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I NTRODUCTION 

Since 1965, Camden Council has been a t tempt i ng to 

redevelop the Tol mers Square area , which largely consi sts 

of decayi ng Georgi an t erraces , workshops , warehouses , I ndian 

restaurants , and Victorian pubs . Camden Council has wanted 

t o build housing , local shopping and workshops , but has 

always been de t erred by the high cost of the land. In 1970 , 

the Council did try to acquire part of the site using compul

sor y pur chase , but this move was rejected by the Mini ster of 

Housing on grounds of t he excessive cost of the land , then 

about £300 ,000 per acre . However , by September 1972 , sales of 

land were taking place at the rate of £800 , 000 to !Gl.ln . per 

acre . 

This rapid i nc r ease in land prices was primarily due 

to the knowledge t hat a large pr operty developer, Stock Conv

ersion , was buying up t he area with the view to building an 

offic e complex . This firm , controlled by Joe Levy , had been 

buying up sites in the area since 1962 , and by 1972 had acquired 

mos t of the s i te fronting Euston Road , as well as significant 

holdings in the 8t acres to the rear . 

(It is per haps interesting to point out that it is 

Stock Conver sion that has , so far , received the P64m . capital 

gain accruing from the Euston Centre , completed in 1967 and 

occupying the site along Euston Road i mmediatel y west of 

Tol mers Square) . 

By May 1973 , Camden council, being unable to aff ord 

to buil d housing , had ent er ed i n to a deal with Stock Conversion . 

The deal is as follows : 

.. 



Stock Conversion will atte~npt to buy the entire 9t 

acr es of t he site , and where it fails to purchase , Camden will 

compul sorily purchase . When the whole site is assembled , Stock 

Conversion will sell to Camden 8t acres for housing at £200 ,000 

an a cre . (This repr esen ts a subsi dy to Camden by Stock Conversion 

of £3.7m.) I n r eturn , Stock Conversion will obtain the fre ehol d 

o f the one acre site fronting Eus t on Road . Camden will also 

make sur e that Stock Conversion ge t s planning permission to build 

on this one acre 250 ,000sq . ft . of offices and 120 ,000sq.ft . of 

commercia l spac e . 

Although the plot ratio on the one acre site woul d be 

more t han 8 :1 (i . e . over 8t acres of floorspace woul d be built 

on the 0ne acre) t he f act that the Co uncil is willing to consider 

the a cre as part of the 9t acre comprehensive devel opment area 

means that the plot ratio will be taken over the entire s i te , 

and so will be within the zoned limits . Without Camden ' s assistance , 

Stock Conversi on would onl y be entitled to buil d a fraction of 

the present pl anned f l oorspace . 

Therefore, for a subsi dy to Camden of £3 . 7m ., Stock 

Conversion wil l be able to carry out a development producing a 

capital profit of between £ 12m . and £20m . (for more details of 

costs and bene fits see the CIS Report ' The Recurrent Cri s is of 

London ' pages 31-32 . ) 

The massive profit fo r Stock Conversion and yet the mer e 

"cru:nbs" for Camden and its ratepayers, mo tivated t wo j ournalists 

- Chr istopher Booker and Benaie Gray - i n May 1973 to put f or ward 

an alternative deal to Camden Council. Firs tly , Stock Conversion ' s 

hol di ngs woul d be bought out; Camden woul d be given 8i acres fre e 

for 600 houses; and , top pr ofessional advisers woul d be hired to 
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fi~ance , desi gn, build and manage the project . The profi t from 

the development would be ploughed back i nto local social services 

and housing . Already, the two j our nal ists have managed to get a 

City merchant bank to back them up \rith more than £20m . The 

future of this deal depends on how seriously it is considered 

by Camden Council , and its viability in practice . 

Although the final proposals for the area are not likely 

to be made publi c for some ti~e , it seems unlikely that much of 

the existing fabric of the area will be retained . . If it ie too 

early to pass jud~ement on the Booker/Gray proposal , it is certainl y 
. I 

possible to state that the ~tack Conversion- Canden deal implies 

rebuilding virt~ally the whole area without incorporati~g the 

existing di versity of activities and building types . This would 

seem to indicate that the decisio~-makers fail to unfterstand the 

nature of the are ~ as it is a t present , and are un~til1ing to 

recog~ise its value in today •s urba, complex . The redevelopment 

of Tolmers Square would thus replace an exciting variety with a 

drab uniformity , a cha~acteristic that ~any narts of our cities 

now exhibit . "'e only have to look across the road from Tolmers 

Square for such an eYampl e . 

I n considerinG the future ro+e of the Tolmers Square 

area, the decision- makers have concentrated on the oxternal 

factors l1:luLncing the area - its position in relation to Central 

Londo1 ; its potential for ad~ing to Camden ' s housing capacity; its 

a=vantages for a large office complex in a market situation . This 

means that they are operating at a high level, a situation re~ote 

from those who will be most affected - the residents and ,orkers 

in t~e area . 



The objective of this project , as well as being an 

educational exercise , is to piece together the existing character 

and functioning of the area so as to reach a more sympathetic 

unde~s t8nding , which we fe e l is lacking on the part of the 

decision-~akers . Our prime aim , then , is to discover the i nternal 

factors which determine the existing characteristics of the area, 

to find out what aspects of the area are a ttrac tive and ought to 

be retai~ed in any proposals for the area ' s future , and also to 

see what improvements are necessary to enhance the area ' s 

a t t r ac t ivenes s , which is essentially its diversity . 



