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1. INTRODUCTION
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INTRODUCTION |

."'L-:E-.-'a'i_ng Reénton Hewa-d Wood Parinership's Initial report Augusec 1973 (Tolmers
Square Redevelopmer: Sroposals) the Council commissioned & furcher grudy to be
undertaken with the aim of arresting decay of the existing fabric and to enhaoce
and improve the livir; conditions of the existing community im such a way that any
eventual proposals would not be jeopardised, This study has concentrated in detail
on the following

a) Rehabilitition and conversion including costs for those retained
properties which form the central section of the proposed conservation
are in th: initial report; i.e. that section bounded by North Gower,
Euston, C(:burg and Starcross Streets.

bl Proposals for immediate new housing and other uses which might be made
for the Eritish Rail site between 5t James's Gardens and Melton Street
if this bicomes available.

e) Suggesticas and ways by which the existing community might continue
and its z=enities added to and improved.

d) Further s:rvey and examination of the remaining properties in the total
study arei o report on their condition so that appropriate short tern
action cs- be taken.

e) General emvironmental treatment of the area including the provision of
landscapizg, open amenity space, street closures and traffic management .

To carry out this stuiy the following survey material has been incorporated
1) A represextative survey of the existing fabrie.
2) A record zf existing residential and other uses.

Material for survey 1 and 2 have been compiled from information supplied by Ca=den
Housing Department ari sugmented by material from Tolmers' Village Association, It is
important that this izformarion be checked at regular intervals to monitor any changes
that may occur in the area.

To achieve the aime set our in this study it is essential ot consider in derail
practical methods of implementation. Clearly overall control by Camden, especially
in the case of chroni: bad housing conditions, would be the best way to achieve long
and short term means. However, current and proposed legislation such as the proposed
Housing Action Areas Foliey will strengthen the powers of the Local Authority in

this respect.

It is hoped that by i-proving the fabric and providing nev amenities simply and
quickly in this firsc phase that the existing community will survive and that its
vitality will encouraze new development and the future community. In this way the
initial stratgey coulf be implemented and the final housing gain be achieved,



SIMMARY OF CONCLUSIONS

ag the main rehabili=r=ior area fi.e. that bounded by ¥orth Gower, Euston , Coburg and
Starcross Streets, ep-roxizately 5 acres)

The study has focusse: gnd sancentrated on the central secter previcusly idencified

Main conclusions are

1) Retention and rehabilitation of existing properties proposed in the
initial report are still walid.

2) Potential housing in the immediate study area would be
i) Rehzhilitation 62 dwellings 184 persons
ii) New Housing on British Rail Site 66 dwellings 204 persons.

Totzl dwellings of the above = 128 Total Persons of the above = 388
(Noze: existing population of Study Area = approx. 636 people).

3) Minimum of disturbance to existing community and fabric both residential
shopping 12d commercial is possible at this firsc phase.

&) Additional local amenities should be provided immediately on empty sites
such as c:mmunity hall, play areas, sictings out spaces etc,

53 Closure of the central and eastern section of Drummond Street is proposed
with limizsd sarvice access; apart from improving the environment this
would provide a place for a street market traditional to this area.

6) General e-virommental improvements including tree planting, pavement |

widening etc. to remaining areas of the site can easily be achieved immediately.

7) Further irfill housing would be possible when the remaining sites of the
study are: become available. These would yield in the order of a further
30 dwellings 100 persons, making a total number of 1358 dwellings and
481 perscas in the whole of the site studied.



2. SURVEY







USE

RESIDENTLAL

OFFICES

LIGHT IMDUSTRY
FESTAURANTS CAFES FUBS
SHOPS WHAREHOUSES
HOTELS GUEST HOUSES
CLUBS

COMMERCLAL

EMPTY BUILDINGS

CLEARED SITES

TOTAL

BUILDING USE SUMMARY

AREA IN 5Q FT

141,700
56,236
61,932
15,769
70,044
43,342

5,630
27,767

100,057

79,405

601,882

%0 OF UNITIS

109

14

11

49

13

62
10

RESIDERTS EMPLOYEES

{(Approximately)

636
350
150
15
150
100

125



1 Shop front Drummond St
2 Charles Place from Drummond 5t

3 Cleared site Drummond St/Coburg St
4 Charles Place
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FAERIC CONDITION SUMMARY

1

A representativ: survey of 15 residential properties of varying types and
conditions was -arried out together with an inspection of Comnolly's warehouse and
buildings on ths British Rail Site. This was augmented by a thorough external
inspection of fibric conditions in the entire survey area.

Findings confirsed the retention proposals described in the Site Fabric Study
produced in July 1973.

From the results of the above survey the building fabric condition diagram was
drawn up classifying all buildings on the site into one of the four following
categorias

a) Properties of above-average condition requiring no immediate action to arrest
deteriora:ion other than the provision of a solid basement floor, allied
damp-proc’ course and membrane together with minor repairs to windows ete.

b) Properties of average condition for the area requiring action itemised under
heading (a) plus attention to roofs and some repairs to external walls.

e) Properties of below—average condition requiring all the action itemized above
in additisn to structural repairs to intermediate floors and rebuilding of
portions :f external wall etc.

d) Propertie: in poor condition which were generally vacant and not capable of
enjoying 2 conversion potential at a viable gconomic cost.

