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Rachel English

From: Andrea Williams 
Sent: 03 March 2026 21:24
To: EustonAreaPlan
Cc: Olivia Marshall
Subject: London Property Alliance response to draft Euston Area Plan
Attachments: London Propeerty Alliance response to the Euston Area Plan consultation.pdf

[EXTERNAL EMAIL] Beware – This email originated outside Camden Council and may be malicious Please take extra 
care with any links, attachments, requests to take action or for you to verify your password etc.  

Dear Euston Regeneration Team, 

We hope you are well. Please find the attached submission to your consultation on the draft Euston Area Plan. We 
would be keen to discus elements of this response in more depth and very happy to answer any questions you may 
have. 

Kind regards 

Andrea 

Andrea Williams | Policy & Communications Director 

London Property Alliance 
City Property Association | Westminster Property Association 
Office. 

 London Property Alliance | citypropertyassociation.com | westminsterpropertyassociation.com | londonpropertyalliance.com 

If you do not wish to receive future communication from City & Westminster Property Associations, please let us know and we'll make sure you don't. 
We will always ensure we protect your privacy, any personal information you may share with us and your rights as detailed in the Data Protection Act 2018.
We will never share your personal data without your consent. Click here to read our data protection policy
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Euston Regeneration Team 
5 Pancras Square 
London 
N1C 4AG 

By email only: eustonareaplan@camden.gov.uk 

3 March 2026 

Dear Sir/Madam, 

London Property Alliance representation to the Euston Area Plan Proposed Submission 
Draft 

I am writing on behalf of the London Property Alliance (“LPA”) to respond to the consultation on 
the proposed draft of the Euston Area Plan (“the Plan”). 

The LPA is a not-for-profit membership body and advocacy group representing over 300 leading 
real estate owners, investors, professional advisors and developers operating across central 
London. Our members are significant investors in commercial development, including in 
Camden, London’s third-largest office market.  

The full list of our members from across our sister membership organisations which comprise 
the LPA can be found here and here.  

We strongly support the ambition of the Euston Area Plan to deliver a coordinated, high-quality 
regeneration of Euston as a major transport, commercial and employment hub of national 
importance. Our members are committed to taking a central role in delivering new commercial 
space – particularly high-quality offices, infrastructure and public realm, and consider the 
regeneration of Euston and the delivery of this space essential to unlocking London’s full 
growth potential. 

Offices are the engine room of London’s economy. Our latest research with Knight Frank, Space 
for Change: Office space dynamics in central London, shows that office-based sectors 
support around 2.8 million jobs across Greater London and generate £290bn in GVA annually 
– nearly half of the capital’s economic output. Every 100 office jobs support roughly 40 supply
chain jobs and 18 high street jobs.1

The transformational change envisaged by the Plan cannot be achieved without a strong 
pipeline of high-quality office and laboratory floorspace capable of accommodating the next 
generation of talent, boosting productivity, fostering innovation and supporting Camden’s key 
growth sectors, particularly within its Central Activities Zone (CAZ) and the Knowledge Quarter. 

1 Space for Change: Office space dynamics in central London, London Property Alliance/Knight Frank, 2025. 
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Development at Euston is central to this ambition and represents a nationally significant 
opportunity to enhance the UK’s global competitiveness in research and innovation. 

Major infrastructure investment at Euston can also act as a catalyst for wider economic growth. 
LPA research into the impact of the Elizabeth line demonstrates how improved transport 
infrastructure can stimulate substantial investment and job creation. The line has supported 
almost 200,000 new office jobs, 171 hotels, 2,666 food and beverage outlets and 12 museums 
across London2. The regeneration of Euston has the potential to unlock similar long-term 
benefits. 

Despite the essential role high quality office space plays in accommodating and supporting 
London’s growth sectors and driving innovation, between 2018 and 2023 London’s CAZ lost 
14 million sq ft of office space, while Camden saw a 51% decline in major office planning 
applications determined between 2013 and 2023. The Euston Area Plan therefore represents 
a critical opportunity to reverse this trend and restore the delivery of new commercial 
floorspace in Camden. 

