
The Tram Depot | 38-40 Upper Clapton Road, London E5 8BQ

One of the few remaining examples of a former Victorian horse-drawn tram depot in London,
now a bustling hive of light industrial workshops, photographic & artist studios and event spaces
totalling over 62,000 sq ft situated within one of East London’s most exciting pockets.



Investment Summary

• Steeped in history, the site houses the Old Clapton Tram Depot – a 19th Century Victorian horse-drawn depot.

• With many of its original features having been retained, the site now comprises a thriving complex of light industrial  
 workshops, photographic & artist studios, event spaces and leisure uses.

• Clapton falls within the London Borough of Hackney and bounded by Dalston, Hackney and Stoke Newington. 

• Suggested as one of East London’s most exciting corners, Clapton is characterised by a socially diverse and vibrantly  
 multicultural community.

• Total GIA of 62,309 sq ft (5,789 sq m) and NIA of 55,943 sq ft (5,197 sq m).

• The site is multi-tenanted and currently producing a net income of £1,004,666 per annum reflecting a low blended  
 rent of only £17.96 per sq ft on the NIA and £16.12 per sq ft on the GIA.

• Total site area of 1.49 acres (0.603 hectares).

• Locally listed in part.

• The site benefits from a historic planning consent from December 2011 for a part new build and part conversion to a  
 mixed-use scheme comprising 85 residential units and c.21,000 sq ft of Class B1(c) Light Industrial setting a clear  
 precedence for higher density redevelopment.

• Various active management opportunities.

• Freehold.

• Offers invited, subject to contract and exclusive of VAT. Consideration would be given to both unconditional
 and conditional offers.





Location

Clapton, which is located within the East of 
London, falls within the London Borough of 
Hackney and lies approximately 6 miles 
north-east of Central London. 

Bounded by the Hackney districts of Stamford 
Hill to the west, Lower Clapton and Lea Bridge 
to the south and the Haringey district of South 
Tottenham to the north. To the east is the 
River Lea, on the other side of which is the 
expanse of both Hackney Marshes and 
Walthamstow Marshes, part of which is in the 
Lee Valley Park.

This East London pocket stretches from Upper 
to Lower Clapton Road, with the charming 
Chatsworth Road at its heart. Clapton is quietly 
sophisticated, lined with brilliant restaurants, 
delis, natural-wine bars, independent stores, 
and historic buildings repurposed as 
contemporary arts venues. With a serene 
airiness to it, provided by a wealth of parks – 
including Springfield Park, Millfields Park and 
Hackney Downs, Clapton is now being 
recognised as one of East London’s most 
exciting corners and has become a destination 
in its own right.





Situation

The Tram Depot is positioned at the southern end of Upper 
Clapton Road (A107) and some 30m from the Lea Bridge 
Roundabout which connects with Lea Bridge Road (A104) and 
Lower Clapton Road (A102). Upper Clapton Road is an arterial 
north-south route through the Borough.

Fronting onto Upper Clapton Road and bounded by Casimir Road 
to the east and in part by Prout Road to the south, there are a 
number of well-known and established restaurants and bars 
within a short walking distance including Sodo Pizza Café, The 
Crooked Billet, My Neighbours the Dumplings and Clapton Table.

North Millfields Recreation Ground and Millfields Park lie almost 
directly behind the site and Hackney Downs is within a 10-minute 
walk. Almost opposite the site is the BSix Sixth Form College 
which provides vocational and academic study programmes for 
around 1,200 students.

Connectivity

The site, which has a PTAL of 6a, is extremely well connected with 
several train stations in close proximity including Clapton, 
Rectory Road, Stoke Newington and Hackney Downs, all of which 
run on the London Overground providing easy access into areas 
of central London. 

Clapton Train Station is only a 3-minute walk away (0.1 miles), and 
there are also numerous bus routes close by which serve both 
north London and central London.

LONDON OVERGROUND
TO LIVERPOOL STREET

RAIL STATION
13 MIN

ELIZABETH LINE TO
TOTTENHAM COURT ROAD

5 MIN

The Tram Depot is positioned at the southern end of Upper 
Clapton Road (A107) and some 30m from the Lea Bridge 
Roundabout which connects with Lea Bridge Road (A104) and 
Lower Clapton Road (A102). Upper Clapton Road is an arterial 

Fronting onto Upper Clapton Road and bounded by Casimir Road 
to the east and in part by Prout Road to the south, there are a 
number of well-known and established restaurants and bars 
within a short walking distance including Sodo Pizza Café, The 
Crooked Billet, My Neighbours the Dumplings and Clapton Table.

North Millfields Recreation Ground and Millfields Park lie almost 
directly behind the site and Hackney Downs is within a 10-minute 
walk. Almost opposite the site is the BSix Sixth Form College 
which provides vocational and academic study programmes for 





The Building & History

Formerly known as the Lea Bridge Tramways Depot, the buildings were constructed by the North Metropolitan 
Tramways Company as a horse tram depot and stables with associated engineering workshops in 1873, with additional 
ranges added in 1885 and then extended in 1897. 