The total perceatage of building types in the study area iz as follows
a) Above Average 347
b) Average Condition 307
c) Below Average 292

d} Poor Condition 1z

Comments on preserties of which access was gained are appended.
174 NORTH GOWEE STREET - Category A

Bagement, grouni and 3 upper floors with ground floor rear extension along Euston
Street serving as wholesale Newsagents. The property including the rear extension
is in above-average condition the basement ground and first floor are used for
offices and the ground floor rear extension is used for commercial purposes, The
second and thiri and suitable for residential accommodatiom but are vacant,

188 RORTH GOWER STREET - Category B

Basement, groun! and 3 upper fleoors in above-average condition with intercediate
floors supportei by front and rear walls and central partition;offices occupy the
ground and base=ent floors, which are in good condition for the area. No signs of
damp in the basement although the existing timber floor construction still exists.
The first floor is vacant and a family of & live on the second and third floors.
There are signs that some local damp has penetrated the roof which has ceatral
valley gutter but this appears to have been repaired, external joinery is in fair
condition. Lt appears no extensive repairs would be required to this property.
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302 WORTH GDVEE STREET- = Category A
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All cccupied as offices, all in good conditien. Ko signs of damp penetrazion from
roof or rising damp in basement although basement has original timber flecr. All
windows facing Gower Street appear to have been replaced recently and windows to
rear elevaticn are in good conditien.

204 WORTH GOVER STREET - Category A

Bagement, grourd and 3 upper storeys. End of terrace house, roof has cemtral
valley gutter &nd intermediate floors supported by front and rear walls an{ central
partition. Easement is used as a Mosque and the other four storeys accom—cdate

9 families with a total of 9 persons. The basement appears Lo be free fro= damp
but there are indications that the roof is not wholly weatherproof. It is not
possible to establish the condition of the external wall to Starcross Strest which
is largely covered by hoardings.

229 NORTH GOVER STREET = Category C

Basement, greusd and 3 upper floors in average condition mansard roofs with central
valley gutter in need of repair. Intermediate tisber floors supported by Zront and
rear walls a=d zentral partition. Front and rear walls out of true, Two people
reside in the “cuse, the basement and third fleeor being e=pty.

102 DRUMMOND STREET = Category B

Basement, ground and 2 upper floors. Shop on ground floor, separate entriice to
uvpper floors., In average condirion. Roof with central valley gutter neecs scme
repairs the resr external wall which with the front and central partition supports
the intermedia-a floors is out of line and the basement is in poor conditicn, The
£irst and secc=d floors are occcupied by 5 temporary residents, The ground flcor is
used a8 an o°fice for the Tolmers Village Association and the basement is vacant,
There are sanizary facilities in am out building in the rear basement yard.

112 DRUMMOND SIREET - Category B

Basement, ground and 2 upper storeys in average condition. The roof with central
valley gutter showed signs of water penetration but this is local and has spparently
been repaires, The external walls which with the central partition suppert the
intermediate floors are in fair condition and the basement appears dry. The
basement and ground floors are used as a shop and storage space. The Ffirst and
second floors sre oecupied by & family of 2 persons.

115 DRUMMOND STREET - Category D

Basement, grousd and 2 upper floors. The front wall is in fairly good conditliom.
The roof with central valley gutter shows signs of water penatration. The basement
is in poor confition and the rear wall so poor that rebuilding of this load-bearing
element would e necessary if the property were kepC. Remedial work is reguired

to the flank wall and intermediate floors. The ground floor is a grocers shop and
5 people cccupy the upper floors.

T



119 DRUMMOND STREET - Category D

Basement, grown: ané 2 upper floers. The froat wall is in fairly good coniition.
The roof however shows signs of water penetration., The rear wall is so pocr that
rebuilding of t-is load-bearing element would be necessary if the property vere
kept together with remedial work to intermediate floors and basement., The
building is occopied by & temporary residemts.

127 DRUMMOND STREET - Category B

Basement, groun: and 2 upper storeys in average condition. Some remedial work may
be necessary to the centrally guttered roof and the load-bearing rear wall, The
second and thiré floors are vacant, basement ground and first are occupied by 6
residents,

12 TOLMERS SQUASE - Category C

Basement, groun: and 3 upper storeys. In poor conditiem. Roof with central

valley gutter requires repair, external walls which with central partition support
the intermediats floors are badly out of plumb the external fromt porch and

balcony needs ertensive repair. The propercy is occupied by one temporary resident.

17 TOLMERS SQUATE - Category C

Basement, grouni and 3 upper storeys, Of similar description and conditien to
¥o.12 but occupied by 3 families totalling 5 persoms.

62 EUSTON STREEI - Category D

Bagsement, ground and 2 upper floors in poor condition. The roof is not weather-
proof. Externa. window and door frames are rotten oF missing. The basement is in
poor condition, the external walls are out of line, the building is not capable of
fulfilling any further useful life.

21 STARCROSS STREET - Category D

Basement, ground and 2 upper floors. Froat wall appears in fair conditiocn but
internal inspection revealed that the condition of the property throughout was
very poor and i: is unlikely that a useful life can be anticipated from this

property.
61 COBURG STREEI — Category B

Basement, grouni and 2 upper storeys. Front elevation fair condition. Basement
shows some sign: of damp penetration but not excessively so. The roof appears to
be sound, but t=e rear structural wall is in fairly poot condition and some roof
repairs will be required.

CONMOLY'S WAREHIUSE - Category B

Building varies from 1 to 3 storeys. Most in above average condition. The
extensive grouni floor is used for storage and loading bays with offices
sccommodation o: the upper floors, Offices are in fair condition where occupied
but extensive vicant areas are in poor condition with defective roofing
accelerating fatric decay.

i3




BRITISH RAIL PROPERTIES

31 STOREY BLOCX TACING COEURG STREET - Category A

Approximately £3' x 120", Substantial brick building originally stabling
accommodation ¢f above average condition, with uelthet~513h: asbestos roof.
Ground used for garage maintenance, first fleer for social club, second floor
for offices and workshops.

3 STOREY BLOCK ADJACENT ST JAMES'S GARDENS

More recent thaa above with concrete floors. Above average conditiom, vacant.
3 STOREY BLOCK ADJACENT MELTON STREET

Original stabls accommodation im very poor conditiom, vacant.

2 STOREY BLOCYK ADJACENT MELTON STREET AND ST JAMES'S GARDERS

Ground floor oresm warehouse with retail unit on the first floor. Below
average condition.




STRUCTURAL REFORT
OVE ARUP AND PARTHERS
GEMERAL

The inspection of residential properties in the study area was limited to a
largely external examination, though access was gained to over a dozen
properties.

