

The Interchange building
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The light purple marked areas in the diagram on page 45, are a 
concentration of commercial uses within the local area. 
Camden Town, with its vintage shopping and night- life 
extends up to Chalk Farm Road with restaurants, bars and the 
Stables markets.

Bigger commercial units such as Sainsburys can be found 
closer towards Camden Road, while Kentish Town Road has the 
character of a common London high street with a mix of 
services. 

A concentration of restaurants and small coffee shops can be 
found on Regents Park Road, just after the Primrose Hill 
foot-bridge which is located south west of the sites.

Green spaces
The sites are less than a 30 minute walk from Hampstead 
Heath. Primrose Hill is 15 minutes away and further links offer 
access to Regent Park. The canal is adjacent to the Gilbeys Yard.

The site sits close to a green network of open spaces and 
although it is currently fairly disconnected from its 
surroundings, there is strong potential to link it with these 
nearby amenity spaces.

In order to link with these spaces, existing movement corridors 
could be enhanced to further increase permeability of the site 
to its surrounding context. 

In the sites local context, a series of nature reserves, community 
centres with sports fields and playgrounds, are all located 
within a 15 minute walk from the site.

These local amenity areas are valuable for the sites and the 
surrounding neighbourhoods, as they act as a contrast to the 
areas with more of an  urban setting. 

The sites of Juniper Crescent and Gilbeys Yard currently include 
homes with private amenity as well as communal playgrounds 
for existing residents.

2.6 Local land use & public realm

Stables Market

Castlehaven open space

Private courtyard in Juniper Crescent

Key open spaces and commercial uses
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Castlehaven 
open space

Camden Lock

Camden Town
Station

Chalk Farm Road

Chalcot 
Square 
Gardens

Chalk Farm
Ratchford Centre

Children’s 
centre

Fitness Mosaic

Community centre

Pirate castle

Roundhouse

3

2

1

1

4

3

3

2

5

1 2 3 4 5 6

Railway

Underground tracks

Underground stations

Green spacesSite boundary Regents Canal Buildings

Bars Restaurants Shops Non residential frontage

Commercial buildings

Camden Lock hotel Sainsburys The Camden lock tavern bar  
and venue

Camden markets MTV studios H & M

Commercial and retail uses

Juniper Crescent

Gilbeys Yard

Stables Market

Diagram illustrating key local uses and public realm spaces

Key
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2.7 Local movement & public transport

PTAL (Public Transport Accessibility Level)
PTAL assesses connectivity (level of access) to the transport 
network, combining walking time to public transport networks 
with service wait times.

With two nearby underground stations, two close by 
overground stations, and a large network of buses deems the 
sites close to public transport. However, the upper level the site 
is located on a slightly more remote zone and due to limited 
pedestrian access points from the estates to the surrounding 
areas the overall PTAL rating is 3 and 4.

Public transport
Camden Town and Chalk Farm underground stations are on 
the northern line and are a 4 minutes (7 minutes from Chalk 
Farm) journey to King’s Cross St. Pancras for further connections 
with national and international rail services. The two 
overground stations Camden Road and Kentish Town West 
travel via Highbury and Islington forextended rail services.

6b 6a 5 4 3 2 1b 1a
PTAL

10 mins
 to Finchley Road

33 mins
to M25

18 mins
to King’s Cross St Pancras

11 mins
to Hampstead

26 mins
 to Paddington (bus route 26)

12 mins
 to Primrose Hill

5 mins
to Regent’s Park

From the sites:
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Underground tracks

Underground stationsGreen spacesSite Boundary Regents Canal

Buildings

Key

Primary bus route Secondary bus route

Camden Town
Station

Chalk Farm

24

N28

27

31

168

To Belize Park

Regents Canal

Juniper Crescent

Gilbeys Yard
Primrose Hill

N31

31

46

N5

N28

Diagram illustrating key public transport facilities in relation to the sites

Bus stops
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Chalk Farm Road

Camden Road overground station 

Camden Town station is the stop before Chalk Farm station on the 
Northern line

Vehicular routes
Six primary roads are located in the local area, smaller 
secondary and tertiary roads are found within the vicinity of 
the sites and act predominantly as access streets to residential 
and other uses. 

The road hierarchy is defined by the intensity and use of each 
of the road networks, including main roads, minor local 
distributor roads and prioritised bus routes.

Chalk Farm Road and Camden Road are busy routes and serve 
as important links for the local area as well as inner London. 

Camden Road is a TLRN Road/red route (Transport for London 
road network) while Chalk Farm Road serves as a London 
distributor. 

The diagram adjacent helps explain the road types and the 
hierarchy of movement in the local context of the sites.

A main bus route that goes through Ferdinand Street sits right 
on the opposite side of the site, from Chalk Farm Road towards 
the northern neighbourhoods. 

2.7 Local movement & public transport
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Camden Lock

Camden Town 
station

Chalk Farm Road

Chalk Farm
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Underground stationsGreen spacesSite boundary Regents Canal Buildings

Tertiary roads Primary roadsSecondary roads Access roads

To Belsize ParkTo Hampstead

To Regents Park

Juniper Crescent

Gilbeys Yard

Controlled access

Diagram illustrating the hierarchy of roads

Key
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Image capture: May 2017 © 2018 Google

Street View - May 2017

London, England

Google, Inc.

26 Kentish Town Rd

Page 1 of 126 Kentish Town Rd - Google Maps

20/03/2018https://www.google.co.uk/maps/@51.5411089,-0.1420591,3a,75y,163.75h,91.16t/dat...

2.8 Local pedestrian & cycle network

Camden Town is a bustling place full of activities and nodes 
within a small walking radius. Streets are usually full with 
people at both day and night and the weekends are extra busy 
with visitors. Camden High Street has a concentration of 
pedestrians, which after Camden lock seems to be attenuate 
and less intense on Chalk Farm Road.

Regent’s Canal is an important link that connects Camden 
Town with Central London. The canal and its shared cycle path/ 
walk path goes through a series of different neighbourhoods 
and is a vital network for the wider context. The path gets very 
busy at various times as pedestrians and cyclists share the 
same space.

