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1  INTRODUCTION 
 
1.1 This Background Report provides the context for the Euston Area Plan, 

including key issues and existing policies and guidance which are relevant to 
the plan and its development. It summarises background information from a 
range of sources, including Census data and evidence base studies that have 
been prepared to inform the Euston Area Plan. This report is being prepared 
to provide a background and evidence base summary for the preparation of 
the Area Plan, and to enable the plan itself to focus on the objectives, policies 
and proposals for the area. 

 
1.2 Where relevant, this Background Report summarises the planning policy 

context that is relevant to the production of the Euston Area Plan. A range of 
policy and guidance documents are relevant, including the National Planning 
Policy Framework (NPPF), the London Plan, the Camden Core Strategy, 
Development Polices and Site Allocations local plan documents, the Camden 
Planning Guidance supplementary planning document, and Euston: a 
Framework for Change supplementary planning document (2009). A more 
detailed summary of relevant policy, guidance and evidence base documents 
is provided in Appendix 1 to this Background Report. 

 
 About the Euston Area Plan 
 
1.3 The Euston Area Plan (EAP) is being prepared to shape change in the 

Euston area to 2031 years. It is being prepared jointly by the London Borough 
of Camden (LBC), the Greater London Authority (GLA) and Transport for 
London (TfL). The plan area is centred around Euston Station and covers 
Regent’s Park to the west and part of Somers Town to the east. To the north, 
the plan boundary includes Mornington Crescent, as well as the railway tracks 
running up to Parkway. To the south, the plan boundary includes Euston 
Road and the northernmost part of Bloomsbury. 
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Figure 1.1 Euston Area Plan boundary 
 

 
 The shaded area indicates the maximum likely extent of the expanded Euston 

Station and tracks proposed as part of HS2 – the new HS2 scheme does not 
include rebuilding the existing station, however the Euston Area Plan still 
seeks comprehensive redevelopment 

 
1.4 The majority of the study area is located within the Central London area. 

Covering 0.85 square kilometres (85 hectares), the area contains 
approximately 4% of land in the borough of Camden. With 19,898 residents, 
the area contains 11% of Camden’s overall population. 

 
1.5 The Euston Area Plan is being produced to respond to the proposed new 

High Speed Two (HS2) rail link, as well as reflecting and updating previous 
plans and aspirations for development in and around the station.  Camden 
Council strongly opposes the HS2 project as it is concerned about the 
potential negative impacts on the areas affected by its construction, 
particularly around Euston and Camden Town. However if HS2 goes ahead, 
despite Camden Council’s objections, it is important that the Council plans 
ahead to get the best possible results for local people and businesses and to 
make the most of any potential benefits a new station and rail link could 
present. If HS2 does not go ahead, the Plan will be useful in refreshing 
previous plans and encouraging growth back into the Euston area.  

 
1.6 The submission draft Camden Site Allocations document (p40) acknowledges 

that the HS2 proposals would have a significant impact on the area, and 
states that “Whichever scenario comes forward for future development at 
Euston Station, the Council and its partners will seek to make sure that 
change in the Euston area brings significant improvements to the 



 5 

opportunities and quality of life for local people, as well as improving the 
area’s wider contribution to London”. This is the aim of the Euston Area Plan. 

 
1.7 Government proposals for HS2 could have significant impacts on 

communities and the environment around Euston. Potential HS2 impacts are 
included where relevant in each section of this document. An outline of the 
potential maximum extent of an expanded Euston Station (the new HS2 
scheme does not require the redevelopment of the Euston Station building) 
and tracks is shown on Figure 1.1 above. A map of the proposed High Speed 
Two safeguarding area is provided in Appendix 2. It should be noted however 
that the Area Plan sets out objectives and principles for development in the 
area whether HS2 proceeds or not, reflecting the area’s long standing 
opportunity area status in the London Plan. 
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2. STRATEGIC CONTEXT 
 
2.0.1 There is a range of planning policy and guidance documents that provide a 

context for development in Euston. These include specific proposals for a 
growth area centred around Euston station, as well as general national, 
London-wide and borough-wide policy and guidance. Policies that are specific 
to Euston are summarised in this section. General policies on thematic issues 
that apply across the borough are summarised as appropriate in sections 3-
13 of the report.  

 
2.1 Plans for growth at Euston 
 
2.1.1 The London Plan (2011) identifies 16 hectares of land at Euston as an 

Opportunity Area with an indicative capacity for 5,000 new jobs and 1,000 
new homes. The Camden Core Strategy (2010) identifies Euston as a growth 
area, providing for around 1,500 homes and 70,000 sqm of business space 
(Policy CS2). Core Strategy Policy CS7 promotes in the range of 20-30,000 
sq m additional retail at Euston and Camden Town, with the majority 
expected to be located at Euston (see section 10.x for more information on 
retail at Euston). 

 
2.1.2 The London Plan states: 

“Euston is a major national and commuter rail terminal possessing good bus 
and underground links to the rest of the Central Activities Zone. The station 
airspace and adjacent areas are underused and have potential for 
intensification. There is scope to re-configure Euston Square Gardens and 
the bus station to enhance this space and the transport interchange and also 
to develop the relationship with the adjacent university quarter.” 

 
2.1.3 The Euston Opportunity Area is one of a number of opportunity areas and 

areas of intensification designated in the London Plan, which provide key 
areas that will contribute to the Mayor’s targets for the delivery of homes and 
jobs in London. Growth areas identified in the London Plan that are close to 
Euston are King’s Cross (to the east) and Tottenham Court Road (to the 
south west). 

 
Figure 2.1 Strategic context  
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2.1.4 At a wider level, Park Royal/ Willesden Junction Opportunity Area in north-

west London (also know as Old Oak Common), is an interchange station on 
the proposed HS2 line, and will therefore have a connection with Euston. It 
spans the boroughs of Ealing, Brent and Hammersmith and Fulham. It is 
identified as an Opportunity Area in the London plan with the capacity for 
1,500 new homes and 14,000 new jobs. The London Plan highlights its role 
as one of London’s key industrial locations, with potential to meet modern 
logistics and waste management requirements as well as other industrial type 
functions. Other Central London opportunity areas that are identified for 
growth in the London Plan include: 

• Paddington Opportunity Area: capacity for 1,000 homes and 5,000 
new jobs 

• Farringdon/ Smithfield Intensification area: located mainly in 
Islington, this location is identified as having capacity for 2,500 
jobs and 850 homes as well as significant transport improvements 
with the arrival of a new Crossrail station and the Thameslink 
service improvement programme; 

• Vauxhall, Nine Elms, Battersea Opportunity area: capacity for 
15,000 jobs and 10,000 new homes, this is a major growth area 
within London’s Central Activities Zone, with a proposed Northern 
Line Extension to help support development 

 
2.2 Existing policy objectives for the Euston area 
 
2.2.1 The Camden Core Strategy (2010) sets out the following key aspirations for 

the Euston area: 
• High quality mixed use development 
• Creating a high quality new station with increased passenger capacity 
• Substantially improved walking links and connections through the area 

and to surrounding areas 
• Improved safety and attractiveness of public spaces and the local 

environment (including open space provision) 
• High quality design which preserves and enhances the area’s heritage 
• Improving community safety 
• Ensuring that change brings benefits to local communities as well as 

visitors and wider London 
• Comprehensive and integrated approach to development in the 

Euston area 
 
2.2.2 The emerging Camden Site Allocations (2013) includes a Section on key 

development sites in the Euston area. The following sites are identified: 
• Euston Station, Euston Road: the document highlights the important 

role of the redevelopment of Euston Station site as a catalyst for future 
development in the area and sets out a range of objectives for the site, 
envisaging a comprehensive approach that delivers an exemplar rail 
and public transport interchange, high quality design and improved 
connections through the site. Envisages mixed use development 
including a significant contribution to the supply of housing, 
employment uses, new open space and appropriate community 
facilities. 

• 132-140 Hampstead Rd and 142 Hampstead Rd: mixed use 
development comprising residential and employment uses. Hotel, 
student accommodation or medical use may also be appropriate as 
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secondary components of a mix of uses. This site is within the 
proposed HS2 safeguarding area and would be within the footprint of 
the expanded Euston Station and tracks should HS2 proceed. 

• Granby Terrace Depot: a residential-led mixed use development 
which could include uses such as flexible employment floorspace and 
community uses. This site is within the proposed HS2 safeguarding 
area and would be within the footprint of the expanded Euston Station 
and tracks should HS2 proceed. 

• 110-122 Hampstead Road (Former National Temperance Hospital): 
subject to the site no longer being required for healthcare or 
associated uses, a primarily residential development (preferably 
affordable housing) 

• 1-39 Drummond Crescent (Euston Traffic Garage): A mixed use 
development including housing and/ or employment and/ or 
community uses (including school use). This site is within the 
proposed HS2 safeguarding area but would not be within the footprint 
of the expanded Euston Station and tracks should HS2 proceed. The 
Site Allocations document notes that HS2 could make the existing 
Maria Fidelis school site on North Gower Street unviable, and 
supports potential expansion of the school onto the Drummond Street 
site 

• Westminster Kingsway College, Regent's Park Centre, Longford 
Street: continued education/ D1 use, or subject to the satisfactory 
relocation of existing uses redevelopment to include housing, 
including affordable housing 

• Land at Goldsmith’s House and adjoining land, Cumberland Market 
Estate, Park Village East/Augustus St: Provision of housing, including 
affordable housing, if it can be demonstrated that it is no longer 
appropriate to provide a hostel on the site; re-provision and expansion 
of community hall and publicly accessible open space. 

 
2.2.3 Constraints and planning designations highlighted by the Site Allocations 

include the Primrose Hill to St Paul’s Cathedral strategic viewing corridor 
(which limits potential building heights on affected sites), designated public 
open spaces and conservation areas.  The allocated sites have an excellent 
Public Transport Accessibility Level (PTAL) rating (6a-6b), except for Granby 
Terrace (4-5 good to very good) and Land at Goldsmith’s House and 
adjoining land, Cumberland Market Estate, Park Village East/Augustus St (3-
4).  

 
2.2.4 The Site Allocations document also acknowledges the potential impact of 

HS2 on the site allocations. For the Euston Station site and sites that would 
be within the footprint of the expanded Euston Station and tracks, the site 
allocations states that Camden would still expect its planning objectives for 
the site, including indicative land uses, to be delivered as part of wider 
redevelopment proposals for the over station redevelopment of Euston 
Station. The document also promotes maximising decking over the 
operational rail line in order to mitigate the physical, visual and acoustic 
impacts of HS2 and to create significant areas of new open space and create 
new links across the area.  

 
2.2.5 The Site Allocations document notes the importance of heritage assets, open 

spaces, schools, shopping streets and routes through the area that may be 
affected by development, and may be enhanced. Other important places 
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highlighted include the Maria Fidelis School, citing the potential to move from 
two separate sites to a single consolidated site; Regent’s Park, Somers Town 
and Ampthill estates; and the important historic local open spaces at St 
James’s Gardens and Euston Square Gardens. The document signposts the 
Euston Area Plan, where more detailed guidance for the local area and 
parameters for development and regeneration will be provided. 

 
2.2.6 Euston: A Framework for change (LB Camden Supplementary Planning 

Document (SPD); 2009) sets out how the Euston area could change in the 
future. It provides a context for development and other change for Euston 
Station and the surrounding area, and sets out key policy requirements that 
would apply to any development. The SPD addressed the type and mix of 
land uses that would be sought above and around the station, and provides 
guidance on key development sites in the area. Since the adoption of this 
SPD, the government’s announcement to proceed with HS2 has changed the 
issues that will need to be addressed in planning for the future of the area. 
Therefore whilst much of the content of this SPD remains relevant, the Euston 
Area Plan is being produced to address the changed context, and when 
adopted will supersede Euston: A Framework for change. 

 
2.2.7 Camden has also carried out wider place shaping work to enhance the areas 

around Euston and to make the most of opportunities from change and 
development: 

• Camden’s Somers Town Community Investment programme 
covers the south eastern part of the EAP area. A regeneration 
strategy is being developed to use the land assets to address the 
priorities of local people including new housing, the rebuilding of a 
school, community safety access to jobs and training and open 
space has been approved by Camden Council.  At the same time 
the Somers Town Neighbourhood Planning Forum is working 
towards developing a plan for Somers Town and Ampthill. The 
Forum seeks to promote sustainable development in the 
neighbourhoods of Somers Town. 

• The King's Cross place plan has been jointly prepared by Camden 
and Islington Council's and was approved in July 2012. It sets out 
a vision to ensure that local communities benefit from regeneration 
and transport connections, promote community safety and health 
inequalities, improve links between neighbourhoods and improve 
the local environment. Minimise the impacts of development and 
construction on local people, including specific reference to growth 
and change at Euston: 

“impacts on the Somers Town community will need to be carefully 
considered and appropriate benefits secured in terms of safety, 
accessibility and permeability of the station area and access to 
employment and housing. 

• The Camden Town Place Plan is being finalised, and seeks to join 
up a range of initiatives and interventions to deliver improvements 
to the area. Its integrated vision seeks to support and build upon 
Camden Town’s status as a cultural and creative industries cluster 
while balancing the vibrancy and night time economy of the area 
with the quality of life of residents and community safety, along 
with establishing better integration with surrounding areas 
(including Euston). It highlights potential knowledge economy 
linkages between Camden Town and the medical and scientific 
cluster at Euston 
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2.3 High Speed Two: Euston terminus 
 
2.3.1 The Government’s January 2011 decision to proceed with HS2, a proposed 

new rail line connecting London with the Midlands and then Manchester, 
Leeds and eventually Scotland. The scheme includes a London terminus on 
an expanded Euston Station footprint and tracks (see Figure 2.1 above). The 
scheme would have a number of impacts on communities and the 
environment around Euston. Some of these impacts are referred to, where 
appropriate, in the sections below. 

 
2.3.2 The London borough of Camden has highlighted a range of impacts that HS2 

will have on its communities and the environment, including blight and 
disturbance relating to the safeguarding and construction period. Short term 
impacts such as these are being addressed separately to the Euston Area 
Plan (which provides a long term planning framework for the area) through an 
ongoing impacts mitigation workstream. 

 
2.3.3 Key medium-long term HS2 impacts highlighted by the London Borough of 

Camden that are relevant to the Euston area which need to be considered in 
the Euston Area Plan include: 

• The loss of 216 homes (with further potentially at risk due to their 
proximity to the expanded Euston Station and tracks): planning for 
the re-provision of the homes lost as a result of HS2 is an 
important element of the EAP work; 

• Impacts on local businesses including the loss of at least 20 
business premises and potential longer term impacts of change on 
remaining businesses: the EAP will seek to identify locations for 
new and replacement business premises, as well as considering 
wider business and employment needs as part of future change in 
the area 

• The loss of open spaces, including around two thirds of St James’s 
Gardens: the EAP provides the opportunity to plan for the 
replacement of these spaces as part of a wider framework for the 
area 

• Potential noise and disturbance when the station and track is in 
operation: the London Borough of Camden has highlighted the 
potential to address this by maximising the extent of decking over 
the station and tracks. Camden has also commented that this 
option could also allow the provision of a high quality local 
environment, and provide space for the re-provision of open 
spaces and new residential and other uses which HS2 and the 
Euston Area Plan will need to respond to 

• Onward movement of passengers: the need to assess transport 
needs arising the additional passenger numbers from Euston 
station and implementation of the schemes necessary to 
accommodate this, potentially including public realm 
enhancements and major public transport investment. The 
Transport Study informing the Area Plan will need to address this.  

• Direct impacts of HS2 on the viability of Maria Fidelis RC 
secondary school, and direct and indirect impact on other local 
schools: The EAP provides the opportunity to consider the spatial 
requirements arising from the potential need to move the Maria 
Fidelis school to a single consolidated site to the east of Euston 
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Station, as well as considering the implications of new housing on 
wider education provision. 

• Loss of existing community and cultural facilities: the EAP 
considers appropriate levels of provision of community and cultural 
facilities as part of growth in the area. 

 
2.3.4 The Mayor of London has also raised concerns regarding the impacts of the 

expanded station and tracks and the dispersal of the additional HS2 
passengers. The Mayor has highlighted the effect of HS2 on the Victoria and 
Northern tube lines: these lines already experience severe over-crowding and 
HS2 is predicted to exacerbate this problem. The Mayor therefore states that 
additional tube capacity, in the form of a new line linking Chelsea and 
Hackney (‘Crossrail 2’) should be constructed during Phase 1 of the scheme 
in order to accommodate passenger numbers.  
 

2.3.5 TfL supports the proposals to provide a second High Speed rail line which will 
connect London Euston with Birmingham and eventually further north to 
Manchester and Glasgow. However, there are four key conditions upon which 
TfL’s support is dependent: 

 
1. The proposals for Old Oak Common must incorporate the Overground 

connection as a core part of the HS2 project 
 

2. The proposals for Euston Station must include provision for Crossrail 
2 

 
3. The HS2-HS1 link must not adversely impact Overground operations 

on the North London Line 
 

4. The environmental impacts in West London must be sufficiently 
addressed 
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2.4 Development context 
 
2.4.1 As indicated in Section 2.1, there is significant growth planned in and around 

Euston. Reflecting its designation as a growth area, there are a number of 
housing and other schemes that have received planning permission in the last 
five years. Some key major approved schemes are summarised in Table 2.1 
below. 

 
Table 2.1 Recent major development approvals in the study area 
Site Application 

no. 
Proposed use Height Year 

 
100 Park Village 
East 

2007/0911/P 41 flats 3 to 10 floors 2007 

Granby House, 
Granby Terrace 

2007/0291/P Ground floor offices 
with 5 flats 
above 

4 floors  2007 

Former Elizabeth 
Garrett Anderson 
Hospital,126-144 
Euston Road 

2007/3736/P Unison offices  
47 residential units and 
1 retail unit 

2 to 11 floors 2007 

107-109 
Hampstead Road 

2007/1442/P 1 retail unit with 8 flats 
above 

4 floors 2007 

72 - 76 Eversholt 
Street 

2008/3555/P  6 flats 4 floors 2008 

132-142 
Hampstead Road 

2009/2827/P  
 
 
 
 
 
 
 
2010/4683/P 

Redevelopment to 
provide: 23,863sq.m. 
B1 floorspace; 
2,125sq.m. Class B8 
warehousing; 
6,560sq.m. C3 
residential; and 
1,935sq.m. ancillary 
space. 
Change of use to 
offices and warehouse 
and new 
building on petrol 
station site of 38 flats 
and 1 retail unit. 

Two separate 
buildings of 5 
to 7 storeys. 
 
 
 
 
 
Existing 
building: 6 
floors 
New building: 
12 floors 

2009 
 
 
 
 
 
 
 
2010 
 

86 - 88 Delancey 
Street 

2010/2911/P 29 affordable 
residential 

part 6, part 5 
and part 4 
storey 
building 

2010 

Netley Primary 
School 30 William 
Road 

2012/2089/P Foundation unit, 
primary pupil referral 
unit, community 
learning centre and 80 
residential units. 

Over 3 
buildings of 
2, 5 and 8 
floors  
 

2012 

Walkden House 10 
Melton Street 

2012/2222/P Offices and 18 
residential units 

5 to 6 floors  2012 

 
2.4.2 A number of key major schemes have also been approved in the wider area 

around Euston, and are currently being delivered.  These are summarised 
below. 
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King’s Cross Central 

 
2.4.3 King’s Cross Central, the major development site in the King’s Cross Growth 

area. In 2006 outline planning permission was granted for a over 700,000 sq 
m of mixed use development including: 

• 1,700 homes (40% of which are affordable); 
• up to 455,510 sq. m. of business and employment uses, including 

major office occupiers; 
• up to 45,925 sq m of shopping, food and drink and financial and 

professional services uses (use classes A1, A2, A3, A4 and A5). The 
s106 agreement for the scheme stipulates that, no more than 32,500 
sq m (around two thirds) should be first occupied for A1/ A2 uses, 
and no more than 15,000 sq m (around one third) should be first 
occupied for uses within Classes A3, A4 and A5, unless otherwise 
approved in writing by the Council; and 

• up to 71,830 sq m of community, health, education and cultural uses 
within use class D1, including the University of the Arts, which is 
based in the refurbished Granary Building. 