All housing is of the terrace type, with some basements and either three of

four floors above ground level. All structures have loadbesring external stock
prick walls, brick party walls timber floors, and loadbearing internal partitioams.
The loadbearing internal partitions are largely of timber construction above

pasement level. Basements generally retain the original tipber floors.

The buildings date back to the mid-nineteenth century and although the original
standard of construction was mot high the houses have stood for over a hundred years
and are capable of a useful future life.

This report deals with the properties street by streel. Comzents made on structural
repairs are based on the provision of a further 30 year lift.

In assessing the amount of struccural work required the follewing general assumptions
have been madel-

Brickwork is to be re-pointed where this has not recently been dene.

Existing timber basement floors are to be replaced with solid floors.

Some timber floors, mainly to upper levels may need to be replaced or stiffened where
they are excessively springy, New roofing is to be provided for most of the
proparties.

The case for retention should not be based on the extent of structural work required
Vircually 21l of the buildings in the area will have a further 30 year life if
certain localised repairs are carried out, and even {f an external wall needs to

be completely rebuilt this should not in itself prejudice the retention of that
terrace. The Cost of structual work is generally small when compared 'with total
conversion costs.

Tolmers Square, South Side
These propercies have a basement and four storeys above ground floor lavel.

The flank and rear walls are five storeys high, brickwork mostly 9" thick. Their
slenderness is evidenced by the amount of movement which has occurred. The walls are
badly out of plumb and bowed, and anchor rods have been used in many places. If the
buildings are te be recained, these walls must be stabilised. The flank and rear walls
must be anchored and some areas rebuilt. A buttress to the stability of the rear

walls could be achieved by building extensions to all properties.

The roofing needs to be replaced and scme repair work is required to the roof support
structure.

The front porch and balcony structures need extensive repairs or rebuilding. The
structural condition of these buildings is, at the momeat, Poor.



Tolmers Square Horch Side
These properties have a basement and four storeys above ground floor level.

The same comments apply as for Tolmers Square, South Side. Their general condition is,
however , marginally better than those on the South Side with the exception of
Bo's 1 and 2 where subsidence cracks are apparent in the external walls.

Forth Gower S5Street, East Side

The residential element is in two blocks, No's 174 to 188 and No's 190 o 204.
All have & basement and three storeys above ground floor level.

a Ho's 174 to 188

It does not appear that extensive structural repairs are required, the condition
of the properties being generally fair.

b No's 190 to 204

Superficially these properties appear to be in fair condition, largely because of
the external decorations. The rear wall is in fair condition and only mineor
repairs are required. There is an apparent vertical fault in the brickwerk at

the front between two of the properties, which is due to the fact that eone property
has been rebuilcr.

The external walls are largely of 13}" and 18" brickwork in fair condition.
The main internal loadbearing walls are of brick construction.

Some new roofing would be required, but this should not involve much structural
work.

Korth Gower Street, West Side

The residential element is in two blocks, No's 133 to 211 and No's 239 to 243,bbth -
having a basement and storeys above ground floor level.

Tha front and rear walls are badly bowed in places. Because the construction is
reasonably solid, it should be sdequate to effect structural repairs by localised
rebuilding of these walls and the addition of anchor rods. The roofs are in poor
condition and should be replaced, and it may.be advisable to completely replace the roof
Support system.

No 239 appears in good condition, having recently been modernised.

Ho 241 is similar in type to Ne 239 Lut not in as good condition.

Mo 243 is derelict,

Drummond Street, North Side

These properties are a mixture of residential and commercial buildings, They have two
floors above ground floor level and many have basements.

The condition of the structures varies from average to fair. There is some bowing of the

external walls, and anchor rods or localised rebuilding are required if all these
properties are to be retained. Most of the roofs are not in good conditiom.

16




Drummond Street, South Side

The same comments apply as for Drummond Street, North Side, Wo's 115, 117 and 119,
however, are in very poor condition. The rear walls in particular are bad and if a

30 year life is envisaged it is realistic that these walls must be rebuilc, rather than
local repairs carried out. The flamk wall at Ko 1139 is badly out of plumb and must be
stabilised by a system of wall anchors, theugh a detailed examination may reveal that
this wall should be rebuilt.

Crown and Anchor Publiz Mouse
The external wall facing Drusmond Street is out of plumb and bowed.
Euston Streést

Many properties are boarded up and have been designated for slum clearance, Thess
mainly derelict properties are im generally poor condition.

Coburg Street

The rear walls of these properties are in poor condition having been subject to past
patch repairs and rebuilding.

The roofs are not good and prove it may be that new roofs and supports would be more
economic than re-roofing and structural repairs.,

The condition of the structures is from fair to poor.

Starcrosg Street

Superficially the two residential properties in Starcross Street Ho's 21 and 22 are in
fair condition. This impression is gained from the front decorations. The condition
of these properties is in fact poor and it is unlikely it would be economic to attempt
to give these buildings a furcher 30 years life.

British Rail Buildings in Cobourg Streat

These are three storey buildings of loadbearing brick construction. The condition of
the basic structures, particularly the external walls is good.

It is not possibtle to comment at this stage on the load capacity of the floor. They
would certainly be suitable for residential or office use. To be used for storage or
light industry however, the floors would nrobably need to be strengthened, o replaced
if heavy loading is envisaged.

17
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1 Exmouth Arms and British Rail site from
Starcross Street

2 British Rail site from Cobourg Street

3 British Rail and vacant warehouse site,
Cobourg Street

4 End terrace, Starcross Street
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PROPOSALS SUMMARY

1.

2.

The following proposals are based upon the concepts and constraints outlined

in previous projosals together with conclusions formed on the basis of the survey

material set cut in Section 1 of this ceport.

The rehabilitatisn proposals ocutlined previously have to a large extent been
reinforced by tis additional survey material. The proposals alsc indicate
areas of the site where deterioration of the fabric is excessive and such action

is not feasible. It is suggested that these together with sites already cleared,
be used to proviie envirommental and communal facilities pending the implememtationm

of longer term proposals.

