
w w w.onehousing.co.uk

Hello and welcome

This exhibition is the final stage 
in the options appraisal process 
and demonstrates how we have 
reached a decision on the preferred 
option for the future of Juniper 
Crescent and Gilbeys Yard

to this exhibition event for the 
CAMDEN GOODS YARD.

WELCOME

CONTACT US

If you want to find out more call
Ashley Dean-Knighton on 0207-428-5581, or 
Alison White on 0208-821-4340.

full regeneration of Juniper Crescent and Gilbeys Yard. 
Crucially the report also shows that full regeneration is 
both financially viable and deliverable from a planning and 
construction point of view. 

Feedback so far has demonstrated that most residents are 
keen to see what a full regeneration scheme would look 
like and we believe that residents should be at the heart 
of any proposals to change an area. Understanding your 
aspirations for the future will be critical as we move on to 
the next stage of this process.   

Over the coming months we will continue to work with 
the community to develop the full regeneration option in 
more detail. We want residents to be fully and meaningfully 
involved in this process to help us get the best outcomes 
for everyone. 

There is still a lot to consider and to discuss and our 
proposal may change significantly over the coming 
months as a result. There will also be a role for the wider 
community to play including councillors and other 
stakeholders, but our residents will be at the heart of what 
we do. 

If you would like to meet with One Housing separately to 
discuss this process and how it might affect you, please 
contact Ashley Dean-Knighton on 0207-428-5581 or Alison 
White on 0208-821-4340.

14 months ago One Housing launched this options appraisal 
process, in the context of a planning application from 
Morrisons to redevelop their supermarket site and the news 
that Camden council were intending to adopt a planning 
framework that would set out a high-level strategic vision 
to guide any future development to the area known as the 
Camden Goods Yard.

Since then, One Housing has held a number of consultation 
events and meetings with our residents. We would like to 
thank everyone who has contributed to the ‘consultation 
conversation’ whether this has been at resident meetings, 
exhibition events, workshops or one to one meetings with the 
independent resident advisers or our staff.

We are really pleased to have engaged with 75% of residents 
across the two estates and found your comments and 
feedback to be really valuable in informing options for the 
future of the neighbourhood. 

The purpose of this exhibition is to bring together all the work 
that has been undertaken and report to our residents the 
detailed results of the ‘options appraisal process’ and show 
which options are viable and which are not.

This report is the result of extensive work with the 
community and it shows that the option that best meets 
the objectives for the estates, as agreed through dialogue 
between One Housing, residents and Camden Council; is the 
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DRAFT RESIDENT’S CHARTER

A resident’s charter is a list of promises a landlord or developer makes to the people living in an area 
that is about to undergo major work – typically redevelopment or large scale refurbishment. These 
promises are written together with the residents. Once written the charter is published and made 
available to the public.

None of us will be in a position to agree a residents’ charter for Gilbeys Yard and Juniper Crescent until 
we have decided which of the six options currently being considered will be adopted for the future of 
the two estates. This is because a charter for full redevelopment would need to include different things 
to one which relates to refurbishment for example. But we can give you an idea of the sort of things you 
could expect to see in a charter:

What is a residents’ charter?

1. TENANCY RIGHTS

1.1. Tenants will keep their current tenancy 
rights and privileges. 

2. RENTS & SERVICE CHARGES

2.1. No change to rent levels unless moving 
to different sized property.  

3. REHOUSING

3.1. Any resident who has to move has a 
right to return to a permanent home on 
their original estate.  

3.2. Any new or refurbished home must take 
account of housing need.  

3.3. Households with wheelchair users to have 
priority for ground floor homes.

3.4. Any temporary housing will be as close as 
possible to the original home. 

3.5. Any  resident will get the legally 
required home loss and disturbance 
payments.  

3.6. One Housing  to meet all reasonable 
moving costs and provide help with moving.  

3.7. One Housing  to be as flexible as 
possible and take account of individual 
circumstances.  

3.8. An  element of choice in the re-housing 
area within the scheme for returning 
households, including an option to be re-
housed in the same block as neighbours.

