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Each option has been assessed under four key criteria:

• Economic Appraisal 

• Social Appraisal

• Financial Appraisal

• Implementation Appraisal

This part of the document sets out the scoring for each option 
in a consistent format. 

Section 8. Option appraisal assessment
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8.1 Option 1 – Do Nothing
Option 1 assesses a “Business As Usual” scenario with no 
changes to the existing estates. This option then acts as a 
baseline enabling comparison to the other development 
options.

A schedule of the housing mix is set out in the table below:

Outputs of this option are summarised below: 

Economic Appraisal
Given there is change to the existing estates no jobs or 
construction/training is created.

Social Appraisal

This option scores 23/105 on the basis.

Financial Appraisal

There is no financial output for this option given there is no 
change.

Implementation Appraisal 

This option is easy to implement given there is no change to 
existing estate and therefore no planning or technical risks. 

One Bed Two Bed Three Bed Four Bed Total

Retained Homes 55 76 47 24 202

New Reprovision Homes 0 0 0 0 0

New Private homes 0 0 0 0 0

Additional Affordable Homes 0 0 0 0 0

London Affordable Rent Homes 0 0 0 0 0

Intermediate Rent Homes 0 0 0 0 0

Total Homes 55 76 47 24 202
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8.2 Option 2 – 
Environmental 
Improvements 
This option tests environmental improvements to the existing 
estates as set out in Section 7. The schedule of homes is set out 
below:

Outputs of this option are summarised below: 

Economic Appraisal
Given the limited works associated with this option there are 
no permanent jobs created, with limited construction and 
employment opportunities during the delivery. 
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One Bed Two Bed Three Bed Four Bed Total

Retained Homes 55 76 47 24 202

New Reprovision Homes 0 0 0 0 0

New Private Homes 0 0 0 0 0

Additional Affordable Homes 0 0 0 0 0

London Affordable Rent Homes 0 0 0 0 0

Intermediate Rent Homes 0 0 0 0 0

Total Homes 55 76 47 24 202

Social Appraisal
This option scores 31/105 against the agreed objectives, 
ensuring no loss of affordable housing and improvements to 
open space whilst preserving the existing tranquil local 
environment. Full scoring against each objective is set out within 
the Appendices. 

Figure 8.2 - Social Appraisal 
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Financial Appraisal
The cost of undertaking these works is estimated to be £1.2m 
with no improvements to the Net Present Value of existing 
homes. Therefore £1.2m would need to be found to fund these 
works.

Change to NPV Development Appraisal Output Total Juniper Crescent Total Gilbeys Yard Total

£0 -£1.2m -£0.7m -£0.5m -£1.2m

A copy of the development appraisal is set out on the next 
page. The full appraisal and supporting evidence base is 
appended to the report.

Implementation Appraisal 

It is estimated that this option would take around six months 
to complete with some planning risk associated with 
approving the proposed works. Given the type of works 
proposed there is likely to only be minimal disruption to 
existing residents. 

From a funding perspective the option is currently unviable 
therefore funding would need to be secured to enable this 
option to come forward.  
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Option 2 - Environmental Improvements
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 150,435 201,556 211,634
New Reprovision Floorspace (sqft) 0 0 0
New Private Floorspace (sqft) 0 0 0
London Affordable Rent floorspace 0 0 0
Intermediate Rent Floorspace (sqft) 0 0 0
Total Floorspace (sqft) 150,435 201,556 211,634
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained homes 55 76 47 24 202
New Reprovision Homes 0 0 0 0 0
New Private Homes 0 0 0 0 0
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 0 0 0 0 0
Total Units 55 76 47 24 202
% units

Income
Dwellings Total NIA £psf Total

Retained Homes 202 150,435 £0 £0
New Reprovision Homes 0 0 £0 £0
New Private Homes 0 0 £874 £0
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 0 0 £423 £0

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 0 £35 5% £0

of
Purchaser Costs 6.80% £0 £0

% of
Marketing Fees 1.00% £0 £0
Sales & Agent Fees 1.50% £0 £0
Total Income £0

£0
Expenditure

Retained Homes Dwellings Total GIA £psf Total
New Reprovision Homes 202 201,556            £5 £1,098,742
New Private Homes 0 -                     £240 £0
London Affordable Rent Homes 0 -                     £263 £0
Intermediate Rent Homes 0 -                     £240 £0

0 -                     £258 £0

Site Abnormals £0 £0
Non Residential £0 £0

Per Unit of
Compensation Costs £10,000 0 £0

CIL £0 £0
S106 £0 £0

%
Development Management Costs £32,962
Professional Fees, Insurances £109,874

Margin for Risk & Return 20.00% £0 £0

Total Expenditure £1,241,578

Total Balance before Finance -£1,241,578
Finance 5% £0 £0
Total Balance after Finance -£1,241,578

Change in NPV £0
Overall Summary -£1,241,578



199



JUNIPER CRESCENT AND GILBEYS YARD

200

8.3 Option 3 – 
Refurbishment 
Three scenarios of refurbishment have been tested for the 
existing homes; minimum, good practice and best practice. 

The schedule of homes is set out below:

One Bed Two Bed Three Bed Four Bed Total

Retained Homes 55 76 47 24 202

New Reprovision Homes 0 0 0 0 0

New Private Homes 0 0 0 0 0

Additional Affordable Homes 0 0 0 0 0

London Affordable Rent Homes 0 0 0 0 0

Intermediate Rent Homes 0 0 0 0 0

Total Homes 55 76 47 24 202

Outputs of this option are summarised below: 

Economic Appraisal
Given no commercial floorspace is proposed no permanent 
jobs are created. There is the potential for 1-14 construction/
training jobs created dependent on the level of refurbishment 
and associated build cost.

Social Appraisal
This option scores up to 41/105 against the agreed objectives 
ensuring no loss of affordable housing but with no new homes 
provided. The best practice approach to refurbishment enables 
improvements to private amenity space as well as energy 
efficiency and safety. Full scoring against each objective is set 
out within the Appendices.
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Financial Appraisal
Refurbishment to the existing homes results in an 
improvement in the Net Present Value, this is because 
management and maintenance costs reduce over the long 
term following improvements to the existing properties. The 
improvements to the NPV range from +£2m to +£15m. The 
Best Practice Refurbishment NPV is almost equivalent to a new 
build property.

The cost of undertaking the works is estimated to be between 
£3.8m and £46.6m dependent on the level of refurbishment. 

The combination of NPV improvements and the costs of the 
works results in the minimum refurbishment option being 
marginally unviable and good and best practice being 
significantly unviable without funding to pay for the works. The 
results are summarised in the table below.

Development 
Option Change to NPV Development Appraisal 

Output
Total Juniper 

Crescent
Total Gilbeys 

Yard Total

Minimum 
Refurbishment

+£2.0m -£3.8m -£1.1m -£0.7m -£1.8m

Good Practice +£5.5m -£15.9m -£6.1m -£4.3m -£10.4m

Best Practice +£13.9m -£46.6m -£16.4m -£16.3m -£32.7m

A copy of the development appraisal for minimum 
refurbishment the most viable option, is set out on the next 
page. The full appraisal of all scenarios and supporting 
evidence base is appended to this report.