Chalk Farm Road

Camden Road

Kentish Town Road 

Pedestrian movement
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Camden Lock

Camden Town
Station

Chalk Farm

Ke
nt

is
h 

To
w

n 
Rd

100 m

300 m

600 m

Railway

Underground tracksGreen spacesSite boundary Regents canal Buildings

Main pedestrian route Secondary pedestrian route Access routePedestrian zones (Car free)Walking distances

Underground stations

Juniper Crescent

Gilbeys Yard

Canal path

Regents Canal

Diagram illustrating the key pedestrian routes across the local context

Key



JUNIPER CRESCENT AND GILBEYS YARD

52

Cycle

3

1

2

Image capture: May 2017 © 2018 Google

Street View - May 2017

London, England

Google, Inc.

127 Regent's Park Rd

Page 1 of 1127 Regent's Park Rd - Google Maps

16/03/2018https://www.google.co.uk/maps/@51.5433481,-0.1548048,3a,75y,184.02h,86.66t/dat...

Regent’s Park Road

Regents Canal tow-path

Image capture: Aug 2013 © 2018 Google

Google, Inc.

Street View - Aug 2013

Regent's Canal, Camden Lock

Page 1 of 1Regent's Canal, Camden Lock - Google Maps

20/03/2018https://www.google.co.uk/maps/@51.5405149,-0.1484553,3a,75y,264.05h,85.87t/dat...

Camden Road

2.8 Local pedestrian & cycle network

There are a few prioritized cycle paths in the local area; one 
of them being the footpath along the Regents Canal, where 
the pedestrians and cyclists share the same route. 

There is a car free pedestrian zone within the local area 
with a footbridge connection to Primrose Hill and another 
footbridge over the canal, next to Camden Lock
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Camden Lock

Camden Town
Station

Chalk Farm
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1

2
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Primrose Hill

Juniper Crescent

Gilbeys Yard

Regents Canal

Diagram illustrating the key cycle routes across the local context

Key
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2.9 Local topography

Even though the sites are situated in the heart of Camden 
Town and Chalk Farm Road areas, the sites are fairly isolated 
from their surroundings due to the topography (landscape 
of the local area) changes. This forms a condition that for a 
lot of the existing residents is a positive characteristic for the 
neighbourhood. There is approximately a six meter difference 
between Juniper Crescent and Chalk Farm Road and this is 
very visible along Juniper Cres, where a very large retaining 
wall structure creates a blank street frontage which leads to the 
Morrisons’ facilities and parking area.

Indicative sections across the Camden Goods Yard sites

Levels and connections
Today there are only two connections to both sites which is 
Southampton Bridge (south) which connects Gilbeys Yard with 
Oval Road. Morrisons supermarket and Juniper Crescent 
(north) are connected to Chalk Farm Road via a route that 
passes under an elevated railway; creating a small underpass 
towards a petrol station.

More connections to and from the site would improve the 
permeability of the area. This would need to be carefully 
considered in order to retain the predominantly residential 
character of Juniper Crescent and Gilbeys Yard.
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View of the upper and lower levels, in relation to the Camden sites

Camden Lock

Camden Town
station

Chalk Farm Road

Chalk Farm

Higher Level

Lower Level

Underground tracksUnderground stationsSite boundary

Key
Lower levelHigher level, + 6 m approximately

Lower level

Upper level

Lower level

Upper level

Diagram illustrating the key topographical characteristics of the area

Lower Level

Level changes
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2.10 Dwelling stock & tenancy

Existing stock summary

There are currently 202 homes within the two existing estates. 
120 homes are located within Juniper Crescent and 82 homes 
within Gilbeys Yard. The existing homes are a wide range of 
sizes occupied by a range of tenants. 

A breakdown of the existing housing by bedroom size and 
unit type is set out in the tables below. 

Existing homes- Juniper Crescent

Existing homes- Gilbeys Yard

Tenancy Type 1 bed 2p 2 bed 3p 2 bed 4 p 3 bed 5p 3 bed 6p 4 bed 7p 4 bed 8p Total
General Needs 12 0 30 0 22 1 6 71

Intermediate 1 0 0 0 0 0 0 1

Supported Housing 0 0 0 0 0 0 0 0

CSL Market Rent 5 0 0 0 0 0 0 5

Leaseholder 0 0 0 0 0 0 0 0

Market Rent 1 0 0 0 0 0 0 1

Rough Sleeper Initiative 1 0 0 0 0 0 0 1

Total – One Housing Stock 20 0 30 0 22 1 6 79

Total One Housing Reprovision Requirement 14 0 30 0 22 1 6 73

Non One Housing Stock 14 0 11 0 9 0 7 41

Total Reprovision Requirement 28 0 41 0 31 1 13 114

Tenancy Type 1 bed 2p 2 bed 3p 2 bed 4 p 3 bed 5p 3 bed 6p 4 bed 7p 4 bed 8p Total
General Needs 12 0 22 0 11 10 0 55

Intermediate 0 0 0 0 0 0 0 0

Supported Housing 3 0 1 0 0 0 0 4

CSL Market Rent 2 0 0 0 0 0 0 2

Leaseholder 0 0 1 0 0 0 0 1

Market Rent 0 0 0 0 0 0 0 0

Rough Sleeper Initiative 0 0 0 0 0 0 0 0

Total One Housing Stock 17 0 24 0 11 10 0 62

Total One Housing Reprovision Requirement 15 0 24 0 11 10 0 60

Non One Housing Group 4 0 11 0 5 0 0 20

Total Reprovision Requirement 19 0 35 0 16 10 0 80
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Existing Homes- Total

Tenancy Type 1 bed 2p 2 bed 3p 2 bed 4 p 3 bed 5p 3 bed 6p 4 bed 7p 4 bed 8p Total
General Needs 24 0 52 0 33 11 6 126

Intermediate 1 0 0 0 0 0 0 1

Supported Housing 3 0 1 0 0 0 0 4

CSL Market Rent 7 0 0 0 0 0 0 7

Leaseholder 0 0 1 0 0 0 0 1

Market Rent 1 0 0 0 0 0 0 1

Rough Sleeper Initiative 1 0 0 0 0 0 0 1

Total One Housing Stock 37 0 54 0 33 11 6 141

Total One Housing Reprovision Requirement 29 0 54 0 33 11 6 133

Non One Housing Stock 18 0 22 0 14 0 7 61

Total Reprovision Requirement 47 0 76 0 47 11 13 194

For any development option it has been assumed that all 
general need homes are reprovided as well as all other 
affordable homes (i.e. intermediate, supported housing, rough 
sleeper initiative units). Market Rent & Leaseholder homes have 
been excluded.