4. DESIGN

4.1. An early assessment of the impact 
of regeneration options on local health, 
education and transport providers.

5. MANAGEMENT

5.1. No change to day-to-day management 
during project, including repairs.  

6. OTHER

6.1. One Housing will actively listen and 
engage with residents.  

6.2. Extra support and guidance for 
vulnerable tenants.  

6.3. One Housing will provide an 
independent residents’ advisor.  
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One Housing has a range of rent levels and types to cater for our residents’ different circumstances and 
income levels. We work with local councils when setting rents and we also do market research into local 
rents to make sure that what we charge is appropriate to the area and in line with the law. 

We have around 9,000 affordable housing properties across London, concentrated in a few boroughs. 
Affordable housing is at the heart of what we do and has been since One Housing was set up over 50 
years ago. 

DIFFERENT TYPES OF AFFORDABLE HOUSING

AFFORDABLE HOUSING RENT LEVELS

Affordable housing explained
This can be a little confusing because ‘affordable housing’ can mean two things. It’s used as a general 
heading to describe rents from local councils and housing associations that are less than you would pay to 
rent a home from a private landlord. But there is also a specific type of rent level called ‘affordable rent’. We 
explain this in more detail below.

In the past  affordable housing used to be called ‘social housing’; some of our longstanding residents may be 
more familiar with this term. 

How affordable rents are set
Until 2012 the rent for all social housing properties (as they were then called) was set by the Government. 
This made rent setting for social housing quite simple, as all properties of the same size in the same borough 
would have the same rent.

The law changed in 2012 and made things more complicated. Several different types of rent were introduced, 
all under the umbrella of ‘affordable housing’.

These are some of the affordable rent types within Camden:

These  are affordable rented homes with social 
rent levels set by the Government (basically 
the same kind of rent arrangement as all social 
housing before 2012). Rents are usually less than 
other types of affordable rent properties but 
can have a servicecharge added to them. Most 
of One Housing’s affordable housing residents 
(particularly those who became a One Housing 
tenant before 2012) pay target rent.

This is a new type of affordable housing defined 
by the Greater London Authority that replaces 
Social Rent. The 2017/18 benchmark rents 
excluding service charge defined by the Mayor of 
London are set out below:
- Bedsit/ 1 bedroom – £144 p/w
- 2 bedrooms – £153 p/w
- 3 bedrooms – £161 p/w
- 4 bedrooms – £170 p/w
- 5 bedrooms – £178 p/w
- 6 or more bedrooms - £187 p/w 

Somewhat confusingly, there is a specific type 
of affordable housing called ‘affordable rent’. 
This covers rents that are up to 80% of the local 
market rate (so you pay 20% less than for a 
normal private rental in the area). In London this 
means that affordable rent properties usually 
cost more than those with a target rent level. 
However, affordable rents usually include service 
charges (ie there is usually nothing extra to pay).

Intermediate rent is usually higher than the other 
affordable rent types explained above, but still 
less than market rents in the area capped at 80% 
of market rent. This is intended for people who 
can’t afford home ownership or private rent and 
are unlikely to qualify for social housing from 
the Council. Local Authorities may have their 
own income restrictions for these units which 
affect the level of discount that can be applied to 
market rent, this type of product is well suited to 
keyworkers in the borough.

SOCIAL/TARGET RENT

LONDON AFFORDABLE RENT

AFFORDABLE RENT 

INTERMEDIATE RENT 
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FULL REDEVELOPMENT:  ILLUSTRATIVE MASTERPLAN
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APPROX. 
650-690 

NEW HOMES 
INCLUDING194 

HOMES 
REPROVIDED

APPROX. 1600 
SQ.M OF NEW 
GREEN AND 
PLAY AREAS

APPROX. 
3500 SQ.M 

OF NEW SECURE 

RESIDENTS’
COMMUNAL 
GARDENS

+
APPROX. 100 

SECURE 
PODIUM 
PARKING 
SPACES

VISITORS
ON STREET 
PARKING+

Indicative Illustrative 3D sketch
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FULL REDEVELOPMENT STRATEGIES 
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Illustrative sketch - View from Oval Road towards the Morrisons’ site