 
2.4.3 Reserved Matters approval has now been granted for around 48% of the 

development (around 340,000 square metres). Over 230,000 sq m of 
development has been delivered or is currently in the process of being 
constructed on the site – around 32% of all development approved in the 
outline planning permission for King’s Cross Central 

  
2.4.4 The scheme will also include a range of supporting infrastructure including 

community facilities, environmental and transport/ public realm measures. 
Key supporting infrastructure for the development includes: 

• New streets and public spaces including Granary Square, a large new 
open space adjacent to the University of the Arts, which has been 
open since June 2012 

• A new primary school, nursery and a new school for the Frank Barnes 
School for deaf and hard of hearing children, and community meeting 
facilities  

• A new leisure centre and library  
• A new bicycle storage facility  
• A multi use games area (MUGA)  
• The energy centre that will serve the whole of the development 
• A subway link to King’s Cross St Pancras underground station 
• A Construction Training Centre that will provide employment 

opportunities linked to the construction of the development 
• Significant financial contributions towards a range of measures 

including bus routes,  
 

King’s Cross and St Pancras stations 
 
2.4.5 King’s Cross and St Pancras International have undergone significant 

investment in recent years to refurbish the two Grade I listed station buildings, 
provide enhanced passenger facilities and improve the public realm around 
the stations. 

 
2.4.6 In 2007 Eurostar services began to run from St Pancras International station, 

following the refurbishment of the Grade I listed station building and 
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chambers. Next door at King’s Cross station, the new Western Concourse 
opened in March 2012. The canopy in front of Kings Cross Station is currently 
being removed in advance of the creation of the new public space which is 
due to be completed later in 2013. 

 
 

Regent’s Place 
 
2.4.6 Regent’s Place is a mixed use development to the south west of the project 

area, which includes 47,000 sq m of B1 office space as well as around 165 
residential units (68 affordable) and supporting use class A1-A5 uses 
including retail, financial services and café/ restaurant uses. The development 
is currently under construction, with some elements already in occupation, 
and will include use class D1 accommodation for the West Euston 
Partnership and Diorama in future phases of the development. 

 
2.5 Guidance on the preparation of local plans 
 
2.5.1 The National Planning Policy Framework (NPPF) highlights the role of 

planning in contributing to the achievement of sustainable development. At 
the heart of planning is the presumption in favour of sustainable development.  

 
2.5.2 The NPPF states that local plans should be aspirational but realistic. They 

should set out the opportunities for development and clear policies and what 
will or will not be permitted and where. Policies should set out the strategic 
priorities for the area in the Local Plan. This should address need for homes 
and jobs, retail, leisure and other commercial development, supporting 
infrastructure, community facilities and environmental issues. Local Plans 
should be based on a robust and up to date evidence base, which this report 
summarises for the Euston Area Plan.  

 
2.5.3 In order to be ‘sound’, local plans should be positively prepared (meeting 

development and infrastructure requirements), justified (the most appropriate 
strategy, supported by evidence), effective (deliverable and based on 
affective joint working) and consistent with national policy. As mentioned in 
Section 1, key elements of the NPPF that are relevant to the preparation of 
the EAP are set out in each chapter of this report, where appropriate, and in 
Appendix 1. 
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3  PEOPLE AND POPULATION 
 
Key issues 
• The population is projected to experience comparatively high growth over the 

next 15 years due to existing development proposals in the area  
• Deprivation, unemployment and poor health are significant issues for 

communities to the north of Euston Road in St Pancras and Somers Town and 
Regent’s Park wards 

• The Euston area has a relatively young population 
• The study area also has a comparatively high Bangladeshi population 
• There are lower levels of educational attainment in St Pancras and Somers Town 

and Regent’s Park wards 
 
3.1 Current population 
 
3.1.1 In 2011 19,898 people were living in the Euston Area Plan study area. The 

number of residents within the study area represents approximately 9% of the 
population of the borough of Camden, which has a population of 220,338 
(2011 Census).  

 
Table 3.1 Population profile 
 Euston area Camden 
Population 19,898 (9%) 220,838 
Households 8,134 (8%) 97,534 

 
3.1.2 The EAP area has a slightly younger population than Camden as whole, 

which itself has a relatively young age profile compared to the national 
average. 

 
Table 3.2 Age of residents 
 Euston area  Camden 
Under 16 16.8% 16.1% 
16- 29 34.2% 26.6% 
30-59  36.2% 42.2% 
60+ 12.7% 15.1 

 
3.2 Projected population growth 
 
3.2.1 After almost a century of population decline, Camden’s population has been 

increasing from the early 1980s, and in the ten years from mid-1991 to mid-
2001 Camden had the 6th highest population growth rate in London and 25th 
highest growth rate in England & Wales (ONS Mid-year Estimates). From 
2001 to 2011 the population in the study area increased by around 4.5% from 
18,101 to 18,898. Population projections for Regent’s Park and St Pancras 
and Somers Town wards indicate that the area is likely to experience 
comparatively high population growth to 2026: 

• Population growth in St Pancras and Somers Town ward is 
significantly higher than the borough average, mainly due to the 
designation of the King’s Cross area as a growth area, and the 
associated major mixed use development currently being 
implemented at King’s Cross Central; 

• Projected population growth in Regent’s Park ward is also above the 
borough average, linked to a number of development sites, and the 
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designation of the Euston area as a growth area in the London Plan 
and Camden Core Strategy. 

 
Table 3.3 Population projections 

 
Cumulative change 
(%) 

  2011 2016 2021 2026 
2011-
16 

2011-
21 

2011-
26 

CAMDEN 213,500 223,300 228,200 230,000 5% 7% 8% 
Regent's Park 12,800 13,500 14,300 15,600 6% 12% 22% 
Bloomsbury 9,400 9,600 9,700 9,800 2% 3% 4% 
St Pancras and 
Somers Town 13,700 17,300 19,800 19,900 26% 44% 45% 

GLA 2011 Round-based Ward Population Projections 'Camden Development': 
Summary; GLA Intelligence, © 2012 
 
 
3.3 Households  
 
3.3.1 In 2011 there were 8,134 households in the study area, 8% of the 97,534 

households in the borough (2011 Census).  
 
3.3.2 The average household size in the EAP area is 2.3 (2011 Census). This is 

bigger than the average household size across Camden as a whole (2.18 
people). Since 2001, the average household has increased by 0.09 (from 
2.21 in 2001), whereas average household size across Camden has reduced 
by 0.42 (from 2.6) in 2001. 

 
3.3.3 One-person households in the study area, and Camden generally, make up 

the largest proportion of all household types (40.5%), noticeably higher than 
the average England and Wales (30.2%).  

 
Table 3.4 Household information 
 Euston area Camden England 

and Wales 
One person Households 40.5% 40.5% 30% 
Married/ civil partnership couple 
households  

17.4% 20.2% 37% 

Cohabiting couple households  7.3% 9.8% 8.3% 
Lone parent households  12.6% 10% 6.5% 
Other (multi-person) households  20.1% 16.9% 6.7% 

 2001 Census 
 
3.3.4 Information on household tenure is provided in Section 4, Housing. 
 
 
 
3.4 Religion and ethnicity  
 
3.4.1 The Euston area has a comparatively high proportion of residents from Black 

and Minority Ethnic groups (46.5% of residents compared to a borough 
average of 33.7%). The largest minority groups in the study area are 
Bangladeshi (12.5%) and Black African (7%).  
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Table 3.5 Ethnicity 
 Area Camden 

White British 35.3% 44% 
Black & Minority Ethnic Groups 46.5% 33.7% 

Bangladeshi 12.5% 5.7% 
Black African 7% 4.9% 

White Irish 4.1% 4.6% 
 (2011 Census) 
 
3.4.2 In terms of population, the largest single group identified themselves as 

Christian (32.6%). It is notable that there is a comparatively large proportion 
of Muslims in the study area compared to the borough average. There are 
slightly fewer people of no religion in the Euston area. 

 
Table 3.6 Religion 
 Euston area Camden 

Christian 32.6% 34% 
Muslim 21.1% 12.1% 
Jewish 1.3% 4.5% 
Other religions 3.7% 3.5% 
No religion 21.0% 25.5% 
Religion not stated 20.3% 20.5% 

 (2011 Census) 
 
3.5 Deprivation and unemployment 
 
3.5.1 Income deprivation is a significant issue in communities to the north of the 

Euston Road, whilst it is much less of an issue for communities south of 
Euston Road. 2010 figures show that: 

• Three out of eight super output areas in Regent’s Park Ward are 
within the 10% most income deprived in the country.  

• Six out of eight super output areas in St Pancras and Somers Town 
Ward are also within the 10% most income deprived in the country. 
One further SOA in this ward also falls within the 20% most income 
deprived in the country. 

• One out of eight super output areas in Bloomsbury Ward just falls 
within the 20% most income deprived in the country 

 (source: Indices of deprivation 2010) 
 
3.5.2 Table 2.7 below shows that Bloomsbury ward has a relatively low proportion 

of job seekers allowance claimants (compared to the Camden average). 
Regent’s Park and, in particular, St Pancras and Somers Town wards have 
above average numbers of claimants, reflecting the deprivation statistics.  

 
3.5.3 These wards also have slightly higher than average proportions of male 

claimants, and younger claimants (aged 16-24), than the Camden average. 
 

Table 3.7 JSA Claimant Count (May 2012) 

  
No. 

Claimants 
% 

claimants 
Bloomsbury 190 4.2 
Regent's Park 320 6.4 
St Pancras and 470 9.8 
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Somers Town 

   
Camden 5,305 5.2 

source: Office for National Statistics (Jobcentre Plus administrative system) © 
Crown copyright, GLA estimates, © 2012. 

 
Figure 3.1 Unemployment in and around the Euston area. 

 
 
3.5.4 The 2011 Census indicates that unemployment is higher in St Pancras and 

Somers Town ward, at 7% compared with the Camden average of 4.5%. 
Unemployment in Regent’s Park ward is slightly above the borough average, 
whilst Bloomsbury ward is relatively low at 3.1%.  

 
Table 3.8 Unemployment in the Euston Area 

 

St 
Pancras 

and 
Somers 
Town 

Regent’s 
Park 
ward 

Bloomsbury 
ward Camden 

(London 
Borough)  

London  England  

Economically active: 
Unemployed  5.7% 4.9% 3.1% 4.5% 5.2% 4.4% 

(2011 census) 
 
3.5.5 Trends since 2001 indicate that unemployment has reduced in the study 

areas, whilst it has increased across Camden as a whole, London and 
England: 

• Unemployment rates in Camden, London, and England rates have 
increased from 5%, 4% and 3% in 2001 to 4.5%, 5.2% and 4.4% in 
2011 
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• Unemployment rates in St Pancras and Somers Town and Regent’s 
Park wards, unemployment reduced from 7% and 5.5% in 2001 to 
5.7% and 4.9% in 2011 

• Unemployment in Bloomsbury ward also fell over the same period 
from 3.5% to 3.1% 

3.6 Health 
 
3.6.1 Significant parts of the study area perform poorly in relation to health 

deprivation and disability. Figure 3.2 below shows concentrations of health 
deprivation and disability across much of the Euston area. According to the 
Indices of Deprivation 2010, within the study area: 

• Four out of eight super output areas in Regent’s Park Ward are within 
the 20% most health deprived in the country. One of these SOAs is 
also within the 10% most health deprived in the country 

• Four out of eight super output areas in St Pancras and Somers Town 
Ward are also within the 20% most health deprived in the country. 
Three of these SOAs are also within the 10% most health deprived in 
the country. 

 
Figure 3.2 Health deprivation in the Euston area (2010) 

 
 
3.6.2 2001 Census results also indicate poorer health in the study area in 

comparison to the Camden average, although it is close to the national 
average. Comparatively fewer residents than the Camden average described 
their health as ‘good’, whilst more residents that the Camden average had 
limiting long-term illness. Average life expectancy in the study area is also 
slightly lower than the Camden average.  
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Table 3.9 Health 

 Euston area  Camden  
England and 

Wales 
People describing their health as 
‘good’  81.8  84% 

 
81.4% 

% of people with limiting long-term 
illness 16% 14.4% 

 
17.6% 

 2011 census, ONS Vital Statistics 
 
3.6.3 There appears to have been an improvement in health standards both in the 

study area and across Camden generally in recent years. Between 2001 and 
2011, the proportion of residents in the study area that described their health 
as ‘good’ increased from 67.6% to 81.8% in 2011. This figure increased from 
71.3 to 84% across Camden as a whole. 

 
 

 Male  Female  
Regent’s Park Ward 75.1 83.3 
St Pancras and Somers Town Ward 76.9 85.6 
Bloomsbury ward 78.4 79.5 
Camden 78.1 83 
England 78.3 82.1 

 Source: London Health Programmes: Health Needs Assessment Toolkit 
 
3.6.3 Whilst life expectancy has improved in Regent’s Park and St Pancras and 

Somers Town wards since the 2001 Census, the figures are still noticeably 
lower than the borough and national average for males. Female life 
expectancy is around the same as the borough average.  

 
3.6.4 Section 12.4 of this report highlights the risks to the health of residents 

caused by the significant air quality problems that are currently experienced 
on Euston Road, in particular relating to respiratory problems. 

 
3.7 Educational attainment 
 
3.7.1 Educational attainment across the study area is lower than the borough 

average, with a higher proportion or people with no qualifications (18.2% 
around Euston compared with 12.7 across Camden), and a lower proportion 
of people with level 4 qualifications and above (33.9% around Euston 
compared with 50.5% across Camden). 

 
3.7.2 There are significant differences in educational attainment around the Euston 

area at a ward level. Educational attainment is lower in St Pancras and 
Somers Town ward and Regent’s Park wards than in Camden generally. St 
Pancras and Somers Town has a significantly higher proportion of people 
with no formal qualifications compared to the borough, London and national 
averages. Conversely, Bloomsbury ward has much higher proportions of 
people with higher levels of educational attainment.  

 
Table 2.10 Educational attainment 
 St 

Pancras 
and 

Somers 
Town 

Regent’s 
Park 
ward 

Bloomsbury 
ward 

Camden 
(London 
Borough)  

London  England  

Table 3.10 Average life expectancy 2006-2010 



 21 

Table 2.10 Educational attainment 
People aged 16-74 
with no formal 
qualifications  

22.7 17.5 7.8 12.7 17.6 22.5 

People aged 16-74 
with: Highest 
qualification 
attained level 1 

11.1 8.5 4.5 6.8 10.7 13.3 

People aged 16-74 
with: Highest 
qualification 
attained level 2  

10.2 8.2 5.6 7.8 11.8 15.2 

People aged 16-74 
with: Highest 
qualification 
attained - 
apprenticeship 

1.1 0.9 0.5 0.8 1.6 3.6 

People aged 16-74 
with: Highest 
qualification 
attained level 3 

15.1 19.2 25.0 12.1 10.5 12.4 

People aged 16-74 
with: Highest 
qualification 
attained level 4 / 5 

29.5 36.1 46.5 50.5 37.7 27.4 

People aged 16-74 
with: Other 
qualifications / 
level unknown 

10.3 9.5 10.1 9.2 10 5.7 

Source: 2011 Census 
 
3.7.3 The higher level of educational attainment in Regent’s Park and (in particular) 

Bloomsbury are potentially partly a reflection of the presence of halls of 
residence and student accommodation for nearby universities and institutions 
such as University college London and University College London Hospitals. 

 
3.7.4 There are 4,250 full-time students aged 18-74 in the study area, representing 

around 21% of the population (2011 census). By comparison, 13.6% of the 
population across Camden as a whole fit within this category. The 
comparatively high proportion of students in the study area is likely to be 
explained in part by its Central London location and proximity to the 
Bloomsbury university quarter. 
 
 
 
 
 



 22 

4. HOUSING 
 
Key issues 
• There is significant need for new housing in Camden, especially for affordable 

homes 
• Housing is therefore the priority land use in Camden’s planning policies, which 

also seek to ensure that half of Camden’s borough wide target for new homes is 
provided as affordable housing 

• The Euston area has a very high proportion of social housing (and a low 
proportion of private ownership) compared to the Camden average 

• At least 216 (mainly affordable) homes would be lost as a result of HS2. The 
Euston Area Plan needs to plan how these homes could be re-provided in the 
Euston area 

 
4.1 Housing need in Camden 
 
4.1.1 Camden faces pressing challenges in relation to housing need. The 2008 

Housing Needs Survey Update for Camden (Fordham Research) estimated 
that there were 5,951 existing households that could not afford market 
housing and were living in unsuitable housing (and required a move to 
alternative accommodation). Of these, 4,698 (79%) were in social rented 
accommodation, whilst 1,062 (18%) were in private rented accommodation. In 
addition, 808 homeless households were considered as in housing need.  

 
4.1.2 The Survey Update took into account current gross housing need; annual 

future need (newly arising need from new household formation and existing 
households who will fall into housing need); total affordable housing stock 
available to meet needs (affordable dwellings occupied by households in 
need, surplus stock and committed supply of new affordable units); and the 
future annual supply of affordable housing units (supply of re-lets from 
Council-owned and RSL housing and intermediate units estimated to be 
available per annum for re-sale or re-let. The survey found: 
• A total gross annual need of 6,828 
• A total gross annual supply 2,041 
• Total net annual borough wide housing need: 4,787 

 
4.1.3 It is estimated that there are currently more than 25,000 people on Camden’s 

housing waiting list (known as the housing register). The number of 
households on the list has increased by over 60% in the last five years, and 
equates to one in four households in the borough. Across Camden’s 
affordable housing stock, on average only 1,100 homes become available 
each year, out of the total 34,000 homes available to house people. 

 
4.1.4 The Camden housing waiting list register is growing by around 3,000 

households every year, meaning that many of the people who apply are very 
unlikely to get a home and even those with high need often have to wait 
several years to get a home. 
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4.2 Housing policy and delivery 
 
 Housing delivery 
 
4.2.1 Under the NPPF, Local Plans should seek to meet needs for market and 

affordable housing. Local authorities should identify and annually update a 
supply of specific deliverable sites to provide 5 years worth of housing 
requirements, with a 5% buffer to ensure choice and competition. A supply of 
developable sites or broad locations for growth should be identified for years 
6-10 and, where possible, years 11-15.  

 
4.2.2 The NPPF promotes the provision of a mix of housing to meet needs. Local 

plans should identify the size, type, tenure and range of housing required in 
particular locations, reflecting local demand. 

 
4.2.3 The London Plan annual housing target for Camden for 2011 to 2021 is 665 

(including 500 self contained and 165 non-self contained). The London Plan 
allocates at least 1,000 homes to be provided in the Euston Opportunity Area, 
whilst the Camden Core strategy allocates at least 1,500 homes to the Euston 
growth area. 

 
4.2.4 Because of the significant need and demand for new homes in Camden (see 

also section 4.1 above); housing is identified as the priority land use for the 
borough in Camden’s Core Strategy. Camden’s policies therefore promote 
the delivery of new housing, and seek to resist development that would 
involve the loss of housing. 

 
4.2.5 Mixed use development is promoted both in the London Plan and Camden’s 

Development Policies, and plays an important part in ensuring that housing is 
provided in Camden to meet needs and demand. Under Camden 
Development Policy DP1, up to 50% of additional floorspace should be 
housing in developments in the Central London area involving more than 200 
sq m (gross) additional floorspace. 

 
4.2.6 During 2011/12, there was a net increase of only 94 homes (371 additional 

self contained homes and a loss of 277 non self-contained homes) in 
Camden, significantly short of the annual housing target for the borough. 
However, the loss of accommodation was mainly due to the modernisation of 
the Arlington House hostel which was unfit for its intended purpose. In 
2010/11, Camden exceeded its London Plan housing delivery target by 
providing 539 self contained homes and 146 non self contained dwellings 
(Camden Annual Monitoring Report 2010/11).  