Immediate housirz gain is provided by the proposed developméent o8 the site
owned by Britist Rail adjacent to Euston Station and St James's Gardens.
Proposals for this area include old buildings previously used as stables
adjacent to Coboirg Street, for mainly commercial uses. In this way both
residential ard :ommercial accommodation will be provided to rehouse such
tenants and busizesses displaced during the development of other parts of the
site.

Proposals for tts phased reorganisation of vehicle/pedestrian movément patterns
are suggested which will provide the oppertunity for adopting a programme of
street improveseat to augment policies of environmental improvements outlined
above (2).

21
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SCHEDULE OF ACCOMMODAT IOR

1 HOUSING No.Dwellings Bed Spaces
Mew Development s 198
Conversion 62 183
TOTAL 128 381

2 New Commercial - 40,000 sq ft approx

(B.R. site inc conversions)

3 Car Parking - 20,000 sq ft approx (67 cars)

Additional tempoTary accommodation on cleared

site in Euston Street
(A Temporary Facilities
a) Community Hall
b) Landscaped sitting out areas and play facilities

el Hard play ares
d) Landscaping to Tolmers Squars

SCHEDULE OF HOUSING ACCOMMODATION

TYPE NO. B/SP HAB.ROOMS/ TOTAL TOTAL PEOPLE
DWELLINGS DWELLINGS  HAB.ROOMS (OCC.RATE 1F/HAB.ROOM
1 KREW 2P 10 8O 2 -] B8O
4P 12 4B 45 54 48
SP 14 70 5 70 70
TOTAL b 138 204 204
2 REHAB, BR
SITE 2P B 16 2 16 16
. Areas of B.R. Site - 1.2 acres approx. (gross)
A Density of Housing on B.R. site = 1B0PPA (74 dwellings)
3 Potentials of Converted Properties

54 dwellings accommodating 167 bed spaces
{see Summary of Comversion Potential)

22
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REHABILITATION PROPOSALS -

As a result of further detailed investigation the broad policy as set out im
the Site Fabrie Study dated July 1973 has been confirmed. Although numbers
115 to 11% Drummond Street were found to be in worse condition than previously
stated, it is considered important that these be rehabilitated to retain unity
of the street frontage.

Investigations have shown that the existing dwellings broadly comply with two
basic building types diagrams of which follow and show existing potential
accommodation,

The vacant properties inm Euston Street numbers 80, 82 to %0 inclusive are proposed
for immediate demolition, and the area cleared made available for residents

off street parking. Other properties im poor cendition for wvhich demolition

is proposed are numbers 60 to 66 Euston Street and numbers 14 and 15 Melton
Street, However as there some occupants in both terraces concerned it is
suggested that demolition of these properties only takes place when a suitable
opportunity arises. The costing exercise carried out by our quantity surveyors
indicates that there is no clear cost advantage between fully converting existing
properties to self-contained dwelling. units and constructing new properties of
comparable size., However, a programme of rehabilitation will cause less
inconvenieace and disruption to the occupants and community as a whole.

SIMMARY OF CONVERSION POTENTIAL
DRIMMOND STREET AND KORTH GOWER STREET PROFERTIES

'TI-
EXISTIRG FROPOSED TOTAL
Dwellings Shops Occupants op 3P 4P 5P 6P 7P| Units | People
38 12 98 32 & F YA 1 R 54 167




i e i i il il "l

|

EXISTING

e e S S S W— —

e : e T [ 5 ) Ol ' o
3 ] - ] IS oy TR ey A i SR — -
BASEMENT  GROUND FLOOR FIRST FLOOR SECOND FLOOR THIRD FLOOR
! i
‘:.-z': :
s
BATH E'L__ni PRGPOSED
=]
]
J-— 4 } |"'E 4 I__, " ]
2 \ BED
BED KIT/DIN KIT/DIN BATH
el L o] L | L
=
D. BED : LIVING E LIVING D. BED D. BED
- Ll
.
| i 1 i (o B e T i DO R o R Ry | - +—
BASEMENT " GROUND FLOOR FIRST FLOOR SECOND FLOOR THIRD FLOOR

TYPE I CONVERSION

5. PERSON MAISONETTE



EXISTING
= e et 4 b r_"_l_—_—ﬁpi-'u]1‘L”1|—1l

AR _. L_|T L__|-_5 e | - L_ |= =
o 2 WS B  poms E T S i B |
GROUND FLOOR FIRST SECOND FLOORS  BASEMENT  GROUND FLOOR  FIRST/SECOND FLOORS

PROPOSED

BATH ' BATH ‘ !

wl
— e
E -
BED § BED ‘%
T e T e TR = -1 <L
SECOND FLOOR SECOND FLOOR =
e S Leierd § 1 E—i R §
— o
STORE "_B KIT/DIN = BATH KIT/DIN U KIT/DIN é
SHOP |- - LIVING BED LVING |- - LIVING
—t — — =t e e
GROUND FLOOR FIRST FLOOR BASEMENT GROUND FLOOR  FIRST FLOOR

TYPEILI CONVERSION .-




DRUMMOND STREET

14



PROPERTY SUMCIARY
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By Average Conditionm
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b

"asor Condition

EXIZUING PROPISED
ADDRESS UsE - = o ~E| = a .. .
= e = | ZEl E | BE
- 2 A | o -
|
STARCROSS STREET ,
21 RESIDENTIAL | D | ¥
22 !REEIDEHTH.L | B | X
23 - 24 WRAREROUSE ENTRANCE L |
il | I
MELTON STREET | ,_ |
11 - 13 OFFICES | A | ||
14 | RESIDENTIAL 1| D 1| x|
15 | RESIDNETTAL | ¥ ;
i |
CHARLES PLACE |
1 | LIGHT INDUSTRY c | ' Ii
| 4
z LIGHT INDUSTRY c
24 LIGHT IKDUSRTY C | |
3 | LIGHT INDUSTRY A
4 | LIGHT INDUSTRY 3
-] LIGHT INDUSTRY A |
| | f
COBOURG STREET i
59 | RESIDENTIAL I. B | | |
61 RESIDENTIAL B ! !
63 GARAGE ENTRANCE B |
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A} dbove Average L) dSelov Average
B) iverage Condition ©) Toor Condiciom