THE SURVEY 

We agreed that the mos t effecti ve way of achieving our 

objective , as stated in t he I ntroduction , was to carry out a detailed 

survey of the area . It was the i ntenti on that the resulting statisti cal 

data and the views obtained from the people in the area would support 

our notion of the area bei ng a thriving commercial and resident ial 

area , an a rea worthy of more attention in any proposals for redevel opment . 

The geographical area surveyed can be seen on the accompanying 

plan . I t includes t he desi gnated comprehensi ve development area , plus 

the block bordered by Euston Buildings, Euston Street and North Gower 

Street . The latter was included because of its close interrelationship 

between it and the redevelopment area . 

The s urvey essentially consisted of four sub- surveys which 

were briefly as follows : 

(1) A land-use survey was undertaken , the results being compiled 

i n the form of a land- use ma~ . I n adaition , the areas 

adjacent to the Tolmers Square area were inspected to see 

what infl uences, i f any, they might have on the latter area . 

Communication r outes were also noted . 

(2) A door- to- door survey of residential and commercial premises 

was carried out , the information received being related to a 

questionnaire drawn up by oursel ves . 

(3) A 24- hour s urvey of traffic and pedestrian movement entering 

and leaving the area was made . 

(4) A photogr aphic study of the area took place so as to record 

building types , bui l di ng conditions, activities , and peopl e 

in the area . 



The material covered by the survey can be listed as : 

(1) from the land-use survey : 

- use of premises 

- location of pre~ises 

- derelict property 

- vacant land 

-communication routes 
(a) bus routes and bus stops 
(b) underground routes and stations 
(c) traffic management schemes eg. one-way streets , 

(2) from the door-to- door survey : 

- tenure 
(a) number of househol ds who owner-oc cupy, lease , or 

rent their homes . 
(b) length of leases; how lone they still have to run . 
(c) amount , range and distribution of rents . 

-re~idential population 
(a) total residential population 
(o) number of households 
(c) household composition 
(d) nationality and socio-economic status 
(e) employment of residents 
(f) reasons for living i n the area 
(g) length of residence 
(h) number of people who would like to leave the area 
( i) possibility of having friends and relatives in area 
(j) improvements they would like to see to their homes 

and the area in general . 

- residential property 
(a) facilities and number of rooms shared or other wise 
(b) condition of property. eg. damp, rot . 

- working population 
(a) total working population 
(b) types of employment 
(c) 'place of work 
(d) mode of travel to work 

- school-age population 
(a) location and distance of schools 
(b) mode of travel to school 
(c) where children play outside school 

- shopping 
(a) where people shop 
(b) adequacy of shopping facilities 

- social facilities ; adequacy of them i n the area 



-busi~esses 
( a) amount of floorspa ce 
(b ) number and type of bus i nesses 
( c ) number of empl oyees 
(d) number of custo~ers and proportion of custome~s 

l ivi ng in the area . 
( e) reasons for present location of premises 
( f) deeree of satis faction with existing premises 
(g) improvements that would like to be se~n to businesses 

- pl ans for t he area 

(3) 24- hour survey: 

(a) what people know about them 
( b ) the at t i t udes of people to redevelopment ; how they 

thi nk it would affect them 

- number of people enteri ng and leaving the a r ea 

- number of vehic l es entering and leaving thearea 

- f r equenc; of movement i nto and out of t he at ea 

(4) f r om t he photographic survey : 

- conditi ons of bui ldings i nside and outside 

- activities withi n area 

- people of t he a r ea 

- overall char a cter of the area 

The above information was col lec t ed in sever al ~ays . The 

l and- use s urvey i nvolved wal king round t h e area making a note of 

r elevant i nformat i on and data, such as t he use of each buil ding . 

The door-to-door survey involved dr awi ng up a questionnair e ~ see 

appendi c es) . The questionna ires were f ill ed i n by i n t erviewing a 

r epr esentat ive for each household or business i n the area . It was 

h oped that we would end up with a completel y- f illed questionnaire 

for ea ch household and busi ness , but in fac t we obtai ned information 

from 72 out of the 103 businesses and 77 of the households ( 110 out 

of 255 residential floors were surveyed) . This incompleteness was 

due to r e fusal s of some respondents to answer the questionnai res , 

and also to peopl e being out at the time of calling . Some respondents 

refused , or were unable, to answer some questions, or else the 

interviewers failed to ask all the questions. In some cases we were 



able to collect information about non-respondent households. No 

attempts were made to r eturn to pt emises to complete partly- answered 

questionnaires, l argel y because of lack of time . ~his dooF-to- door 

survey took pl ace on June 4 , 5 , and 9th 1973 . 

The 24-hour survey involved placi ng ourselves at five points 

on the boundary of the survey a r ea , normally at road junctions (see 

plan) in order to count, classi fy and comment on pedestrians, people-

in-vehi~les , and vehicles passing in and out of the area o~ study . 

To assist with the collection of data , we borrowed counters and devised 

our own time-sheets ( see appendices) . Lack of manpower resources meant 

that we were unable to cover all exits over a full 24- hour period . 

Also, a failure to coordinate beforehand the data to be cmllected 

resulted in certain ass umptions being made after the survey . The 

survey started at ?am on Wednesday 6 June 1973 and ended at lam on 

Thursday 7 June 1973 . 

The photographic study took place on 8th June 1973, and 

resulted in 72 colour slides . 