Implementation Appraisal 
Minimum refurbishment would have minimal risk associated 
given the level works are estimated to take around 12 months 
to complete and not overly disturb residents. More intensive 
refurbishment would be more challenging to implement given 
it may require planning permission to deliver. Furthermore 
good/best practice refurbishment is likely to take 24 months or 
more to complete following planning consent. It would 
potentially necessitate the need to decant existing residents 
temporarily whilst works to their existing properties are 
undertaken. Funding for these options would also be required.
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Option 3 - Minimum Refurbishment
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 150,435 201,556 211,634
New Reprovision Floorspace (sqft) 0 0 0
New Private Floorspace (sqft) 0 0 0
London Affordable Rent Floorspace (sqft) 0 0 0
Intermediate Rent Floorspace (sqft) 0 0 0
Total Floorspace (sqft) 150,435 201,556 211,634
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained Homes 55 76 47 24 202
New Reprovision Homes 0 0 0 0 0
New Private Homes 0 0 0 0 0
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 0 0 0 0 0
Total Homes 55 76 47 24 202
% units

Income
Dwellings Total NIA £psf Total

Retained Homes 202 150,435 £0 £0
New Reprovision Homes 0 0 £150 £0
New Private Homes 0 0 £874 £0
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 0 0 £400 £0

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 0 £35 5% £0

of
Purchaser Costs 6.80% £0 £0

% of
Marketing Fees 1.00% £0 £0
Sales & Agent Fees 1.50% £0 £0
Total Income £0

£0
Expenditure

Retained Homes Dwellings Total GIA £psf Total
New Reprovision Homes 202 201,556            £12 £3,416,254
New Private Homes 0 -                     £240 £0
London Affordable Rent Homes 0 -                     £263 £0
Intermediate Rent Homes 0 -                     £240 £0

0 -                     £258 £0

Site Abnormals £0
Non Residential £0 £0

Per Unit of
Build Cost Contingency £10,000 0 £0

CIL £0 £0
S106 £0 £0

%
Development Management Costs £102,488
Professional Fees, Insurances etc £341,625

Mragin for Risk & Return 20.00% £0 £0

Total Expenditure £3,860,367

Total Balance before Finance -£3,860,367
Finance 5% £0 £0
Total Balance before Finance -£3,860,367

Change in NPV £2,002,022
Overall Summary -£1,858,345
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8.4 Option 4 – Infill 
Development
The potential of infill development within the existing estates 
has been tested. Two options have been identified assessing 
houses and flats across the two estates. Both options have 
been tested on the basis of new homes provided as private 
residential units to assess whether any surplus could be used 
to improve existing homes.

The schedule of homes is set out below:

One Bed Two Bed Three Bed Four Bed Total

Retained Homes 55 76 47 24 202

New Reprovision Homes 0 0 0 0 0

New Private Homes 2 16 2 0 20

Additional Affordable Homes 0 0 0 0 0

London Affordable Rent Homes 0 0 0 0 0

Intermediate Rent Homes 0 0 0 0 0

Total Homes 57 92 49 24 222

Outputs of this option are summarised below: 

Economic Appraisal
Given no commercial floorspace is proposed, no permanent 
jobs are created. There is the potential for 1-2 construction/
training jobs created during the construction period based on 
the estimated cost for delivering the infill development. 

Social Appraisal
This option scores up to 33/105 against the agreed objectives, 
ensuring no loss of affordable housing and including some 
new homes. However the infill development results in the loss 
of existing open space and disruption to the existing local 
environment.  Full scoring against each objective is set out 
within the Appendices.
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Financial Appraisal
Infill Development does not result in any changes to the 
existing homes, therefore there is no improvement to the NPV. 

The Development Appraisal output results in a surplus of 
between £1.9m and £3.1m, taking into account the revenue 
generated from selling private units and the costs associated 
with building the new homes. 

The outputs of both scenarios are set out below

Development 
Option Change to NPV Development Appraisal 

Output
Total Juniper 

Crescent
Total Gilbeys

Yard Total

Infill Houses +£0m +£1.9m +£1.5m +£0.4m +£1.9m

Infill Flats +£0m +£3.2m +£2.6m +£0.6m +£3.2m

A copy of the development appraisal for the most viable 
option (Infill option B -flats)  is set out on the next page. The full 
development appraisal and supporting evidence both 
scenarios is set out in the appendices. 

Implementation Appraisal 
From an implementation perspective any infill development 
would require planning permission to be implementable. It is 
understood from Camden Council that there are concerns 
raised with the impact on the existing surrounding properties 
as well as daylight and sunlight concerns. 

Furthermore there are concerns raised from local residents on 
the impact new homes would have on the loss of existing 
open space. The works would take around one year to 
complete following grant of planning permission.
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Option 4 - Infill Development Flats
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 150,435 201,556 211,634
New Reprovision Floorspace (sqft) 0 0 0
New Private Floorspace (sqft) 16,206 20,102 21,107
London Affordable Rent Floorspace (sqft) 0 0 0
Intermediate Rent Floorspace (sqft) 0 0 0
Total Floorspace (sqft) 166,641 221,658 232,741
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained Homes 55 76 47 24 202
New Reprovision Homes 0 0 0 0 0
New Private Homes 2 16 2 0 20
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 0 0 0 0 0
Total Units 57 92 49 24 222
% units

Income
Dwellings Total NIA £psf Total

Retained Homes 202 150,435 £0 £0
New Reprovision Homes 0 0 £0 £0
New Private Homes 20 16,206 £822 £13,318,018
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 0 0 £423 £0

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 0 £35 5% £0

of
Purchaser Costs 6.80% £0

% of
Marketing Fees 1.00% £13,318,018 -£133,180
Sales & Agent Fees 1.50% £13,318,018 -£199,770
Total Income £12,985,067

Expenditure

Dwellings Total GIA £psf Total
Retained Homes 202 201,556            £0 £0
New Reprovision Homes 0 -                     £240 £0
New Private Homes 20 20,102              £258 £5,191,744
London Affordable Homes 0 -                     £240 £0
Intermediate Rent Homes 0 -                     £258 £0

of
Site Abnormals 4.50% £5,191,744 £233,628
Non Residential £0 £0

Per Unit of
Compensation Costs £10,000 0 £0

CIL £232,316 £232,316
S106 £100,000 £100,000

%
Development Management Costs £162,761
Professional Fees, Insurances etc £542,537

Margin for Risk & Return 20.00% £13,318,018 £2,663,604

Total Expenditure £9,126,590

Total Balance before Finance £3,858,477
Finance 5% £12,985,067 £649,253
Total Balance before Finance £3,209,224

Change in NPV £0
Overall Summary £3,209,224
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8.5 Option 5 – Partial 
Redevelopment 
As set out in Section 4, this option assesses redevelopment of 
different parts of both Juniper Crescent and Gilbeys Yard. 

The schedule below sets out the greatest number of homes 
that can be delivered under this option, including new 
affordable housing over and above existing reprovision. 

One Bed Two Bed Three Bed Four Bed Total

Retained Homes 42 63 31 16 152

New Reprovision Homes 13 11 17 9 50

New Private Homes 44 32 4 0 80

Additional Affordable Homes 11 6 0 0 17

London Affordable Rent Homes 3 0 0 0 3

Intermediate Rent Homes 8 6 0 0 14

Total Homes 110 112 52 25 299

Outputs of this option are summarised below: 

Economic Appraisal
Each partial redevelopment option provides new permanent 
jobs of between 9-22 dependent on the development option. 
Furthermore 10-25 construction/training jobs are created 
through the development period of each option based on 
anticipated total build cost. 

Social Appraisal
This option scores up to 67/105 against the agreed objectives, 
ensuring no loss of affordable housing and some new homes 
including new affordable homes. This option does include new 
reprovision homes for a proportion of residents. These homes 
will therefore have improved private and communal amenity 
space, improved energy efficiency and accessibility. New 
commercial floorspace will provide some jobs as well.  Full 
scoring against each objective is set out within the 
Appendices.
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Financial Appraisal
Each Partial Redevelopment Option results in savings in future 
maintenance costs, therefore improving the financial position 
(NPV) of existing homes between £2-7m. 

The Development Appraisal output results in a deficit of 
between -£4.5m to -£14.7m.  This is because the cost of 
building new replacement homes for residents outweighs the 
net receipts from private homes.