JUNIPER CRESCENT AND GILBEYS YARD

58

2.10 Dwelling stock & tenancy

Approach to housing need

As part of the options appraisal process One Housing have 
undertaken an assessment of housing need to understand 
whether the existing homes owned by OH currently meet 
General Needs residents’ requirements in line with Camden’s 
Allocation Policy. All non-OH stock has currently been assessed 
on the basis that it meets housing needs given no further data 
is available at this stage. It is anticipated that the profile of 
these residents are similar to OH stock, and therefore through 
the redevelopment options there is scope to accommodate 
their housing needs. 

It has been assumed that housing need has been assessed in 
line with Camden’s Allocation Policy, assessing levels of 
overcrowding and under occupying. Consideration has also 
been given to concealed and hidden households and adult 
children.

Camden’s Allocation Policy states it will assess bedroom need 
using the Camden bedroom standard, following the steps 
below in Order:

The allocation policy states the specific circumstances where 
the bedroom standard does not apply, including 
redevelopment. In these circumstances, if you are living in a 
property larger than your household needs, you would be 
entitled to bid for a property that is one bedroom larger than 
the your bedroom need as long as you are not in rent arrear. 

The single person housing criteria is set out in section 2.6 of 
Camden’s allocation policy. This states that you are eligible for 
one bedroom properties as well as studios if you are aged 40 or 
over, are a Camden social housing tenant moving to another 
home and your current home is not a studio or if you have a 
medical or housing support reason as assessed by the Council’s 
medical assessment officer. Full details of Camden’s allocation 
policy are set out on the Council’s website. 

Figure 1.1:  Camden Bedroom Standard (Camden Allocation 
Policy)
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The allocation policy states the specific circumstances where 
the bedroom standard does not apply, including 
redevelopment. In these circumstances, if you are living in a 
property larger than your household needs, you would be 
entitled to bid for a property that is one bedroom larger than 
the your bedroom need as long as you are not in rent arrear. 

The single person housing criteria is set out in section 2.6 of 
Camden’s allocation policy. This states that you are eligible for 
one bedroom properties as well as studios if you are aged 40 or 
over, are a Camden social housing tenant moving to another 
home and your current home is not a studio or if you have a 
medical or housing support reason as assessed by the Council’s 
medical assessment officer. Full details of Camden’s allocation 
policy are set out on the Council’s website. 

Housing need and reprovision requirement has been assessed 
on three different scenarios

1. Housing need in line with Camden criteria

2. Like for Like replacement of existing homes (+ housing 
need if larger)

3. Housing need + 1 additional bedspace (e.g. 3B5P need 
results in 3B6P) 

One Housing have completed tenancy audits of 112 
households, making up 89% of the 133 occupied general 
needs and supported households owned by OH.

This is summarised by estate in the table below:

Juniper Crescent Gilbeys Yard Total

General Needs 71 55 126

No. of Completed Tenancy Audits 62 50 112

% of General Needs Properties 
Audited

87% 91% 89%

Tenancy audit table
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2.10 Dwelling stock & tenancy

Present household composition
As part of the options appraisal process One Housing have 
undertaken an assessment of housing need to understand 

2.10 Dwelling stock & tenancy

Household composition table

Juniper Crescent Gilbeys Yard Total

Under Occupied 15 20 35
Adequate 41 28 70

Overcrowded 6 2 8
Total 62 50 112

24%

66%

10%

Juniper Crescent

40%

56%

4%

Gilbeys Yard

31%

62%

7%

Total

Future household composition
One Housing have assessed future housing need in line with 
Camden Council’s allocation policy in the event of 
regeneration of Juniper Crescent and Gilbeys Yard. The 
following assumes that those households that are considered 
as either under occupied or adequate would be offered the 
same size property and those considered overcrowded would 
be offered an adequately sized property in line with Camden’s 
allocation policy.

It has been assumed that all non OH stock is reprovided on a 
like for like basis for the purpose of the 3 scenarios tested. As 

noted earlier any redevelopment option will seek to 
accommodate the needs of non OH residents e.g. 
overcrowding and concealed households consistent with the 
approach taken to OH stock. Any redevelopment option that 
provides additional affordable housing could accommodate 
housing needs to meet identified needs and/or changes 
household circumstances.
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Present household composition

Tenancy Type 1 bed 2p 2 bed 3p 2 bed 4 p 3 bed 5p 3 bed 6p 4 bed 7p 4 bed 8p Total
Existing Stock
Gilbeys Yard 15 0 24 0 11 10 0 60 
Juniper Crescent 14 0 30 0 22 1 6 73 
Total One Housing Reprovision 
Requirement 29 0 54 0 33 11 6 133 
Total Reprovision Requirement 47 0 76 0 47 11 13 194 
1. Housing Need
Gilbeys Yard 23 0 26 0 7 4 0 60 
Juniper Crescent 21 0 29 0 20 3 0 73 
Total One Housing Reprovision 
Requirement 44 0 55 0 27 7 0 133 
Total Reprovision Requirement 62 0 77 0 41 7 7 194 
Difference from Existing +15 0 +1 0 -6 -4 -6 0 
2. Like for Like Replacement
Gilbeys Yard 15 0 22 0 12 11 0 60 
Juniper Crescent 14 0 25 0 25 3 6 73 
Total One Housing Reprovision 
Requirement 29 0 47 0 37 14 6 133 
Total Reprovision Requirement 47 0 69 0 51 14 13 194 
Difference from Existing 0 0 -7 0 4 3 0 0 
3. Housing Need + 1 bedspace
Gilbeys Yard 15 9 17 8 3 8 0 60 
Juniper Crescent 14 8 18 7 17 7 2 73 
Total One Housing Reprovision 
Requirement 29 17 35 15 20 15 2 133 
Total Reprovision Requirement 47 17 57 15 34 15 9 194 
Difference from Existing 0 +17 -19 +15 -13 +4 -4 0 

Conclusion
The housing need assessment is based on a point in time and 
will require further refinement and surveys for any 
redevelopment option. Based on the work undertaken to date 
any full redevelopment option can accommodate housing 
need in line with Camden’s allocation criteria. Partial 
redevelopment limits the amount of homes that can be 
reprovided to meet identified housing needs.