The purposes of the survey have to a large extent been 

fulfilled , although further information and study would have enabled 

us to make a more comprehensive assess ment of the a rea' s diversity 

and value . We would have liked to have improved upon our information ' s 

accuracy. The errors that we have made in gathering the data have 

resulted from our inexperience in survey work and in soci al investigation, 

as well as the inability to collect suffi cient data for a l l our 

pur poses . Any errors that have heen made in our statistical analysis 

r elate to our lack of comprehensive data and analytival ability. 

For instance , in working out the total number of people entering and 

leaving the area , lack of certain data led us to assume that there 

were on average 1~ persons per car . 
I 
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Similarly, many of our final figures, such as the amounts of people 

living and working in the a rea, were arrived a t by extrapolating what 

figures we had obtained in our samples . 
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PHYSICALLY 

The area contains a gree.t diversity of uses; residences, shops ( 33), 

eating places (11), hotels/hostels (7), warehouses and light industr~ 

(22), offices ( 26), a school, club, community hall, university depart

ment and an electricity substation. 

Within the area there are a variety of buildings, in age, size 

and design. They r ange from Georgian and Victorian terraces, ware

houses and workshops to small modern office blocks. Three to four 

storey terra ces are predominant, and are mainly residentia l with some 

shops occupying the ground floor, leaving the upper floors for residemt

ial use and storage. 

Harehouses and workshops occupy the centre of thes e terraces blocks 

and therefore most of the houses in the area are without gardens (except 

185-191 N. Gower St . ) 13.nd only have small dark yards . The people who 

suffer most are those in the blocks on either side of Drummond St. and 

the Hampstead Rd (Nos. 62-88) which back onto warehouses and workshops. 

The residents of the Hampstead Rd. suffer from fum es and the risk of fire 

from the cellulose used by the mannequin workshop. 

Offices and other businesses have moved in and conve~ted some of 

the terraced housing to commercial use(N.Gower St), ana have upgraded 

the property in the process. Some offioes have replaced the~heuses ' l' 

with modern blocks such as, the British Non ferrous Met als, Cecil 

Residentia l Club and Simmonds . Simmonds modern building fits in between 

terraced houses and interrupts the terrace. Thus there has been a great 

deal of piecemeal development. With commercial uses filling up the 

gaps l eft by the housing. 

However, 11% of the land is now vacant, the buildings ' h~ving 

been demolished( ~long Drummond St, S~rcross St, corner of Hamps tead Rd 

& Tolmer s,, , and a t the corner of the Hampstead Rd & Euston Rd) 

35~ of the residentia l property is currently unoccupied, and in 

addition there are 25 shops and 2 larger commercial buildings vacanv. 

Many of the empty buildings result from leases ending and not being 

renewed; people moving out because they are dissatisfied with the 

accomodation and no- one wanting to occupy them; and the owners allowiBg 

them to decay rather than spending money on improving them, if the area 



is to be r edeve l oped. 

The condition of the buildings, both interior and exterior, varies 

accordi ng to its u se . The residential properties, the shops and 

workshops are gener a lly in a poor state of repair, whilst the offices, 

hotels and hostels are gener~lly good . Thus within the t erraces, 

different houses are of varying conditions . Many of the facades of 

the residential properties are in need of repair beEause of crumbling 

s tonework, broken windows and peeling paint. 

Most of the existing building f abric r equires modernis ing , the 

improvement of f acilities such as kitchens, ba throoms and toilets, 

and rennovation of the exterior. In the process many of the problems 

of damp, rot, r ats and inseots,whioh people complained of,will be 

solved. However, no-one is prepared to spend money on improvements 

whilst r edevelopment is imminent, and thus pl anning blight results, 

and a spir~l of decay is initia ted~ in the area . 



EMPTY BUILDINGS 

A RESIDENTI AL 

No . of occupied residen tial floors = 388 

No . of unoacupied residential floors = 137 

- 135% , of residential property is currently unoccupied . 

B COMMERCIAL 

In addition there are 25 shops vacant and 2 larger 

Commercial buildings. 

EMPTY LAND 

111%1 of the builreing land is vacant . The buildings have already 

been demolished. These sites are mainly being used for car parking. 



CONDITIC~ OF EUI LPINGS 
(COMMERCIAL) 

75% of businesses intervi ewed did not mention any proble~s . 

DAMP ROT 

10% 

Other problems menti6ned were 

4% 

peeping toms 

age of building 

ghos ts 

RATS & I:'fSECTS 

flooding - leakine pipes 

smells from drains 

l eaking roof 



RESIDENTIAL FACILITIES 

Responses wer e obtained from 51 households 

5 had no kitchen 

2 were s haring a kitchen 

8 had no inside t oilet 

13 shared inside toilet 

9 had no hot water 

No kitchen 

No insi de 
toilet 

Share 
inside 
toilet 

No hot water 

Only 2~ (43%+ had a kitchen , a bathroom , an inside toilet · 

and hot water . 



CONDITION OF BUILDI NGS ( R"'"":S I DE.fT I AL) 

RESIDENTIAL 

34% of the peopl e interviewed did not mention any problems . 

DAMP ROT 

Other pr oblems mentidaed were 

16% 

leaking roof 

drains 

fences 

noise 

beetle larvae 

leaking windows 

walls moving 

s mells 

... 

RATS & INSECTS 



SOCIALLY 

The a~ea is used bot h for residential and wor k pur poses . 