The outputs of all scenarios are set out below:

Development 
Option Change to NPV Development Appraisal 

Output
Total Juniper 

Crescent
Total Gilbeys 

Yard Total

Option 5 - Partial 
Juniper South 

+£6.4m -£14.6m -£8.2m £0m -£8.2m

Option 5 - Partial 
Juniper North

+£2.3m -£6.5m -£4.2m £0m -£4.2m

Option 5 - Partial 
Gilbeys West

+£7.0m -£7.4m £0m -£0.4m -£0.4m

Option 5 – Partial 
Gilbeys East

+£4.3m -£4.5m £0m -£0.2m -£0.2m

A copy of the development appraisal for option 5B and 5D, the 
two most viable options for each estate is set out on the next 
two pages. This shows that for Juniper Crescent both options 
are financially unviable deriving a deficit of between £4-8m. 
Partial Redevelopment on Gilbeys Yard is close to being 
financially viable.

Full development appraisals for each scenario and the 
supporting evidence base is appended to this report.

Implementation Appraisal 
From an implementation perspective partial redevelopment 
will carry some risk in regard to funding, resource and 
deliverability. Any partial redevelopment would also require 
planning permission to enable the development to be brought 
forward. We estimate that delivery for the partial 
redevelopment would take two to three years to complete.
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Option 5 - Partial Juniper North 
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 131,751 175,991 184,791
New Reprovision Floorspace (sqft) 24,133 31,921 33,517
New Private Floorspace (sqft) 43,400 54,690 57,425
London Affordable Rent Floorspace (sqft) 0 0 0
Intermediate Rent Floorspace (sqft) 13,358 16,778 17,617
Total Floorspace (sqft) 212,642 279,380 293,349
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained Homes 45 68 45 16 174
New Reprovision Homes 10 8 2 8 28
New Private Homes 38 28 2 0 68
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 29 0 0 0 29
Total Units 122 104 49 24 299
% units

Income
Dwellings Total NIA £psf Total

Retained Units 174 131,751 £0 £0
New Reprovision Homes 28 24,133 £0 £0
New Private Homes 68 43,400 £865 £37,540,957
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 29 13,358 £423 £5,650,434

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 0 £35 5% £0

of
Purchaser Costs 6.80% £0 £0

% of
Sales & Marketing 1.00% £37,540,957 -£375,410
Sales & Agent Fees 1.50% £37,540,957 -£563,114
Total Income £42,252,867

Expenditure

Dwellings Total GIA £psf Total
Retained Units 174 175,991            £0 £0
New Reprovision Homes 28 31,921              £359 £11,458,737
New Private Homes 68 54,690              £275 £15,044,215
London Affordable Rent Homes 0 -                     £240 £0
Intermediate Rent Homes 29 16,778              £267 £4,479,992

Site Abnormals 4.50% £30,982,944 £1,394,232
Non Residential £0 £0

Per Unit of
Compensation Costs £10,000 28 £280,000

CIL £1,730,559 £1,730,559
S106 £500,000 £500,000

%
Development Management Costs £979,715
Professional Fees, Insurances etc £3,265,718

Margin for Risk & Return 20.00% £37,540,957 £7,508,191

Total Expenditure £5,650,434 £46,641,359

Total Balance before Finance -£4,388,493
Finance 5% £42,252,867 £2,112,643
Total Balance after Finance -£6,501,136

Change in NPV £2,272,480
Overall Summary -£4,228,656
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Option 5 - Partial Gilbeys East
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 130,873 175,185 183,944
New Reprovision Floorspace (sqft) 22,281 28,159 29,567
New Private Floorspace (sqft) 14,607 18,371 19,290
London Affordable Rent Floorspace (sqft) 0 0 0
Intermediate Rent Floorspace (sqft) 0 0 0
Total Floorspace (sqft) 167,761 221,715 232,801
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained Homes 47 52 47 24 170
New Reprovision Homes 6 22 0 2 30
New Private Homes 11 12 0 0 23
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 0 0 0 0 0
Total Units 64 86 47 26 223
% units

Income
Dwellings Total NIA £psf Total

Retained Units 170 130,873 £0 £0
New Reprovision Homes 30 22,281 £0 £0
New Private Homes 23 14,607 £900 £13,146,300
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 0 0 £423 £0

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 1,000 £35 5% £700,000

of
Purchaser Costs 6.80% £700,000 -£47,600

% of
Sales & Marketing 1.00% £13,146,300 -£131,463
Sales & Agent Fees 1.50% £13,146,300 -£197,195
Total Income £13,470,043

Expenditure

Dwellings Total GIA £psf Total
Retained Units 170 175,185            £0 £0
New Reprovision Homes 30 28,159              £244 £6,871,520
New Private Homes 23 18,371              £267 £4,909,856
London Affordable Rent Homes 0 -                     £240 £0
Intermediate Rent Homes 0 -                     £258 £0

Site Abnormals 4.50% £11,781,375 £530,162
Non Residential £151,366 £151,366

Per Unit of
Compensation Costs £10,000 30 £300,000

CIL £161,332 £161,332
S106 £100,000 £100,000

%
Development Management Costs £382,887
Professional Fees, Insurances etc £1,276,290

Margin for Risk & Return 20.00% £13,146,300 £2,629,260

Total Expenditure £17,312,672

Total Balance before Finance -£3,842,630
Finance 5% £13,470,043 £673,502
Total Balance after Finance -£4,516,132

Change in NPV £4,288,398
Overall Summary -£227,734

Option 5 - Partial Juniper North 
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 131,751 175,991 184,791
New Reprovision Floorspace (sqft) 24,133 31,921 33,517
New Private Floorspace (sqft) 43,400 54,690 57,425
London Affordable Rent Floorspace (sqft) 0 0 0
Intermediate Rent Floorspace (sqft) 13,358 16,778 17,617
Total Floorspace (sqft) 212,642 279,380 293,349
% floorspace

1 bed 2 bed 3 bed 4 bed Total
Retained Homes 45 68 45 16 174
New Reprovision Homes 10 8 2 8 28
New Private Homes 38 28 2 0 68
London Affordable Rent Homes 0 0 0 0 0
Intermediate Rent Homes 29 0 0 0 29
Total Units 122 104 49 24 299
% units

Income
Dwellings Total NIA £psf Total

Retained Units 174 131,751 £0 £0
New Reprovision Homes 28 24,133 £0 £0
New Private Homes 68 43,400 £865 £37,540,957
London Affordable Rent Homes 0 0 £200 £0
Intermediate Rent Homes 29 13,358 £423 £5,650,434

No. spaces £/space
Car Parking 0 £30,000 £0

Area (NIA) £psf rent yield Total
Commercial 0 £35 5% £0

of
Purchaser Costs 6.80% £0 £0

% of
Sales & Marketing 1.00% £37,540,957 -£375,410
Sales & Agent Fees 1.50% £37,540,957 -£563,114
Total Income £42,252,867

Expenditure

Dwellings Total GIA £psf Total
Retained Units 174 175,991            £0 £0
New Reprovision Homes 28 31,921              £359 £11,458,737
New Private Homes 68 54,690              £275 £15,044,215
London Affordable Rent Homes 0 -                     £240 £0
Intermediate Rent Homes 29 16,778              £267 £4,479,992

Site Abnormals 4.50% £30,982,944 £1,394,232
Non Residential £0 £0

Per Unit of
Compensation Costs £10,000 28 £280,000

CIL £1,730,559 £1,730,559
S106 £500,000 £500,000

%
Development Management Costs £979,715
Professional Fees, Insurances etc £3,265,718

Margin for Risk & Return 20.00% £37,540,957 £7,508,191

Total Expenditure £5,650,434 £46,641,359

Total Balance before Finance -£4,388,493
Finance 5% £42,252,867 £2,112,643
Total Balance after Finance -£6,501,136

Change in NPV £2,272,480
Overall Summary -£4,228,656
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8.6 Option 6 – Full 
Redevelopment
This option assesses full redevelopment across both Juniper 
Crescent and Gilbeys Yard. This option has been assessed on 
the basis of all existing affordable housing being reprovided. 
One Housing have assessed the reprovision of these homes on 
three scenarios based on housing need. Details of these are set 
out in Chapter 3.