 
4.2.7 Camden is still on target to meet its medium and long term housing supply 

targets. Camden’s projected five year supply (2013/14 – 2017/18) of 
deliverable sites for housing amounts to 6,698 homes (or 1,339 homes per 
annum). This significantly exceeds the annual target of 665 homes. The 
average annual delivery of self-contained homes over the next five years 
(2013/14 to 2017/18), is estimated to be around 855 net additional homes per 
year, also well above the annual target for the borough. 

 
Affordable housing 

 
4.2.8 The London Plan seeks to maximise affordable housing provision and to 

ensure an average of at least 13,200 more affordable homes per year in 
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London over the term of the Plan. Camden Core Strategy policy CS6 seeks to 
ensure that 50% of Camden’s borough wide target for new homes is provided 
as affordable housing.  

 
4.2.9 In order to ensure the viability of housing (including affordable housing) on 

smaller sites, Camden Development Policy DP2 introduces a sliding scale for 
the provision of affordable housing as part of new development, from 10% for 
developments with capacity for 10 or more dwellings to 50% for 
developments with capacity for 50 dwellings or more.  

 
4.2.10 In 2011/12, 125 affordable homes were completed in Camden, around 26% of 

all proposed homes (gross) in the borough (Camden Annual Monitoring 
Report 2010/11).  Larger development sites are crucial to the delivery of 
affordable homes in Camden: 97% of affordable homes completed were in 
schemes of 10 dwellings or more. Indeed, 39% of completed dwellings from 
schemes proposing at least 10 homes were affordable. 

 
4.2.11 London Plan policy 3.1 sets out a London-wide aim that 60% of the affordable 

housing provision should be for social rent and 40% for intermediate rent or 
sale. This tenure split is also sought under Camden Core Strategy policy 
CS6. 

 
Size of housing units 

 
4.2.12 Camden’s approach to the size of residential units, including Camden’s 

dwelling size priorities, are set out under Camden Development Policy DP5.  
• Overall, Camden seeks the provision of a mix of unit types. 35% of all 

dwellings completed in 2011/12 were one bedroom dwellings, 36% 
two bedrooms and 25% three or more bedrooms. This indicates a 
reasonable spread of unit sizes overall. 

• Social rented housing: Homes of three and four or more bedrooms 
are high and very high priorities respectively. According to the 
Camden Annual Monitoring Report 2011/12, 34% of affordable 
completions in 2011/12 provided 3 or more bedroom units 

• Market housing: Two bedroom properties are a very high priority, with 
three bedroom and four or more bedroom homes a medium priority. 
38% of all market housing completed in 2010/11 contained two 
bedrooms 

 
Housing standards 

 
4.2.13 Camden’s Planning policies and guidance, the London Plan and the Mayor’s 

Housing Supplementary Planning Guidance (2012) highlight the importance 
of the design and quality of homes and the provision of facilities. The London 
Plan sets out minimum space standards for new development, whilst the 
Mayor’s guidance includes a range of detailed guidance for new homes, 
including dedicated storage space for cycles and private open space 
standards. The Camden Planning Guidance supplementary planning 
document sets out a range of guidance in relation to housing standards, 
including the amenity of adjoining and future occupiers, and open space 
provision.  
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4.3 Housing in the Euston area 
 
4.3.1 The vast majority (92%) of housing in the study area takes the form of flats, 

maisonettes or apartments, with just 8% of homes being whole houses.  
 

Table 3.4 Housing types  
 Euston 

area 
Euston 
area % 

Camden 
% 

House type Whole house or 
bungalow 676 7.8% 14.8% 
Flat, maisonette or 
apartment 8,025 92.1% 85.2% 

 
4.3.2 There is a significantly higher proportion of households living in social rented 

accommodation compared to the rest of Camden. Over 52% of housing in the 
study area is in the form of social rented accommodation (32.8% from the 
Council and 19.5% housing association/ registered social landlord), compared 
to a borough average of 33%.  

 
4.3.3 At the same time, the proportion of housing that is owner occupied also 

significantly below borough average at around 19% compared to 33% across 
borough as a whole.  

 
Table 4.2 Housing tenures  

 Euston area Euston area % Camden % 
Owner occupied 1,513 18.6% 32.9% 
Private landlord or letting 
agency 2,219 27.3% 32.2% 
Council (local authority) 2,670 32.8% 23.0% 
Housing 
Association/Registered Social 
Landlord 1,587 19.5% 10.1% 
Living rent free 180 1.8% 1.8% 
Total 7,673 100% 100% 

 
 
4.3.4 The population density of St Pancras and Somers Town ward (98.7 people 

per hectare) is slightly lower than the borough average of 101.1 people per 
hectare. Regents Park ward is similar to the borough average at 100.2 people 
per hectare. 

 
Table 4.3 Population density  

 
St Pancras and 
Somers Town Ward 

Regents 
Park Ward Camden London 

Density (Number of 
Persons per Hectare) 98.7 100.2 101.1 52 

Source: 2011 Census 
 
4.4 Housing to be lost as a result of HS2 
 
4.4.1 Camden Council estimates that approximately 216 homes are located within 

the footprint of the proposed expanded Euston Station and tracks, and would 
therefore be lost as a result of HS2. Details of the residential properties 
Camden understands are likely to be required are set out in Table 1 below. 
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Table 4.4 Residential buildings required should HS2 proceed 

Block Name 

Council 
owned 
building? 

Tenure 
Total 
Dwellings 

Social 
rented Lease 

Unknown 

1-39 Ainsdale (cons) Yes 22 17   39 
1-67 Silverdale (cons) Yes 57 12   69 
1-60 Eskdale (cons) Yes 49 11   60 

14-15 Melton Street (Flats A-
C) 

Yes 
0 3 

  
3 

59 Cobourg Street (Flats A-C) Yes 2 1   3 
61 Cobourg Street (Flats A-C) Yes 2 1   3 
65 Cobourg Street (Flats A-B) Yes 1 1   2 
67 Cobourg Street (Flats A-C) Yes 3 0   3 
3 Cobourg Street No     7 7 
58-64 Euston Street No     4 4 
Stalbridge House, Hampstead 
Rd  No     20 20 
Granby Street No      3 3  
Total affordable units 136       

Total leased units   46     

Total unknown tenure       34   

Total units       216 

 
(London Borough of Camden updated July 2013) 
 
4.4.2 The London Borough of Camden has also indicated (in its July 2011 formal 

response to the government regarding HS2) that an additional 264 
dwellings could also potentially be at risk as a result of HS2, due to their 
close proximity to the expanded station and track.  

 

Table 4.5 Residential buildings immediately adjacent to the proposed expanded 
Euston station that may be rendered unfit for residential habitation 

Block Name 

Council 
owned 
building? 

Tenure 
Total 
Dwellings 

Social 
rented Lease 

Unknown 

1-60 Langdale (cons) Yes 53 7   60 
1-67 Cartmel (cons) Yes 54 15   69 
1-24 Coniston (cons) Yes 11 13   24 

50-68 Cobourg St (Even)/94-
100 Drummond 

Yes 
4 6 

  
10 

40-48 Cobourg St (Even)/21-
35 Starcross 

Yes 
13 7 

  
20 

77-99 Euston Street No     1 1 
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Table 4.5 Residential buildings immediately adjacent to the proposed expanded 
Euston station that may be rendered unfit for residential habitation 

Block Name 

Council 
owned 
building? 

Tenure 
Total 
Dwellings 

Social 
rented Lease 

Unknown 

Gillfoot (Ampthill Estate) Yes 70  10   80 
Total affordable units 205       

Total private units   58     

Total unknown tenure     1   

Total units       264 
(London Borough of Camden response to the Government’s proposals for HS2, July 
2011) 
 
4.4.3 Because of the potential impacts of HS2 on nearby buildings, Camden 

Council has indicated that close to 480 dwellings could be at risk as a result 
of the scheme, depending on the extent of wider impacts on neighbouring 
buildings. The Euston Area Plan has a significant role to play in providing a 
planning framework to include replacement homes in the local area.  

 
4.5 Student housing 
 
4.5.1 Given the demand for student housing in Central and inner London, and the 

proximity of Euston to the university quarter at Euston, it is likely that that the 
provision of student housing could form part of the overall mix of uses 
provided at Euston. However, this demand would need to be balanced a 
range of other considerations including: 

• the emphasis placed in the Camden Core Strategy on meeting 
Camden’s target for self contained homes and the priority placed 
on delivery of affordable housing; 

• the emphasis in the London Plan and Camden Core Strategy as a 
location for employment/ jobs growth.  

• the need to avoid creating an imbalance between students and 
others living locally. Whilst student accommodation can contribute 
to the vibrancy of an area, students in large numbers can 
negatively affect the amenity of other residents due to their social 
needs, the unique nature of activity associated with student life 
and the demand placed on facilities and services.  

 
4.5.2 Camden’s annual London Plan housing target (665 units) allows for a quarter 

of the borough’s housing target to be provided as student housing. It seeks: 
• 500 conventional self-contained homes (75% of total annual 

housing target) per year in the borough; and  
• 165 non self-contained homes per year (25% of total annual 

housing target). 
 
4.5.3 The outline planning permission for nearby King’s Cross development 

includes provision for 2,350 residential units, of which 1,700 should be 
permanent residential units, along with 650 student housing units. Student 
housing therefore accounts for around 27% of the overall housing units 
provided at King’s Cross Central, which is similar to the proportion sought in 
the London Plan for the borough as a whole. 
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4.5.4 Taking into account the priority on meeting housing targets and provision of 

affordable housing, the housing proportions set out in the London Plan 
housing target for Camden, and the need to ensure an appropriate balance 
between self-contained and non-self contained housing, it is considered that 
the provision of up to around 25% of overall housing development at Euston 
as student housing would be appropriate. 

 
4.6       Provision for travellers 
 
4.6.1    The government published the Planning Policy for Travellers Sites in March 

2012. It states that Councils should assess need, work collaboratively to 
identify land for sites, and plan for sites over a reasonable timescale. The 
London Plan 2011 devolves planning for gypsies, travellers and travelling 
show-people to the boroughs. Boroughs are required to work with the Mayor, 
neighbouring boroughs and local communities to ensure that accommodation 
needs are identified and addressed.  

 
4.6.2 Camden has commissioned a study of traveller needs, which is currently 

being carried out and will help to inform the approach taken to the location 
and form of sites for additional provision in the borough. It is intended that 
traveller needs in Camden will be met through this separate piece of work. In 
the meantime, an assessment has been carried out regarding the potential of 
the sites identified in this Euston Area Plan, in order to asses their potential 
suitability for Gypsy and Traveller provision. This is provided in appendix 9 to 
this Background Report.  
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Figure 8.9: Option 1 - indicative masterplan to show potential development above a 
comprehensive station redevelopment with lowered tracks and platforms   
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Figure 8.10: Option 2 – Indicative masterplan to show development above a new 
high speed station alongside a retained existing station (current HS2 Hybrid Bill 
scheme)  
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Figure 1: Option 8.11 – Indicative masterplan showing development above a 
redeveloped station on the existing footprint  
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9. LAND OWNERSHIP  
 
9.0.1 Key landowners in the Euston area are shown in figure 9.1 below, and 

include: 

 The London Borough of Camden, in particular land and buildings in 
the Regent’s Park, Ampthill and Somers Town Estates; 

 Network Rail, which owns Euston Station 

 Euston Estates, which owns the leasehold to land to the south of 
Euston Station 

 University College London and University College Hospital, which are 
significant landowners in the Bloomsbury area 

 Developers, such as Derwent and British Land 
 
9.0.2 HS2 Ltd/ DfT may also take ownership of key sites in the next few years as 

they purchase land and buildings to facilitate the delivery of the HS2 project.  
 

Figure 9.1 Land ownership in the Euston area 
 



75 
 

10. TRANSPORT AND MOVEMENT 

 

Key issues 

 Euston is extremely well connected, with excellent National Rail, London 
Underground, and bus routes, as well as proximity to key destinations such as 
Central London, Bloomsbury, West End, Camden Town 

 There is a strong policy emphasis at national, London-wide and local levels on 
promoting sustainable transport modes (public transport, walking and cycling) 

 The Mayor of London and Camden Council seek to promote walking and cycling 
by improving infrastructure and the public realm. Key initiatives include the 
Legible London wayfinding scheme, and Cycle Hire 

 There has been a notable increase in cycling in the borough of Camden in recent 
years, whilst car use has reduced 

 Camden expects developments in the Central London area and other highly 
accessible locations to be car free 

 In addition to planned London Underground enhancements, the Mayor’s 
Transport Strategy promotes the delivery of Crossrail 2 (formerly known as the 
Chelsea Hackney), a new line which would provide significant new rail capacity 
and help to mitigate the transport impacts of HS2 

 Euston Road and Euston Station present barriers to north-south and east-west 
pedestrian movement and create a poor local environment, which detracts from 
the potential benefits of the area in terms of proximity to nearby destinations 

 Existing transport pressures, general growth in the use of Euston Station and 
additional passenger numbers in association with HS2 will create a need for 
significant infrastructure enhancements to enable the onward movement of 
additional passengers. 

 HS2 could have significant implications for transport provision in the Euston area. 
The onward movement of passengers is a key issue, with additional passenger 
numbers creating a need for additional transport capacity to meet increased 
demand 

 
10.0.1 Transport policies at national, London and local levels all seek to promote a 

shift towards more sustainable transport modes. The NPPF Developments 
should be located and designed to give access to public transport facilities 
and give high priority to pedestrian and cycle movements. The London Plan 
and Camden Core Strategy seek to ensure that growth and development is 
supported by adequate transport infrastructure.  

 
10.0.2 The Mayor’s Transport Strategy sets out proposals to manage and enhance 

the transport system; encourage more cycling and walking; improve safety 
and security; improve London’s environment (better streets, noise, natural 
environment and air quality, reduce transport’s contribution to climate change 
and improve its resilience; and manage the demand for travel. 

 
10.0.3 Core Strategy Policy CS11 sets out Camden’s approach to promoting 

sustainable and efficient travel, supporting key infrastructure needed to 
support growth in Camden, measures to promote walking, cycling and public 
transport, and measures to manage private travel and freight. Many of these 
strategic elements are taken forward in the Camden Transport Strategy 2011, 
which provides a five-year transport strategy for the borough. London Plan 
policy 6.3 and Camden Development Policies DP16 and DP17 seek to ensure 
that new development is properly integrated with the transport network and is 
supported by adequate walking, cycling and public transport links. 
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10.0.4 Travel choice within the Euston Opportunity Area reflects its high public 
transport accessibility: two thirds of the trips from or to the area in the 
morning peak are currently being undertaken by bus (17 per cent), the 
Underground  (30 per cent) or by National Rail (19 per cent). Walking mode 
share is 22 per cent, vehicles 10 per cent and with cycling at 3 per cent 
(LTDS, TfL). 

 
10.1  Public transport in the Euston area 

 
10.1.1 Almost all of the Euston Area Plan area has an excellent public transport 

accessibility level  (PTAL of 6a/6b) due to proximity to public transport links to 
national rail, Underground and bus services, apart from a limited area to the 
west around Regent’s Park Barracks, which has moderate accessibility (PTAL 
of 3) 

 
10.1.2 Euston, Mornington Crescent, Euston Square and Warren Street stations are 

all within the study area, and King’s Cross and St Pancras stations are within 
close proximity to the east. Five London Underground lines serve the area: 
the Northern and Victoria lines at Euston and the Metropolitan, Circle and 
Hammersmith and City lines at Euston Square.  The area is also well served 
by bus routes. Appendices 4 and 5 show the location of key public transport 
infrastructure in the study area. 

 
Euston Station 

 
10.1.3 Euston Station provides access to mainline and commuter, London 

underground, over ground and National Rail services (see Appendix 4 for a 
map of existing rail and tube services).  

 
10.1.4 Euston Station is one of the busiest London rail termini, which leads to 

significant crowding on London underground services at peak times. Access 
to Euston underground services is currently within the National Rail station 
footprint, and is the only station on the network without a dedicated 
Underground access. Passenger counts from the Central London Termini 
study are also included in Appendix 4, along with existing rail crowding in the 
AM peak 

 
10.1.5  The Mayor’s Strategic Policy Framework calls for integrated transport and 

efficient, high quality interchanges. Euston Station is identified as a national 
and interregional interchange within TfL’s Interchange Framework for 
improvements across London, 2012.  

 
10.1.6 Camden Core Strategy promotes the redevelopment of Euston Station (prior 

to HS2 proposals) and the provision of an improved public transport 
interchange. 

 
10.1.7 A number of studies have been carried out by TfL regarding Euston Station 

and interchange issues, including Euston Interchange: Option Development 
Summary Report (October 2008); Euston Interchange Report (2010); and 
Euston Station PERS Report (2008) Transport for London/ TRL. Key issues 
highlighted in these reports include: 

 A poor taxi environment  

 A need to improve/ reconfigure the existing bus station and increase 
capacity  
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 A need to improve the station entrance/ bus station to reduce conflicts 
between pedestrians, buses and general traffic  

 A need to improve the environment for pedestrians including 
permeability, legibility and crossing capacity across Euston Road and 
Euston Square Gardens.  

 Personal Security is compromised at the public spaces near the 
station, where lighting and surveillance levels are poor. 

 
Proposals for improvements to Underground and rail links 

 
10.1.8 The Mayor’s Transport Strategy includes pledges to implement a prioritised 

programme to deliver station capacity and accessibility enhancements at 
London’s most congested Underground stations, including rail interchanges. It 
also includes provision for London Underground service enhancements that 
will deliver improved capacity and services on the Circle, Hammersmith & City 
and Metropolitan lines (Euston  Square station), and the Victoria and Northern 
lines (Euston Station and Warren Street Station). 

 
10.1.9 The Mayor’s Transport Strategy promotes the delivery of Crossrail 2 (formerly 

know as the Chelsea Hackney line), a new line which would provide 
significant new rail capacity on a corridor running from northeast to southwest 
London. The Strategy states that the project is needed in the longer term to 
reduce crowding on existing routes, to provide the capacity to support 
London’s growth and to provide connections to the National Rail network, 
noting that the introduction of HS2 will increase this need considerably. 

 
10.1.10 As set out in Section 2.3 of this Report, the Government has announced that 

Euston Station will provide the London Terminus for the proposed HS2 rail 
link. The additional passenger numbers associated with HS2 would place 
significant additional pressure on existing public transport infrastructure at 
Euston. 

 
  Bus connections 

 
10.1.11 Euston Road is well served by buses with a comprehensive, high frequency 

network serviced by intermittent bus lanes in each direction on Euston 
Road. Routes that serve Euston station include east-west connections 
towards Baker Street/ Paddington and King’s Cross/ Angel and the City, and 
north-south links connecting with Camden Town and the West End and 
Bloomsbury. There are up to 127 buses per hour in the weekday peak 
servicing Euston Station and up to 60 buses per hour in the weekday peak 
servicing Hampstead Road. Appendix 5 shows the existing bus network 
serving Euston. 

 
10.1.12 There are 14 bus stops in close proximity to Euston Station, with six bus 

stops and four bus stands at Euston station, which are listed below and 
shown in Appendix 5. The current bus station at Euston Station is located 
between Euston Square Gardens and the office complex and is accessed 
from Euston Road and Eversholt Street via Euston Grove.  

 
Bus stops at Euston Station 

 Stop C: routes 10, 59, 91 and 390 

 Stop D: routes 30, 73, 205, 476 

 Stop E: routes 59 and 68 
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 Stop F: route 18 

 Stop G: route 253 

 Stop AP: routes 68, 253, 476 
 

Bus stands at Euston Station 

 Stand EUSTSNGS: Route 18 (3 stands) 

 Stand EUSTSNSS: Route 68 (3 stands) 

 Stand EUSTSNNS: Route 253 (2 stands) 

 Stand EUSTNRS: Route 476 (2 stands) 
 
10.2 The Road Network 
 
10.2.1 Camden’s Transport Strategy seeks to reduce motor traffic and vehicle 

emissions; improve road safety and personal security for people travelling in 
Camden; and effectively manage the road network to manage congestion, 
improve reliability and ensure the efficient movement of goods and people.  