This means that it is occupi ed both day and night , and 

t her e are always people in the streets throughout the day 

and until late at night . There is a mutual dependency 

between thi s f act and the existence 1f many small shops , pubs , 

restaurants and cafes which stay open long hours . Ther e is 

an influx of popul ation at midday when people from the 

surro1mding areas come in for l unch . It may be significant 

t hat many of the surrounding areas have been r ecently 

developed and lack these facilities . Smal l service 

businesses such as t obacconists, cheap cafes etc . cannot 

afford the rents in the nen develnpment areas . The mixed 

l and use is essential f or the survival of many small 

se r vice businesses . For example , a small restaurant/ 

sandwich bar on ~orth Gower Steet is supported lar~ely by 

trade generated by Avis workers , ~ostly in the fo r m o f 

take a~ay coffees and t eas . Because o~ tbe low prices Avis 

have not found it worthwhi l e to install their own canteen . 

In the evening t he restanrant provides a va l uable service 

to residents . 

The arPa has been cut off from t he surr "U'lding areas by 

maj or roads carrying heavy traffic . This has had a dverse 

effects on the diversity , creating a barrier which people 

find hard to cross . A small bar ber ' s bus iness, for instance , 

is claimed to have been ruined by the construction o f the 

underpass on Euston Road , as noone now comes from south of 

Euston Road . The barber had t o sack his t hree employees . 

This general dec line is symbolized by Many empty shop 

premises especially along Hampstead Road . It is significant 

t hat the Tolmers Square exi t onto Hampstead Road is used 

very much less than t he other exits t o t he area , as it no 

longer leads anywhere . 

There is no strong sense of community in t he area , but 

the ···e are a number of separ ate c ommuni ties . The Indian 

community is particularly well esta blished , ther e being 

Islamic shops , restaurants and a religious centre . There 

is also the remnants of an English working class community, • 
a surpris ingl y large number of people having lived in the 



a r ea for over t wenty years . The communi ty started breaking 

down once the area was declared a r edevelopment area. 

Several houses were obtained by Compulsory Purchase e r ders 

a number of years ago , their occupants being displac ed a nd 

the houses left empty ever since . One o f t hem is now 

occupied by squatters . Some residents who have lived i n 

the a r ea f or a long time and have witnessed the decline 

desperately want to move . On the other hand , one man has 

lived i n Tolmers Square for f ifty four years and it would 

pr obably ki ll him if he had to move . The large number of 

single people living in flats and hos t els is an indi cation 

of the cheapness of the accommodation a~d the area ' s 

propinq1ity to central London for jobs and facilities . 

The 90pulation of the a r ea ~s composed of a wide 

range of nationalities , t he predominant three being 

English , Indian and Italian . There is also a wide range 

of social classes represented . Thi s is indicat ed bpth by 

the range of rents paid, and the variety of types of 

occupation amongst the r esidents. 

There is an acute shortage of space for young children 

to pl ay safely and many of them are kept indoors or play 

on the streets . During the last few weeks the Tolmers 

Square Cinema site has pr vided an excellent play area 

but it is now being enclosed by a barbed wire fence to 

provide a car park . Pl ay areas are unprofitable land use . 

Residents expressed considerable dissatisfaction 

with the area . It was felt that shopping facilities were 

inadequate since the local street market Has obliterat ed 

by the Euston T wer complex . Many considered the social 

facilities inadequate . Half those questioned wanted to 

move , although when faced with the alternatives they might 

not have been so keen . The main reason giving for wanting 

to move was t he poor condition of the ~roperty . Most 

people wanted to s tay in the same general area and would 

not be able t o afford much hi gher rents. The central 

l ocation c oupled with low rents was consider ed to be the 

main advantage of the area . It was interesting that half 

those interviewed worked withi n wal king distance of home . 
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RESIDENTIAL POPULATION 

275 pers ons were found to occupy the 110 floors surveyed . 

141 floors remain unsurveyed. 

Assuming a constant occupancy per . f loor it can be estimated 

that the residential population 

In addition ~rsons are living in host els or guest houses 

/) 10 
./ 

TOTAL RESIDENTI AL POPULATION 

qHILDREN 39 chil dren were identified by the survey . 

Using the same assumption as above there are appr oximatel y 

~ children in the area . 

Resident population 

.. 900 .. . . 
Working . . . . . . 

. . 
1400 

. . . . . . . 
. . . . . . 



~ALITY OF RESIDENTS 

The nationality of 228 r esidents was de termined. 

There were as follows: 

126 English 2 Spanish 

54 Indian 2 Polish 

23 Italian 1 Rhod&sian 

5 G-reek 1 West Indian 

4 Irish 1 German Jew 

4 Cypriot 1 Russian 

3 Swiss 1 Hungarian 

Indi an 24% 

English 56% Other l o% 

Italian l o% 
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CHILDREN 

39 children were identified in the survey. 

7 of these are under school age. 

Of the 32 children of school age and under sixteen, the l argest 

proportion (33%) a ttend Netley Primary School , to which they walk. 

Other schools attended 

Islington 

Marylebone Secondary 

Muster Wal k 

Regents Park 

Roya l College Street 

St John 1 s Wood 

St Vincents 

Starcross Secondary 

Tufnell Park 

2 of the children play 3 

.J.. II II tt 11 
4 
)_ 

II It II n t O 

insi de 

in the 

in the 

Mode of transport 

school bus 

bus 

walk 

walk 

bus 

tube 

bus 

bus 

bus 

or near home 

streets 

school pl~yground 

r 



HOUSSHOLD SIZE 

There wer e 77 replies to the ques tion on household size . 