 ◦ Full Redevelopment 1 –  housing need

 ◦ Full Redevelopment 2 – like for like replacement of 
existing + housing need

 ◦ Full Redevelopment – Housing need +1 

The unit mix based on Like for Like replacement of all homes 
(Full Redevelopment 2) is set out in the table below. Additional 
affordable housing has been maximised as London affordable 
rent and intermediate rent in line with Camden’s criteria. 

One Bed Two Bed Three Bed Four Bed Total

Retained Homes 0 0 0 0 0

New Reprovision Homes 47 69 51 27 194

New Private Homes 188 135 33 0 356

Additional Affordable Homes 74 58 1 0 133

London Affordable Rent Homes 6 31 1 0 38

Intermediate Rent Homes 68 27 0 0 95

Total Homes 309 262 85 27 683

Outputs of this option are summarized below: 

Economic Appraisal
Full redevelopment enables the incorporation of new 
commercial floorspace as part of this development option. This 
in turn provides around 40 permanent jobs as new 
commercial/retail floorspace is proposed. It is estimated that 
full redevelopment will enable around 50 construction/training 
jobs based on the estimated build costs.

Social Appraisal
This option scores up to 97/105 against the agreed objectives 
ensuring no loss of affordable housing and significant new 
homes including new affordable homes. This option does 

include new reprovision homes for all existing affordable 
homes. All households will therefore have improved private 
and communal amenity space, improved energy efficiency 
and accessibility. Full redevelopment enables site wide 
improvements to accessibility including access to the canal 
and improved linkages between the two estates. Full scoring 
against each objective is set out within the Appendices.
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Financial Appraisal
Each Full Redevelopment Option results in significant savings 
in future maintenance costs as all units are built as new 
affordable homes therefore improving the financial position 
(NPV) of existing homes by around £17.5m.

Each option has been structured so that the overall financial 
position is broadly neutral, delivering as many additional 
affordable homes as possible.

The outputs of all scenarios are set out below

Development 
Option Change to NPV Development Appraisal 

Output
Total Juniper 

Crescent
Total Gilbeys 

Yard Total

Full Redevelopment 
Housing Need (1)

+£17.4m -£16.7m +£1.2m -£0.5m +£0.7m

Full Redevelopment 
Like for Like (2)

+£17.4m -£15.7m +£1.0m +£0.7m +£1.7m

Full Redevelopment 
Housing Need + 1 

bedspace (3)
+£17.4m -£16.6m -£0.6m +£1.4m +£0.8m

A copy of the development appraisal for full redevelopment 
option 2 is set out on the next page. This shows that Full 
Redevelopment is financially viable with minimal surpluses 
generated on all options, ensuring that additional affordable 
housing is maximised and the scheme is financially deliverable.

Development appraisals of each scenario split out between 
Juniper Crescent and Gilbey’s Yard, are set out in full in the 
appendices.

Implementation Appraisal 
From an implementation perspective, full redevelopment would 
take between 48-60 months to complete following planning 
consent. It is understood that the principle is broadly acceptable 
in planning terms but would be subject to further detailed 
design development as well as the refinement of the decant 
(temporary re-housing) and phasing strategy. 

Figure 8.6 - Social Appraisal 
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Option 6 - Full Redevelopment 2 Like for Like
Area Schedule

NIA GIA GEA
Retained Existing Floorspace (sqft) 0 0 0
New Reprovision Floorspace (sqft) 163,707 193,001 202,651
New Private Floorspace (sqft) 232,613 294,003 308,703
London Affordable Rent Floorspace (sqft) 28,050 35,350 37,118
Intermediate Rent Floorspace (sqft) 55,176 69,923 73,419
Total Floorspace (sqft) 479,546 592,277 621,891
% floorspace

1 bed 2 bed 3 bed 4 bed % Total
Retained Units 0 0 0 0 0% 0
New Reprovision Homes 47 69 51 27 28% 194
New Private Homes 188 135 33 0 52% 356
London Affordable Rent Homes 6 31 1 0 6% 38
Intermediate Rent Homes 68 27 0 0 14% 95
Total Units 309 262 85 27 683
% units

Income
Dwellings Total NIA £psf Total

Retained Homes 0 0 £0 £0
New Reprovision Homes 194 163,707 £0 £0
New Private Homes 356 232,613 £933 £216,973,032
London Affordable Rent Homes 38 28,050 £200 £5,610,000
Intermediate Rent Homes 95 55,176 £423 £23,339,448

No. spaces £/space
Car Parking 30 £30,000 £900,000

Area (NIA) £psf rent yield Total
Commercial 2,426 £35 5% £1,698,200

of
Purchaser Costs 6.80% £1,698,200 -£115,478

% of
Sales & Marketing 1.00% £216,973,032 -£2,169,730
Sales & Agent Fees 1.50% £216,973,032 -£3,254,595
Total Income £242,980,877

Expenditure

Dwellings Total GIA £psf Total
Retained Homes 0 -                          £0 £0
New Reprovision Homes 194 193,001                 £266 £51,425,695
New Private Homes 356 294,003                 £282 £82,996,312
London Affordable Rent Homes 38 35,350                    £420 £14,842,334
Intermediate Rent Homes 95 69,923                    £267 £18,698,361

£635,438 £635,438
Non Residential

per unit of
Compensation Costs £10,000 194 £1,940,000

CIL £8,478,450 £8,478,450
S106 £2,000,000 £2,000,000

%
Development Management Costs £5,116,161
Professional Fees, Insurances etc £17,053,870

of
Margin for Risk & Return 20.00% £216,973,032 £43,394,606

Total Expenditure £246,581,227

Total Balance before Finance -£3,600,351
Finance 5% £242,980,877 £12,149,044
Total Balance after Finance -£15,749,394

Change in NPV £17,462,944
Overall Summary £1,713,550
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8.7 Summary of Each 
Assessment Method
This section summarises the outputs of each option tested 
against the four agreed criteria as well as the improvements to 
the existing stock, to enable direction comparison.

Housing Output
The graph below summarises the housing output of each 
development option. Every option ensures all existing 
affordable homes are reprovided. Full redevelopment enables 
the most additional affordable homes to be provided, cross 
subsidised by more private homes. 
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Numbers of homes are summarised by percent of total 
affordable housing and percent of additional affordable 
housing in the table below.

% Affordable Do Nothing Environmental Refurbishment Infill (Option 2) Partial 
(Juniper 
Option A)

Full (Option 2)-
Like For Like)

Affordable 
scheme wide by 
unit

96% * 96%* 96%* 91% 57% 48%

Affordable 
(excluding 
existing) by unit

0% 0% 0% 0% 16% 26%

Figure 8.7.1 - Social Appraisal 

* Excludes 8 market rent units 



217

Economic Appraisal
The graph below summarises the economic appraisal of each 
option. This clearly shows that significant jobs and 
employment opportunities are only possible through full 
redevelopment which enables purpose built commercial 
floorspace to be integrated into redevelopment. 

Social Appraisal
The table below and pages overleaf summarise the 
performance against each objective.  Greater scoring is 
possible on more intensive development i.e. partial and full 
redevelopment where more objectives can be achieved e.g. 
more new homes provided including more affordable homes. 
Full redevelopment enables improvements to all existing 
homes for private amenity space and energy efficiency. 
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Option Do Nothing Environmental 
Improvements

Refurbishment Infill 
Development

Partial 
Redevelopment 

Full 
Redevelopment

Scoring 23 31 41 33 71 97

Figure 8.7.2 - Economic Appraisal 
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Topic Objective Score Comment Score Comment Score Comment Score Comment Score Comment Score Comment

Ensure No Loss of Affordable Housing 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes

Deliver more homes including more 
affordable homes than currently provided 0

No additional homes 
provided 0

No additional homes 
provided 0

No additional homes 
provided 3

10-20 additional homes 
created, though limited 
capacity for additional 
affordable homes to be 
provided

4
10-250 additional homes 
created dependent on the 
partial redevelopment option. 
More extensive redevelopment 
creates more additional homes

5
540-570 additional homes 
created dependent on the 
full redevelopment option. 
Significant number of 
new homes created on all 
scenarios

Provide homes that meet residents’ 
housing need. This will include options for 
those who have current circumstances  
such as overcrowding, adult children living 
at home who require a home of their own 
and those wishing to downsize

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account of 
identified overcrowding and 
accessibility issues

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account 
of identified overcrowding 
and accessibility issues

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account 
of identified overcrowding 
and accessibility issues

3 Provide a proportion of 
homes to meet existing 
needs. No changes to 
take account of current 
overcrowding or other 
housing needs. Some 
additional homes 
reprovided will be built to 
the residents needs

4 Provide a proportion of homes 
to meet existing needs. No 
changes to take account 
of current overcrowding or 
other housing needs. Some 
additional homes reprovided 
will be built to the residents’ 
needs

5 Reprovision of all existing 
units allows for homes to be 
reprovided that meet their 
existing need egovercrowded 
and adult households.