Full redevelopment provides significant additional affordable 
housing over and above the reprovision requirement therefore 
there are further opportunities here to meet housing needs 
taking account of changing household circumstances (e.g. 
households grow or change).  
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2.10 Dwelling stock & tenancy

Existing properties survey
An existing stock survey has been carried out in order to 
identify the different dwelling types and home sizes in relation 
to the National described space standards and regulations.

Examples of the identified typologies are described below. The 
full survey booklet can be found in the appendices of this 
document. The majority of the existing homes were found to 
be slightly or significantly smaller than the current space 
standards. Private balconies were all identified as smaller than 
the minimum current space standards.

Key

Plan illustrating the various existing condition housing types within the sites

Chalk Farm Road

Railway

Juniper Crescent

Gilbeys Yard

4 Bed house

3 Bed house

2 Bed flat

1 Bed flat

Mix with 1 
and 2 bed 
flats
Office
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Gilbeys Yard - 1 Bed  2 Person Flat

Total area = 47.82 m2 ⁄514 sq-ft

Plan View 

Minimum areas:

National described  space standards = 50 m2/538 sq-ft

Private amenity requirement = 5 m2/54 sq-ft

Bedroom

Garden

Living/Dining

KitchenHall

St.

St.

Bathroom

Juniper Crescent - 2 Bed 4 Person Flat 

Total Area = 62.31 m2/667.5 sq-ft
Minimum areas:

National described standards = 70 m2/753 sq-ft

Private amenity requirement = 6 m2/65 sq-ft

Living Room

Bathroom

Kitchen

HallSt.

St.

Bedroom 1 Bedroom 2

Balcony
Plan View 3D View 

3D View 
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2.11 Demographics

Demographics

One Housing as part of their tenancy audit of the existing 
estates have collated demographic data of the general needs 
households within Juniper Crescent and Gilbeys Yard. The full 
report is appended to this document.

The report has identified the following characteristics:

 
7%

13%

16%

15%

43%

6%

Age (All Residents)
Under 10 11 to 17 18 to 24 25 to 34 35 to 64 Over 65

31%

12%

11%

13%

10%

8%

15%

Ethnicity Profile (All Residents)
White UK Other White Bangladeshi African Caribbean Mixed Other

80%

7%

4%
4%

2% 3%

Disabilities (All Residents)
None Mental Health Medical Mobility Wheelchair Learning Difficulties
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46%

27%

2%

17%

8%

Religion (All Residents)
Christianity Islam Other None Not Disclosed

41%

26%

11%

3%

19%

Economic Activity (All Residents)
Unemployed Full Time Part Time Self Employed Retired

Age

Examples of issues which have informed the housing proposals 
are set out below:

Of those surveyed 52 (17%) residents are over the age of 25 
and may be eligible for an independent 1 bedroom property. 
These needs would need to be considered as part of any 
redevelopment option. (Data captured at a point in time) 

Disability

Of the 305 people surveyed 20% have or consider themselves 
to have a disability. 2% of the people surveyed need the use of 
a wheelchair, though only 50% of those properties are 
wheelchair accessible. Any redevelopment would consider 
these needs especially meeting those units with currently do 
not meet wheelchair accessibility requirements.

Of the 109 households surveys 55% (60) have at least one 
household member that considers one to have a disability. 
There are only 6 households where there are more than one 
household member has a disability. 

Next steps

The consultation and assessment to date as part of the options 
appraisal process will feed into the Equalities Impact 
Assessment (EQIA) which is an ongoing process. Further details 
of this are set out in Chapter 9. The final decision to proceed 
with any option (and then subsequent decisions) will be 
informed by an EQIA.
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2.12 Sites’ analysis  

CHALK FARM

ROUNDHOUSE

TH
E IN

TERCH
AN

G
EPRIMROSE HILL

STABLES MARKET

Existing building heights
Juniper Crescent and Gilbeys Yard are generally low rise 
developments with a building height of two to four storeys 
(please see diagram below).

There is a variety of heights in the surrounding context due to 
the different land uses and character areas. The majority of the 
existing residential buildings are four to six storeys especially 
around Gilbeys Yard and along Regents Canal.

The approved detailed application for the Morrison’s site 
indicates a significant change and approach to the existing 
heights of the buildings. The new mixed use development 
would vary from three storeys, to the majority of the new 
buildings which would reach nine to ten storeys. Some taller 
buildings are also proposed at eleven to fourteen storeys.

Key

4-5 storeys

1-3 storeys

6-9 storeys

9-11 storeys

14 + storeys

Diagram  illustrating existing indicative building heights and approved future development heights

Chalk Farm Road

Railway

Juniper Crescent

Gilbeys Yard

Roundhouse

Stables Yard

Primrose Hill
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2.12 Sites’ analysis

Chalk Farm Road

Roundhouse

The interchange

Stables Yard

Vehicular movement
The one primary route is Chalk Farm Road and it connects the 
sites with central London and the surrounding areas. Other 
secondary roads facilitate for connections between the sites, 
Kentish Town, Primrose Hill; as well as the local 
neighbourhood’s and amenities.

The only points of vehicular access into Juniper Crescent is via 
Juniper Crescent which also act as the neighbourhood access 
road, linking the site to Chalk Farm Road. The access to the site 
is controlled with gates to allow access only to the estates 
residents. Gilbeys Yard is accessed via Oval Road which 
terminates inside the site.

The internal roadway in Gilbeys Yard is paved with what appear 
to be historic cobbles, creating a mews street character.