No . of persons in househol d 1 2 3 4 5 6 

35% 27% 10% 12% 9% 7% 

Average size ~f household 2 . 5 persons/household 

These figures excl ·1de those living in hostels and h otels . 



LENGTH OF ESTABLISHMENT OR RESIDENCE IN THE AREA. 

Business (46 renlies) 

replies 

tj_.l 5yr s 6-20 

23 0-5 yrs 

12 6-20yrs 

ll 2l-50yrs 

s 21- 0 5yr s 

Residential (53 replies) 10 0-ll months 

21 l-8 yrs 

4 9-19 yrs 

14 >20 yrs (ma ximum .... 

replies 

0-llmt 

Residentia l/business (10 re~1ies) 1 1yr 

1 8yrs 

4 13- 2 3 yrs 

3 31-34 yrs 

1 >40 yrs 

r epli e s 
1-8yrs 

I I I 
13- 23yrd 3n- 34yrs ' >40yrs 

54yrs) 



FRIENDS AND RELATIVES m THE AREA 

Mn the 54 replies t o the question ' Do many of your friends 

and relatives live in t he area?', there wer e 

24 yes (44%) 
30 no (56%) 

A third of those who r eplied 'yes ' specified friends rather than 

rela t i v es . 

Of those who -r eplied 'no 1 , two people specificq.lly mentioned 

tha t their friends used to live in the ar ea but have now moved 

out. 
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EMPLOYMENT OF RESIDE~TS 

Of the 99 replies to the question , as to the nature and 

l ocation of empl oyment , 49 worked withi n walk ing distance 

of their homes. 

Employment is as fol l ows 

2 compu ter programmers 

4 school teachers 

1 b etti ng office 

assistant 

3 butchers 

6 tailors 

5 manual workers 

1 bank c l erk 

1 joiner 

1 hatter 

15 r estaurant workers 

1 chauffe.r 

2 drivers 

6 students 

1 sculptqr 
., 
~ shop assis tants 

1 l'lot ~l mana ger 

1 1arber 

1 hustler 

1 librarian 

1 catering 

advisor 

1 che f 

1 cleaner 

2 executives 

:> cinema a tt endants 

50~ of the r esident s 

walk to work. 

2 mechanics 

2 hospital worker s 

2 encineers 

2 drivP.rs 

1 prineer 

l parks department 
~ civil servants 

2 university v·orkers 

1 crocer 

13 hos t e l staff 

2 geol ogical info . 

servic e 

4 publicans 



This can be demonstrated as follows, 

CLOTHING 

PROFESSIONAL 
lO~ 

OTHER 12% 

CLE:I?ICAL 

. . 

. . 
S~VICES 

52% 



The Sllrvey ident ified a resident populat i on of 
11 II II 11 11 wnrking population of 
II 11 II t hos e living & wor king i n a rea 

Es timat ed total r::s i dent popul ation 
II II wor ki ng f1 

11 II l iving and worki ng in the a r ea . 
II II t r avelling .. out of a r ea t o work 

• 263 i n hostels who wor k outsi de the area 

~ ·Q TOTAL LEAVING AREA FOR WORK DAI LY 

TOTAL ENTERI NG AREA FOR '.VORK DAI LY 

, 

L 

275 
117 

25 

637 
271 

58 
2;l:3 
263 

476 

1350 



....._ 

SHOPPI rG FACILITIES 

44 residents ans~ered the question on shopping . 

20 said they did most of their shopping in the area 

24 did most e l sewhere . 

Other places were : 

Camden (17) 
Oxford St . (2) 

Goodge St . (2) 

Kenttsh Town (l) 
~ines Cross (l) 

Somers Town (l) 

~lse\1/here 

Only l ~ ~ere satisfied with the local shops 

29 were dissatisfied 

Suggestions for improvement \"ere : 

supermarket ( 5) 

laundrette ( 2) 

bigger shops ( 1) 

wet fish shop (l) 

durabJ e shop (clothes) ( l ) 

Dissatisfie'd 

In area 

Satisfied 



SOCIAL FACILITIES 

38 residents responded to a question about social facilities . 

12 were satia fied "•i th existing facilities . 

26 were not satisfied . 

68% not satisfie 

Suggestions for improvement were : 

leisure facilities 

children's play facilities 

shops 

pubs 

parking 

cinema 

habitable houses 

bingo hall 

club 

swimming pool 

32% satisfi ed 

(3) 

( 4) 

(3) 
(2) 

( 1) 

(1) 
(1) 
(1} 

(1) 

(1) 



REASONS FOR LIVmG IN THE AREA 

61 residents answered this question. Some of t hem mentioned 

more thAn one reason. Each reason is included in the t otals. 

Conven!Eent/ central location (14) 

Near work (12 ) 

Cheap/ can afford it ( 7 ) 

Best ava ilabl e a t the t i me ( 5 ) 

No choice ( 4 ) 

Always lived in t he area ( 4 ) 

Moved in when.thefareadwas nice, ( - 3 ) 
~tn r~en s around 

No r eason ( 6) 

Don't know ( .~) 



PREFERENCES TO MOVE OR STAY IN THE AREA ( RES I DENTS) 

In the 48 answers to the question ' Hould you like to move? ' t her e 

were 

24 yes 

24 no 

Some people mentioned limitations such as:-

Yes - if nearby 

if neR..rer t o wor k 

if cheaper 

if better ,:>.ccommodation f or the s ame r ent 



WHAT PEOPLE LIKE ABOUT THE AREA ( """~ESII'E' T.S) 

35 people answered the question ' h~at do you like about the area ?' 