 
10.2.2 The Euston Area is well connected to the Transport for London and the 

Borough Principle Road Networks with the A400 (Hampstead Road), A501 
(Euston Road) and A4200 (Eversholt Street) encircling the Opportunity Area. 
Euston Road is located on the boundary of the Congestion Charging zone, 
and provides an important east west traffic connection. Euston Road caters 
for approximately 72,000 vehicles per day, and is part of the London Inner 
Ring Road. Appendix 6 of this Report shows the Road Network surrounding 
Euston Station. 

 
10.2.3 The Camden Transport Strategy highlights the severance impacts of Euston 

Road, which cuts off some of the most deprived communities of St Pancras 
and Somers Town from services and amenities south of the borough. As 
indicated in paragraph 12.4 of this report, Euston Road also suffers from 
significant air quality issues associated with traffic emissions. 

 
10.2.4 TfL ACCSTATS collision data has been analysed for 36 months to end May 

2012, during this period there were a total of 324 reported collisions, of which 
3 were fatal and 38 were serious. The 3 fatal collisions were all pedestrians 
who crossed the road in front of moving vehicles at Euston Road / Fitzroy 
Street junction, Islington Place / Eversholt Street junction and at Euston Road 
/ Tottenham Court Road junction. Out of the 38 serious collisions, 15 (39%) 
were along Euston Road and 9 (24%) were on Hampstead Road. 

 
Reducing car use 

 
10.2.5 Car use in the Euston area is comparatively low, even compared to the 

borough average. 72% of households in the study area have no car or van. 
This is noticeably higher than the borough average of 61% (2001 Census). 
Car ownership has fallen noticeably in the last ten years, with levels in the 
study area and Camden falling by 6% and 5% respectively.  

 
10.2.6 Camden’s Core Strategy and Development policies expect development to be 

car free in the Central London area and other areas that are easily accessible 
by public transport. In 2011/12 157 dwellings (44% of all completed dwellings) 
were designated as ‘car free’ - not having a parking space or permit. In 
2010/11 359 homes were designated as car free (66% of all completed 
homes). The number of car free dwellings designated each year is affected by 
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that would accommodate postgraduate study and research as well as 

housing for students and staff.  
 
11.1.13 Other higher education facilities in Bloomsbury include University of London, 

Birkbeck College, and the School of African and Oriental Studies, as well as 
the Royal Academy of Dramatic Art (RADA). 

 
11.2  Health facilities 

 
11.2.1 There is a nationally significant cluster of medical and specialist medical 

research uses in and around the study area. This includes the University 
College Hospital cluster to the south of Euston Road, and research uses such 
as the Francis Crick Institute (Brill Place) and the Wellcome Trust (Euston 
Road).  

 
11.2.2 There is also a range of smaller scale health facilities in the area that serve 

the needs of local people. 
 

Hospitals 
 
11.2.3 University College Hospital has a range of health and research facilities in the 

Bloomsbury area, and continues to deliver new and improved facilities as part 
of its portfolio. 

 
11.2.4 Within the study area, the new University College Hospital Main Wing (A&E 

department) on Euston Road opened in 2005, and offers a range of services 
including accident & emergency, hyper-acute stroke unit, cancer care, critical 
care, general surgery, dermatology, general medicine, general neurology, 
orthopaedics and paediatric & adolescents.  

 
11.2.5 In November 2008, maternity and neonatal services moved to the Elizabeth 

Garrett Anderson (EGA) Wing, which is located behind the UCH Main wing. 
 
11.2.6 To the south of these facilities, the Bloomsbury area is also home to a cluster 

of other UCH facilities that house both treatment centres (such as the 
Hospital for Tropical Diseases, Royal Ear Hospital and the UCH Cancer 
Centre, which opened in 2012) and a range of research facilities. 

 
11.2.7 There are strong links between University College Hospital and University 

College London. UCH staff provide clinical teaching to UCL students, and 
medical students undertake clinical training at UCH in years 3, 4 and 5 of their 
course. At the same time, medical students often go on to work at UCH in the 
future. 

 
11.2.8 To the north/ east of the study area is St Pancras Hospital, on St Pancras 

Way. The hospital focuses on service relating to mental health issues 
including an inpatient rehabilitation unit, mental health continuing care for 
older people, a carers’ support service and acute in-patient mental health 
care  

 
GP surgeries 

 

11.2.9 There are a number of GP surgeries within the Euston area, which provide 
everyday medical care for local people. There is a relatively even distribution 
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of surgeries around the study area (see Figure 11.1). Appendix 7 provides a 
list of GP surgeries in the area. 

 
11.2.10 Within Regent’s Park Estate, the West Euston Healthy Community Project 

(WEHCP), a partnership of local organisations working together to tackle 
health inequalities in the West Euston area. The partners provide a wide 
range of health related activities at the H-Pod Healthy Living Centre at 
Cumberland Market and at other sites in Regent’s Park ward. 

 
Information currently being sought front NHS Camden regarding capacity and issues 
relating to future growth. 
 
11.3 Other emergency services 
 

11.3.1 The London Fire Brigade Asset Management Plan indicates that the Euston 
Fire Station (172 Euston Road) is to remain in place. It will therefore continue 
to provide an important emergency service for this part of London.  

 
11.4 Community centres and libraries  
 

11.4.1 There are a range of community centres in the study area, which are listed in 
Appendix 7. these provide meeting places and services for local people. 
Many buildings are owned by Camden Council and leased to voluntary and 
community sector organisations which provide services, although in some 
cases services are provided by the Council itself.  Dedicated amenities are 
provided in the area for young people, for example at the Surma Centre and 
the Samuel Lithgow Youth Centre.  

 
11.4.2 The Surma Centre is located in the Regent’s Park Estate, and provides 

services for the local Bengali population through the Bengali Workers’ 
Association. It is to be replaced with new facilities, potentially as part of the 
redevelopment of the Netley School site (see paragraph 8.1.4 above).  

 
11.4.3 The West Euston Partnership is an alliance of local community, voluntary, 

public and private sector organizations set up by local people. It currently 
operates from two premises: a temporary building at the junction of 
Hampstead Road and Robert Street, and the H-Pod healthy living centre on 
Cumberland Market. The Partnership runs projects to improve health, help 
reduce social isolation, create jobs and enhance the environment. It will be 
moving from the temporary building in 2013 to new premises in the Regent’s 
Place development, which are to be provided by British Land under a S106 
agreement for the development. 

 
11.4.4 The Silverdale tenants’ hall on the Regents Park Estate and the tenants hall 

of the Ampthill Estate could be lost should HS2 proceed, as a result of the 
proposed expanded footprint of Euston Station.  

 
11.4.5 Camden Town Library, at the Crowndale Centre is the main library resource 

in the area.  
 

11.4.6 Given the costs involved in running new community centres, it is likely that 
new community facilities will not be required as part of new development due 
to the financial obligations on the Council to run facilities over the longer term. 
It is therefore likely that contributions towards the maintenance, improvement 
and (where appropriate) enhancement of existing community facilities and 
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services will be sought in order to meet needs generated by new 
development. 

 
11.5 Open space 
 

Planning policy relating to open space 
 
11.5.1 The National Planning Policy Framework, the London Plan and the Camden 

Core Strategy seek to protect existing open spaces. The London Plan (policy 
2.18) sets out the Mayor’s aim to protect, promote, expand and manage the 
extent and quality of, and access to, London’s network of green infrastructure. 
It also supports the All London Green Grid (policy 2.18) and the greening of 
the urban environment (policy 5.10). Under Camden’s Core Strategy (policy 
CS15), Camden will protect designated open spaces and other suitable land 
of 400sqm or more on large estates with the potential to be used as open 
space. Policy C15 of the Camden Core Strategy states that the Council will 
also tackle deficiencies and under-provision and meet increased demand for 
open space by: 

 providing additional open space at King’s Cross as well as securing 
additional open space in the growth areas, including Euston.  

 Securing improvements to publicly accessible open land on the 
Council’s housing estates. 

 Securing other opportunities for additional public open space. 

 Ensuring that developments make an appropriate contribution to the 
supply of open space, with a standard of 9 sq m open space per 
person). This should be through on-site provision where possible, as 
well as improvements to open spaces, access arrangements and 
connections between spaces from developments that create an 
additional demand for open space. Further details regarding 
Camden’s open space standards are set out in chapter CPG6 
(Amenity) of the Camden Planning Guidance SPD. 

 

11.5.2 The London Plan and Camden Core Strategy and Development Policies seek 
to ensure that development that is likely to lead to an increased use of open 
space should make an appropriate contribution to the supply of open space. 
Supporting this, the Camden Site Allocations seeks the on-site provision of 
new open space as part of developments in the Euston area, in particular at 
Euston Station (site 9), 132-140 and 142 Hampstead Road (site 10) and 
Granby Terrace (site 11). 

 
11.5.3 The Mayor’s Providing for Children and Young People's Play and Informal 

Recreation SPG (2008) sets out a requirement to provide 10 square metres of 

play and recreation space for every child in new housing developments. It 
also states that appropriate and accessible facilities within 400 metres for 5-
11 year olds or within 800 metres for 12 plus age groups may be acceptable 
alternatives. 

 
11.5.4 Under Camden Development Policy DP31, Camden applies a standard of 9 

sq m of open space per occupier for residential development, and 0.74 sq m 
per worker for commercial development, when assessing the open space 
contribution required form developments. The Camden Planning Guidance 
SPD sets out how this standard is applied, including relating to on-site and 
off-site provision. 
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Open space in the Euston area 

 
11.5.5 Open spaces in the Euston area play a valuable role in providing amenity 

space for residents, visitors and the local working population. They also have 
a role in mitigating the effects of climate change: Camden’s Sustainability 
team has advised that any investment in and improvements to open spaces 
should take opportunities to act as storage for water in extreme flood events. 
This is particularly true of Euston Square Gardens and St James’s Gardens. 

 
11.5.6 There are a range of designated open spaces in and around the study area 

(see Figure 11.2 below). To the west of the Euston Area Plan area is 
Regent’s Park, a Metropolitan Park which provides a range of informal and 
formal recreational facilities. However, access to this park is restricted by poor 
quality links between spaces and across housing estates. Camden’s Parks 
and Open spaces team has advised that improvements to open spaces 
should occur alongside improvements to their accessibility. 

 
Figure 11.2 Open spaces in the Euston area 
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11.5.7 The following designated public open spaces are located within the study 
area: 

 Euston Square Gardens: A designated London Square 
immediately south of Euston Station. This open space has listed 
buildings within it and at its edge, one of which is within the station 
footprint and would be lost were HS2 to proceed in its currently 
proposed form. It also contains a significant number of mature 
London Planes of high value. While the Gardens historical value 
and trees of significant importance, the space is not utilised to its 
maximum potential due to the close proximity to, and poor 
landscaping from the Euston Road. Due to its proximity, the 
redevelopment of Euston Station (with or without HS2) could have 
a significant impact on the role and character of this open space.  

 St James’s Gardens, which includes a number of listed structures 
associated with its previous use as a graveyard. Approximately 
two thirds of this open space would be lost were HS2 to proceed, 
as it is required to accommodate the expanded station footprint 

 BHS Garden public open space: a small open space immediately 
west of the proposed expanded (HS2) Euston Station footprint 

 Hampstead Road open space: half of this open space would be 
lost as a result of HS2 due to the expanded station/ track footprint 

 Munster Square, Clarence Gardens and Cumberland Market: 
these three open spaces are located within Regent’s Park Estate 
and were previously connected as part of the original John Nash 
masterplan for the area. Munster Square and Clarence Gardens 
were designated as London Squares under the 1931 London 
Squares Preservation Act. While currently of a low quality these 
spaces are heavily used by the local population, in particular dog 
walkers. 

 Augustus and Redhill Allotments: located to the north of 
Cumberland Market on the Regent’s Park Estate, on the site of the 
Cumberland Basin. After WWII the old canal basin was filled in 
and covered with topsoil, and became the base of the Crown 
Tenant’s Horticultural Society, who turned the basin into allotments 
as part of the Dig for Victory campaign. The allotments survive as 
one of oldest running and largest collection of horticultural 
allotments in London, and are of historic interest as well as an 
important local amenity. 

 Allotments and Multi Use Games Area, William Road: a small 
allotment and open multi use games area within the Regent’s Park 
Estate. 

 Harrington Square: designated as a London Square under the 
1931 London Squares Preservation Act. The square comprises a 
triangular garden which is surrounded on all three sides by roads. 
The amenity value of the square and its mature trees are identified 
in the Euston Historic Area Assessment as positive features. The 
Assessment also highlights the negative impact of heavy traffic on 
the amenity of Harrington Square 

 Ampthill Square: this open space is designated as a London 
Square under the 1931 London Squares Preservation Act. 
However its historic integrity and role as an open space is reduced 
as a result of its seclusion within the Ampthill Estate.  
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 Tolmers Square: set with a fairly enclosed setting of predominantly 
1970s development, the space is used informally as a kick about 
area. It is located in the south east of the study area 

 The Garden of Friends, Friends House: a small open space 
located in a small area between Friends House and Leslie Foster 
House. The space fronts onto Euston Road, and would have 
originally formed part of Euston Square Gardens before most of 
the southern part (south of Euston Road) was lost to built 
development.  

 
11.5.8 Other designated open spaces close to the east of study area include Chalton 

Street Open space, Purchese Street Open space and Oakley Square. To the 
south of the study area are Gower Gardens, Gordon Square Gardens and 
Tavistock Square. 

 

11.5.9 The 2008 Open Space, Sport Recreation Study (the 2008 study) assesses 
the quantity and quality of open spaces in the borough, and the need for new 
open space in the future. Specific advice is provided in relation to the 
Regent’s Park, Somers Town and Central London sub areas. This is 
summarised below. 

 
Figure 11.3 relevant sub areas in the 2008 Open Space, Sport Recreation Study 
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Regent’s Park sub area: issues and priorities 

 
11.5.10 The 2008 study states that proximity to Regents Park provides residents 

with easy access to a Metropolitan Park, which contains a range of informal 
and formal recreational facilities. However, consultation results from the 
2008 Euston: A Framework for Change and the initial 2012 consultation on 
the Euston Area Plan indicate that in practical terms, connectivity to the park 
from the east (i.e. from Regent’s Park Estate) is limited, with only one link 
from Albany Street into the east side of the park.  

 
11.5.11 Other open spaces in this sub area include three linked spaces at Munster 

Square, Clarence Gardens and Cumberland Market. These provide amenity 
space for residents in the Regent’s Park Estate, although their wider use (by 
those less familiar with the estate) may be limited due to the lack of legibility 
within the estate, which may make it difficult to access for those from other 
areas. 

 
11.5.12 The 2008 study identifies a small area of public open space deficiency in the 

south of the sub area, and indicates deficiencies in the quantity of and 
accessibility to play provision and play provision. However, Camden’s Parks 
and Open Spaces team has indicated that current open space issues are 
more focused around the need to improve the quality of and accessibility to 
existing open spaces. They have correlated the existing spread of play 
provision with indicators of deprivation, income deprivation affecting children 
and estimated change in child population until 2022. The areas most 
affected have suitable play provision, although slight deficiencies were 
identified central part of Regents Park sub area. 

 
11.5.13 The 2008 study concludes that the priority for investment and improvement 

in Regents Park sub area will be to achieve quality improvements at those 
sites that are low quality or value: 

 Munster Square: currently low quality and low value. Suggests 
repainting railings, removal of graffiti, replanting and landscaping. 
Potential to improve cultural and social value of the site by creating 
links with adjacent church and housing areas with a view to hold small 
scale community events. 

 Clarence Gardens: also currently low quality and low value. Suggest 
improvements to landscaping and introduction of planting, repair and 
painting of existing fencing, improvements to existing hard 
landscaping. 

 Hampstead Road open space:  currently high quality but low value 
open space. Suggests improvements to quality of open space through 
replanting/ landscaping, improved cleansing, increase the size and 
range of play equipment in the play area. 

 There is potential to improve the amenity value of some of the open 
space within the Hampstead Road estate, by introducing improved 
hard and soft landscaping. 

 Tolmers Square is situated in an area of public open space deficiency. 
This small site could benefit from a redesign that provides dedicated 
children’s play and better landscaping. 

 Albert street estate – improved planting and landscaping, provision of 
seating and children’s play both informal and formal provision. 
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Somers Town sub area: issues and priorities 

 
11.5.14 The 2008 study notes that Somers Town has the fewest open spaces of any 

of the sub areas within Camden. Publicly accessible open spaces in this sub 
area generally have limited functions providing areas for sitting out, and in 
some cases children’s play. The amenity value of these spaces is important, 
providing a break from the built up character of area. Furthermore, officers 
note that areas to the east of Euston Station have poor accessibility to the 
open spaces located to the west of the station due to its barrier effect. 

 
11.5.15 New open spaces being delivered as part of the King’s Cross Central 

development will make a significant contribution towards meeting some of 
the needs within this sub area.  

 
11.5.16 The 2008 study states that the priority for investment and improvement in 

the Somers Town sub area will be to achieve quality improvements at those 
sites that are low quality or value, and seek allotments and nature 
conservation areas. Key issues and priorities for investment and 
improvements highlighted in the study include: 

 A lack of allotments within the sub area and entire sub area beyond 
the catchment of an allotment; 

 A small area of deficiency in access to the natural environment; 

 “Euston station development provides a good opportunity to develop a 
new large public open space. The existing open space at the site 
could be reconfigured, and the potential to deck over part of the 
railway should be investigated. New open space should include 
children’s play, court based sports facilities and community gardens.” 

 Chalton Street open space (outside Euston Area Plan boundary): 
enhance existing facilities, in particular by providing new seating and 
improvements to the play area. 

 Purchese Street Open Space (outside Euston Area Plan boundary): 
currently low quality and low value. Improve the quality of 
infrastructure in particular railings pathways, and the play area. 
Potential exists to provide a nature conservation area, which would 
help meet some deficiencies 

 Improvements also suggested for Goldington Crescent Gardens, 
further away from the Euston Area Plan boundary. 

 
Central London sub area: issues and priorities 

 
11.5.17 The southern part of the Euston Area Plan area (immediately south of 

Euston Road) is within the Central London sub area, which is characterised 
by small open spaces mainly in the form of London squares. A large number 
of open spaces are in private ownership and not accessible to the public. 
Most open spaces provide for informal recreation, with a limited number of 
children’s play areas and community garden spaces. 

 
11.5.18 Opportunities for new open space as part of new development are limited 

due to the small nature of most development sites. Key issues and priorities 
for the sub area include: 

 Below recommended public open space quantity standard.  

 Currently no allotments within the sub area, however there is 
access to community gardens; 

 Areas of deficiency in access to nature conservation; 
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 Improvements suggested for Judd Street, Regent Square and 
Wicklow St open spaces (none of which are within the Euston 
Area Plan area). 

 

11.5.19 Camden’s Parks and Open Spaces team have indicated that, because of 
the shortage of open space in this sub area, opportunities should be sought 
to enhance access to the open spaces to the north of Euston road, including 
Regent’s Park.  

 
11.6 Public houses 

 
11.6.1 Local public houses that serve a community role are also considered to be 

community facilities in the Camden local development framework. There are a 
number of public houses across the study area. In recent years, the 
Sovereign (Regent’s Park Estate) and Cape of Good Hope (Albany Street) 
public houses have closed, although a number of other public houses remain 
in the area.  