EXIS . ING ' PROVISED .
z | = " .
ADDRESS USE = t ﬁ 2| 28| E 2 YIELD
= | 2 = e Z .

i |

COBOURG STREET ' : |

65 RESIDENTIAL E 7

67 RESIDENTIAL B4 | |

TOLMERS SQUARE | , =

1 RESIDENTIAL [oe't: o !. |

2 lnxsmmrrm el &

24 RESIDENTLAL | c

3 RESIDENTIAL 1 e 6 -

4 RES IDENTIAL ! ' 7 II

5 RESIDENTIAL ' C ' 3 i

6 RESIDENTIAL c | 1 | |

7 RESIDENTIAL c ' P |

8 RESIDENTIAL e ll 1

5 RESIDENTIAL | © 'L 5 |

10 RESIDENTIAL C 6

11 RESIDENTIAL | e

12 RESIDENTLAL ¢ 1 7 '

13 RESIDENTIAL c 8 :

14 RESIDENTIAL gkt 1k |

15 RESIDENTIAL e [

16 RESIDENTIAL ¢ 9




PROPERTY SIDTIARY

COXDITION KLY
A)  above Average L
E) Awverage Condition o)

iz lov Average
"oor Conditiom

EXIZTUIRG PROT™MSED
ADDRESS UsE ; é % ! '_'E‘ g g % L YIELD
|

TOLMERS SQUARE
17 . RESIDENTIAL C 5
18 RESIDENTIAL c 4 .
19 - 23 WHAREHOUSE £ |
24 MORE OFERRALL ADVERTS | |
25 " " m ¢ | |
% " . = g |
27 " " " C '-
28 " " " e | | ?
29 " " " c l |

[ |

' |
DRUMMOMD STREET | !

| |

115 SHOP /RES IDENTIAL O G X X : II | 2P MAIS + RETAIL UNIT
117 RESIDENTIAL D ! 5 X | x | 11 |2x2 mIs
119 RESIDENTIAL D ‘ 4 t | x| 1 |2x2wms
121 Ismwnizsmmm B i 7 | X X l I1 | 7P MAIS + RETAIL UNIT
123 | SHOP/RESIDENTIAL o I II I1 | 2P MAIS + RETAIL UNIT
125 1EHDHHESIIJEHTI.|I|L B 4 X X ‘l I1 | 2P MAIS + RETAIL UNIT .
127 RESIDENTIAL 3| x | x | 11 |2x 2P MAIS
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PROPERLY SINCIARY

COXDITION KEY
A) Abowe Average G} Belowv Average
B} Average Condiction D) Yoor Condition

EXIFVING PROTMISED
sz 2 g
ADDRESS UsE B = - | 2E| E | B YIELD
g | & g | S| £ | 8
|
DRUMMOND STREET
129 | SHOP/RESIDENTIAL B | 3 I | x Il | 2x 2P MAIS
131 | SHOP/RESIDENTIAL B | 2 | X I X 11 1 2P MAIS & RETAIL UNIT
133-135 RESTURANT/HOTEL B | 8 | x \ x | 1 | 2 x2» MATS ReTATL mvIT
137 CROWN AXD ANCHOR | PUBLIC HOUSE als | -
161 CLUB/STORE B ‘ ‘ :
141A CLUB B :
143 CLUB/STORE B | ;
145 CLUB/STORE B | |
147 CLUB/ELECTRIGAL EHGIHN B ! i
149 CLUB/STORE B .
151 CLUB/STORE B !
153 CLUB ENTRANCE B
155 SHOP/RESIDENTIAL c
157 SHOP /RESIDENTIAL c 6 ;
159 | SHOP f RESIDENTIAL c 7
161 SHOP /RESTDENTIAL c |15
163 SHOP /RESIDENTIAL c 6
2 |




PROPERTY SWNCIARY

e P ‘2 o
g dbove Avarage wi delow Average
B} Awerage Condition D) Teer Condition

EXIFIKG PROTSED
ELE | @l sul a8
ADDRESS USE L = 2 =) K = YIELD
8 |- 8 2| 25| B8 | 2E

EUSTON STREET !

|
54 & 56 OFFICES B |
58 SHOP/RESTDENTIAL D 3 :
60 RESIDENTIAL D 4 I.
62 RESIDENTIAL D ‘
DRUMMOND STREET : t| z
102 SHOP/RESIDENTIAL 5 3 x| x | 1r | 2P MAIS + RETAIL UNIT
104 RESTDENTIAL 2| & s [ & | = | 2 x 2P MAIS
106 RES IDENTIAL £.] 5 | x | x | 1r |2 x 2P MAIS
108 RESIDENTIAL 31 g | 2 7P HOUSE
108A GARMENT MANUFACTURER B !
110 RESIDENTIAL B3| 5 | x| x | 11 |2x20mas
112 SHOP /RESIDENTIAL o S x | x | II |2P MAIS + RETAIL UNIT
114 SHOP/RESIDENTIAL B b | ¢ | x | 11 |2P MAIS + RETAIL UNIT
116 RESIDENTIAL B b | x | x | 1I |2P + 5P MAIS
118 SHOP /RESIDENTIAL B | b A I1 | 2P MAIS + RETAIL UNIT
120 OFFICES/RESIDENTIAL B 4 | x X | II |2P MAIS + RETAIL UNIT
122 SHOP /RESTDENTIAL B 5 | x | x | 11 | 2P MAIS + RETAIL UNIT
126 SHOP/RESIDENTIAL A 1
128 SHOP/RESIDENTIAL A 1
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PROPERTY SUMDIARY