There were a variety of r esponses . 

Centra l locAtion (10) 

Nothing (9) 

Not much/ nothing s pecific (6) 

Convenience {3) 

Community (vague ) ( 2 ) 

Quiet (1) 

Friends nearby (1 ) 

It i s going to be demolished (1) 

~lways lived in the area (1 ) 

Freedom (1 ) 



AWARENESS OF PLANS FOR THE AREA ( T?~S ID~~TTS ) 

There were 45 r esponses to the question 'Have you heard of any 

plans for the area? •. 

33 (73%) of respondents had heard of plans 

11 ( 27%) of respondents had not heard . 

Amongst those who had heArd, knowledge of the pl ans varied. 

10 knew vaguely that there are plans f or the area. 

8 knew tha t there are schemes f or r edevelopment . 

5 s pecified tha t J .Levy was doi ng a dea l 1-ri th Cnmden Council. 

2 had seen the recent non-pr ofit proposals in newspaper s. 

2 had seen the Thames television item about the ar ea. 

1 person believed that the r edevelopment would include 

offices and cuuncil flats and would begin in 1974 . 



B·~r~SSS 'SS 

'rhere are l1o3j b'lSinesses on the site 

Hotels 7 

Eating pl nces 11 

Shope 33 

Other 5 

Industries 22 

Offices 26 

These are as follows 

H''PS l grocer 1 indian gift shop 

2 tobacconists 1 secondhand Fhop 

5 indian grocers 1 secondhand furniture shop 

1 indian sweet shop 1 optician 

2 greengrocers 2 surgeries 

3 betting shops l dentist 

1 indian butcher 1 24 hour cvr servic e 

l fashion boutique 2 travel bureau 

2 army & navy stores 1 sandwich bar 

1 gallery 3 barbers 



EATING PLACES 

3 indian restaurants 

3 cafes 

i ene:lish restaurant 

4 pubs 

WORKSHOPS & LI GHT I NDUSTRY 

2 garages 

2 dressmakers 

1 wholesal e jeweller 

1 wholesale newsagent 

1 mannequin distributer 

1 rent- a - van service 

1 book- binder 

1 artist studio 

1 secondhand furniture 

warehouse 

1 winding wires manufacturer 

1 printers 

2 photographic processors 

1 tailor 

1 coachworker 

2 mechanical engineers 

1 joiners & cabinet makers 

1 electr±cal engineering 

l new furnitur e warehous e 

lfOTELS/ HOSTELS 

1 girls hostel - Cecil -qesidential 

Club 

2 hostels for men - mostly railway 

empl oyees 

3 guest houses 

OTHER 

1 electricity substation 

1 community hall 

1 club 

1 school 

l university department 

OFFICES include 

T. G.W . tJ . 

Chartered accountant 

Charity organi ~ation 

Geological information service 

Artist Services 

African crafts 

Mental Research Organisation 

Architects 

London ' Transport 

British Won-Ferrous Metals Associ atimn 



No . of 

businesses 

21 

13 . 
ll . 

8 
7 

SI ZE OF BUSINESSES 

3 -t------t 

570 

No . of 

people 

employ 
- ed 

103 

80 
79 

26 
3 

l 

. 

1 

2 3- 5 6- 10 ll- 20 

Size of businesses by number of employees 

, 

I 
2 3- 5 6- 10 11- 20 

· Si ze of businesses by number of employees 

> 20 

. 

) 20 



CUSTOMERS 

In response to the question , 

" Do most of your customers live in this area?" 

8 

52 

3 

replied YES 

NO 

Half live in the ae ea 

The question did not apply to the 4 hotels/~hostels. 

Kany of the businesses receive a great deal of custom from 

employees of other businesses locat ed in t he area, especially 

pubs , eating places and shops . 

28 of the businesses responded to the question , 

"How many customers/clients a day ?" 

10 had from l-19 customers a day 

2 20- 49 

4 50- 99 

5 l Q0- 300(maximum stated) 

3 Dealt with clients mainly by phone 

4 Said that their custom varied during the week 



~LOTI~ENT I N BUSINESSES IN THE AREA 

Number of businesses in the area 

Number of businesses interviewed 

Number of busines ses who replied!to the question , 

"How many people do you employ ." 

Total number of people empl oyed ~n the 63 firms 

103 

72 

63 

answering the question 861 

Estimate of total number of people employed in t he area ( l~oo l 

Perc entage of people liylng within \'!alking distance 

empl oyed by these f i r ms : 8% 



.SATISFACTION WITH PRE~ISES (COMM"<;RCIAL) 

Of the 59 businesses who answered t he question 

48 ( 81%) were satisfied . But some made c omments such as 

would like more space (8) 

building is old ( 2) 

would like more parking facilities in fr ont o f th~· building ( l) 

~woulal~mk~< toese~~th~ ~aP.ea 1~mproV.ed (1) 
would lik e the building modernized ( 1) 

11 (19%) were not satisfied . Some gave general r easons such as : 

need more space ( 4) 

o l d building (2) 

building needs redecor ation (2) 

want area brought back to what it used to be (l) 

not a nice area (l) 

wants a new frontage (l) 

bui lding needs ' c l eaning up ' ( l) 

Satisfied 

(81%) 

Not satisfied (19%) 

Small businesses whic h started in the area some time ago , have 

expanded ,and nbw are either still satisfi ed , but needing more space , 

or a lready dissatisfied because of l ack of space . 