Key

Secondary routes

Primary routes

Access routes

Primrose Hill

Juniper Crescent

Gilbeys Yard

Diagram illustrating the key vehicular routes within and surrounding the immediate context of the sites

Juniper C
rescent
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2.12 Sites’ analysis

Chalk Farm Road
Roundhouse

The Interchange

Primrose Hill

Stables Market

Public transport
Chalk Farm station is located to the north-eastern corner of the 
sites and it is within easy walking distance via Juniper Crescent 
or Chalk Farm road. The typical service runs towards Kings 
Cross, Elephant & Castle, Clapham (towards the south); and 
Belsize Park, Hampstead and Edgware (which are towards the 
north).

The site is also serviced by buses, with bus stops located along 
Chalk Farm Road and outside the current Morrisons store. From 
Chalk Farm Road, buses go towards west, north and Central 
London. 

(These bus stops are situated closer to the Juniper Crescent site 
rather than Gilbeys Yard.)

Key

Main bus routes

Site bus routes

New proposed bus stop

168 24

Juniper Crescent

Gilbeys Yard

Diagram illustrating accessible public transport within the sites and surrounding context
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2.12 Sites’ analysis

Pedestrian movement
The sites over all movement is shared between pedestrians and 
vehicles on both sites. Juniper Crescent has two gated 
pedestrian access points, while Gilbeys Yard can be accessed 
directly from Oval Road and are designed as inward looking 
developments.

There are no key pedestrian links to the surrounding 
neighbourhoods, except the main vehicular access on Juniper 
Crescent street and Oval Road.

Key

Primary pedestrian route

Secondary pedestrian route

Site pedestrian route

Chalk Farm Road

Roundhouse

The Interchange

Stables Yard

Primrose Hill

Juniper Crescent

Gilbeys Yard

Closed steps to the canal

Diagram illustrating the key pedestrian routes
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2.12 Sites’ analysis

Public and private amenity

Private amenity space is provided to the homes on both sites 
in the form of rear or front gardens or balconies. Some gardens 
are spacious, whilst all private balconies are smaller than the 
current minimum private amenity space standards.

There is a small variety of open public amenity space on both 
sites including the central communal green space in Juniper 
Crescent, with a play area and a playground space in Gilbeys 
Yard.

The nearest public open space is Primrose Hill park, which is 0.9 
miles from Juniper Crescent. Castlehaven Open Space is 0.8 
miles from Gilbeys Crescent and 0.5 miles from Juniper 
Crescent; and can be reached via a busy road.  The largest open 
space is The Regent’s Park; which offers many amenities, but is 
a 0.8 mile walk away from Juniper Crescent and 0.4 mile walk 
from Gilbeys Yard. 

Key

Public amenity

Private amenity

Communal amenity

Chalk Farm Road

Roundhouse

The Interchange

Primrose Hill

Stables Market

Regents Canal

O
val Road

Play areas

Diagram illustrating the private, communal and play  areas within the sites

Juniper Crescent

Gilbeys Yard
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2.12 Sites’ analysis

Land uses

Chalk Farm Road has commercial and retail ground floor uses 
that form active frontages with bustling street life. The Stables 
Markets and the Roundhouse both serve as nodes for Camden. 
The old warehouses in Gilbeys Yard, such as the Interchange 
building have now been converted into office spaces. 

There are currently no other uses within the sites except 
residential. The approved development for the Morrisons’ site 
will however re-provide the supermarket and a wide range of 
retail, office and community uses.

North west of the sites, there is a strip of land next to the 
railway that includes Primrose Hill station (not currently in use). 
The land can become available for development in the future 
and therefore there is a great opportunity to further improve 
the facilities within the wider Camden Goods Yard 
neighbourhood.

Key
Non-residential uses

New non-residential use 
indicated in approved 
Morrisons development

Commercial activity

Chalk FarmRoad

Roundhouse

The Interchange

Primrose Hill

Stables Market

Regents Canal

Diagram illustrating existing and proposed key non-residential uses.

Juniper Crescent

Gilbeys Yard

O
val Road
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2.12 Sites’ analysis

Parking

A car parking analysis study has been 
carried out as part of the options 
appraisal process. The study has 
identified all the existing car parking 
areas across the Juniper Crescent and 
Gilbeys Yard sites. This study has 
informed the various design proposals 
for re-provision of the existing residents 
parking spaces. 

Key

Residents parking

Public parking

Regents Canal

Chalk Farm Road
Roundhouse

The Interchange

Primrose Hill

Stables Market

Regents Canal

O
val Road

Juniper Crescent

Gilbeys Yard

Existing Parking Provision

Gilbeys Yard Juniper Crescent Total

38 permits 22 additional spaces 43 permits 21 additional spaces 124

60 Spaces 64 Spaces
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Existing parking spaces at Juniper Crescent

Existing parking spaces at Gilbeys Yard
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2.12 Sites’ analysis
Indicative environmental standards

A typical existing 2 bed flat needs 205 kWh/m per year to provide lighting, heating and hot water. The external walls are assumed to be insulated. There are 
timber frame double glazed windows. There is central heating with a gas boiler, radiators and mechanical extract ventilation in kitchens and bathrooms. The total 
running cost does not include the energy consumption from activities such as cooking. 

The energy performance of a refurbished flat is improved by the use of insulation, draught proofing and new double glazed windows. The residents benefit 
from a warmer and less draughty home in winter, a cooler home in summer, more comfortable and healthy living conditions all year round and lower fuel bills. 
Photovoltaic panels can be added to the roof to produce free electricity.  

A new built flat can use very little energy because it is highly insulated, draught proofed and has new high performance double glazed windows, as well as hot 
water and photovoltaic panels. The comfort can be improved all year-round, the daylight availability can be increased, as well as the well being of residents.

E N E R G Y  U S E  A N D  C O S T  2 Bed Flat E N E R G Y  U S E  A N D  C O S T  

205 
kWh/m2/year 

refurbishment 

2 Bed Flat 

The existing 2 bed flat needs 205 kWh/m² per year to provide lighting, heating and hot water. The external walls is assumed to be insulated. 
There are timber frame double glazed windows. There is central heating with gas boiler and radiators and mechanical extract ventilation in 
kitchens and bathrooms. The total running cost is £ 492/year. This does not include energy consumption from activities such as cooking.  