A) Above Average

E)} Averape Condition

pelow Average
Poor Conditien

HAMPSTEAD ROAD
24
26

LIGHT INDUSTRY VACANT

LIGHT INDUSTRY VACANT

EXISVING PROTISED
ADDRESS USE E % E EE E YIELD
L2 =] (= e -
DRUMMOKD STREET
130 SHOP /RESIDENTIAL
132 SHOP /RESTDENTIAL
134 SHOP/RESIDENTIAL
136 GARAGING I!
138 - 142 SHOP /RESIEDNTIAL
EUSTON STREET
64 RESIDENTIAL |
13 RESIDENTIAL :
80 & 82 RESIDENTIAL |
84 WHEREHOUSE ENTRANCE '
86 RESIDENTIAL
. 88 RESIDENTIAL
20 RESIDENTIAL
92 RESIDENTIAL
94 - 102 WHOLESALE NEWSAGENIS




T A 2 e . eI

PREOPERTY SINDIARY

CONDITION KEY
A) Above Average £y Below Awerage
B) Average Condition D) Toor Condition

EXISLING PROTISED
g | &

ADDRESS USE ':_: , § E ;.f‘?: % g YIELD
:| 8| B| 8| & | 28
= '| = = e D Z= L
| l r

HAMPSTEAD ROAD I L

28 SHOP /RESIDENTIAL K | ks .

30 SHOP/RESIDENTIAL A | 3 1

32 SHOP /RESIDENTIAL Lk 5 | [

% | SHOP/RESIDENTIAL by 2 \ l

36 SHOP fRESIDENTIAL ; A | 5 '_

50 SHOP /RESIDENTIAL : c | !

52 SHOP /RESIDENTIAL e | 3

54 SHOP /RESIDENTIAL I - 4 ‘

56 & 58 DEMOLISHED SITE | |

80 PUBLIC HOUSE c i

62 & 64 SHOP c !

66 RESIDENTIAL ¢ 5 l,

68 DENTAL SRUGERY c i

70 SHOP/RESIDENTIAL ¢ | s '.

72 SHOP /RESIDENTIAL c 3

74 COMMERCIAL c

76 RESIDENTIAL c

78 SHOP /RESIDENTIAL B 3

80 & 82 SHOP/RESIDENTIAL B 5

824 - LIGHT INDUSTRY B

I FOIRE N s |




FROPERTY SUMMARY

CORDITION KEY
A) Abowve Average

E) Average Condition

delow Average
Toor Condition

EXIEUTING

PROTISED

ADDRESS

USE

COMDTTION
DCCUTARGY
DEMOLISH
REPATRS
TMPFROVE
COVERT
BUTLDING
TYFE

YIELD

HAMPSTEAD ROAD

84

ga

92

96

102

RORTH GOWER STREET

195 = 201

203 - 209

SHOP /RESIDENTIAL

GARAGE

Ll
LL]

CLUB/RESIDENT
SHOP /RESIDENTIAL

SHOP /RESTDENTIAL

RESIDENTIAL CLUB

OFFICES

211 (INCLUDING 124 DRIMM. 5T) RESTAURANT

213

215

217

219

221

223

RESIDENTIAL
RESIDERTIAL
RESIDENTIAL
RESIDENTIAL
RESIDENRTIAL

RESIDENTIAL

LIGHT INDUSTRY/RESIDENTIAL B

5 L ——

& 0o o g




PROPERTY SINTIARY

XDTTION KL
A) Above Average
E) aAverage Condition

€Y Below Average
0} Toor Condition

EXIZVING FROTISED

z | 8 = @

ADDRESS USE = 2 E 22 £ | B YIELD
2 5 = =E|l & | 28
= | 8| | 55| E | E&
b = = e | O Z

NORTE COWER STREET

225 | RESIDENTIAL

227 RESIDENTIAL

229 RES IDENTLAL i

231 OFFICES { A |

233 OFFICES !

235 & 237 | GARAGE ENTRANGCE ll

239 RESIDENTIAL

241 RES IDENTIAL

2463 RESIDENTIAL
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PROPERTY SUIDBARY

A) Abowa Average C) Below Average
B) Average Condition D) Toor Condition

EXIE . ING PROTISED
E -.-:.'lli:1 5 T 1 = E
ADDRESS USE = = s - B YIELD
. = = 2 =2| = =
= 3 = o =g~
- = = - AR = 0
] |
HORTH GOWER STREET
174 OFFICES/RESIDENTIAL | & | G T 5 s ]AS BEFORE + 5P MALS ABOVE
176 RESTDENTIAL | I x | X | I |2p + 5P MAIS
178 RESIDENTIAL Partially : ; |
Bml:’.shn] |
180 & 182 | SHOP /WAREHOUSE o |
|
184 & 186 HOTEL | & I | X x | T |2x2P &2 x 5P MAIS
|
188 OFFICES/RESIDENTIAL | & | & | g | x | 1 |2P + 5P MAIS
190 & 122a DRUMMOND STREET |HOSTEL s | 2 ¥ | x | 1 |5P+6rHIS
192 HOSTEL x| 4 ox ! X | 1 | 2P & 5P MAIS
: | I ' !
194 HOSTEL ‘A | 20 | x | x | 1 |3+ semas
|
196 HOSTEL | A | 20 X | X | T | spoms
198 HOSTEL 4| 2 L& 3] x, fars-seams
200 SURGERY /RESIDENTTAL | & 4 X X I | 4P + 5P MAIS
202 OFFICES | A X X I 3P + 5P MAIS
204 RESIDENTIAL | a g | 2 | x | 1 [4p + 5P mAzS
204 A COMMERCIAL " X
|. i
| |
|
| | 3
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b HEW DEVELOPMENT:=

This is confined at this stage to the British Rail site bounded by

St James's Gardens, Melton Street, Drummond Street and Coburg Street, and
hinges around the two retained British Rail buildings along Coburg Street
which it is suggested should be converted to provide commercial and housing
accommodation. The form of the development follows the previous strategy
proposed, i.e. namely the placing of a gix storey stepped housing form above
commercial accommodstion along Melton Street to act as a noise barrier and
protect the interior of the site. Within this, south facing terraces of
housing rising to 3 and A storeys with commercial accommodation at ground
level are arranged to repeat the pattern of Cight commercial courts such
as in Charles Place off Drummond Street, which give the area much of its
character and vitality.