REASONS FOR BUSINESES BEI~G IN THE AREA 

47 businesses answered this question . Some of t hem 

mentioned more than one reason . Each is counted once . 

Convenient central location 

Cheap r ent 

Near Euston Station 

Premises became availabl e 

Near to customers 

Near to University College 

No parking problems 

Owner lives in the area 

Owner hac ~other~ property i n the area 

Near similar business 

Near 'Head Office ' 

Near t o libraries 

, 

(28) 

(9) 

(5) 

(5) 

(4) 

(2) 

(2) 

(2) 

(1) 

(1) 

(1) 

(1) 

Has been there a long time & has become estab . (1) 



AWA'R""iZSS nF PLANS FOR TH:S AR:O:A ( cn· 'M7 9CI AL) 

Of the 63 businesses which answer ed the .relevant question: 

45 (71%) ~m ""~W t ha t somet hi ng is going t 1 hanpen but 

do not know t he pr ecise de tails . 

kno\" nothi!lg abont what is goi ng on . 

I t should be ment ioned t a• busines-es were not appro~ched 

of f icially . Someti ~es t~e a~swer came from an employPe. 

T e a ccuracy of t his question is diminished because of this . 



RENTS 

The character of the area is determined,to a l ar ge extent, by 

the variety of rents. Many of the rents are considerably below 

the average for a location a s central as this area . This is partly 

the r esult of deteriorating properties,and partly the result of long 

l eases and sitting tenants. This al l ows the existence of many uses 

which would other wise not be viable in a free market situation . They 

provide a useful service for the community , and London as a whole . 

Several small offices mentioned that it was a good place t o start up a 

business , before expanding ~nd moving to more luxurious or spacious 

premises . But as leases end or pr oper ty is modernised, rents soar, 

and working class residences Are converted to smart offices , or l uxury 

flats . This trend would continue throughout. the area if unchecked. 

At present the impending pl ans restrain this process, except on a few 

properties in N.Gower St owned by Levy. 

• 



TENURE 

Tota l Business Residential Residenti~l/Business 

Owner occupied ?l 1 3 4 4 

Leasehold 30 22 2 6 

Rented 48 17 30 1 

Don ' t know 3 2 1 

Total 102 54 36 12 

:· ·IIDB:ENESS .. RESIDENTIAL RESIDENTIAL/BUSINESS 
r 

.4% 11~ 8.5% 

Leasehold 

30 l ea s ehol d pro~erties wer e identif i ed in t he survey. 

There were 16 an swers t o questions on the l ength o:f l eases .:md the 

time still t o run. 

Length of lea se 

1 97yrs 

4 2lyrs 

3 14yrs 

1 lOyrs 

5 7yrs 

2 2- 3yrs 

Only f our freeholds h; ve 

Length to run 

1 

2 

20yrs 

14- 16yrs 

7 3- llyrs 

6 3yrs to 6months 

changed hands recently, of those surveyed. 



Rented 

48 r ented properties were identified in the survey. 

Of the 31 r esidentia l ~nd r esidential/business r ented pr operties 

where intervi ews were compl et ed, accommoda.tion wa s as follows:-

7 furni shed 

24 unfurnished 

The 17 bus ines s rented pr operties ar e obviously unf'unnished. 

Change of l andlord 

At 9 addresses a ch"nge of l andlord was report ed. The change in 

every case was t o J. Levy Esq •• Only 241 North Gower Street 

r eported an increase in rent with the change. 

1953 225 North Gower Street 

1969 183/5 " II " 
1969-70 17 To1mers Square 

1971 80/82 Hampstead Road 

" 14 Melton Str eet 
II 65 Cobourg St reet 

1972 61 n " 
It 67 II It 

" 241 North Gower Street 



RENTS ( RESI DENTI AL) 

37 replies were obtained to t he qu estion on rent and 

number of bedrooms . 

TYPE OF ACCOMODATI ON NO . OF REPLIES RANGE OF RENT 

Bedsit . 4 £ 5 to £7 . 50 

l bedroom flat 18 £1 . 59 to .£17 

2 bedroom flat 9 £2 . 20 to £9 

3 bedroom flat 6 £2 . l 0 to £l 8 

Hostel - Cecil 

Residential club 

AVERAGE RENT 

f.6 . 12t 

£6 . 20 

£ 5 . 06 

£8 . 98 

£6 shared room 

includes food 

Average Number of persons per . bedr oom (57 replies) 

The range was from 6 persons per . bedroom to 3 bedrooms per . person 



MAXIMUM RENTS 

There were 45 replies from residents of rented property to the 

question 'If the area is r edeveloped, whRt is the maxi mum rent 

you could afford?'. 

10 (22% ) could afford no more than they pay at pr esent 

17 (3~) could afford more than their present rent 

18 (40%) did not know 

40 ' 

The r ange mf maximum rents for a one bedroomed fla t was 

£2.10 to Ul7 

Of the 9i who g~ve a figure for their pr esent and maxmmum rents 

5 could a fford about £1 more than their present r ent 

4 could afford be tween £3.50 - £5 .50 mor e than their 

present rent. 



---------------------------r------------------------------------------~am 

THIS GRAPH WAS ARRIVED AT BY 

TAKING THE DIFFERENCE BETWEEN 

THOSE PEOPLE ENTERING fu~D THOSE 

PEOPLE LEAVING THE AREA , AND 

THE~ ADDING THE DIFFERENCE TO 

TBE TOTAL RESIDENT POPULATION 

OF 900 . IT THUS SHOWS THE 

NUMBER OF PEOPLE I N THE AREA 

THROUGHOUT THE DAY . 