Maintain current tenancy terms unless 
residents agree otherwise

5 No changes to tenancy terms 5 No changes to tenancy 
terms

5 No changes to tenancy 
terms

5 No changes to tenancy 
terms

5 No changes to tenancy terms 5 No changes to tenancy terms

Offer a wider choice of housing tenures 
including intermediate housing and 
provide options for working households 
on low to average incomes including 
keyworkers

0 No change to existing stock 0 No change to existing stock 0 No change to existing 
stock

1 Potential for a wider choice 
of homes with the new 
homes created

3 Additional homes will allow for 
a wider choice of homes to be 
provided. Less choice where 
minimal additional homes are 
provided

5 Additional homes will allow 
for a wider choice of homes 
to be provided. Greater 
opportunity where a large 
number of additional units 
are proposed.

Subtotal 12 12 12 17 21 25

Improve private amenity space eg. 
balconies, gardens

0 No change to private amenity 
space

0 No change to private 
amenity space

3 Bolt on balconies provided 
on all flats on the Good 
Practice option.

1 No changes to existing 
private amenity, new 
homes will have balconies 
to meet minimum design 
standards

3 Improved private amenity 
space on any reprovision or 
new home provided. More 
limited improvements where 
there are minimal additional 
homes. No change to any units 
that will remain as existing

5 Improved private amenity 
space on all options as 
balconies etc are reprovided 
to meet new minimum design 
standards

Improve communal amenity space eg. 
child playspace, open space, public realm, 
community facilities

0
No change to amenity space

3
Reprovide the same 
amount of open spaces 
and green areas as 
existing, improve green 
areas, improve play areas, 
new trees and planting, 
limited impact on what can 
be achieved with space 
available

0
No change to amenity 
space 2

Infill development would 
impact on existing play 
space provision, though 
new playspace would be 
provided

3
Some improvements to 
community amenity space in 
line with design requirements

5
Improved communal 
amenity space in line with 
new design standards. 

Reduce antisocial behaviour problems and 
ensure safety and security onsite

0 No measures to reduce 
antisocial behaviour

3 Proposed CCTV cameras 
and improved lighting 
strategy around the 
existing site 

3 Window replacement 
to improve security, 
no external safety 
improvements

0 No measures to reduce 
antisocial behaviour

4 Surveillance and improved 
lighting on all units that are 
not part of any redevelopment. 
Improved security and safety in 
line with new design guidance 
for any new built properties

5 Improved design safety 
and security across the 
whole redevelopment on all 
scenarios in line with current 
design guidelines

Preserve a quiet, tranquil local environment 5 No changes to existing 
environment

5 No changes to existing 
environment

5 No changes to existing 
environment

2 Infill development would 
impact on existing 
privacy though daylight 
and sunlight would be 
minimised with limiting the 
height of existing buildings

2 Some changes to existing 
environment alongside any 
partial redevelopment

5 Some changes to the existing 
environment given full 
redevelopment. New private 
amenity space proposed 
seeking to maintain and 
improve quiet spaces

Improve sustainability and energy 
efficiency standards

0 No changes to improve 
sustainability or energy 
standards

0 No changes to improve 
sustainability or energy 
standards

4 Minimum standard some 
improvement with window 
replacements and boiler 
upgrades, good practice 
- more improvements eg. 
PV panels, floor and wall 
insulation, Best practice - 
significant improvements in 
addition to good practice 
including roof conversion, 
and hybrid boilers and 
ground source heat pumps

1 New homes would meet 
design standards, no 
changes to existing homes

3 Any homes redeveloped will 
meet improved sustainability 
and energy efficiency 
standards. Any home to 
remain as existing will not have 
substantial improvements

5 All new homes will be built to 
todays design guidance with 
improved sustainability and 
energy efficiency

Improve servicing facilities and noise 
insulation

0 No changes to existing 
servicing

0 No changes to existing 
servicing

4 Draught proofing and loft 
insulation for minimum 
standard. Improvement of 
bin stores and relocation 
of gas meters under Good 
Practice. Add-on lifts in 
all flat buildings, smart 
controls in addition under 
practice. Some limitations 
without redevelopment or 
existing units

0 No changes to existing 
servicing

3 New units will have improved 
servicing, any units retained 
will keep existing servicing 
arrangements

5 All new units will have 
improved servicing facilities

Subtotal 5 11 19 6 18 28

OPTION 1 - DO NOTHING
OPTION 2 - ENVIRONMENTAL 

IMPROVEMENTS
OPTION 3 - REFURBISHMENT OPTION 4 - INFILL OPTION 5 - PARTIAL REDEVELOPMENT OPTION 6 - FULL REDEVELOPMENT

HOUSING

ENVIRONMEN

T
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Topic Objective Score Comment Score Comment Score Comment Score Comment Score Comment Score Comment

Ensure No Loss of Affordable Housing 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes 5 No loss of homes

Deliver more homes including more 
affordable homes than currently provided 0

No additional homes 
provided 0

No additional homes 
provided 0

No additional homes 
provided 3

10-20 additional homes 
created, though limited 
capacity for additional 
affordable homes to be 
provided

4
10-250 additional homes 
created dependent on the 
partial redevelopment option. 
More extensive redevelopment 
creates more additional homes

5
540-570 additional homes 
created dependent on the 
full redevelopment option. 
Significant number of 
new homes created on all 
scenarios

Provide homes that meet residents’ 
housing need. This will include options for 
those who have current circumstances  
such as overcrowding, adult children living 
at home who require a home of their own 
and those wishing to downsize

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account of 
identified overcrowding and 
accessibility issues

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account 
of identified overcrowding 
and accessibility issues

2 Provide a proportion of 
homes meeting existing 
needs, Not taking account 
of identified overcrowding 
and accessibility issues

3 Provide a proportion of 
homes to meet existing 
needs. No changes to 
take account of current 
overcrowding or other 
housing needs. Some 
additional homes 
reprovided will be built to 
the residents needs

4 Provide a proportion of homes 
to meet existing needs. No 
changes to take account 
of current overcrowding or 
other housing needs. Some 
additional homes reprovided 
will be built to the residents’ 
needs

5 Reprovision of all existing 
units allows for homes to be 
reprovided that meet their 
existing need egovercrowded 
and adult households.

Maintain current tenancy terms unless 
residents agree otherwise

5 No changes to tenancy terms 5 No changes to tenancy 
terms

5 No changes to tenancy 
terms

5 No changes to tenancy 
terms

5 No changes to tenancy terms 5 No changes to tenancy terms

Offer a wider choice of housing tenures 
including intermediate housing and 
provide options for working households 
on low to average incomes including 
keyworkers

0 No change to existing stock 0 No change to existing stock 0 No change to existing 
stock

1 Potential for a wider choice 
of homes with the new 
homes created

3 Additional homes will allow for 
a wider choice of homes to be 
provided. Less choice where 
minimal additional homes are 
provided

5 Additional homes will allow 
for a wider choice of homes 
to be provided. Greater 
opportunity where a large 
number of additional units 
are proposed.