Illustrative sketch- View towards the new community use space leading into the new Juniper Crescent neighbourhood
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FULL REDEVELOPMENT 3D ILLUSTRATIVE SKETCHES
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Illustrative sketch - View from the Gilbeys Yard mews street towards the Interchange building and the Henson building

Illustrative sketch - View along Juniper Crescent (railway and Primrose Hill on the right behind wall), looking towards Gilbey Yard and the canal
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FULL REDEVELOPMENT 3D ILLUSTRATIVE SKETCHES
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Illustrative sketch - View from Regents Canal

Illustrative sketch- View from Juniper Crescents traditional streets looking towards Primrose Hill
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Illustrative sketch - View from a duplexes roof private garden, looking towards the Interchange building

Illustrative sketch - View from Juniper Crescent’s new public gardens looking towards the Roundhouse
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8
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PRECEDENTS- OPEN SPACE EXAMPLES

Example of duplexes with private roof gardens in front of a communal green courtyard

New public green spaces with play

New traditional green streets

Create green communal courtyards with excellent daylight

All homes will have private amenities: balconies, terraces or gardens

Communal courtyards with secure resident only gardens
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PRECEDENTS - BUILT FORM EXAMPLES

Example of a roof terrace for the new affordable homes

Potential for some new retail and commercial spaces in areas along key routes Maximise individual front doors for homes on ground floor levels

Example of balconies for two bedroom flats

New robust architecture to stand the test of timeCreate diverse street types including quiet mews streets
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Windows that maximise views of the city

Contemporary living room

Open plan living and dining experience

Utility room

Light and spacious living room

Spacious family bathroom

PRECEDENTS - INTERIOR EXAMPLES

Master bedroom with ensuite

Kitchen dining experience
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NEXT STEPS

Autumn/Winter 2018

• Begin the next stage of consultation which will ask for   
     residents’ feedback on various design proposals and    
 ideas, that will then be developed into a detailed plan   
 for the area.

2019

• Continue consultation until a full planning application          
 has been developed.
• Allow residents to vote on whether or not the planning   
 application can be submitted to the council.
• If residents vote in favour, then the planning application  
 will be submitted to the council.
• Hopefully any planning application will be approved, but  
 the council may request changes.

2020

• Possible start of works.
• First residents are temporarily rehoused.

Throughout all of this One Housing will have a dedicated 
project team that will continue to be available to you, so 
that you can get an update or information whenever you 
wish.

If you would like to meet with One Housing separately to 
discuss this process and how it might affect you, please 
contact Ashley Dean-Knighton on 0207-428-5581 or Alison 
White on 0207-428-4340.
¬¬¬¬

While identifying a preferred option is an important milestone 
for this project we still need to do a lot of work before we 
can commit to the full regeneration of Juniper Crescent and 
Gilbeys Yard.

The next major step would be submitting a planning 
application to Camden Council, but we need more 
consultation and support from residents before we get to 
that point. The council would then decide whether or not to 
approve the regeneration. The plans we have produced so 
far are very general and so we now want to work with you to 
develop much more detailed plans.

We expect to start on this more detailed planning in the 
autumn of 2018. We don’t expect to be in a position to submit 
a planning application to Camden Council until the summer of 
2019 at the earliest.

This does mean that the next few months will seem a little 
quieter but that doesn’t mean that nothing is happening. 
Here is a breakdown of what we expect to be happening to 
prepare for the next stage of consultation:

Spring/Summer 2018

• Invite local residents to focus groups to discuss the      
 consultation of the previous year and to get feedback on   
 what can be done to improve our future consultation in the  
 area.
• Arrange for local residents to visit other regeneration sites   
 across London, to help people build up a picture of what   
 could be built.
• Work with the residents’ steering group to appoint     
 consultants (such as architects and developers) who will   
 help in the next stage of consultation and the development  
 of our proposals.
• Work with the residents’ steering group to develop a    
 ‘resident’s charter’. This will set out the promises we     
 will make to you if regeneration goes ahead. It will     
 include things such as a right to return to any newly built 
     properties, guarantees on the level of rent and 
     commitments to compensation.

Whats next?