95 
 

12. Culture, entertainment and leisure 

 

Key issues: 

 Culture, entertainment and leisure uses play a key role in London’s world city 
role, establishing it as a major visitor and tourist destination, attracting visitors, 
workers and investment and directly contributing to the economy and jobs in the 
capital; 

 There is a range of major cultural institutions and leisure uses close to and within 
the study area; 

 Camden’s Core Strategy promotes cultural, leisure and tourist uses in the Central 
London area to reinforce the role and character of the area; 

 There is a need to manage the impact of such as can have impacts on 
surrounding communities and transport infrastructure, and can raise community 
safety issues 

 
12.1 The Mayor’s Economic Development Strategy highlights the importance of 

the leisure industry to the London economy. Leisure, entertainment and 
tourism cover a wide variety of uses including hotels, restaurants, and a 
range of visitor attractions such as theatre. 

 
12.2 The cultural sector is a major employer and economic generator, with a 

turnover of over £18bn. Culture plays an important role in boosting the visitor 
economy, ensuring London’s position as a global capital for creativity and 
commerce.  

 
“London is one of the most significant centres of cultural, artistic and 
intellectual life, with unrivalled collections of art, historical artefacts and 
architecture stretching across centuries and continents. At the same time, the 
city sets cutting-edge trends in contemporary culture, attracting the best and 
brightest of the world’s talent in the arts, fashion, film, design, music and 
theatre” (Cultural Metropolis – the Mayor’s economic development strategy, 

p7). 
 

12.3 Culture also plays a key role in attracting people to London to live, work and 
invest, which is also important in maintaining the capital’s world city status. 

 
 “London has a deserved global reputation for a rich and diverse cultural offer. 
Its thriving artistic and cultural life makes the capital a vibrant and exciting 
place to live, work and enjoy. London’s cultural offer is a major factor 
attracting investors, entrepreneurs and highly skilled workers” (Mayor’s 

Economic Development Strategy paragraph 2.29) 
 
12.4 Cultural Metropolis, the Mayor’s Economic Development Strategy seeks to 

ensure continued support and investment for the cultural and creative sectors. 
 
12.5 As an inner and central London borough, Camden accommodates a range of 

cultural, leisure and entertainment uses. There is a range of major cultural 
and leisure attractions in and around the Euston area, which make an 
important contribution to the vibrancy, attractiveness and economy of 
Camden: 

 The British Museum, Britain’s most popular visitor attraction: over 5 
million people visited the museum in 2013. It is located in Bloomsbury, 
around 800 metres south of Euston road; 
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 Bloomsbury is also home to a range of other tourism and cultural 
uses, including the Royal Academy for Dramatic Art, and a number of 
hotels. 

 University of the Arts main campus is located in the Granary Building. 
The colleges that make up the university include Central St Martin 
College of Arts and Design and the London College of Fashion, two of 
Britain’s leading creative and cultural learning institutions. It is located 
around 750 metres to the east of the study area; 

 Camden Town has been the centre of alternative culture in London for 
decades. It is a major music hub, an international visitor destination- 
international visitor destination and has a strong emerging role in 
fashion and media. Camden town is located immediately north of 
Mornington Crescent to the north of the study area; 

 The British Library is the national library of the United Kingdom and 
one of the world’s greatest libraries. It receives a copy of every 
publication produced in the UK and Ireland and holds a collection of 
over 150 million items, with 3 million new items added every year. 
Over 16,000 people use its on-site and online collections each day. It 
is located on the north side of Euston Road, around 100 metres east 
of the Euston Area Plan study area; 

 The West End, to the south west of the study area is an international 
visitor destination, with world famous theatres, restaurants, hotels  and 
other leisure and entertainment uses; 

 
12.6 The Euston study area accommodates a range of leisure and tourism uses 

including hotels, pubs and restaurants, most of which are focused along 
Euston Road.  

 
Protecting, promoting and managing the impact of cultural, leisure and 
entertainment uses 

 
12.7 The London Plan Policy 4.6 seeks to support the continued success of 

London’s diverse range of arts, cultural, professional sporting and 
entertainment enterprises. Similarly, Camden Core Strategy policy CS9 and 
policy DP15 of the Camden Development Policies support the role of cultural 
and visitor uses in the Central London area, whilst policy CS10 supports the 
retention and enhancement of existing leisure and cultural facilities. 

 
12.8 However, whilst cultural, leisure and entertainment uses can add to the 

vibrancy and vitality of Camden’s places, they can also have impacts on the 
surrounding area, including in relation to noise, disturbance, community 
safety and (for larger scale uses), additional demand on the transport 
network. For this reason, policies CS7 and CS9 of the Camden Core strategy 
and policies DP12, DP15 and DP16 set out a range of measures to ensure 
that such uses do not harm the amenity of neighbouring residents, and are 
suitably located and provided for in relation to transport provision.  
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13. ENVIRONMENT 

 

Key issues 

 There is a pressing global need to reduce CO2 emissions. Mitigation of and 
adaptation to climate change is a key priority at national, London-wide and local 
levels 

 The energy hierarchy requires us to use less energy; then supply energy 
efficiently; and then use renewable energy 

 The government aims to progressively improve energy/carbon performance set in 
Building Regulations to achieve zero carbon housing from 2016, and has also 
announced proposals to deliver zero carbon standards in non-domestic buildings 
from 2019. 

 Decentralised energy is established as a key measure for Camden to achieve its 
challenging borough-wide CO2 reductions targets to 2050 and the Euston Road 
corridor is identified as having strong potential to deliver a new decentralised 
network 

 Surface water flooding is an issue in the area, with particular risks around Euston 
Station. Potential measures to mitigate this include sustainable urban drainage 
schemes in existing and new open spaces, and green roofs and other rainfall 
harvesting processes in new development 

 Euston Road is recognised as experiencing significant problems with air quality 
and noise as a result of traffic emissions and vehicle noise. Hampstead Road is 
also recognised as a priority in relation to noise 

 St James’ Gardens Local is a local Site of Importance for Nature Conservation. In 
addition, there are numerous species records for the area, including a number of 
protected and priority species 

 Existing biodiversity in the area could be enhanced through enhancements to 
existing open spaces, provision of new open spaces, living roofs and walls, 
provision of additional street trees and other greening of the streetscene 

 
13.1 Energy 
 

National Climate change and energy policy 
 
13.1.1 The Climate Change Act 2008 legislated for a legally binding target of at least 

an 80% cut in greenhouse gas emissions by 2050, to be achieved through 
action in the UK and abroad.  

 
13.1.2 The Act also created a carbon budgeting system that caps emissions over 

five-year periods, with three budgets set at a time, to help us stay on track for 
our 2050 target. The 2nd Carbon budget has just started running 2013-17 and 
was approved by Parliament and set in law at the end of June 2011. The limit 
is set at 55 MtCO2e (metric tonne carbon dioxide equivalent). The Act states 
that, for the budgetary period 2018-2022, the annual equivalent of the carbon 
budget for the period must be at least 34% lower than the 1990 baseline. 

 
13.1.3 The work of the Climate Change Act has been supported by legislation in 

planning. The National Planning Policy Framework (NPPF) states that 
planning has an important role in mitigating and adapting to climate change, 
and has a key role in promoting sustainable development, and states that 
LPAs should have a positive strategy to promote renewable and low carbon 
energy 
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Camden’s Climate change and energy policy and challenges 

 
13.1.4 In Green Action for Change, Camden’s environmental sustainability plan 

2011-2020, the borough states its aim to contribute to Government targets to 
reduce carbon emissions by 80% by 2050 from 1990 levels and moreover to 
reduce carbon emissions within the borough from 2005 levels by:  

 10% by 2012  

 27% by 2017 

 40% by 2020.  
 
13.1.5 Camden’s emissions are largely from buildings with 65% coming from 

Industrial and Commercial sources and 25% from domestic sources. This 
contrasts with 44% and 31% nationally.  

 
13.1.6 Emissions in Camden decreased from 2006 to 2009 in both absolute and per 

capita terms, resulting in an 8% reduction in absolute emissions and 12% 
reduction in per capita emissions to 2009. However, in line with most of 
London and the UK, there was an increase from 2009 to 2010 of 6% in total 
emissions which has cut the overall absolute reduction since 2005 to 1.9%. 
As shown in Figure 11.1 below, this indicates that it will be challenging to 
achieve the reduced emissions required to reach a 20% CO2 emissions 
reduction by 2020. 

 
Figure 13.1 Reduced emissions scenario for Camden compared with actual 
emissions  

 
 

13.1.7 This rise in emissions was despite transport emissions reducing, 
demonstrating that Camden needs to make significant improvements in 
reducing its emissions from both industrial/commercial and domestic 
buildings.  

 
13.1.8 The London Plan sets out the Mayor’s energy hierarchy, which is also 

reflected in policy CS13 of the Camden Core Strategy.  
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 Figure 13.2 The Mayor’s energy hierarchy 

 
 
13.1.9 The London Borough of Camden has developed planning guidance to ensure 

that emissions from buildings are reduced. CS13 of the Core Strategy 
requires all development to take measures to minimise the effects of climate 
change and encourage all development to meet the highest feasible 
environmental standards that are financially viable during construction and 
occupation. 

 
Be lean: Minimising energy use in buildings 

 
13.1.10 Stage 1 requires new buildings to be energy efficient through natural 

systems, thermal performance, mechanical systems and other energy 
efficient technology.  

 
13.1.11 The NPPF states that actively support energy efficiency improvements to 

existing buildings and use methods consistent with the Government’s zero 
carbon buildings policy when setting local requirements for building 
sustainability.  

 
13.1.12 The Government’s policy statement Building a Greener Future (CLG 2007) 

sets out the government’s policy aim to progressively to improve 
energy/carbon performance set in Building Regulations to achieve zero 
carbon housing within 10 years. It proposes to work towards zero carbon 
standards in new homes in three steps:  

 in 2010 to a 25 per cent improvement in the energy/carbon 
performance set in Building Regulations (Code for Sustainable Homes 
level 3);  

 in 2013, to a 44 per cent improvement (Code for Sustainable Homes 
level 4);  

 in 2016, to zero carbon (Code for Sustainable Homes level 6) 
 
13.1.13 The Code for Sustainable Homes provides a single national standard to 

guide industry in the design and construction of sustainable homes, and 
plays a key role in the move towards zero carbon homes. Camden 
Development Policy DP22 expects new residential development to meet 
Code Level 4 by 2013 and Code Level 6 (zero carbon) by 2016, and expects 
new non-domestic developments of 500sqm floorspace or above to achieve 
‘very good’ BREEAM, with ‘excellent’ from 2016 and encouraging zero 
carbon from 2019.  

 
13.1.14 Building a Greener Future also acknowledges the need to pursue energy 

efficiency improvements to existing housing stock, as well as delivering 
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higher sustainability standards in new commercial development. The 
Government has since announced proposals to deliver zero carbon 
standards in non-domestic buildings from 2019. 

 
13.1.15 In relation to the performance of recent developments in Camden (according 

to the Camden AMR 2011/12): 

 In 2011/12, of the 11 schemes undertaking BREEAM assessments, 2 
achieved an excellent rating whilst 9 achieved a ‘very good’ rating.  

 In 2011/12, 10 schemes undertook a Code for Sustainable Homes 
assessment, with 3 achieving ‘Level 4’ and 7 achieving ‘Level 3’. 

 
Be mean: low carbon energy supply 

 
13.1.16 Stage 2 aims to ensure that developments have done all they can to obtain 

an efficient supply of energy.  
 
13.1.17 Existing policy and research indicated that decentralised energy is likely to 

play an important part in minimising CO2 emissions from both existing and 
new development. 

 
13.1.18 Delivering a Low Carbon Camden - Carbon Reduction Scenarios to 2050 

provides a broad vision of how energy and transport provision might look in 
2050, and sets out how challenging CO2 reductions targets could be 
achieved. The following conclusions are drawn in the report: 

1. Camden’s existing target of a 60% reduction in CO2 emissions can be 

met through technological means in a financially viable way. 
2. Higher targets would rely on either alternative technologies and fuels 
becoming available or on significant behavioural change to reduce 
demand.  
3. The use of district heating and CHP technologies is essential to meet 
the necessary CO2

 reduction targets.  
 
13.1.19 CHP is therefore highlighted as a key means for Camden to achieve its 

carbon reduction targets. Informed by the study, Core Strategy Policy CS13 
and supporting map 4 support the use of local energy networks, including 
specific support for the proposed Euston Road decentralised energy 
network.  

 
13.1.20 CPG3 states that Camden will expect developments to connect to an 

existing or planned decentralised energy network and use the heat unless 
developers can demonstrate it is not technically feasible or financially viable. 
If this is not possible they should consider in order: 

 installing a Combined (Cooling) Heat and Power Plant (CHP or 
CCHP) 

 providing a contribution for the expansion of decentralised energy 
networks 

 allowing sufficient space and adequate design for decentralised 
network to be installed in the future. 

 
13.1.21 The Euston Area Plan team has therefore commissioned a high level study 

to assess opportunities for decentralised energy in the study area including 
support for the proposed Euston Road decentralised energy network. The 
study indicates that the dense heat loads and mixed uses associated with 
the proposed redevelopment of the Euston Station area provide significant 
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potential for a district heating network. Figure 13.3 below shows a potential 
local heat network for the Euston area. The key findings and 
recommendations of the study are provided below. 

 
13.1.22 General recommendations: 

 An option whereby the full network is built out to connect to and serve 
development as a single phase upon the completion of all build-out 
phases (rather than a two phase approach) was found to present the 
most financially attractive results (including lower costs) from initial 
modelling, as well as marginally better carbon abatement. 

 Increased development densities and mixes of uses could further 
enhance the commercial case for a heat network 

 The design of heating systems for the earliest developed buildings 
should be suited and prepared for subsequent connection to a heat 
network. 

 Potential energy centre locations should be safeguarded 

 A full feasibility study should be carried out to examine in detail the 
design and operation of a network, including technical, financial and 
commercial considerations such as funding options and financial 
performance. 

 
13.1.23 Specific recommendations regarding the form and location of a potential 

energy centre and network: 

 The areas and buildings of highest predicted heat demand are situated 
in and adjacent to the Euston Station/ HS2 development boundary. 

 For this reason, the most technically suitable location for an energy 
centre (housing generation plant serving the network) is within the 
Euston Station site, subject to any constraints to associated flues. The 
study indicates that the centre could be located towards the north 
western part of the Euston Station and Tracks site 

 The study has also explored the opportunity for the provision of energy 
centres initially on a small scale within Regent’s Park Estate to link into 
the potential for a larger centre at or in the vicinity of Euston Station in 
the longer term.  

o A number of existing and proposed buildings to the eastern side 
of the estate could be linked to a feasible energy network 

o Some of the more outlying buildings, in the west of the Regents 
Park Cluster, were found to be among those with the smaller 
heat loads. Using a conservation scenario of demand modelling  
there is potential to support an interim local energy network at 
the estate. Further detailed modelling when there is greater 
clarity on housing development in the Regent’s Park area.  

 A CHP scheme for Phoenix Court is located just to the east of the West 
Somers Town sub area, and includes provision for additional loads to 
connect to the network. With those buildings identified within the Somers 
Town Cluster (to the east of Euston Station) potentially developed prior 
to those within the HS2 site, it is likely that initial heat demands will need 
to be met via either via local plant or potentially a connection to the 
emerging Phoenix Court network (further east along Phoenix Road). 
Further consideration is therefore recommended regarding potential 
connections with Somers Town buildings with the Phoenix Court 
network.  
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Figure 13.3: Potential Euston area heat network layout (ARUP, 2013)  

 

 
 
 
Be green: renewable energy supply 

 
13.1.24 Stage 3 involves considering how renewable energy technologies can be 

used to further reduce the carbon dioxide emissions of a development.  
 
13.1.25 The Camden Core Strategy states that developments will be expected to 

achieve a 20% reduction in carbon dioxide emissions from on-site 
renewable energy generation unless it can be demonstrated that such 
provision is not feasible. The 20% reduction should only be attempted once 
stages 1 and 2 of the energy hierarchy have been applied. When assessing 
the feasibility and viability of renewable energy technology, the Council will 
consider the overall cost of all the measures proposed and resulting carbon 
savings to ensure that the most cost-effective carbon reduction technologies 
are implemented in line with the energy hierarchy.  

 

13.1.26 The 2011/12 AMR sets out the proportion of renewable energy provided out 
of 19 schemes that year that were classified as major applications: 
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 10 schemes proposed to achieve 20% or more of their energy 
from renewable energy sources; 

 4 schemes proposed less than 20% of their energy from 
renewable energy sources; and 

 5 schemes did not propose on site production of renewable 
energy. Of the five schemes which did not incorporate renewables, 
four schemes were change of use applications, whilst the other 
was for an extension which achieved a Code for Sustainable 
Homes Level 3. 

 
13.1.27 Table 11.1 below shows that there was an improvement in the number of 

schemes which produced more then 20% of their on site energy needs from 
renewable sources from the previous year (2 in 2010/11 compared to 10 in 
2011/12). 

 

Table 3.1 Proportion of energy produced on site from renewable sources 

 2010/11 2010/11 % 2011/12 2011/12 % 

> 20% 
 

2 7% 10 53% 

< 20% 
 

18 62% 4 21% 

No renewables 
 

9 31 5 26% 

Total 
 

29 100% 19 100% 

(Source: Camden Annual Monitoring Report 2011/12) 

 
13.2 Water and flooding 

 
Flood risk 

 
13.2.1 Under the NPPF, local plans should take account of climate change impacts 

over the longer term. Authorities should apply the sequential test in guiding 
new development to areas with the lowest probability of flooding. The 
exception text can be applied where it is not possible for development to be 
provided in lower flood risk zones, consistent with wider sustainability 
objectives. 

 
13.2.2 Camden’s Core Strategy (policy CS13) and Development Policies (DP 23) 

highlight the need to minimise the potential for surface water flooding, 
requiring development to reduce the pressure on the combined sewer 
network and the risk of flooding.  

 
13.2.3 The Euston Area Plan area does not fall within Flood Zones 2, 3a and 3b and 

there is no risk from coastal or river flooding. There have been no sewer 
flooding incidents (by postcode) from August 1997 to August 2007 within this 
area.   

 
13.2.4 The Camden Surface Water Management Plan (April 2013) addresses 

surface water flooding issues, and forms part of the Drain London project 
identifying surface water risk across Greater London. It identifies the Euston 
Area Plan area as being in a critical drainage area - Critical Drainage Area 
Group 3_003, which covers most of south Camden as well parts of Islington 
and the City of London. Further detailed modelling commissioned by the 
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London Borough of Camden and the Environment Agency suggests that there 
is flood risk in the Euston Area in severe rainfall events. This means that 
surface water management is an important design consideration in new 
development in the Euston area. 

 
Figure 13.4 Flood depths in a 1 hour storm with 1.3% chance of happening in 
any 1 year (1 in 75 year return period) 

 

 
(Source: borough wide modelling provided for LB Camden and the Environment 
Agency) 

 
13.2.5 Key areas or risk include the area to the rear of Euston station and directly to 

the east of the station. The risk of flooding downstream from Euston is also 
significant. Camden’s Local Flood Risk Management Strategy (April 2013) 
has therefore highlighted a need to ensure that any new development 
reduces the amount of surface water entering the sewer system. It also 
advises that open areas such as Euston Square should be considered for 
potential sustainable urban drainage schemes and green roofs and other 
rainfall harvesting processes should be considered for any new buildings. 

 
13.2.6 Camden’s Sustainability team has advised that any new open spaces created 

around Euston (for example on any available decking sites) should look into 
the potential to provide rainwater harvesting, and buildings should include 
green roofing where possible to mitigate against flood risk and the urban heat 
island effect. 

 
 
 



105 
 

Water consumption 
 
13.2.7 In commenting on the Camden Site Allocations document, Thames Water 

identified a potential need to improve water supply capability and waste water 
services infrastructure to support the development of some of the sites in the 
Euston area (Euston Station; 132-140 and 142 Hampstead Road; Granby 
Terrace; 110-122 Hampstead Road (former National Temperance Hospital); 
and 1-39 Drummond Crescent London). Any issues would need to be 
addressed as part of the planning application process, where such issues 
exist. Key Infrastructure Programmes and Projects at Appendix 1 of the Core 
Strategy also includes further infrastructure requirements and their means of 
delivery across Camden.  