(OWING TO STATISTICAL DEFECTS 

THE RESULTS BECOME MORB 

INACCURATE AS THE DAY PROGRESSES 

ie. UPWARDS) 

2pm 

lpm 

lOpm 

9pm 

8pm 

?pm 

6pm 

5pm 

4pm 

3pm 

2pm 

lpm 

2am 

lam 

Oam 

9am 

8arn 

--+---~--~~--+---~--~~--+---~--~~--+---~---4~--+---~--~?am 
1400 1300 1200 1100 1000 900 800 700 600 500 400 300 200 100 0 

TOTAL NUMBER OF PEOPLE I~ THE AREA'DURI NG THE DAY 
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MOVEMENT OF PEOPLE AND VEHICLES 

~otal number of people entering the area: 16,239 

To~al number of vehicles: 4,924 

Assuming an average of 1.5 persons per oar, one may deduce that 

4,924 ~ 1.5 = 7,386 persons enter by oar 

Number of pedestrians entering the area: 8,853 

COMMERCI AL 

17% 

Break down of vehicles 

PRI VATE CAR 70 . 5% 



TRAFFIC 

At present the ar ea is used as a through r oute, mainly for 

avoiding congestion on the Hampst end and Euston Roads . Drummond St 

in particular is used by t axis s ervicing Euston Station. 

Several residents complained of noise and fumes from this traffic. 

Although a cafe andanews agent's in Drummond Street are used by the 

t axi-drivers , in general the through traffic contribut es little to 

the ar ea. 

Until now the a r ea has not been in a r estrict ed par ki ng zone , and 

consequ ently the ar ea is popular for parking . IJ.'hus much mmocessa.~y;- o 
I I 

traffic is ge:ilel,"'ated by prospective free- par kers , who do not use the 

area for anything e~se . Met ers ar e shortly to be introduced, as well 

a s r esident par king per mits. This wi l l certainly af fect some of the 

businesses in -the a r ea , who benefit from the free par ki hg f acilities, 

notably Avis, the 24 hour car service and the news paper wholesa l er. 

None of the residents have gar gages. 

The area is also used as a through rou•e by many pedestrians, 

es pecia l l y rcommuters wal king to and from Eust on St ation . This provides 

val uable custom for l~cal shops. 
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I 

AN ALTERNATIVE STRATEGY 

Wha t we hav e to ~sk i s why Camden's pl anners cons i der it necessary to 

comple t ely r edevelop the ar ea . The current pro •osals involve clearing 

v'rtually the whole site and rebuilding. It is hard to see how tota l 

redevelo pment could fail to create considerable disruption and destroy the 

diver s ity, which i s the ar ea 's chief asset . Near by examples of Euston centre 

and the Regents Park Es t a te reinforce this viewM 

The ma in justific~tion for total r edevelopment appears t o be t o increase 

the r es i denti al popule tion t o either 900 (CLS report ) or 2000 (A Camden 

pl anner) . But without disrupting any of the present activities it would 

'- be possible to incre~ se the po~ulation to a t leqst 1380, by mer ely using t he 

exis ting empty pr operty, and building on vacant l and . This can be wor ked 

out as follows: 

-

Current r esidential oopul~tion excluding hostels and hotels 637 

Hostels and hotels 343 

Reinhabitation of empty residentia l property 

(35% of tota l res identia l property ) 263 

New building on va cant l~nd (11% of t ota l a creage of ~ 

acres ) at density of 136 persons/acre 

TOTAL 

(no allowance rnA.de f or any exis ting overcrowding) 

136 

It may be significant tha t teoPo aPe Camden estimAt e t her e are 400 

persons currently living i n the ar ea . Our survey shows thi s t~ be t ot a lly 

in~accurate , t her e being 900. 

Cl early, as well a s providing more r esidentia l ~ccomodation, other 

i mpr ovements must be made . ~ few of the buildings~ are in v ery poor condition 

and need demolishing. Many other s need re p~iring and modernizing •• But this 

i s not a ma jor oper ation as sho~m b~ the buildings alre~dy r epaired and 

converted into offices. The major~ of buildings merely r eouiBe redecor~tingr 

Other impr ovements to the ~rea might imclude; clos ing Part of Dr ummond St. 

to through traffic, building a pl ay Area and public open s pace in Tolmer 

S ~uare . Opening up a 1·1ay through t o St . J ames GPa r dens which is inaccessible 



·-

r-

and under-used , pl anting trees in the streets , and providing better linkages 

across Hampstead Roe~.d and Euston Road. Alsl') a number of other facilities 

ar e needed such as l :uger shops , a l aundret, and l eisure f ::1 cili ties. The 

most import ant thing is that devel opment take pl ace on a microlevel, in 

a ccordance with l oca l needs . 

In attempting to impr ove an a r ea as complex and diver se A.s Tolmers 

Square, planner s need to h~ve a f ar better understanding of the fUnctioning 

of cities than they appear t o have at pr esent. Unless Camden 's planner s can 

show tha t the r edevelo oment of Tolmers Square will have :1dvantages for the 

people who live and wor k there a t pr esent, as well as t hose who might live 

ther e in the future, they should r econsider their plans. Mer e ly satisfying 

pr operty specul~tors i s not good enough. , 