Subtotal 12 12 12 17 21 25

Improve private amenity space eg. 
balconies, gardens

0 No change to private amenity 
space

0 No change to private 
amenity space

3 Bolt on balconies provided 
on all flats on the Good 
Practice option.

1 No changes to existing 
private amenity, new 
homes will have balconies 
to meet minimum design 
standards

3 Improved private amenity 
space on any reprovision or 
new home provided. More 
limited improvements where 
there are minimal additional 
homes. No change to any units 
that will remain as existing

5 Improved private amenity 
space on all options as 
balconies etc are reprovided 
to meet new minimum design 
standards

Improve communal amenity space eg. 
child playspace, open space, public realm, 
community facilities

0
No change to amenity space

3
Reprovide the same 
amount of open spaces 
and green areas as 
existing, improve green 
areas, improve play areas, 
new trees and planting, 
limited impact on what can 
be achieved with space 
available

0
No change to amenity 
space 2

Infill development would 
impact on existing play 
space provision, though 
new playspace would be 
provided

3
Some improvements to 
community amenity space in 
line with design requirements

5
Improved communal 
amenity space in line with 
new design standards. 

Reduce antisocial behaviour problems and 
ensure safety and security onsite

0 No measures to reduce 
antisocial behaviour

3 Proposed CCTV cameras 
and improved lighting 
strategy around the 
existing site 

3 Window replacement 
to improve security, 
no external safety 
improvements

0 No measures to reduce 
antisocial behaviour

4 Surveillance and improved 
lighting on all units that are 
not part of any redevelopment. 
Improved security and safety in 
line with new design guidance 
for any new built properties

5 Improved design safety 
and security across the 
whole redevelopment on all 
scenarios in line with current 
design guidelines

Preserve a quiet, tranquil local environment 5 No changes to existing 
environment

5 No changes to existing 
environment

5 No changes to existing 
environment

2 Infill development would 
impact on existing 
privacy though daylight 
and sunlight would be 
minimised with limiting the 
height of existing buildings

2 Some changes to existing 
environment alongside any 
partial redevelopment

5 Some changes to the existing 
environment given full 
redevelopment. New private 
amenity space proposed 
seeking to maintain and 
improve quiet spaces

Improve sustainability and energy 
efficiency standards

0 No changes to improve 
sustainability or energy 
standards

0 No changes to improve 
sustainability or energy 
standards

4 Minimum standard some 
improvement with window 
replacements and boiler 
upgrades, good practice 
- more improvements eg. 
PV panels, floor and wall 
insulation, Best practice - 
significant improvements in 
addition to good practice 
including roof conversion, 
and hybrid boilers and 
ground source heat pumps

1 New homes would meet 
design standards, no 
changes to existing homes

3 Any homes redeveloped will 
meet improved sustainability 
and energy efficiency 
standards. Any home to 
remain as existing will not have 
substantial improvements

5 All new homes will be built to 
todays design guidance with 
improved sustainability and 
energy efficiency

Improve servicing facilities and noise 
insulation

0 No changes to existing 
servicing

0 No changes to existing 
servicing

4 Draught proofing and loft 
insulation for minimum 
standard. Improvement of 
bin stores and relocation 
of gas meters under Good 
Practice. Add-on lifts in 
all flat buildings, smart 
controls in addition under 
practice. Some limitations 
without redevelopment or 
existing units

0 No changes to existing 
servicing

3 New units will have improved 
servicing, any units retained 
will keep existing servicing 
arrangements

5 All new units will have 
improved servicing facilities

Subtotal 5 11 19 6 18 28

OPTION 1 - DO NOTHING
OPTION 2 - ENVIRONMENTAL 

IMPROVEMENTS
OPTION 3 - REFURBISHMENT OPTION 4 - INFILL OPTION 5 - PARTIAL REDEVELOPMENT OPTION 6 - FULL REDEVELOPMENT

HOUSING

ENVIRONMEN

T
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Topic Objective Score Comment Score Comment Score Comment Score Comment Score Comment Score Comment

Improve connections and relationship to 
the surrounding communities e.g. Oval 
Road linkages to Gilbeys Yard

0 No changes to existing 
connections

1 Better signage introduced 
around the existing estate

0 No changes to existing 
connections

0 No changes to existing 
connections

3 Some improvements to 
existing connections on partial 
redevelopment, those units 
remaining as is will have no 
improvements to connections

5 Full redevelopment will allow 
for improved connections 
across the site a whole 
linking both Gilbeys and 
Juniper to the surrounding 
communities

Improve accessibility to the Canal where 
feasible 0

No changes to accessibility 
to Canal 0

No changes to accessibility 
to Canal 0

No changes to 
accessibility to Canal 0

No changes to accessibility 
to Canal 3

Some improvements to 
accessibility to canal at Gilbey 
yard partial redevelopment 
options. 

5
Full redevelopment will allow 
for improved accessibility to 
the site as a whole for both 
Gilbeys and Juniper 

Improve car parking facilities in line with 
current requirements

0 No changes to existing 
parking

0 No changes to existing 
parking

0 No changes to existing 
parking

0 No changes to existing 
parking

3 20-40 additional car parking 
spaces provided to serve 
needs of new homes, in 
addition to existing parking

5 All new homes will be 
designed to meet car parking 
policy requirements of 
Camden and the London 
Plan 

Improve cycle parking facilities in line with 
current requirements

0 No changes to existing cycle 
parking

0 No changes to existing 
cycle parking

0 No changes to existing 
cycle parking

0 No changes to existing 
cycle parking

3 Improved cycling facilies where 
new homes are built.

5 All new homes will be 
designed to meet cycle 
parking policy requirements 
of Camden and the London 
Plan

Improve accessibility for all homes 0 No change to existing 
accessbility

0 No change to existing 
accessbility

4 Significant improvements 
to accessibility however 
restrained by existing floor 
plans

3 All new homes will be designed 
to meet accessibility policy 
outlined by Camden and the 
London Plan. No change to 
existing accessibility

4 All new homes will be designed to 
meet accessibility policy outlined by 
Camden and the London Plan. No 
change to existing accessibility

5 All new homes will 
be designed to meet 
accessibility policy outlined 
by Camden and the London 
Plan

Subtotal 0 1 4 3 16 25
Improve health and wellbeing 0 No measures to improve 

health and wellbeing
2 Improved open space, and 

improved safety to existing 
estates

3 Improved condition 
of existing properties, 
increased safety and 
efficiency of existing 
buildings

0 No measures to improve 
health and wellbeing

3 Some measures to improve 
health and wellbeing through 
new open space on partial 
redevelopment, not all 
residents benefiting 

4 Full redevelopment will allow 
for improvements to health 
and wellbeing across Gilbeys 
and Juniper with new build 
properties meeting design 
standards, new open space, 
and improved safety across 
the site. The construction 
works may cause some 
temporary negative impacts

Provide housing and care options for 
elderly and those with specialist needs 1

Limited adaptions to existing 
homes are possible as 
needed

1
Limited adaptions to 
existing homes are possible 
as needed

1
Limited adaptions to 
existing homes are 
possible as needed

2
Limited adaptations 
to existing homes are 
possible as needs, 
potential for new homes to 
meet additional needs

3
More scope to provide 
adaptations to residents with 
any new homes developed 
including the reprovision units 

4
Full scope to design new 
homes to meet housing 
needs, including a 
proportion of wheelchair 
accessible and adaptable 
for new tenants and to meet 
existing tenants needs

Minimise disruption, allow communities to 
stay together and ensure any temporary 
moves are near to the estates

5 No disruption 4 Minor disruption for 
improvements to be made. 
No need to tenants to 
decant or move

2 Some disruption, 
more extensive if full 
refurbishment option is 
considered.

3 Some disruption whilst 
infill homes are built, 
unlikely that decant would 
be required

3 Some disruption to those part 
of any redevelopment, would 
be phased to ensure decant is 
limited to within the existing 
estate or nearby for as short a 
time as possible

2 Some disruption to those 
part of any redevelopment, 
this would be phased to 
ensure decant is limited to 
within the existing estate 
or nearby for as minimal 
amount of time as possible