 
13.3 Biodiversity 

 
Planning policy on biodiversity and brownfield development 

 
13.3.1 There is a range of legislation and national’ London-wide and local policy and 

guidance relating to biodiversity issues. The NPPF sets out how planning 
should protect and enhance the natural environment including landscapes 
and biodiversity. Net gains in biodiversity should be sought where possible. It 
promotes the re-use of brownfield land, provided that it is not of high 
environmental value. New and existing development should not be put at 
unacceptable risk from, or be adversely affected by soil, air, water or noise 
pollution, or land instability. The NPPF also promotes remediation and 
mitigation of derelict and contaminated land. The London Plan seeks to 
ensure a proactive approach to the protection, enhancement, creation, 
promotion and management of biodiversity (policy 7.19), seeks the protection 
of existing trees and woodlands (policy 7.21) and supports the greening of the 
urban environment (policy 5.10). 

 
13.3.2 The Camden Core Strategy (policy CS15) seeks to: protect and improve sites 

of nature conservation and biodiversity; to protect trees and promote the 
provision of new trees and vegetation (including street trees); and promote 
the provision of new or enhanced habitat, including through green or brown 
roofs and green walls. It states that Camden will also identify habitat corridors 
and secure biodiversity improvements along gaps in habitat corridors. 

 
13.3.3 The next iteration of the Camden Biodiversity Action Plan (BAP) 2013-18 is 

currently out for consultation with stakeholders. The key areas of focus are: 
i) access to nature (i.e. engagement, physical access etc, see above for 
ideas); 
ii) built environment (including street trees, living roofs, landscaping 
schemes etc); 
iii) open spaces and natural habitats (including existing and new open 
spaces). 

 
 Biodiversity in the Euston area 

 
13.3.4 There is one Site of Importance for Nature Conservation (SINC) in the area - 

St James’ Gardens Local SINC. In addition, there are numerous (400+) 
species records for the area, including a number of protected and priority 
species (including bats, stag beetle, house sparrow, common toad, common 
frog, a number of bird species and cornflower).  
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13.3.5 Existing habitats are mainly found in open spaces and estates, which provide 
some valuable habitats including shrub and tree cover and nectar sources. St 
James’ Gardens, Euston Square Gardens and Harrington Square have all 
had wildflower meadows sown over the last few years in order to increase 
their value for wildlife (particularly invertebrates).  

 
13.3.6 There are a number of trees within open spaces, estates and the streetscene 

and the role of trees in contributing to biodiversity as well as providing an 
amenity for local people should be considered as part of the approach to the 
future of the area.  

 
Access to Nature 

 
13.3.7 A small part of the Euston area is classified as an ‘Area of Deficiency in 

access to nature’ (localities that are more than one kilometre walking distance 
from a publicly accessible Borough or Metropolitan Site of Importance for 
Nature Conservation. However, Camden’s Nature Conservation team has 
advised that it is likely that in reality access to the natural environment is 
lower than this definition suggests because of a reluctance of local residents 
to use The Regent’s Park (for social and cultural reasons i.e. psychological 
barriers). In order to adequately address issues around access to nature in 
this area there are a number of options: 

 Work with local communities to understand barriers to accessing 
existing sites; 

 Make existing open spaces more natural and biodiverse; 

 Create new spaces which are managed to provide opportunities to 
access the natural environment 

 
Biodiversity Enhancement Potential 

 
13.3.8 Camden’s Nature Conservation team has highlighted that there is significant 

potential to increase the biodiversity value of the Euston area through 
development of a green infrastructure approach that integrates ecological 
enhancements throughout. The key opportunities are set out below: 

 Existing open spaces: existing open spaces could be enhanced 

through management of existing features and new landscaping 
schemes. There is further guidance in the Camden Biodiversity Advice 
Note: Landscaping Schemes and Species Features.  

 New open spaces: any new open spaces should be designed with 

biodiversity as a key component. There is further guidance in the 
Camden Biodiversity Advice Note: Landscaping Schemes and 
Species Features. 

 Living roofs and walls: planning policy requires that all new 

developments should include living roofs unless it can be 
demonstrated that this is not possible. Camden’s requirements are for 
biodiverse extensive living roofs to form part of any scheme. 

 There is scope for retrofitting living roofs into existing 
structures, whether residential or commercial. The Council’s 
Housing and Adult Social Care department has experience of 
doing this on a number of social housing estates. 

 Living walls generally offer less potential for wildlife but do 
have the benefit of greening an area at street level so provide 
more impacts for people. They have additional benefits in 
terms of air quality and aesthetics. 
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 Further guidance is available in Camden Biodiversity Advice 
Note: Living Roofs and Walls. 

 Provision of additional street trees: this would help biodiversity as 

well as helping to improve air quality and creating more attractive 
streets; 

 Greening of the streetscene: this can include planters, rain gardens, 
enhancement of verges etc. These incidental spaces can provide links 
between open spaces (e.g. green corridors) and can also have a 
significant impact on how green an area feels to residents and visitors. 
Key issues to consider would be cost and responsibilities of 
maintenance going forward. 

 
13.4 Air quality 
  

Introduction 

 
13.4.1 Air pollution is a serious risk to health, particularly in central London. A study 

in 2010 by the Mayor of London confirmed that the equivalent of 4,267 
premature deaths in London in 2008 could be attributed to long term 
exposure to fine particulate matter (PM2.5). Research published by the 
Aphekom group of scientists in 2011, has shown that living close to roads 
travelled by 10,000 or more vehicles per day (on average) could be 
responsible for some 15-30% of all new cases of asthma in children. 

  
13.4.2 Camden has been identified as an area of concern for two regulated 

pollutants: 

 Camden is in breach of national limit values for the gas Nitrogen 
Dioxide (NO2 ) 

 Camden is currently meeting the national limit values for Particulate 
Matter (PM10). However, this pollutant is still a major cause for concern 
because it is detrimental to health at any level, and remains high in 
many parts of Camden, especially along busy roads such as Euston 
Road. 

 
13.4.3 The Euston area, with its extremely busy main road, major rail terminals, 

extensive ongoing construction, lack of green space and dense concentration 
of domestic and commercial boilers, is an area of particularly poor air quality, 
so it is crucial that any new development takes significant steps to help 
address this. 

 
Air Quality Policy 

 
13.4.4 The UK Air Quality Strategy (AQS), released in July 2007, provides the 

overarching strategic framework for air quality management in the UK and 
contains national air quality standards and objectives established by the 
Government to protect human health. It identifies seven locally managed 
pollutants: PM10, Nitrogen Dioxide (NO2), Carbon Monoxide, Sulphur Dioxide, 
Benzene, 1,3-Butudiene and Lead. 

  
13.4.5 The Mayor of London has a statutory duty to reduce the levels of the seven 

locally managed pollutants to achieve the Government’s air quality targets. 
The Mayor of London’s Air Quality Strategy, ‘Clearing the Air’,  states how this 
will be achieved and includes measures for buses, taxis and extending the 
Low Emission Zone, as well as supporting Local Authorities to reduce the 
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impact of new developments, raise awareness of air quality and improve 
energy efficiency. The Mayor of London has also recently set out a vision to 
create an ultra-low emissions zone for vehicles in Central London by 2020, 
with proposals being developed for all vehicles driving into the existing 
congestion charging zone to be low or zero emission.  

  
13.4.6 Since 2000, the whole of the London Borough of Camden has been 

designated an Air Quality Management Area (AQMA). All AQMAs are 
required to have Clean Air Action Plans and Camden consulted on a new 
version of their plan at the end of 2012. The plan brings together a variety of 
actions to help reduce the key air pollutants in Camden – NO2 and PM10. 

 
13.4.7 The Clean Air Action Plan is available at on Camden Council’s website. 

  
Air Quality in the Euston Area 

  
Nitrogen Dioxide (NO2 ) 

 
13.4.8 NO2 has been strongly linked with emphysema, bronchitis, and heart disease. 

In central London it is chiefly emitted by gas boilers and road transport.  
  
13.4.9 NO2  is measured against two objectives (or maximum “Limit Values”) set in 

the UK Air Quality Strategy. Across central London, NO2 objectives are 
consistently breached at both urban background and kerbside sites. In outer 
London, urban background sites tend to be within the limit values but these 
are still breached at the kerbsides of busy roads. This is a London-wide 
problem, but the main areas of concern are inner London, Heathrow and 
along the most heavily trafficked roads. 

  
13.4.10 Camden Council has an NO2 monitoring station on the Euston Road, the 

table below shows the readings from this station in 2012, this table 
illustrates how poor the air quality is in the area. Levels are more than 2.5 
times the annual mean limit value, and the hourly limit value, which is not to 
be breached more than 18 times, was in fact exceeded 290 times. 

 
 
 

Table 12.2 NO2 Automatic Monitoring Results Euston Road (2012) 

Pollutant
        

Objective  Limit Value  Levels at Euston 
Road Monitoring 
Station 2012 

Objective 
met or 
failed? 

Nitrogen 
Dioxide 

Annual 
Mean  

40(ug/m3) 105(ug/m3) Failed 

Nitrogen 
Dioxide 

Hourly 
mean  

200 ug/m3 not to be 
exceeded more 
than18 times a year 

Exceeded 290 
ug/m3 times a 
year 

Failed 

  
13.4.11 Camden has a number of diffusion tubes which monitor NO2 across 

the borough, the tubes in or around the Euston area are listed in the table 
below. At all sites (even the “urban background” sites which are away from 
busy roads) the annual mean target for NO2  was breached. 
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Table 12.3 NO2  Diffusion Tube Monitoring Around the Euston Area 
(2011) 

Location Site Type Limit Value 

Measured annual 
mean concentration 
2011 (μg/m3) 

Euston Road Roadside 40 μg/m3 93.12 

Brill  Place Roadside 40 μg/m3 50.79 

Wakefield Gdns 
Urban 
background 

40 μg/m3 
45.61 

Tavistock Gdns 
Urban 
background 

40 μg/m3 
47.56 

 
13.4.12 With NO2  levels comprehensively exceeding limit values on the Euston 

Road and in the surrounding area,  it is crucial that the Euston Area 
development takes serious steps to tackle NO2  emissions. 

  
Particulate matter (PM10) 

 

13.4.13 PM10 is particulate matter smaller than 10 micrometres (μm, or 0.001mm) in 
diameter.  PM10 is considered the threshold below which particles can be 
drawn into the lungs. It is strongly linked to health problems, including 
asthma, lung cancer and cardiovascular illness. In central London, road 
transport accounts for around 80% of PM10 emissions.  

 
13.4.14 The annual PM10  limit value is being met across London, with the limit value 

for daily mean PM10  concentrations being met at the majority of monitoring 
locations, but exceeded intermittently at a small number of sites, such as by 
large junctions on the busiest roads. 

 
13.4.15 Camden is in the process of installing an automatic particulate monitor on 

the Euston Road. But as this is not yet in situ, we do not currently have data 
for PM10 levels on the road. However, there is a particulate monitor on 
Marylebone Road, which joins onto the West of the Euston Road and has 
similar levels of NO2. Data from the Marylebone Road site is likely to provide 
a good indication of PM10 levels at the Euston Road. The table below 
illustrates that at this site the annual mean objective is met but is extremely 
close to the limit value, and the daily mean has been breached (readings 
taken from the TEOM monitor which is not the official method for reporting 
compliance). 

 

Table 12.4 PM10  Automatic Monitoring Results Marylebone Road (2012) 

Pollutant    
    

Objective  Limit Value  Levels at Euston 
Road Monitoring 
Station 2012 

Objective 
met or 
failed? 

Particulate 
matter 

Annual 
Mean  

40(ug/m3) 37 (ug/m3) Met 

Particulate 
matter 

24 Hour 
Mean  

50 μg/m3 not to 
be exceeded 
more than 35 
times a year 

Limit value 
exceeded 44 
times  

Failed 

 
 

Sources of Air Pollution in the Euston Area 
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13.4.16   London Atmospheric Emissions Inventory (LAEI)data (2010) suggests that 
the key sources of NOx emissions in Camden are road transport exhaust 
emissions (40%), diesel exhaust emissions from rail based transport (15%), 
construction site non-road mobile machinery (18%) and non domestic gas 
(17%). Of the road transport emissions the main contributors are buses, 
lorries and vans, with smaller contributions also made by cars and taxis.  

  
13.4.17   LAEI data also highlights the major sources of PM10 in central London; 

road transport brake wear (25%), resuspension (16%), road transport 
exhausts (13%) and construction site non-road mobile machinery (21%). 

  
13.4.18   Construction dust can have very significant impacts in the vicinity of the 

site, so Camden requires that best practice measures to control and monitor 
dust are in place.   

 
Conclusion – Environmental Vision 

 
13.4.19 The Euston Area, particularly the area beside and on Euston Road, has 

poor air quality, high noise and high CO2 emissions. In terms of air quality, 
parts of Euston Rd and the area beside it breach the world health standards 
for PM and NO2. This requires the Euston Area plan to improve emissions 
and noise from road transport, rail, tube and buildings as well as looking 
how it can increase the amount of green space and liveability of the area. 

 
13.4.20 Transport for London and the London Borough of Camden therefore 

recommend the creation of a zero emission zone around the station 
including initiatives such as: 
1) A servicing management and construction management plan for the area 

and the station that only allows zero emission or ultra low emission vehicles 

into the area 

2) Car free or car-light developments in and around the station 

3) Only zero emission, or ultra low emission taxis and private hire vehicles, 

will be able to pick up and drop off at Euston Station  

4) Only zero emission or ultra low emission vehicles, including freight and 

servicing vehicles, will be able to pick up and drop off at Euston Station 

5) Maximise the use of rail freight 

6) Re-time, reduce, re-route and re-mode freight entering and exiting  

7) Maximise walking and cycling in the area 

8) Increased green space and public realm in the area 

9) Provision of sufficient secure cycle parking and storage, including a cycle 

station and adequate cycle hire facilities 

10) Vehicle recharging points and infrastructure –electric, hydrogen, gas, 

including bio-methane  

11) Improvement and expansion of urban realm, green space including 

ground level landscaping, green walls and green roofs 

12)  A focus on sustainable management in the EAP area 

13) Optimising energy efficiency and maximising use of renewables in order 

to avoid combustion of fuels for power 

14) Travel plan framework for the EAP 

15) Strong, permeable and at-grade walking and cycling routes within and 

through the EAP running east-west and north-south of the area 
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13.5 Noise 
 
13.5.1 Camden seeks to ensure that noise and vibration is effectively controlled and 

managed, both in relation to new development that is likely to generate noise, 
and to new development that is likely to be noise sensitive.  

 
13.5.2 Noise levels on Euston Road are very high due to the significant vehicular 

traffic that it accommodates. Noise levels are also affected by very high 
intermittent peaks which is mainly due to noise from vehicle sirens. Euston 
Road (and part of Hampstead Road) is therefore identified by the Department 
for the Environment, Food and Rural Affairs (DEFRA) as a first priority 
location for noise action planning, as it is one of the most noisy roads in the 
country. DEFRA has identified priority locations across the country that 
require the implementation of noise action plans to manage noise from road 
and rail sources. Camden’s Environmental Health and Transport teams are 
currently working on the noise action planning process for Camden. 

 
Figure 13.5 Euston/ Hampstead road first priority location for noise action 
planning 

 
Courtesy of DEFRA (www.defra.gov.uk)  

 
13.5.3 In addition to traffic noise, the proposed HS2 scheme could introduce 

additional noise issues associated with the increased number trains arriving 
at and departing from the station, as well as increases in associated traffic 
including passenger vehicles and taxis. Some mitigation may be possible 
through the use of quieter fleet and effective station design, including use of 
noise barriers. Increased noise from passenger drop off and pick-up is more 
difficult to control, although some use of barriers around these areas may be 
possible.   

http://www.defra.gov.uk/
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14. PLANNING OBLIGATIONS AND THE COMMUNITY INFRASTRUCTURE 
LEVY 

 

14.0.1 A range of policy issues have been addressed above in relation to the various 
themes covered in this report. A remaining issue that is relevant to the 
production of the Euston Area Plan use of planning obligations and the 
Community Infrastructure Levy to support development. 

 

14.0.2 In order to encourage local authorities to adopt a CIL, the scope of section 
106 legal agreements are to be scaled back. In particular, financial 
contributions from only five obligations can be pooled from the same type of 
infrastructure or project. The restriction on pooling will apply from April 2014 
or from when Camden introduces a CIL charging schedule, whichever is 
sooner.  

 
14.1  Planning obligations 
 

14.1.1 The NPPF states that planning obligations should be necessary to make a 
development acceptable in planning terms, directly related to a development, 
and fairly and reasonably related in scale and kind to the development. 

 
14.1.2 The Mayor has set out draft guidance on the use of planning obligations (and 

the Community Infrastructure Levy) in the funding of Crossrail (November 
2012). Obligations are sought for retail, hotel and office development of above 
500 sq m in Central London. Guidance is given regarding charging levels 
according to the impact and location of development. 

 

14.1.3 The London Plan and Camden Core Strategy and Development Policies set 
out a range of issues that should be addressed using planning obligations, 
including issues such as transport and affordable housing.  

 
14.1.4 The Camden Planning Guidance supplementary planning document sets out 

advice regarding the use of planning obligations in Camden for a range of 
items including affordable housing, community facilities, sustainability, 
transport, employment and business support and provision of public open 
space.   

 
14.2 Community Infrastructure Levy 
 
14.2.1 The CIL is a new charge that local authorities will be able to collect on new 

developments in their area. It is based on a formula relating to the type and 
size of development and is collected when planning permissions for new 
developments are implemented. The funds gathered need to be spent on 
infrastructure within the relevant charging authority’s area  

 

14.2.2 The London Plan (Policy 8.3 sets out the Mayor’s approach to the community 
Infrastructure Levy, and indicates that Mayor’s intention to bring forward a 
draft charging schedule in accordance with the Community Infrastructure 
Levy Regulations 2010 to enable him to use the CIL to fund strategically 
important infrastructure, initially focussing on Crossrail. Guidance and 
procedures are set out in the Mayor’s draft guidance on Use of planning 
obligations in the funding of Crossrail, and the Community Infrastructure Levy 

(November 2012).  
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14.2.4 Mayoral CIL charging began on 1 April 2012. CIL applies to development of 
100 square metres or more (excepting medical and education uses, which are 
exempt) and all new homes. As a ‘zone 1’ borough, development in Camden 
is liable to the CIL charging rate of £50 per square metre.  

 

14.2.5 Camden is currently developing its own proposals for charging CIL on new 
development. 
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15. MAIN POLICY ALTERNATIVES ASSESSMENT 

 
15.0.1 A range of options considered in developing the draft Euston Area Plan. This Section 

of the Background Report summarises the alternatives considered, and assessed in 
the Sustainability Appraisal, including their likely positive and negative outcomes. 

 
15.0.2 For a more detailed assessments of the main alternatives considered in preparing 

this Plan, please see Section 6 and Appendix D of the Euston Area Plan 
Sustainability Appraisal.  

 
15.1 Part A High level alternatives 

 
Issue 1. Whether to produce an Area Action Plan for Euston 
 

 Option 1a:      Implement Core strategy, Development Policies and Site 
allocations without Euston Area Plan 

 Option 1b:      Euston Area Plan in addition to Core Strategy, Development 
Policies and Site Allocations 

 
15.1.1 Option 1a (no Euston Area Plan) would be likely to generate fewer positive impacts 

than Option 1b. This is because, whilst existing policies and site allocations would 
help to address most sustainability objectives, as borough-wide documents they 
would not make the best of opportunities to address the specific issues and 
opportunities at Euston.  For example, the loss of, or impact on community facilities 
and open spaces as a result of HS2, and the potential community safety issues 
raised by a new station could mean that these issues could get worse without the 
production of the EAP. However, the production of a Euston Area Plan could seek to 
set out how lost open spaces and other community facilities could be re-provided, 
and how station design could seek to improve the existing situation in relation to 
community safety. 