At its height, the Depot housed around 600 horses and one of the horse-trams which operated from the site is now 
displayed in the London Transport Museum in Covent Garden.

The site is unique in that its original footprint has been maintained with its ranges significantly intact. There is no other 
site of its kind in existence in the London area and its completeness makes a significant contribution to our 
understanding of the historical development of public transport in the Victorian era. It also gives an insight into 
Clapton’s evolution into a busy Victorian suburb in the period 1870-1890. 

Centred around a cobbled yard, the complex of buildings which make up the existing Tram Depot site retain many 
original features – brick built central tram shed with gabled ranges, original tramlines and cast iron collonades on the 
ground floor, original structure of the stabling for horses on the first floor and granite setts within the yard.

With its U-shaped range of late 19th century gabled tram sheds and horse stables, the buildings are constructed of stock 
brick with some windows and doorways edged with blue engineering bricks.

The buildings now house a total of 28 individual units arranged over ground, mezzanine and first floor levels and let to 
a real eclectic mix of businesses from photographic studios to event spaces and fitness studios.
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* A full measured survey has been carried out by Sterling Temple which can be provided upon request. Access was not obtained for units 
UC15, UC15a and UCPR4 - therefore these areas are approximates.



Tenancy Schedule

* A full measured survey has been carried out by Sterling Temple which can be provided upon request. Access was not obtained for units 
UC15, UC15a and UCPR4 - therefore these areas are approximates.

Total



Tenure

The site is held freehold under 2 titles: LN59307 and NGL464156.

Planning

In December 2011 under application reference no. 2010/2879, the 
LB of Hackney granted full planning permission for the following:

Demolition of existing industrial building and partial demolition of 
the existing Tram Shed, and erection of five buildings ranging in 
height from two storeys to seven storeys, including the 
renovation of the Tram Shed, for a mixed-use development 
comprising 85 residential units, and 1867 sqm of use Class B1(c) 
(light industrial) floorspace (within the Tram Shed), with 
associated landscaping, parking and a new pedestrian route 
linking Casimir Road to Upper Clapton Road.

Listing

Due to the Tram Depot being a well-loved and valued local 
landmark that lends character and distinctiveness to the area, the 
London Borough of Hackney made the decision to locally list the 
building.

The site is not located within a Conservation Area.



Active Management Opportunities

The site offers excellent scope to add value for a 
variety of opportunities, including but not limited to 
the following:

• Comprehensive re-development, subject to 
obtaining the necessary consents. Given the 
planning history of the site, precedence has already 
been set with regards to use and massing / density.

• Alternative uses that may be considered include 
residential, co-living, student, hotel and a variety of 
commercial uses such as offices, self-storage and 
leisure, subject to obtaining the necessary consents.

• Actively manage existing tenancies by way of new 
leases to be granted (many of the current tenants 
are holding over), lease re-gears, earlier lease 
determinations etc.

• The current net rent roll blends at a very low £17.96 
per sq ft. Some of the units are let off between £30 - 
£33 per sq ft and it is therefore felt that the income 
is highly reversionary.



VAT

The property has been elected for VAT and is assumed the sale will be conducted via a
Transfer of a Going Concern (TOGC).

EPC

Each unit has their own individual EPC rating which can be found in the data room.

Data Room

Please request access to our data room.

Proposal

We have been instructed to invite offers for the benefit of our client’s freehold interest.

Consideration would be given to both unconditional and conditional offers.

Contact

For further information, or to make arrangements to inspect, please contact:

   Adam Velleman
   Director
   T: 020 7434 8781
   M: 07879 477 710
   E: adam@burlingtongreen.co.uk

Misrepresentation Act: 1. Burlington Green Partners Limited on its own behalf and on behalf of the vendor/lessor of this property whose agent Burlington Green Partners Limited is, gives notice 
that: (a) these particulars do not constitute in whole or in part an offer or contract for sale or lease; (b) none of the statements contained in these particulars as to the property are to be relied on 
as statements or representations of fact; and (c) the vendor/lessor does not make or give, and neither Burlington Green Partners Limited nor any of its members or any person in its employment 
has any authority to make or give, any representation or warranty whatsoever in relation to the property. The only representations, warranties, undertakings and contractual obligations to be 
given or undertaken by the vendor/lessor are those contained and expressly referred to in the written contract for sale or agreement for lease between the vendor/lessor and a purchaser or 
tenant. 2. Prospective purchasers or tenants are strongly advised to: (a) satisfy themselves as to the correctness of each statement contained in these particulars; (b) inspect the property and the 
neighbouring area; (c) ensure that any items expressed to be included are available and in working order; (d) arrange a full structural (and where appropriate environmental) survey of the 
property; and (e) carry out all necessary searches and enquiries. July 2023.

Adam Morris
Investment Surveyor
T: 020 7434 8784
M: 07969 332 524
E: adam.morris@burlingtongreen.co.uk