Indeed, given the national importance of the Euston area, the Plan should align with the 
Government’s and the Mayor’s growth agendas and embed sufficient policy flexibility to enable 
high-density, well-connected development. This is essential to support the Knowledge Quarter, 
the wider borough of Camden and the UK economy. 

Whilst we support the overarching vision for the area, it is essential aspects of the draft Plan do 
not undermine development viability and investor confidence as further policy details progress. 
We would urge consideration to be given to the levels of planning obligations and would 
encourage a flexible policy framework that is commercially realistic and supportive of 
investment. Additional feedback is set out in the Appendix. 

Our dedicated LPA Camden Working Group, which regularly engages directly with Camden 
Council on policy and planning matters, has led on our response and looks forward to 
continuing to engage with officers and members as your Draft Plan progresses. 

Yours faithfully, 

Charles Begley  
Chief Executive, London Property Alliance 
charles.begley@cwpa.org.uk  

2 The Crossrail effect: How the Elizabeth line is transforming the capital, London Property Alliance/Knight Frank, 2023 
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Appendix: London Property Alliance representation to the Euston Area Plan Proposed 
Submission Draft 

Deliverability and viability 

The regeneration of the Euston Area presents a significant opportunity to support a diverse mix 
of employment, retail, leisure, cultural and educational uses, helping to reinforce Euston’s role 
as a major centre of activity within central London. Moreover, commercial development plays a 
critical role in funding infrastructure, public realm, and wider regeneration outcomes. 

However, with commercial-led and mixed-use development already facing challenging 
macro-economic conditions and increasing regulatory complexity, and given the scale and 
complexity of the Euston Area – particularly in light of HS2 construction, land assembly 
challenges and infrastructure dependencies – a pragmatic and flexible policy framework is key 
to ensuring successful delivery. 

We ask that the Plan explicitly acknowledges the need for site-specific viability 
assessment at the planning application stage. The Plan should confirm that policy 
requirements may be applied flexibly where necessary to ensure deliverable 
development. As demonstrated by the Euston Area Plan Viability Assessment (January 2026), 
rigid policy targets risk hindering development at the plan-making stage. 

Role of commercial development 

The success of the Euston Area as a globally competitive destination depends on the delivery of 
high-quality, flexible commercial floorspace capable of meeting modern occupier 
requirements. Whilst the Plan recognises the importance of employment uses, we consider 
that it should go further in supporting flexible office, life sciences and innovation-led 
development to contribute to the UK competitiveness on a global scale.  

Euston is uniquely placed to accommodate this growth. Its location within the CAZ, proximity to 
the Knowledge Quarter, and role as a major transport hub mean it should be one of the capital’s 
most productive innovation and employment clusters. The Plan should place a greater 
emphasis on prioritising national objectives such as economic growth, whilst maintaining 
flexibility in policy application. 

The Plan should clearly position commercial development as a key driver of regeneration, 
rather than a residual land use. As our Good Growth in Central London research shows, a 
balanced approach to growth with flexible planning policy in Camden could unlock 45,100 
jobs, 6,300 new homes and an additional 4.4m sq ft of office floorspace by 2045 – boosting 
the borough’s economy by £11.2bn (GVA) in addition to generating £268m in borough 
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Community Infrastructure Levy (CIL) and Section 106 (s106) contributions.3 This is in addition to 
the £37.7bn (GVA) already generated by Camden’s service economy.4 

Phasing, infrastructure, and HS2 uncertainty 

The Plan is currently heavily dependent on the timing and delivery of HS2 and associated 
infrastructure. Given ongoing uncertainty regarding phasing, funding and delivery mechanisms, 
we are concerned that rigid policy linkages could stall development. We recommend that the 
Plan adopts a flexible phasing strategy that allows development to come forward 
independently of HS2 where appropriate. This flexibility will be essential to maintaining 
momentum and confidence during a prolonged construction and transition period. 

Design, height, and density 

We support high-quality design and contextual placemaking. However, given Euston’s role as a 
major transport interchange and growth location in central London, the Plan should fully 
embrace appropriate density and building heights as a means of delivering the quantum of 
high-quality office space and new homes needed to support economic growth and 
regeneration objectives.  