Coburg St 2 commercial court ———Melton St
B.R.building -
temporary ! [

hall —_
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Drummond St
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i | R i ] S
d:t‘.-‘\ I'f 4 I A Y A g
A AL sy 2 |parking

parking




C)

TOWNSCAPE AND ENVIRONMENTAL IMPROVEMENTS

It is proposed that the three cleared gites surrounding Connolly's warehouse along
Starcross, Coburg and Drummond Streets could be wsed immediately to isprove the

open space and commuzal facilities. These include a temporary community centre
landscaped sitting out areas and low cost play facilities pending the implementatiom
of further stages of redevelopment. No's 80 - 92 Euston Street are shown demolished
and the cleared site could be used for residents parking.

General strest-scape improvements are based upon the implementation of the first
stage of traffic reorganisatien. The central portion of Drummond Street will be
closed to traffic (except service vehicles) to allow general street improvements
and pedestrianisatica to encourage the growth of a street market and to allow
shops, restaurants axd cafes to spill on to the street. It is not

proposed at this stage that the western part of Drummond Street be clesed, but

that the pavement is widened to provide landscaping to the street and reduce
rpaffic flow. The desmolition of the Tolmers Square Cinema has left the square with
an open scar destroving the originally partially closed expression. It is proposed
that Tolmers Square where demolition of cinema has left an open scar be icsediately
landscaped, with soms trees and the provision of a small refreshment facility. In
addition to improving the immediate area this will provide a visual stop westwards
from Euston Streer. The eastern end of Drummond Street is bridged by new housing
developments with pedestrian access beneath through to Euston Statioa.
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i Drummond St \
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1) Dru=mond Street;West - street landscaped and traffic flovw reduced.

2) Dru=mond Street; Central - street closed and landscaped. Street
market encouraged.

3) Drusmond Street; East = bridged with housing accommodation; 29
pedestrian route preserved.
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DRUMMOND ST. LOOKING NORTH




IMPLEMENTATIOR

1

The most important step in a successful housing scheme in the Tolmers Square Area
will be the formulation of an agreed development plam, backed by powers of
coppulsory purchase and authority to raise finance. Although this would normally
be by desigration as a Comprehensive Development Area, consideration should be
given to the possibility of interim action as a General Improvement Area or as a
Bousing Action Area, when the latter is available, Statutory procedures demand a
comparitively long period for emquiry, approval and legal processes. These proposals
demand urgert implementation if the declipe in gocial and physical fabric is to be
halted. It is therefore suggested that where possible action should proceed by
consent, effecting improvements where possible and exploring opportunicies to
increase the housing stock all without damaging the existing community or adding to
the Council's existing housing problem.

The areas selected for immediate action in che present scheme have fundamentally
different irplesentation problems. The site bounded by Melton Street and Drusmond
Street is ovned entirely by British Rail, The other areas are in mixed ownership,
including ovner-occupiers, property companies, the GLC, Camden and a brewery.

British Rail Site

Acquisition of the site can only realistically be by negotiation, but successful
agreement will release a single area of land. British Rail will no doubt be
reluctant to release the land at residential use values only, and the inclusion of
other uses on the site may assist negotiation. The non-residential uses on this
site should not be viewed wholly as a profit making commercial venture, but

allow soce element of subsidy. This will allow the Council to provide should
alternative accommodation for businesses from within the area and assist in the
scquistion of other parts of the site. Such a subsidy could be off set by profit
from additional accormodation gained during latter stages of development. If this
course is adopted it will be important to frame the leases offered by

the Council to non-residential users in such a way that the inherent subsidy cannot
be transferred, but at the same time is sufficiently attractive Lo encourage
re=location. The whole of the mixed development on this site should ideally be
developed by Camden, with the housing funded as part of the normal housing budget.
The housing gain should be used in the first instance to provide overspill
accommodation for other parts of the gite to enable conversion and improvement to
continue. Bousing gain te the Council will thus accrue towards completion of the
overall schene.

Rehabilitarion Sites in Mixed Ownership
a)  Owner Occupied Residential |

Owner cccupiers could take up the various imporvement grants available

to effect upgrading, Where necessary the Public Health Act can be inwvoked

To carcy out essencial improvemants. As an additional encouragement Camden
could offer to provide professional advice for conversion, since in many

cases lack of knowledge and uncertainty prevent gel f-improvement. As a last
resort the council should purchase st existing residential use value and convert
for possible housing gain.

&l
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c)

d})

Owner Occupied with Some Commercial Element

Owner occuplers with some commercial element (tvpically a shop with vacant

but normally residential floors over) present more difficultias since only
part of their property will be elifible for grants, and the existence of
another use will probably mean a higher existing use value. There will
cherefore be less incentive to renew the housing component and it will be
more expensive for Camden to acquire. This is where the potential advantages
of the British Rail site will become apparent, enabling the owner to be
offered new premises at an attractive rent, easing scquisition of the exiscing
site by Camden.