£ 492 
/ y e a r  

e n e r g y  u s e  

c o s t  

69 
kWh/m2/year 

e n e r g y  u s e  

£ 197 
/ y e a r  

c o s t  

Existing 2 Bed flat 

EPC= B 

EPC= C 
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2 Bed Flat The energy performance of a dwelling that is refurbished is improved by the use of new double glazed windows. New insulation of the 
external walls and of the ground floor also benefit the residents from a warmer and less droughty home in winter, a cooler home in summer 
and more comfortable and healthy living conditions. Low energy lighting can be installed to reduce the energy use and to limit overheating in 
summer. Photovoltaic panels can be added to the roof to produce additional electricity.  

A new build flat uses very little energy because is highly insulated, drought proofed and has new high performance double/triple glazed 
windows as well as photovoltaic panels. The comfort is improved all year-round, the daylight is increased as well as the well being of 
residents. The final energy consumption lowered significantly in relation to the existing flats. 

The retrofit dwelling uses 66% less energy than the existing and its running costs are 60% less. The new build flat reduces the energy 
consumption by 91% and its running cost is cut by 81%. 

The figures above are indicative and are only intended for the purpose of comparing different options  
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Energy use and cost (2 bedroom flat)
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* Example of existing flat at Gilbeys Yard

The above figures are only indicative and for the purpose of this study

* Example of refurbished flats

* Example of new built homes

indicative

indicative

indicative

indicative

Indicative

indicative

Existing 
flat

Refurbished
flat

New flat

An indicative study has been produced by environmental specialists in order to assess how the existing properties 
perform in relation to the energy/costs residents spend. These finding were later compared to different scenarios, 
such as a refurbished property or a brand new build home. All these studies were presented to residents throughout 
various consultation events. Additional environmental and open space performance studies have been completed to 
inform the options appraisal and can be found in the appendecies of this report.
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45 
kWh/m2/year 

new build 

   3 Bed House 

£ 179  
/ y e a r  

e n e r g y  u s e  

c o s t  

The retrofit dwelling uses 66% less energy than the existing and its running costs are 64% less. The new build flat reduces the energy 
consumption by 77% and its running cost is cut by 75%.  

The figures above are only indicative and are only showed for presentation purposes   

  

EPC= A 

0

50

100

150

200

250

existing flat refurbished flat new build

Energy Used kWh/m² per year 

0
100
200
300
400
500
600
700
800

existing flat refurbished flat new build

Cost of energy per year £ 

The energy performance of a dwelling that is refurbished is improved by the use of new double glazed windows. New insulation of the 
external walls and of the ground floor also benefit the residents from a warmer and less droughty home in winter, a cooler home in summer 
and more comfortable and healthy living conditions. Low energy lighting can be installed to reduce the energy use and to limit overheating in 
summer. Hot water and photovoltaic panels were added to the roof to produce additional electricity.  

The new build house uses very little energy because is highly insulated, drought proofed and has new high performance double glazed 
windows as well as hot water and photovoltaic panels. The comfort is improved all year-round, the daylight availability is increased as well as 
the well being of residents. The final energy consumption is 45 kWh/m² per year and the running cost is £179 per year.   
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kWh/m2/year 

65 
kWh/m2/year 

refurbishment 

£ 713 
/ y e a r  

e n e r g y  u s e  

c o s t  

The existing 3 bed house needs 192 kWh/m²/year of energy to provide lighting, heating and hot water. The external walls is assumed to be 
insulated. There are existing timber frame double glazed windows. There is central heating with gas boiler and radiators and mechanical 
extract ventilation in kitchens and bathrooms. The total running cost is £ 713 /year. This does not include energy consumption from activities 
such as cooking.  
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The existing 3 bed house needs 192 kWh/m²/year of energy to provide lighting, heating and hot water. The external walls is assumed to be 
insulated. There are existing timber frame double glazed windows. There is central heating with gas boiler and radiators and mechanical 
extract ventilation in kitchens and bathrooms. The total running cost is £ 713 /year. This does not include energy consumption from activities 
such as cooking.  
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2.12 Sites’ analysis
Indicative environmental standards

E N E R G Y  U S E  A N D  C O S T  2 Bed Flat E N E R G Y  U S E  A N D  C O S T  

205 
kWh/m2/year 

refurbishment 

2 Bed Flat 

The existing 2 bed flat needs 205 kWh/m² per year to provide lighting, heating and hot water. The external walls is assumed to be insulated. 
There are timber frame double glazed windows. There is central heating with gas boiler and radiators and mechanical extract ventilation in 
kitchens and bathrooms. The total running cost is £ 492/year. This does not include energy consumption from activities such as cooking.  

£ 492 
/ y e a r  

e n e r g y  u s e  

c o s t  

69 
kWh/m2/year 

e n e r g y  u s e  

£ 197 
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Existing 2 Bed flat 

EPC= B 

EPC= C 

Energy use and cost (3 bedroom House)

Energy used (kWh/m2 per year) Cost of energy (£ per year)

* Example of refurbished flats

* Example of new built homes
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A typical existing 3 bed house needs 192 kWh/m/year of energy to provide lighting, heating and hot water. The external walls are assumed to be insulated. 
There are timber frame double glazed windows. There is central heating with gas boiler, radiators and mechanical extract ventilation in kitchens and 
bathrooms. The total cost does not include energy consumption from activities such as cooking.

The energy performance of a refurbished house is improved by the use of insulation, draught proofing and new double glazed windows. The residents benefit 
from a warmer and less draughty home in winter, a cooler home in summer, more comfortable and healthy living conditions all year round and lower bills. Hot 
water and photovoltaic panels can be added to the roof to produce free electricity and hot water.

A new built house can use very little energy because it  is highly insulated, draught proofed and has new high performance double glazed windows, as well as 
hot water and photovoltaic panels. The comfort can be improved all year-round, the daylight availability can be increased, as well as the well being of residents.
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£ 179  
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c o s t  

The retrofit dwelling uses 66% less energy than the existing and its running costs are 64% less. The new build flat reduces the energy 
consumption by 77% and its running cost is cut by 75%.  