Subtotal 6 7 6 5 9 10

No access to employment or training 
opportunities

0 No access to employment or 
training opportunities

0 No access to employment 
or training opportunities

0 Some access to 
construction jobs through 
extensive refurbishment 
options

2 Some access to training 
and employment through 
new homes being built but 
unlikely to be substantial to 
impact resident

4 Access to training and 
employment through partial 
redevelopment with new 
commercial floorspace and 
construction jobs 

5 Access to training and 
employment through 
redevelopment with new 
commercial floorspace and 
construction jobs

No new commercial facilities 0 No new commercial facilities 0 No new commercial 
facilities

0 No new commercial 
facilities

0 No commercial facilities 3 No commercial facilities 4 Reasonably significant 
commercial facilities 
provided as part of full 
redevelopment

Subtotal 0 0 0 2 7 9

TOTAL 23 31 41 33 71 97

A

CCESSIBILITY

W
ELLBEING

ECONOMY

Scoring system Comments

0 Fails to meet the objectives as a whole

1 Fails to meet nearly all aspects of the objectives

2 Meets the objectives in some minor aspects but fails in the 
most of aspects

3 Meets the objective however there are some fundamental as-
pects so that this only satisfactory

4 This objectives is almost met, though not completely in some 
aspects

5 Meets all requirements, objective achieved in its entirely



221

Topic Objective Score Comment Score Comment Score Comment Score Comment Score Comment Score Comment

Improve connections and relationship to 
the surrounding communities e.g. Oval 
Road linkages to Gilbeys Yard

0 No changes to existing 
connections

1 Better signage introduced 
around the existing estate

0 No changes to existing 
connections

0 No changes to existing 
connections

3 Some improvements to 
existing connections on partial 
redevelopment, those units 
remaining as is will have no 
improvements to connections

5 Full redevelopment will allow 
for improved connections 
across the site a whole 
linking both Gilbeys and 
Juniper to the surrounding 
communities

Improve accessibility to the Canal where 
feasible 0

No changes to accessibility 
to Canal 0

No changes to accessibility 
to Canal 0

No changes to 
accessibility to Canal 0

No changes to accessibility 
to Canal 3

Some improvements to 
accessibility to canal at Gilbey 
yard partial redevelopment 
options. 

5
Full redevelopment will allow 
for improved accessibility to 
the site as a whole for both 
Gilbeys and Juniper 

Improve car parking facilities in line with 
current requirements

0 No changes to existing 
parking

0 No changes to existing 
parking

0 No changes to existing 
parking

0 No changes to existing 
parking

3 20-40 additional car parking 
spaces provided to serve 
needs of new homes, in 
addition to existing parking

5 All new homes will be 
designed to meet car parking 
policy requirements of 
Camden and the London 
Plan 

Improve cycle parking facilities in line with 
current requirements

0 No changes to existing cycle 
parking

0 No changes to existing 
cycle parking

0 No changes to existing 
cycle parking

0 No changes to existing 
cycle parking

3 Improved cycling facilies where 
new homes are built.

5 All new homes will be 
designed to meet cycle 
parking policy requirements 
of Camden and the London 
Plan

Improve accessibility for all homes 0 No change to existing 
accessbility

0 No change to existing 
accessbility

4 Significant improvements 
to accessibility however 
restrained by existing floor 
plans

3 All new homes will be designed 
to meet accessibility policy 
outlined by Camden and the 
London Plan. No change to 
existing accessibility

4 All new homes will be designed to 
meet accessibility policy outlined by 
Camden and the London Plan. No 
change to existing accessibility

5 All new homes will 
be designed to meet 
accessibility policy outlined 
by Camden and the London 
Plan

Subtotal 0 1 4 3 16 25
Improve health and wellbeing 0 No measures to improve 

health and wellbeing
2 Improved open space, and 

improved safety to existing 
estates

3 Improved condition 
of existing properties, 
increased safety and 
efficiency of existing 
buildings

0 No measures to improve 
health and wellbeing

3 Some measures to improve 
health and wellbeing through 
new open space on partial 
redevelopment, not all 
residents benefiting 

4 Full redevelopment will allow 
for improvements to health 
and wellbeing across Gilbeys 
and Juniper with new build 
properties meeting design 
standards, new open space, 
and improved safety across 
the site. The construction 
works may cause some 
temporary negative impacts

Provide housing and care options for 
elderly and those with specialist needs 1

Limited adaptions to existing 
homes are possible as 
needed

1
Limited adaptions to 
existing homes are possible 
as needed

1
Limited adaptions to 
existing homes are 
possible as needed

2
Limited adaptations 
to existing homes are 
possible as needs, 
potential for new homes to 
meet additional needs

3
More scope to provide 
adaptations to residents with 
any new homes developed 
including the reprovision units 

4
Full scope to design new 
homes to meet housing 
needs, including a 
proportion of wheelchair 
accessible and adaptable 
for new tenants and to meet 
existing tenants needs

Minimise disruption, allow communities to 
stay together and ensure any temporary 
moves are near to the estates

5 No disruption 4 Minor disruption for 
improvements to be made. 
No need to tenants to 
decant or move

2 Some disruption, 
more extensive if full 
refurbishment option is 
considered.

3 Some disruption whilst 
infill homes are built, 
unlikely that decant would 
be required

3 Some disruption to those part 
of any redevelopment, would 
be phased to ensure decant is 
limited to within the existing 
estate or nearby for as short a 
time as possible

2 Some disruption to those 
part of any redevelopment, 
this would be phased to 
ensure decant is limited to 
within the existing estate 
or nearby for as minimal 
amount of time as possible

Subtotal 6 7 6 5 9 10

No access to employment or training 
opportunities

0 No access to employment or 
training opportunities

0 No access to employment 
or training opportunities

0 Some access to 
construction jobs through 
extensive refurbishment 
options

2 Some access to training 
and employment through 
new homes being built but 
unlikely to be substantial to 
impact resident

4 Access to training and 
employment through partial 
redevelopment with new 
commercial floorspace and 
construction jobs 

5 Access to training and 
employment through 
redevelopment with new 
commercial floorspace and 
construction jobs

No new commercial facilities 0 No new commercial facilities 0 No new commercial 
facilities

0 No new commercial 
facilities

0 No commercial facilities 3 No commercial facilities 4 Reasonably significant 
commercial facilities 
provided as part of full 
redevelopment

Subtotal 0 0 0 2 7 9

TOTAL 23 31 41 33 71 97

A

CCESSIBILITY

W
ELLBEING

ECONOMY

Scoring system Comments

0 Fails to meet the objectives as a whole

1 Fails to meet nearly all aspects of the objectives

2 Meets the objectives in some minor aspects but fails in the 
most of aspects

3 Meets the objective however there are some fundamental as-
pects so that this only satisfactory

4 This objectives is almost met, though not completely in some 
aspects

5 Meets all requirements, objective achieved in its entirely
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Financial Appraisal
The table below summarises the financial appraisal outputs of 
each option. 