 
15.1.2 Whilst existing policies and allocations could be used to promote new housing, 

economic growth and environmental issues, they would not address how these could 
be addressed in a comprehensive and integrated way at Euston. On the other hand, 
a Euston Area Plan provides the potential to guide more closely how additional 
homes and employment uses could be delivered across the Euston area, in addition 
to those sites identified in the Core Strategy and Site Allocations. The EAP also 
provides the potential to consider in more detail how the transport and onward 
movement issues faced at Euston could be addressed.  

 
 

Issue 2. Approach to level of growth 
 

 Option 2a:      Growth according to Core Strategy figures 

 Option 2b:      Additional growth to Core Strategy figures 
 
15.1.3 Growth according to Core Strategy figures for the Euston growth area would help to 

deliver additional homes and employment/ economic uses, promoting development in 
an area that is appropriate for high density building and with predominantly excellent 
public transport links. However, it may not present the optimum opportunities for 
additional housing end employment growth compared to a Euston Area Plan, which 
could look more closely at additional growth potential in the wider Euston area. 
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15.1.4 Both growth options may generate negative outcomes in relation to waste and use of 
non-renewable resources given the potential impacts of construction. Policies to 
address these issues where possible in the Euston Area Plan may help to mitigate 
these impacts.  

 
Issue 3.  Approach to location of growth 

 

 Option 3a:      Focus new development in the Euston growth area 

 Option 3b:      Provide for new development across the Euston Area Plan 
area as well as major growth in the defined growth area. 

 
15.1.5 Focusing development in the Euston growth area (option 3a) would help to deliver 

new homes and growth in the Euston Growth area, but would fail to take advantage 
of potential development sites outside of the Euston area, which would be achieved 
under option 3b. In addition, option 3a would not provide the potential benefits of 
option 3b in providing a framework for growth to address issues outside of the growth 
area, such as community safety, access to community facilities and open space, and 
promoting the efficient use of energy through local energy networks.  

 
Issue 4. Station design and development strategy options  

 

 Option 4a: maximised decking/ OSD masterplan (New Euston Station, with 
platforms and tracks below ground level, allowing maximum decking over Euston 
Station and tracks, with a limited above-ground concourse area and development 
set around ground level streets and public realm) 

 Option 4b: HS2 Option B1 response masterplan (New Euston Station with 
significantly larger concourse area, although tracks and platforms would remain 
below ground, enabling above station development including new ground level 
streets and public realm across the station site 

 Option 4c: HS2 option 8 response masterplan (retention of existing Euston 
Station building with HS2 station/ platforms added to the west. This option 
significantly affects the ability to provide new streets across the station site) 

 Option 4d: Existing station footprint masterplan (delivery of station on its 
existing station footprint). 

 
 
15.1.6 Option 4a (maximised decking/ OSD masterplan), the original EAP masterplan 

approach, would offer strong sustainability benefits by enabling significant 
development above Euston Station, including the provision of new homes, 
employment uses, shops and facilities as well as a significantly improved public 
realm. It would also make the most of opportunities to transform north-south and 
east-west permeability within a high quality, comprehensively planned ground level 
street pattern. However it should be noted that engineering and viability constraints 
have not fully been determined for this option, and this masterplan  is likely to refine 
further detailed refinement to more fully take into account engineering constraints. 

 
Option 4a: maximised decking/ OSD masterplan (lowered station platforms and 
tracks) 



Euston Area Plan Background Report 

116 
 

 
 
 
15.1.7 Option 4b is based on the HS2 Baseline scheme in January 2013 (Option B1 

response masterplan). This option would still provide a range of benefits as it would 
still allow the provision of mixed use development based around ground-level streets 
above the sub surface Euston Station site. It would also provide for a large number of 
homes and jobs, although less than that provided under option 4a. It would also 
enable the creation of new east-west streets and the potential for a north-south link at 
ground floor level, although not to the same extent as option 4a. The development is 
reconciled with the HS2 station design constraints and therefore is more likely to be 
deliverable. 

 
Option 4b: HS2 Option B1 EAP initial response masterplan 

 
 
15.1.8 Option 4c is based on the new ‘Option 8’ HS2 station design (March 2013) and is the 

poorest performing of the three options in sustainability terms. Two key issues raised 
by this approach are (i) retention of the existing tracks, which block east-west 
movement; and (ii) depending on the approach taken to delivery, it may be 
challenging to ensure the delivery of a high quality, comprehensive and properly 
integrated station and above station development.  

 The potential failure to consider the station as a single redevelopment site would 
significantly affect the ability to deliver an integrated public realm and urban 
fabric, that connects well both with the station and the surrounding area and 
transform and image and function of Euston 
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 Whilst there would appear to be the potential for new economic uses and homes 
to be provided above the station, the environment in which they would be located, 
their detailed design and therefore the quality delivered, is not yet determined and 
it may not be possible to provide street addresses for all properties. This may 
reduce potential benefits, and housing is particularly sensitive to issues around 
quality of environment and availability of adequate street-level building access.  

 Furthermore, this option does not allow for new streets above the station site at 
ground floor level, and development would be located above the station building 
at first floor level and on upper levels above a service deck: this could have 
negative implications for the quality of the built environment and uses provided, 
including the quality of any housing, as well as failing to address the current 
barrier effect of Euston Station to east-west movement. 

  While there may be the potential for raised east-west connections, which are 
shown in the EAP, it is not yet certain whether these can be delivered, and as to 
whether it would be possible to provide these in a high quality environment.  

 There are also uncertainties around the (re)provision of the service deck, which 
would have significant implications for development quanta and environmental/ 
architectural quality. Option 4c would therefore not make the most of opportunities 
to maximise the benefits or regeneration and development.  

 However, whilst this option performs poorest overall in sustainability terms, it 
should be noted that it may deliver benefits by minimising resource use and 
reducing landfill, through the retention of the existing Euston Station platforms 
and tracks. 

 
Option 4c: HS2 Option 8 - EAP response masterplan  

 
 
15.1.9 Option 4d could be delivered either if HS2 was delivered in a ‘double deck’, with 

ground floor and sub-surface platforms and tracks, or in a non-HS2 station 
redevelopment scenario. A potential benefit of this scenario would be that mitigation 
requirements for the loss of homes, business premises and open spaces may not be 
required, or may be reduced, because the station footprint would not be expanded 
into surrounding communities to the west. This option would be likely to be subject to 
some of the same issues as Option 4c, in that the operational requirements of 
Network Rail would make it challenging to completely rebuild the platforms and tracks 
at a sub surface level.   Again, the challenges to secure ground level streets (and 
therefore street addresses for some buildings) may impact the quality of the 
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environment for homes and businesses and also reduce the opportunities for the 
station to be more fully integrated and connect to surrounding communities. 

 
Option 4d Existing station footprint masterplan 

   
 
15.1.10 The HS2 Hybrid Bill and accompanying Environmental Statement have been drafted 

on the basis of option 4c due to the cost, programme and operational issues of the 
original HS2 versions of the options 4a and 4b schemes. However the Mayor and LB 
Camden have highlighted the need to work harder to ensure a comprehensive station 
design and delivery mechanism that ensures that the whole site can be taken forward 
in an integrated way, and takes the opportunity provided at Euston to create a major 
new destination for London in a transformed environment that provides a fitting 
gateway to the capital. In order to ensure flexibility to deliver key EAP objectives in 
whichever scenario is taken forward, the EAP has been drafted to show how key 
principles could be pursued under each key station design scenario. The draft EAP 
also seeks to adapt HS2 Ltd’s preferred current “Option 8’ station design, as shown in 
the HS2 Hybrid Bill, to allow it to better meet the EAP vision and objectives through 
encouraging comprehensive over site development and renewal of the existing 
station alongside the new HS2 station. 

 

 
Issue 5. Approach to North Euston Cutting 

 

 Option 5a: Deliver significant housing on the North Euston Cutting (4-10 
storeys) 

 Option 5b: Deliver lower density housing/ open space on the North Euston 
cutting (3-6 storeys) 

 Option 5c: Do not deliver housing on a deck north of Euston Station and 
Tracks (i.e. no North Euston Cutting)  

 
15.1.11 Option 5a would enable the efficient use of land, by proposing the positive use of 

new land on a deck above existing railway tracks, maximising potential for new 
homes, Camden’s priority land use. In terms of design and historic environment, the 
proposals for this area could lead to an improved and better connected urban realm 
(with positive buildings instead of blank railway tracks), but also potential impacts on 
neighbouring historic terraced housing, which would need to be carefully managed 
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through high quality design. The proposals for the area could bring benefits in terms 
of social exclusion through the enhanced connectivity that would result from the new 
route across site. 

 
15.1.12 Option 5b would deliver similar benefits to option 5a in enhancing connectivity and 

making better use of under-utilised land. It may also provide some benefits in terms of 
urban design by delivering buildings at a lower density in a sensitive historic context. 
However, this option may not make as effective use of land by failing to maximise the 
delivery of new homes, which are much needed in the borough. It may also play a 
lesser role in enabling an optimum balance of uses between the Euston Station and 
Tracks site and the North Euston Cutting, by delivering fewer homes to balance with 
employment led mixed uses on the station/ tracks site. Development viability analysis 
carried out to inform the Euston Area Plan (GVA, 2013) has also indicated lower 
density options would be unlikely to be feasible due to financial constraints. This 
means that in deliverability terms option 5a would appear to be more realistic. 

 
15.1.13 There are strong negative impacts from option 5c compared to options that would 

provide development above the railway tracks, as some opportunities to enhance the 
existing environment and accessibility and make better use of land would be missed: 

 Failure to deliver new homes to help address housing shortages and needs in the 
borough; 

 Failure to provide more active uses and new connections across the railway 
tracks, which would enhance local accessibility and overlooking of the public 
realm; 

 A missed opportunity to provide new green space and enhanced biodiversity/ 
green infrastructure; 

 North Euston Cutting could enable the delivery of additional economic/ 
employment uses on the Euston Station site by providing housing to allow a 
comprehensive, well-planned approach to the area with an effective balance of 
uses. This would be reduced if North Euston Cutting were not taken forward. 

 North Euston Cutting also offers the opportunity to create decking that could help 
to reduce some of the noise from the railway tracks below 

 Loss of a site where development would be well placed to support a local energy 
network. 

 
15.1.14 The removal of this option could have a minor positive impact in terms of urban 

design and heritage by avoiding new development in an area that it is close to 
designated heritage assets, including listed buildings. However, high quality, 
sensitively designed development could enhance the setting of these assets, by 
introducing more positive uses in place of the current railway tracks. 
 

15.1.15 This appraisal has highlighted the potential benefits of decking to provide 
development over the tracks, but has underlined the need for careful attention to 
scale, layout and detailed design as part of higher density options in order to ensure 
that heritage considerations are satisfactorily addressed.
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15.2 Development Strategy alternatives 

 
15.2.1 This section provides an assessment of policy alternatives that were considered 

alongside the preferred approach as part of the Sustainability Appraisal for the EAP, 
and assessed their relative performance compared to the approach set out in the 
draft Euston Area Plan. 

 
Strategic principle SP1: Land Use Strategy 

 

 Land use Alternative SP1.1 Do not seek to promote a knowledge quarter/ 
research based and creative uses 

 
15.2.2 Land use Alternative EAP1.1 (Do not seek to promote a knowledge quarter/ 

research based and creative uses) could generate positive outcomes by allowing 
more delivery of Grade A office space, which is likely to provide the highest value 
land use at Euston. However, this approach may provide significantly fewer wider 
economic benefits, given the potential significant contribution that knowledge-based 
uses at Euston could make to the London and national economy. It would also fail to 
take advantage to make the most out of the full regeneration benefits at Euston, 
compared to the current approach which seeks to build on the existing character and 
economic clusters in the area to generate a distinctive knowledge cluster. The 
encouragement of a wider range of employment uses would generate a wider range 
of job opportunities, which could provide benefits in terms of widening opportunities 
for local people.  

 
Strategy principle SP2: Urban design strategy  

15.2.3 Wider guidance is clear regarding effective design principles, which are reflected in 
this policy approach. It is therefore considered that there are no main alternative 
urban design options. 

 
Strategy principle SP3: Transport Strategy 

 
SP3.1 Euston station bus provision options (being considered by Camden and 
TfL): 

 Option 3.1a. Retain existing bus station 

 Option 3.1b. Reprovide bus facility 

 Option 3.1b. East-west bus street 

 Option 3.1c. Relocate buses to existing road network 
 

SP3.2 Alternative options for taxi provision: 

 3.2a. Increased provision (promote additional taxi use) 

 3.2b. Reduced provision (seek to prevent additional taxi use) 
 
15.2.4 Option EAP3.1a (Retain existing bus station): the arrangement of the existing bus 

facility, guard railing and surrounding urban realm creates a poor quality environment 
for waiting passengers and a high degree of severance for people attempting to walk 
through the area. The limited pedestrian crossing options create the potential for 
conflict between buses and pedestrians, generating negative impacts in terms of 
safety.  

 
15.2.5 The layout of the buildings and bus station also detracts from the function, image and 

attractiveness of the station area, reducing its economic potential and the potential 
benefits from regenerating the site. It creates a poor public realm that has a harmful 
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contribution to the surrounding heritage assets, and reduced potential development 
land in that part of the site.  
 

15.2.6 The current bus facility also creates noise and air pollution and negative impacts on 
Euston Square Gardens and any associated biodiversity. It is at capacity and will not 
be able to meet any future increase in demand. 

  
15.2.7 Option EAP3.1b (reprovide bus facility): the space required for re-providing a bus 

station will reduce the amount of land available for regenerating the site. A bus 
facility layout based on the existing facility would result in a large number of buses 
turning, stopping and standing in front of the station. This level of activity would 
continue to raise issues in terms of potential for severance for pedestrians and 
cyclists wishing to access the station. The re-provision of a bus station in this 
location would also continue to impact negatively on the image and attractiveness of 
the station site as an investment and regeneration location.  

 
15.2.8 However, by re-designing the layout of the bus station it would be possible to 

introduce additional pedestrian crossings on key desire lines and therefore reduce 
the severance impact compared to the existing facility. Whilst failing to address the 
wider underlying issues caused by bus stations in urban design terms, 
comprehensive re-design of the front of the station which includes a re-designed bus 
station could provide an improved urban realm and setting for Euston Station 
compared to the existing situation. 

 
15.2.9 Option 3.1c (East-west bus street) By re-providing the bus facility as an east-west 

bus street north of Euston Square Gardens it would be possible to maintain the 
functionality provided by the existing facility. Terminating buses would still be able to 
turn and stand and buses would use common stops. The longer thinner 
arrangement would also enable dramatically enhanced pedestrian crossings and 
would therefore reduce the severance effect compared with the existing facility. A 
comprehensive re-design of the front of the station which included a re-designed 
bus station could provide a much higher quality urban realm and improved setting 
for Euston Station which would contribute to the economic attractiveness and 
competitiveness of the Euston area.  

 
15.2.10 Whilst this arrangement could provide some urban design benefits, it could also 

provide disbenefits, as it may still affect (and possibly require the loss of part of) 
Euston Square Gardens open space and would still require buses to run in front of 
the station area. In addition, while this option would increase the potential for over 
site development south of Euston Station, it would also lead to some reduction in 
capacity to allow for the introduction of the bus street. 

 
15.2.11 Option EAP3.1d (Relocate buses to existing road network) This option would 

remove buses from the station site and therefore minimise the impact of bus 
movements on the public realm immediately in front of the station, on pedestrian 
movement and on Euston Square Gardens open space.  

 
15.2.12 It would also allow the most to be made of development opportunities on the 

Euston Station site, and improve the image and attractiveness of the site, with 
consequent benefits in terms of economic growth and investment. However, this 
option would require bus turning and standing space to be provided elsewhere 
which could have an impact on development opportunities.  

 
15.2.13 Option 3.1d would also generate a negative impact by placing bus stops further 

from the station entrance/ exit, thus potentially reducing the effectiveness of 
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interchange. It would also result in a significant increase in bus mileage and would 
provide lower levels of legibility for passengers as a result of buses no longer being 
able to use common stops. It would also reduce capacity for traffic on Euston Road, 
leading to delays and possible dispersion of traffic onto surrounding local roads. 

 
15.2.14 Option EAP3.2a (Increased taxi provision - promote additional taxi use) would 

have a significant negative impact by promoting private motorised transport, instead 
of more sustainable and efficient travel modes.  It may also generate negative 
impacts in terms of safety and accessibility due to potential conflict between 
increased volumes of taxis and pedestrians. It could also generate negative impacts 
in terms of regeneration and urban design as large numbers of taxis would detract 
from the street scene and attractiveness of the area. Promoting additional taxi 
provision could lead to additional air quality and noise issues associated with 
additional traffic movements, although the potential introduction of an ultra low 
emissions zone at Euston could serve to mitigate these impacts. Promotion of taxis 
would represent an efficient use of energy, compared to more efficient transport 
modes. Promotion of taxis would represent an inefficient use of energy, compared to 
public transport modes. Providing the potential negative impacts are managed and 
mitigated as far as is possible then promoting additional taxi provision could support 
economic growth by providing a transport service that business travellers may want. 

 
15.2.15 Option SP3.2b (Reduced taxi provision - seek to prevent additional taxi use) 

could raise negative impacts due to potential knock-on effects in terms of 
unauthorised taxi movements. The management of wider taxi movements is a matter 
beyond the remit of the Euston Area Plan, however under-providing for taxis and 
private hire vehicles could result in increasing unplanned, unmanaged taxi 
movements across the wider area. This could have negative implications in relation 
to safety, and would lead to unknown impacts in relation to a range of factors 
including noise (with the potential of unauthorised taxi movements in more noise-
sensitive locations) and the local environment.    

 
 

Strategic principle EAP4: Environment and open space strategy 
 

 Alternative SP4.1: Do not seek an ultra low emissions zone at Euston 

 Alternative SP4.2: Do not specify energy centre locations/ local energy 
network potential  

 
15.2.16 Alternative SP4.1 (Do not seek an ultra low emissions zone at Euston) would be 

likely to have a range of significant negative impacts. This approach would mean 
that additional transport movements and growth would take place without the 
measures necessary to mitigate the emissions generated, including in relation to 
noise and air quality. This would also impact on health, in an area that already 
suffers from comparatively poor health levels. This approach would also fail to take 
advantage of the potential to promote the use of non-renewable resources and 
energy efficient design. This approach could also affect the potential for housing on 
sites where current emissions would render sites unsuitable, and would fail to take 
advantage of the opportunity to enhance biodiversity and the public realm through 
the creation of a cleaner environment. This option could generate positive economic 
impacts by reducing burdens on transport providers and developers, but could also 
generate negative impacts by failing to improve the attractiveness and quality of 
environment in the area. 

 
15.2.17 Alternative SP4.2 (Do not specify energy centre locations/ local energy 

network potential) would be likely to have a significant negative impacts when 
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considered against the need to make efficient use of energy, and may reduce the 
potential for renewable energy generation, depending on advancements in fuel 
technology for local energy networks in the next few years. In failing to provide for 
this highly efficient form of energy, it may also fail to address fuel poverty, and would 
not allow for the most efficient possible use of energy infrastructure. 

 
15.2.18 It is unclear whether this option would have negative impacts on housing and 

economic growth. Although this option could fail to help support the delivery of 
housing and jobs as it would not enable the provision of efficient supporting 
infrastructure, it may help deliverability by reducing requirements on development. 
Alternative wording to the preferred option to ensure that contributions towards a 
local energy network should be provided where viable would remove enable 

development to remain viable whilst still delivering efficient energy provision.  
 
15.2.19 Local energy networks can raise air quality (and therefore health) issues, and 

alternative 3 would remove this impact. The preferred option could therefore ensure 
that any local energy network is designed, fuelled and managed in a way that does 
not cause harm in relation to air quality.  