The figures above are only indicative and are only showed for presentation purposes   
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The energy performance of a dwelling that is refurbished is improved by the use of new double glazed windows. New insulation of the 
external walls and of the ground floor also benefit the residents from a warmer and less droughty home in winter, a cooler home in summer 
and more comfortable and healthy living conditions. Low energy lighting can be installed to reduce the energy use and to limit overheating in 
summer. Hot water and photovoltaic panels were added to the roof to produce additional electricity.  

The new build house uses very little energy because is highly insulated, drought proofed and has new high performance double glazed 
windows as well as hot water and photovoltaic panels. The comfort is improved all year-round, the daylight availability is increased as well as 
the well being of residents. The final energy consumption is 45 kWh/m² per year and the running cost is £179 per year.   

- 66%
- 64%

- 75%
- 77%

£713 £256 £179

The above figures are only indicative and for the purpose of this study

* Example of existing house at Juniper Crescent
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house

Refurbished
house

New house
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The purpose of the access audit is to assess how inclusive the 
estate is and how it performs in relation to access and ease of 
use by a wide range of people. Given that the general 
population is ageing, the need for flexible accommodation is 
rising, therefore the ability of the existing homes and the 
immediate environment to respond to residents’ needs in the 
long term is a serious consideration.

Potential users include disabled people and particularly 
wheelchair-users, older people with a visual or hearing 
impairment, people with cognitive impairment or mental 
health problems and parents or carers with a single or double 
child’s buggy. In fact, it includes anyone prevented from using 
the local environment easily because of the layout, facilities, 
convenience, etc.

The parameters of inclusive design are as follows:

•  Inclusive – So everyone can use them safely, easily and with 
dignity;

•  Responsive – Taking into account what people say they need 
and want;

•  Flexible – So different people can use them in different ways;

•  Convenient – So everyone can use them without too much 
effort or separation;

•  Accommodating – For all people, regardless of their age or 
size, gender, class or culture, disability, faith or circumstances;

•  Welcoming – With no disabling barriers which might exclude 
some people;

•  Realistic – Offering more than one way of helping balance 
everyone’s needs and recognising that one solution may not 
work for all.

This audit provides a snapshot of the estate about the extent to 
which the dwellings and their environment meet current 
design and accessibility standards. It can therefore be used to 
inform decision-makers about the extent to which the estate 
currently meets the requirements of all residents today and in 
the future, thereby contributing to the decision making about 
future action from the perspective of disabled residents and 
visitors.

2.12 Sites’ analysis

Accessibility audit

Design standards have changed since the Camden Goods Yard 
sites were first built and occupied. In addition, awareness of 
and commitment to the principles of inclusive environments 
and design for everyone has become increasingly important, 
culminating in development of the Disability Discrimination 
Act in 1995, which was revised and reissued as the Equality Act 
in 2010.

This inevitably means that the estate does not comply with 
current standards and nor does it meet with current 
expectations.

Despite the thoughtful design, the layout and design of 
buildings is not ideal for an ageing population or people with 
mobility impairments or wheelchair users. This is because  
accessibility awareness was not well developed at the time the 
estate was built, and the standards adopted fall far short of 
what would be acceptable and desirable today.

This report identifies areas where changes could be made to 
address some of the shortcomings in terms of accessibility, but 
this will only be cosmetic, since almost all the issues raised 
relate to the design of the sites or specification (also a design 
aspect) of the fittings and equipment within the sites (refer to 
central column in section 8 within the full report in the 
appendices). Very few of the problems are due to the lack of 
investment in maintenance of the estate.

Large, significant changes would be needed for the design of 
the homes and the site layouts and its facilities, to ensure that 
the sites are fully accessible and inclusive for all residents. 

A modern design, working to modern standards and robust 
detailing would ensure full accessibility throughout the estate 
and for all residents over the long term.

Summary and recommendations

(Please refer to full access audit report in appendices for more 
details)
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2.12 Sites’ analysis

A wide range of people, 
including accompanied 

wheelchair users, should 
be able to use lifts to 
access their homes

60% of homes 
surveyed do not meet 

the current space 
standards for minimum 

internal floor areas 

58% of the 
bedrooms surveyed 
are below current 
space standards 

for their intended 
occupancy

100% of 
balconies surveyed 
are below current 

amenity space 
standards

57% of homes 
surveyed do not 

have kitchen/living/
dining spaces which 
meet current space 

and movement 
standards 35% of homes 

have less storage 
space than required 

by current space 
standards

 Play location does 
not enable informal 
supervision because 
it is located beside 
deep gardens with 
high walls facing it.

Access into and 
around play spaces, 

to inclusive play 
equipment, sensory 

experiences, catering 
for different levels 

of development, for 
children of all ages and 

abilities

All dwellings 
require step‐
free access

The overall size of 
dwellings, rooms and 

storage spaces is 
slightly smaller than 
the recommended 

minimum standards.

Accessibility - home sizes

Accessibility standards



JUNIPER CRESCENT AND GILBEYS YARD

78

2.13 Constraints & opportunities

The sites have to address a number of key challenges in 
relation to their location, nearby future developments and 
transport infrastructure. 

The gateway under the elevated railway from Chalk Farm Road 
needs to be more pedestrian friendly and welcoming to create 
better access to the sites. 

Topography is a key challenge and solutions should be 
considered on how to improve the current long dead frontage 
wall that acts as a visual physical barrier along Juniper Crescent.  
The current play areas and open spaces must be retained, 
enhanced or re-provided in order to protect the residents 
amenity space.

1 2

3

4

5

The non-traditional street and block configuration and the 
large parking courts, generate areas with no natural 
surveillance and exposed rear gardens. This contributes to the 
lack of safety within the sites.

Dead end roads and unclear street hierarchy within the estates  
generate poor legibility. This also contributes to the 
segregation of the estates from their surroundings. Residents 
parking also forms a constraint as it is currently very dominant 
across the streets.