Residential Buildings Owned By Property Companies

Sites owned by property companies offer greater problems. Most will be
anxious to retain their sites for commercial development; will not readily
be prepared to sell for a lower figure and will be unlikely to be keep to
reinforce any residential use, particularly of existing tenants. The type of
temure is particularly important in deciding on appropriate action. The most
vulperable tenants are those in furnished accommodation where securicy of
tenure is limited to 6 months after appeal to the Rent Tribunal. Unfurnished
tenants have more security, although if improvesments are made either type of
tenancy can be subject to rent increases - and these may be more than the
tenants can afford, However the landlords can be made to carry out certain
basic improvements and repairs under the Publiec Health Act but these will mot
necessarily add to the housing stock.

i} It is suggested that the Council may wish to make approaches to property
owners with a view to purchase; failing voluntary agreement acquisicion might
be tried with C.P. This however is likely to be a lengthy process and
the Council may wish to discuss the possibilicy of woluntary improvement/
conversion with these owners.

ii) Furnished Tenancies

The vulnerability of the furnished tenant should be kept in mind when
considering action. The commencement of amy kind of negotiation may
wall precipitate eviction requiring more or less permanent alternacive
sccommodation, preferably in new or rehabilitated dwellings in the
Tolmers Square area. Buildings with mainly furnished tenancies should
therefore be tackled when vacant improved properties are available.
Voluntary improvements of Lhese buildings will not provide addicional
housing for people on the Council's housing list, but will lead to high
rent flats, or flats for sale - the beginning of the “eantrificacion”
process. If this is thought unacceptable then Camden ghould contemplate.
voluntary or compulsory purchase from the baginnipg.

GLC and Camden Owned Sites
Buildings and sites owned by the GLC should be acquired by the Council. Both
CLC sites and Camden owned sites should be cthe subject of immediate rehabilitation

or infill develépment in order to provide surplus local accommodation
for overspill generated by remewal in cther parts of the area.

+2
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Other Areas

.E}

b)

Envirenrment and Open Spaces

Improvements to the gurrounding areas will hawve to be carried out by Camden.
This will include the open spaces road closutes, planting, community buildings
and eavironmental improverents., Additional funds may be made available by

the designation of the area as a G.I.A.

Other Housing Areas

The remaining area of the site West of North Gower Street contained housing
gensrally in very poor structural condition and has the worst living
conéitions in an area of largely vacant and derelict property. It is
therafore imperative that Camden ohtain control over this area im order to
take immediate sction to alleviate the excesses of this situacrion. Action is
required in conjunction vith that for the first development gites otherwise
eviction and upgrading for sale may follow general improvement of the area.

Surmary & Conclusions

a)

b}

el

d)

@)

£)

Yoluntary improvement should initially be actempted, subject only to the
reservations concerning furnished tenancies. Early action by Camden to
acquire and either renew or redevelop existing empty site or buildings will
provide local overspill accommodation.

The British Rail site should be acquired and developed by Camden for both
residential and non-residential uses, Co provide overspill accommodation for
both types of user, particularly necessary for decanting some of the existing
commarcial properties which vould in turn release further land for housing.

Later negotiated or compulsory acquisition may be necessary particularly for
furnished accommodation owned by property companies.

Caméen will be responsible for general environmental improvement best carried
out as & G.I.A. but should encourage the local comsunity te actively
participate.

Camden should take imsediate control of the North Cower Street/Hampstead Road
trizngle in order to alleviate the severe housing stress in this area.
Procection will be required for qurrounding run-down residential areas which
are not coverad by this study.

The longer term ohjectives of a comprehensive scheme should be always borne

in mind and the more complex procedures commenced in parallel to the short
ter= actions outlined above.
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COST REPORT

New Housing (Budgat Estimate)
including 66 dwellings and associated
parking and exterral works.

B.R. Site - Conversion of exisiting properties
{Budpet Estimate)
including 8 dwellizgs and 18,500 sq ft commercial

B.R. Site - New development including 20,000 sq ft
comsercial and ass:ciated car parking and
external works.

Housing Rehabilizazion (see detailed estimate)

a) Demolisk (13 properties) £6,
b} Conversi:n (154 unics) £1,207,
¢) Repair/izprove only (38 properties) {728,

LANDSCAPIRG

General Landscapirg 18,
New Temporary Ce==:nity Centre £29,000)

(Materials only ser £11,500)

Closure of Drummarci Street £11,

Gleeds
Quantity Surveyors
123 Regent Street London Kl

£1,337,000

£263,000

£334, 500

L00)

600)
600

£1,214,000

300)

) £61,000
500)

Landscaping etc Icimers Square £12,800)

TOTAL  £3,210,100
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HOUSING REHABILITATION - DETAILED COSTS

LOCAT ION DEMOLISE FULLY C kT REFATR & DMPEAVE

58 = 66 East Euston Street £2,400

80 = 92 East Euston Eireet £2,700

21 & 22 Starcross Screet £1,300

174 North Gower Street £48 ,000 £30,000

176 = 178 North Gower Street £250,000 £156,250

190 = 204 . Horth Gower Street £333,000 £191,350

102 = 122 Drummond Street £270,000 £162,000

115,117,119 Drummond Strest £74,000 £47,000

121 = 135 Drummond Stireet £232,000 £142,000
6,400 £1,207,750 £728,600

___==#==—=—

NOTE:
a) The estimate is tased upon the Architect's sketch proposals of Accommodation.

b) The estimate is rased upon current labour and materials, and assumes a nmeormal
economic climate of tendering

e) Mo provision has been made fox site acquisition costs, equipment COSCS OT for
professional faees and expenses.




APPENDIX II

COXVERSION PLANS
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EXISTING FLOOR PLANS
200 NORTH GOWER STREET
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PROPOSED CORVERSION

190 NORTH GOWER STREET
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EXISTING FLOOR PLANS

176 (TOP THREE FLOORS ONLY)
176, 178,
184, 186, 188 (SIMILAR BUT
- HANDED)
NORTH GOWER STREET
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174 (TOP 3 FLOORS OWLY)
176, 178

184, 186, 188 (SIMILAR BUT
HANDED)
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EXISTING FLOOR PLANS

115, 123, 125, 129,
DRUMMOND STREET

131,

133,

135
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PROPOSED CONVERSION

115, 123, 125, 129, 131, 133
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EXISTING FLOOR PLANS
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EXISTING FLOOR FLANS

108 & 116
DRUMMOND STREET
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PROPOSED CONVERSION

108 & 116 DRIMMOND STEREET
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. 117, 119, 121, 127
DRUMMOND STREET
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