 



Euston Area Plan Background Report 

124 
 

15.3 Alternatives for character areas 

 
Development Principles EAP1: Euston Station and Tracks and EAP2: North 
Euston Cutting 

 Alternative DP1.1: Seek a higher proportion of housing (in line with Policy 
DP1 of the Camden Development Policies) on the Euston Station and Tracks 
site (this option would involve separate consideration of Euston station and 
Tracks and North Euston Cutting sites). 

 Alternative DP1.2: Do not provide an open space on a deck over the railway 
cutting north of North Euston Cutting 

 Alternative DP1.3: Allow station development and over-site development to 
happen organically, rather than taking a comprehensive approach 

 Alternative DP1.4: Leave the development at the front of the station/ 
forecourt in its current form 

 Alternative DP1.5: Leave the eastern (Eversholt Street) flank of Euston 
Station in its current form 

 
15.3.1 Alternative DP1.1 (Seek a higher proportion of housing [in line with Policy DP1 

of the Camden Development Policies] on the Euston Station and Tracks site 
[this option would involve separate consideration of Euston station and Tracks 
and North Euston Cutting sites]): Viability advice indicated that this option may 
affect the overall viability of the Euston Station and Tracks./ North Euston Cutting 
scheme. Initial high level viability testing suggests that development at North Euston 
Cutting could be feasible, but more detailed information on decking costs will be 
required. If North Euston Cutting is not delivered this could lead to a net reduction in 
housing delivery as most of the new housing in the plan area is delivered here. Other 
implications of this option are not entirely clear, although it would appear that it may 
be challenging to provide a high quality workable residential environment in some 
locations above the station, given the various constraints on the site, including lack of 
ground floor accessibility to the upper levels and a surrounding environment that does 
not naturally lend itself to the creation of a high quality housing or a sustainable 
residential community. A stronger emphasis on housing delivery on the station site 
may lead to negative impacts including locating sensitive residential uses in areas of 
higher noise levels and, potentially, lower air quality. It would also fail to take 
advantage of the major economic opportunities on the station site. It would therefore 
appear that this option would have less sustainability benefits than the preferred 
approach, assuming the Euston Station and Tracks site and North Euston Cutting are 
taken forward together to ensure an appropriate balance between residential, 
economic and other uses. 

 
15.3.2 If North Euston Cutting were not to come forward for development (i.e. Euston Station 

and Tracks were to be taken forward on its own), this option may become 
comparatively more sustainable as it would ensure an appropriate balance between 
housing and employment uses (if a satisfactory residential environment can be 
ensured). 

 
15.3.3 Alternative DP1.2 Do not provide open space on a deck over the railway north 

of North Euston Cutting: the draft Sustainability Appraisal (July 2013) demonstrated 
the significant social and environmental sustainability benefits of providing open 
space above a deck over the railway to the north of the North Euston Cutting, but 
highlighted potential funding issues in relation to its delivery. However, whilst potential 
delivery options would need to be taken into account in drafting policy, increased 
development capacity identified in the proposed submission EAP would suggest an 
increased need for open space to meet additional demand, and may enhance 
financial viability. Without the provision of a large new park deck, the EAP would not 
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fully deliver the potential positive impacts in terms of ensuring access to open space, 
and enhancing wider accessibility through new connections across the railway tracks, 
and associated public realm, local environment, air quality and biodiversity gains. The 
need for enhancing open space provision would become even more important if the 
higher end of the capacities for new homes and jobs indicated in the EAP are 
proposed, which would create greater pressure for the provision of this larger open 
space. Therefore this option would raise sustainability issues, although policy wording 
would need to take into account cost and funding issues, and the EAP should include 
other measures to ensure open space provision to mitigate the open space impacts 
of HS2 and development. 

 
15.3.4 Alternative DP1.3 (Allow station development and over-site development to 

happen organically, rather than taking a comprehensive approach): this 

approach would involve considering the HS2 station separately from the Network Rail 
station, and from over-station development, involving more piecemeal approach to 
delivery. It would be likely to have a range of significant negative impacts, when 
compared to the proposed comprehensive approach. A failure to consider how the 
HS2 and National Rail station should be taken forward, along with the above station 
development across the station and tracks site, would be likely to: 

 Fail to ensure that over station development can make full use of the potential 
housing, economic and regeneration benefits, both in terms of the level of 
development provided, and in terms of quality; 

 make inefficient use of the site, crating a disjointed place where buildings do not 
relate appropriately to each other; 

 Fail to ensure that appropriate social benefits are provided, including providing 
opportunities for local deprived communities to benefit from economic growth 

 Fail to take a planned approach to ensuring that development can provide 
appropriate mitigation, and ensure land uses are located appropriately, in relation 
to noise, air pollution and flood risk; 

 Fail to plan properly for onward movement of rail passengers, visitor, workers and 
residents, and failure to plan early for the provision of effective and sustainable 
energy infrastructure.  

 
15.3.5 Alternative DP1.4 (Leave the development at the front of the station/ forecourt 

in its current form). It would be possible to develop the land over the existing station 
without developing the existing buildings in the forecourt area. This option may be 
easier deliver as the buildings are privately owned, in contrast to the publicly owned 
Network Rail/ HS2 land behind. The appraisal indicates that this option would be 
likely to generate a number of negative sustainability impacts when considered 
against the SA criteria: 

 The current layout has significant negative impacts in terms of economic growth 
and regeneration by failing to change the current poor quality buildings which 
detract form the area and cause harm to the image of the area. This would be 
likely to affect the investment potential of the area. 

 Significant negative urban design implications by retaining the current poor quality 
façade, which is highly prominent, as well being in a historically sensitive location 
facing onto Euston Square Gardens.  

 The forecourt area and buildings currently act as a partial barrier to accessibility, 
movement and legibility, which would be continued under this option.  

 More effective use could be made of this land both in terms of density and value  

 Failure to take opportunities to provide a greener environment 

 Continued use of an outdated building which is unlikely to be as energy efficient 
as a new building, and unlikely to have the same potential for renewable energy 
use.   
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15.3.6 However, this option would be likely to generate a positive sustainability outcome by 

reducing the amount of waste going to landfill, compared to an option that would 
involve demolition and redevelopment.   

 
15.3.7 Alternative DP1.5 (Leave the eastern (Eversholt Street) flank of Euston Station 

in its current form): It may be possible to develop some land over the existing 
station without the removal of the two eastern Network Rail platforms to create active 
ground floor frontages n the eastern flank of Euston Station. This option may be 
easier to deliver and would remove potential inconvenience or disruption to Network 
Rail. However, the assessment indicates that it would be likely to have a number of 
significant negative sustainability impacts: 

 Failure to address current blank station wall frontage, which reduces overlooking 
and perceptions of safety along Eversholt Street 

 Failure to take advantage of opportunities to provide new uses could provide 
additional amenities for local people 

 Failure to make the most of opportunities to deliver regeneration and economic 
growth and make efficient us of land through development for active uses. 

 
15.3.8 This option may deter walking as an alternative to the car due to the current negative 

street environment. However, it may be more positive compared to the preferred 
approach taken in relation to rail travel, as it would not involve the loss of any 
Network Rail platforms.  

 
15.3.9 This option would be likely to generate a positive sustainability outcome by reducing 

the amount of waste going to landfill, compared to an option that would involve 
demolition of existing platforms 

 
 

Development Principle EAP3: Euston Road 
 

 Alternative DP3.1: More stringent in relation to reducing traffic as part of 
enhancing the environment for pedestrians and cyclists 

 Alternative DP3.2: Do not seek to redress the balance between motorised 
transport and walking/ cycling along Euston Road 

 
15.3.10 Alternative DP3.1 More stringent in relation to reducing traffic as part of 

enhancing the environment for pedestrians and cyclists: This alternative would 
be likely to generate significant positive sustainability outcomes in relation to urban 
design by reducing traffic dominance, enhancing the public realm and the setting of 
heritage assets, including listed buildings. Reduced traffic dominance would also be 
likely to improve access to facilities, and to help reduce noise and air pollution from 
vehicles. Enhance pedestrian accessibility and public realm would also be likely to 
generate positive impacts in relation to poverty/ exclusion and regeneration. 

 
15.3.11 This alternative would also be likely to generate both positive and negative outcomes 

against some sustainability indicators. In relation to health and safety, reduced traffic 
dominance could enhance the safety of pedestrians and cyclists, as well as 
improving air quality. However, if there were still strong demands on Euston Road 
from vehicles, this could create potential conflict, depending on detailed design.  This 
alternative would be likely to generate economic growth benefits by enhancing the 
appearance and function of the Euston area, but may also lead to negative wider 
impacts on the economy by reducing the capacity of the road for economy-related 
journeys. In relation to private motorised transport, whilst this alternative would be 
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likely to be positive outcomes by promoting walking and cycling, reduced road 
capacity would be likely to affect bus movement along Euston Road.  

 
15.3.12 Alternative DP3.2 Do not seek to redress the balance between motorised 

transport and walking/ cycling along Euston Road: This alternative would be 
likely to generate significant negative sustainability outcomes in relation to urban 
design by failing to address traffic dominance and public realm issues. A failure to 
address traffic dominance would mean that Euston Road would continue to act as a 
barrier for communities to facilities either side of the road, and current noise and air 
pollution problems would remain. A failure to address pedestrian accessibility and 
public realm would maintain the barrier effect of Euston Road on disadvantaged 
communities to the north of the road. 

 
15.3.13 This alternative would also be likely to generate both positive and negative outcomes 

against some sustainability indicators. In relation to health and safety, reduced traffic 
dominance could enhance the safety of pedestrians and cyclists, as well as 
improving air quality. However, if there were still strong demands on Euston Road 
from vehicles, this could create potential conflict, depending on detailed design.  This 
alternative would be likely to generate economic growth benefits by enhancing the 
appearance and function of the Euston area, but may also lead to negative wider 
impacts on the economy by reducing the capacity of the road for economy-related 
journeys. In relation to reducing reliance on private motorised transport, whilst this 
alternative would be likely to be positive outcomes by promoting walking and cycling, 
reduced road capacity may affect bus movement along Euston Road.  

 
 

Development Principle EAP4: Drummond Street/ Hampstead Road 

 Alternative DP4.1: Do not create a ‘no through traffic’ area around 
Drummond Street 

 Alternative DP4.2: Redevelop Maria Fidelis school site for alternative uses 
(not open space) 

 
15.3.14 It should be noted that options for Drummond Street and Hampstead Road 

are being considered in detail in terms of transport implications in the Transport Study 
being prepared by TfL to support the EAP. The options presented below are 
extracted from the draft Sustainability Appraisal, and therefore have been initially 
assessed on this basis. Some of the options which at a high level perform poorly in 
terms of sustainability, could be mitigated, which the Transport Study will help to 
identify. 

 
15.3.15 Alternative DP4.1 Do not create a ‘no through traffic’ area around Drummond 

Street: Given the potential increase in traffic levels in the Euston area following the 

arrival of HS2, vehicular movements could have a significant impact on the 
Drummond Street area. Significant negative sustainability impacts identified against 
the SA criteria are: 

 Economic growth and employment: traffic dominance could have a significant 
impacts on the Drummond Street neighbourhood centre and its local businesses 

 Regeneration and sustainable communities: a potential significant rise in traffic 
levels could start to create a separation between the two sides of the street and 
consequently have an impact on the role of the street as a key hub of local activity 

 Noise and air quality: increases in traffic could generate noise and air pollution 
from vehicles, although the designation of Euston as an ultra low emissions zone 
could reduce this potential impact 

 
15.3.16 Other potential negative impacts include: 
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 Healthy and safe communities: extra traffic could lead to conflict between 
pedestrians and vehicles, with consequent implications for safety.  

 The may be some impact on accessibility  due to increased traffic levels 

 The quality of the local environment may be reduced due to increased vehicular 
movement 

 This option would provide for private vehicle movements at the likely expense of 
other road users.  

 
15.3.17 Alternative DP4.2 Redevelop Retain Maria Fidelis school site for alternative 

uses (not open space): The loss of this potential open space site would mean a 
failure to re-provide the open space to be lost at the adjacent St James’s Gardens 
and Hampstead Road open space as a result of HS2. This would lead to a shortfall 
in the area. 

 
15.3.18 This option could contribute to housing and jobs growth by delivering new mixed 

uses. However, it would contribute to a shortage of open space in the area, when net 
additional space is required to support housing and jobs growth, to ensure the 
creation of a high quality residential environment for new homes and ensure an 
attractive local environment to attract investment. Therefore this option would 
generate both positive and negative impacts in relation to housing and the economy/ 
employment. 

 
15.3.19 This option would also generate strong negative impacts in relation to: 

 Access to open space, with the loss of a potential  open space floorspace that is 
needed not only to support growth but also to replace open space lost as a result 
of HS2 

 A net loss of open space in this urban area would be likely to have strongly 
negative implications in terms of regeneration and the creation of sustainable 
communities  

 Loss of (and failure to replace) an SINC meaning loss of biodiversity, as well as 
loss of greenery t6hat can contribute to addressing air quality and flood risk. 

 
15.3.20 The failure to re-provide open space in this area would also lead to negative health 

implications in terms of health (exercise, well-being and air quality mitigation), in an 
area that suffers from deprivation and health issues. It would also be likely to have a 
negative impact in terms of urban design and the quality of the local environment 
removing an appropriate location for the re-provision of listed structures in St 
James’s Gardens and green space that makes a positive contribution to the 
character of an area. 

 
15.3.21 However, if Euston Station were to be redeveloped on its own footprint, this option 

would not raise the same sustainability issues as the requirement to re-provide St 
James’s Gardens would fall away. In this instance, the negative impacts of this 
alternative would be reduced and it may generate positive outcomes by delivering 
new mixed uses in a sustainable location (subject to satisfactory relocation of the 
existing school use).  

 
Development Principle EAP5: Regent’s Park Estate 

 

 Alternative DP5.1: Do not seek to address routes through Regent’s Park 
Estate? 

 Alternative DP5.2: Less growth and change on Regent’s Park Estate  

 Alternative DP5.3: More growth and change at Regent’s Park Estate 
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15.3.22 Alternative DP5.1 Do not seek to address routes through Regent’s Park Estate 

would be likely to generate a number of negative outcomes when compared to the 
preferred approach. Not addressing routes through the estate would mean that 
existing accessibility and legibility issues remain. Some routes currently experience 
limited overlooking, compromising pedestrian safety. The current layout creates 
towards a disjointed urban form in some places which reduces the quality of the 
public realm and the efficiency of the urban layout. These issues would not be 
addressed under this option. 

 
15.3.23 There may be some benefit from this option in terms of noise generation, improved 

legibility of the road network leads to an increase in traffic through the residential 
estate. However, the improvement of pedestrian and cycling links and the public 
realm could also serve to reduce car use in the area. 

 
15.3.24 Alternative DP5.2 Less growth and change on Regent’s Park Estate would 

generate a negative impact in relation to housing as it would result in the delivery of 
less homes, including affordable homes, which are needed to meet needs and, 
potentially, to re-house residents who lose their homes as a result of HS2. This 
option would also reduce the potential for new infill to provide greater overlooking of 
the public realm, thus failing to take opportunities to enhance community safety. New 
development and infill could be used to enhance the legibility of the estate, creating 
a safer and higher quality public realm, thus increasing the benefits of regeneration 
and delivering urban design benefits: this option would fail to achieve this, instead 
retaining the current issues in relation to public realm. This option would also fail to 
ensure efficient use of land in an area with good public transport links, which is well 
placed to support a local energy network.  

 
15.3.25 Less redevelopment would be likely to have a positive sustainability impact by 

reducing the amount of demolition work, thus reducing the amount of material taken 
to landfill.  

 
15.3.26 Alternative DP5.3: More growth and change at Regent’s Park Estate: Positive 

impacts could include making more efficient use of land through creating higher 
densities of housing, in an area with good public transport connections, and with 
good potential to support a local energy network. Greater intervention would also 
provide the potential to further increase the accessibility and legibility of the estate. 

 
15.3.27 This option may potentially deliver sustainability benefits through the delivery of 

additional housing, including affordable housing for those in need, as well as offering 
greater opportunities to improve the urban fabric of the area. However, depending on 
the approach taken, significant levels of intervention may begin to harm the quality of 
the residential environment, community cohesion and the built fabric in the area, with 
potential increases of the level of disruption on the community.  

 
 

Development Principle EAP6: Ampthill and Mornington Crescent 
 

 Alternative DP6.1: Less growth and change on Ampthill 

 Alternative DP6.2: More growth and change on Ampthill 
 
15.3.28 Alternative DP6.1 (Less growth and change on Ampthill) would fail to take 

opportunities to make better use of under-utilised land to provide additional housing, 
or to address existing issues relating to the layout and form of the estate, which 
impacts on the quality of the local environment, accessibility through the area, 
overlooking, and the safety of the public realm and designated public open space. It 
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may generate a benefit in relation to noise impacts as it would avoid providing 
additional housing next to the railway line, and reduce impacts on existing 
communities.  

 
15.3.29 Alternative DP6.2 More growth and change on Ampthill: Positive impacts could 

include making more efficient use of land through creating higher densities of 
housing, in an area with good public transport connections. Greater intervention 
would also provide the potential to further increase the accessibility and legibility of 
the estate. 

 
15.3.30 However, depending on the approach taken, additional levels of intervention may 

begin to harm the quality of the residential environment, community cohesion and 
built fabric in the area, with potential increases in the level of disruption on the 
community.  The impact on privacy, amenity and safety needs to be balanced with 
wider policy objectives. 

 
 

 
Development Principle EAP7: West Somers Town 

 

 Alternative DP7.1: Do not  seek to identify intensification opportunities at 
Churchway 

 Alternative DP7.2: Do not include the relocation of Maria Fidelis Lower 
School on the Drummond Street site (redevelop for other uses such as 
housing) 

 
15.3.31 Alternative DP7.1 Do not seek to identify intensification opportunities at 

Churchway: This would result in negative sustainability results compared with the 
draft EAP approach as it would not provide opportunities to consider delivering 
additional housing to meet needs and fail to make the most efficient possible use of 
land in a location with excellent public transport links. Intensification/renewal of the 
site in consultation with the local community could deliver a development of higher 
urban design and environmental quality: this option would not achieve these 
benefits. However this option would reduce the amount of construction materials 
sent to landfill.  

 
15.3.32 Alternative DP7.2 Do not include the relocation of Maria Fidelis Lower School 

on the Drummond Street site (redevelop for other uses such as housing): This 
option would provide a sustainability benefit by providing new housing, Camden’s 
priority and use. However, the failure to allow for the re-provision would be likely to 
generate significant negative sustainability outcomes, in the context of the potential 
impacts of HS2 related noise and disruption on the existing Maria Fidelis schools 
site, the consequent need to consider relocation the school and the suitability of the 
site to enable the delivery of a consolidated schools site for Maria Fidelis. Without 
the re-provision of the school site, there could be significant impacts on the local 
community, which includes significant pockets of deprivation, in terms of the ongoing 
viability of an existing community facility.  

 
15.3.33 However, if Euston Station were to be redeveloped on its own footprint, this option 

would not raise the same sustainability issues as the need to re-provide Maria 
Fidelis Lower School would reduce. In this instance, the negative impacts of this 
alternative would be reduced and it may generate positive outcomes by delivering 
new mixed uses in a sustainable location (subject to satisfactory relocation of the 
existing uses).  
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16. CONCLUSIONS 

 
16.1 The key issues to be addressed by the Euston Area Plan are summarised in each 

chapter/ section of this report, and demonstrate that there are a number of challenges 
in the Euston area which the plan should aim to address wherever possible. In 
particular, the arrival of HS2, if the project proceeds, will have a significant impact on 
the physical and social environment at Euston. In the longer term the Euston Area 
Plan will seek to mitigate impacts and harness any possible benefits associated with 
HS2, particularly in terms of repairing the urban fabric and replacement of homes, 
open spaces and businesses lost. The redevelopment of the station, whether through 
HS2 or not, could help to secure wider investment in the area. 
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