Constraints

Chalk Farm Road

Roundhouse

The Interchange

Primrose Hill

Stables Market

O
val Road

6
7

8
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1 5

4

2

3

National Rail land

The existing railway acts as a barrier for the Juniper and 
Gilbeys Yard sites- segregating the existing homes from 
their surroundings

Conservation area

6 meters of blank retaining walls, segregating the two site 
areas

Existing listed historic landmark buildings

Key

Views to be considered to and from Primrose Hill

6

7

Pedestrian only access

8 Protected view in corridor

Access towards the Juniper Crescent sites Dead frontage along Juniper Crescent street

Mature trees within communal areas in Juniper Crescent Lack of landscaping within Gilbeys Yard 
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2.13 Constraints & opportunities

The diagram above presents key site opportunities that has 
been identified through a preliminary assessment of the site 
context and constraints and residents feedback.

The key opportunities on this site have been identified as:

• Integrate and re-connect the estates to their surroundings  
 with the creation of clear through routes and traditional  
 street and block layout, taking into consideration their  
 residential character.

• Opportunity to improve routes and pedestrian access  
 towards Regents Canal and Chalk Farm Road.

• Access the opportunities through the delivery of new  
 homes to create active, safe and well overlooked streets.

1

2 3

4

6

• Create a stronger open space strategy with clear hierarchy  
 of spaces (private, communal, public).

• Create a public realm strategy that unifies the site, while   
 providing safer play areas for children and pleasant   
 welcoming spaces for adults. This will also contribute to   
 place making and the new character of Camden Goods   
 Yard neighbourhood.

• Create a clear street hierarchy contributing to easier and   
 safer movement within the site, while also providing a   
 variety of street scenes which could relate to each   
 proposed housing typology.

Opportunities

Chalk Farm Road

Roundhouse

The Interchange

Primrose Hill

Stables Market

O
val Road

10

9

8

7

5

Link to old 
Primrose Hill 

station
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1

5

4

2

3

Opportunity to develop natural rail/TFL land and create 
new links to Primrose Hill station

Re-provide high quality communal and public spaces for 
residents 

Enhance connections to the potential Camden High-line and 
Regents canal tow-path

Enhance the views to the Roundhouse and the 
interchange through out the sites 

Maximise views along the canal

Key

8

7

6

10

9

Improve the local facilities and services for all existing and 
new residents

Create active street frontages 

Create a safe and well overlooked southern street, 
linking all the way from Primrose Hill station to Regents 
Canal

Protect and enhance views to and from Primrose Hill and 
other conservation areas

Improve the access towards Chalk Farm Road

View of Gilbeys Yard site along  Regents View of the Interchange building

Public realm along terrace of houses at Gilbeys View of the Roundhouse
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Camden Goods Yard can a be vibrant new neighbourhood of Camden. 
Focused on building upon the existing community and the unique area 
assets like the canal corridor, its diverse character can inform the 
creation of a sustainable mixed tenure and mixed use neighbourhood 
for all existing and new residents and for successive generation.

2.14 Vision & strategies

Character areas Green links Landmarks Vistas1 2 3 4

The sites sit at the centre of a 
series of established 
neighbourhoods, as 
described in Camden 
Council’s adopted framework. 

The nature and character of 
this area has always been 
distinctly different from the 
surrounding neighbourhoods 
due to its industrial history 
and  urban form.

The key aim is to embrace the 
sites’ rich history and heritage, 
and to build upon the 
existing, well established 
community. 

The framework highlights the 
importance to create a green 
corridor walking and nature 
routes along the railway 
edges, which could connect 
with wider green networks 
such as the existing Jubilee 
Walk along the canal and the 
Camden High-line proposal.

The area has a number of 
landmark buildings of high 
architectural and historical 
importance. The Roundhouse 
and the Interchange are the 
two key landmark buildings 
on both sites’ immediate 
context. The Roundhouse 
indicating the gateway to 
Camden Town from the north 
and the Interchange marking 
the important relationship 
with the Regent’s Canal, 
contributing to orientation 
and sense of place.  These 
features and the stables 
complex have played an 
important role in the 
industrial past and cultural 
evolution of the area.  

Key aspiration is to create  an 
hierarchy of landmarks, that 
celebrate these heritage 
assets and create  varied 
street scenes at variable levels 
of intimacy.

Opportunities should be 
presented to maximise the 
creation of both visual and 
physical vistas towards the 
canal, which provides a 
pleasant public realm 
atmosphere and links the sites 
to key destinations across 
London.

Locally important views 
contribute in different ways to 
the interest and character of 
the Borough and can include 
views from large public parks 
and open spaces, views 
relating to the Regent’s Canal, 
views into and from 
conservation areas and views 
of listed and landmark 
buildings. 

The vistas to the Roundhouse 
are very important, as 
highlighted in the framework, 
in order to enhance the 
setting and celebrate the 
importance of this listed 
building.
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Gateways Links & access Movement Mix of uses5 6 7 8

Transitional pedestrian spaces 
at the northern and southern 
ends of the sites to create a 
sense of arrival into the ‘heart’ 
of the Camden Goods Yard 
neighbourhood.

New and improved access for 
pedestrians, cyclists and to 
public transport is a strategic 
priority for this new 
neighbourhood.

As significant development 
may come forward, many 
more people will access the 
area for homes, jobs, and 
other facilities.  To support 
increased densities, any 
development must build in 
additional sustainable 
transport capacity, without 
impacting on the existing 
residents day to day 
movement. 

New and improved walking 
and cycling routes through 
the area must connect with 
the established street network 
and create direct, accessible, 
attractive and safe routes that 
better connect with key 
transport nodes and 
destinations.  

The Camden Goods Yard area 
has the potential to create a 
new dynamic and animated 
mixed-use neighbourhood, 
for existing and new 
communities to enjoy as a 
place to live, work and visit. 

With population growth and 
increases in demand for 
housing and employment, 
the Mayor and Camden have 
challenging targets for the 
delivery of new homes and 
jobs in the borough.  Camden 
Goods Yard will be expected 
to make a substantial 
contribution towards the 
delivery of much needed new 
homes, affordable homes and 
jobs in the borough.