Development 
Option

Change to NPV Development 
Appraisal Output

Total Juniper Total Gilbey Total

Option 1 - Do Nothing
£0m £0m £0m £0m £0m

Option 2 -
Environmental 
Improvements

£0m -£1.2m -£0.7m -£0.5m -£1.2m

Option 3 – Minimum 
Refurb

+£2.0m -£3.8m
-£1.1m -£0.7m -£1.8m

Option 3 – Good 
Practice Refurb

+£5.5m -£15.9m
-£6.1m -£4.3m -£10.4m

Option 3 – Best 
Practice Refurb

+£13.9m -£46.6m
-£16.4m -£16.3m -£32.7m

Option 4 - Infill 
Development Houses

+£0m +£1.9m
+£1.5m +£0.4m +£1.9m

Option 4 - Infill 
Development Flats

+£0m +£3.2m
+£2.6m +£0.6m +£3.2m

Option 5 - Partial 
Juniper South 

+£6.4m -£14.6m
-£8.2m £0m -£8.2m

Option 5 - Partial 
Juniper North

+£2.3m -£6.5m
-£4.2m £0m -£4.2m

Option 5 - Partial 
Gilbeys West

+£7.0m -£7.4m
£0m -£0.4m -£0.4m

Option 5 – Partial
Gilbeys East

+£4.3m -£4.5m
£0m -£0.2m -£0.2m

Option 6 - Full 
Redevelopment 

Housing Need
+£17.4m -£16.7m +£1.2m -£0.5m +£0.7m

Option 6 - Full 
Redevelopment 2 

Like for Like
+£17.4m -£15.7m +£1.0m +£0.7m +£1.7m

Option 6 - Full 
Redevelopment 3 

Like for Like + 1
+£17.4m -£16.6m -£0.6m +£1.4m +£0.8m

Minimal refurbishment and environmental improvements are 
currently unviable but could be funded through infill 
development where a surplus is generated. Good Practice and 
Best Practice Refurbishment are financially unviable.

Partial redevelopment is unviable for Juniper Crescent, whilst 
Partial Redevelopment is marginally unviable for Gilbeys Yard.

Full redevelopment options are structured to maximise the 
affordable housing onsite whilst ensuring financial viability. 
Therefore only minimal surpluses are generated once 
improvements in existing stock are reinvested (i.e. all surpluses 
have been used to deliver more affordable homes).
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Implementation Appraisal 
The table below summarises the implementation appraisal of 
all options. 

Option 1  - Do 
Nothing

Option 2 -
Environmental 
Improvements 

Option 3-
Refurbishment

Option 4 - Infill 
Development

Option 5 - Partial 
Redevelopment

Option 6  - Full 
Redevelopment 

Procurement/Delivery

Phasing/Decanting

Programme

Planning Acceptability

Do nothing and environmental improvements have minimal 
risks associated with them. Significant refurbishment would 
require substantial funding and would require decant of 
existing tenants whilst works take place. Infill development, 
whilst financially viable, would be unlikely to be accepted by 
the planning authority.

Partial and full redevelopment both require planning 
permission and there is likely to be some disruption to existing 
tenants with decant required. 
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8.8 – Sensitivity

8.8.1 Key Variables 
Sensitivity analysis has been undertaken based on to potential 
changes in key input variables. The two input variables that 
have been tested are private sales values and build costs.  
Analysis has been undertaken on both full redevelopment and 
partial redevelopment, testing the most viable scenario of each 
estate. It is important to assess whether adjustments to these 
key variables affect whether an option is viable or unviable.

Variables have been tested on the basis of a reduction or 
increase of 5% against the current input. In all cases the output 
of each sensitivity is compared to the original appraisal output.

Full Development 

The output of the like for like Option 2 scenario derived a 
summary output of +£1.7m. Sensitivity testing on this option is 
set out in the table below. This shows that a 5% increase in 
build costs and 5% reduction in sales values reduces the 
output to -£16.2m. Whilst this has an impact on the amount of 
additional affordable housing that can be provided, full 
reprovision of the existing homes can still be viably delivered. It 
is estimated that the amount of additional affordable housing 
reduces from 27% to c.10% (dependent on the tenure mix).The 
option therefore remains viable and deliverable in this scenerio.

Total Build 
Costs

Private Sales Values

Summary 
Output

-5% 0% 5%

-5% £3,324,613 £11,203,446 £19,082,279

0% -£6,165,284 £1,713,550 £9,592,383

5% -£16,192,236 -£7,776,347 £102,487

With 5% cost savings and 5% sales improvements improves the 
financial output to +£19.1m. This enables full reprovision of the 
existing homes as well as further additional affordable homes 
in addition to those currently modelled. It is estimated that the 
amount of additional affordable housing increases from 27% to 
c.35% (dependent on the tenure mix).

This shows that full redevelopment is financially viable and in 
all cases ensures the full reprovision of existing homes. Cost 
and value adjustments impact on the amount of additional 
affordable homes that can viably be provided and will be 
subject to further testing.

Partial Redevelopment

Sensitivity testing has been undertaken on the most viable 
options for each estate for partial redevelopment, option B 
(Juniper North) and Option D (Gilbeys East). The same 
adjustments have been made to sales and cost +/- 5%. The 
outputs of both scenarios are set out in the tables below.

Total Build 
Costs

Private Sales Values

Summary 
Output -5% 0% 5%

-5% -£3,762,552 -£2,399,346 -£1,036,140

0% -£5,591,862 -£4,228,656 -£2,865,450

5% -£7,421,173 -£6,057,967 -£4,694,761

Total Build 
Costs

Private Sales Values

Summary 
Output -5% 0% 5%

-5% -£9,507 £467,868 £945,243
0% -£705,109 -£227,734 £249,641
5% -£1,400,711 -£923,336 -£445,961

The tables show that for partial redevelopment of Juniper 
Crescent adjustments to costs and values do not make this 
option financially viable. With cost savings and sales 
improvements this option is still financially unviable. For 
Gilbeys Yard cost savings enable this option to be financially 
viable, which would enable additional affordable homes to be 
provided, however this option does not enable new homes for 
all existing tenants or a significant amount of affordable 
homes. 
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8.8.2 Density
Two further scenarios of full redevelopment with reduced 
density have been tested incorporating further comments 
made by Camden Council in regards to design principles. 
These are set out in detail within Chapter 6.

As demonstrated below, the full redevelopment option 
remains viable with reduced densities though this does not 
maximise additional affordable homes. 

The outputs are set out below

Development 
Option Change to NPV Development Appraisal 

Output Total Juniper Total Gilbey Total

Sensitivity 1 +£17.4m -£17.6m +£11.3m -£11.5m -£0.2m

Sensitivity 2 +£17.4m -£16.9m +£13.9m -£13.4m +£0.5m
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8.8.3 Grant Funding 
All options currently exclude any grant funding for affordable 
housing. It is anticipated that if any option is considered further 
One Housing would consider applying for grant funding, this 
would enable additional affordable housing to be provided.
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8.9 Preferred Option
The results of the Options Appraisal process conclude that 
the Preferred Option is Full Redevelopment 2 on the basis of 
Like for Like Replacement of all existing homes and meeting 
overcrowding needs. This is on the basis that it:
1. Is financially viable on the basis of current day cost and 

values and NPV improvements of existing stock (c.£17.5m)

2. Scores highly against the Social Objectives 97/105 

3. Provides a high number of jobs and employment 
opportunities

4.  Is implementable subject to planning consent and 
phasing/decant strategy as well as funding

A summary of all options are set out in the table below.

Other options have been discounted due to:

• The option being financially unviable

• Poor performance against Social Objectives

• Limited job or employment opportunities

•  Not implementable due to funding or planning risk

The preferred option reprovides all existing homes as well as 
significant additional new affordable housing.  The option is 

also well supported by residents following the feedback 
received at recent consultation events. 

Whilst full redevelopment is the preferred option, it is noted 
that there are important issues which need to continue to be 
addressed. This includes feedback from residents and the 
Residents’ Steering Group such as:

• Temporary moves – finding a solution that suits peoples’ 
needs, noting the desire to stay in the local area.

• Residents’ charter issues – continuing commitment to the 
issues set out in the draft Residents’ Charter and adding to 
this as further points arise.

• Housing needs – continuing to discuss households’ needs 
(which may change over time) and ensuring that 
proposed new homes address these.

• Residents ballot to be agreed and held at the appropriate 
time.

Financial Output 
(viable/unviable) Viable

Viable, though likely to 
need funding from infill

Minimum refurbishment 
viable if funded

 from infill.
Others unviable

Viable
Viable for parts of 

estates
Viable

Economic Output
 (low/medium/high)

Low Low Low Low Medium High

Social Output 
(out of 105) 23 31 41 33 71 97

Risk of implementation
(low/medium/high) 

n/a Low High
High 

(resident/planning 
objections)

Medium Medium

Deliverable
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