We are concerned that height guidance is overly restrictive or insufficiently responsive to site 
context. Given the Euston Area’s location and function as a major transport hub, we consider it 
reasonable for height thresholds to be defined by the masterplan boundary rather than the CAZ 
boundary. We recommend that the Plan clearly supports tall and high-density development 
in suitable locations, to ensure that it can properly capitalise on the investment made in its 
regeneration and its improved connectivity. 

3 Good Growth in Central London, London Property Alliance/Arup, 2024. 
4 Regional gross value added (balanced) by industry: local authorities by ITL1 region (current prices, pounds millions), ONS, 
April 2025. 
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Rachel English

From: Ahad < >
Sent: 22 January 2026 08:30
To: EustonAreaPlan; Ahad
Subject: Regulation 19 Representation – Euston Area Plan Update (Tolmers Square Resident)

[EXTERNAL EMAIL] Beware – This email originated outside Camden Council and may be malicious Please take extra 
care with any links, attachments, requests to take action or for you to verify your password etc.  

Dear Sir / Madam, 

I am writing as a resident of Tolmers Square to make a formal representation in 
response to the Euston Area Plan Update – Proposed Submission Draft (January 
2026), pursuant to Regulation 19 of the Town and Country Planning (Local Planning) 
(England) Regulations 2012. 

My representation relates specifically to the allocation of Site EA4 – 250 Euston 
Road, and the implications of that allocation for Tolmers Square and its residents. 

Grounds of Objection – Soundness 

I object to the Euston Area Plan Update insofar as it relates to Site EA4, on the basis 
that the Plan is not sound, for the reasons set out below. 

1. Not Justified (NPPF §35(b)

Tolmers Square is a well-established residential square containing a valued communal 
open space that makes a significant contribution to residential amenity, environmental 
quality, daylight, outlook and tranquillity for surrounding homes. 

The allocation of Site EA4 for intensified mixed-use redevelopment, including the 
potential for increased height and density, is not justified because the Plan does not 
provide sufficient site-specific evidence to demonstrate that such development can be 
delivered without causing unacceptable harm to: 

 Daylight and sunlight received by homes surrounding Tolmers Square
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 The open character and environmental function of the square

 Residents’ outlook, privacy and sense of enclosure

 Noise levels and general residential amenity

The Plan relies on future planning applications to resolve these fundamental impacts, 
rather than addressing them at plan-making stage. Given the proximity of Site EA4 to 
sensitive residential receptors and amenity space, this approach is inappropriate and 
unjustified. 

2. Not Consistent with National Policy (NPPF §35(d)

The allocation of Site EA4 is not consistent with the National Planning Policy 
Framework, which requires Local Plans to: 

 Secure a high standard of amenity for existing residents

 Protect valued open spaces that contribute to community well-being

 Create places with a high quality of life

Tolmers Square clearly functions as a valued local amenity open space, regardless of 
its formal designation. The Plan fails to demonstrate that increased scale, height or 
intensity of development at Site EA4 would preserve the square’s environmental role 
or avoid indirect harm caused by overshadowing, enclosure and intensified activity. 

3. Conflict with Camden Local Plan Policies

The Euston Area Plan Update also fails to demonstrate consistency with the adopted 
Camden Local Plan, in particular: 
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Policy LP26 (Open Space) 

Tolmers Square provides important amenity value for local residents. The Plan does 
not demonstrate that development at Site EA4 would avoid harm to this amenity open 
space through overshadowing, enclosure, noise or activity spill-over. 

Policy LP28 (Design Quality) 

The allocation contains no site-specific safeguards to ensure that potential increases in 
height or massing would respond appropriately to the sensitive residential context of 
Tolmers Square or avoid overbearing and dominant impacts. 

Policy LP30 (Amenity) 

The Plan defers assessment of foreseeable impacts on daylight, sunlight, outlook and 
noise to future planning applications, despite the close proximity of Site EA4 to 
existing homes. This is inconsistent with the requirement to protect residential 
amenity. 

4. Not Effective (NPPF §35(c)

The Plan is not effective because it does not adequately address deliverability and 
context, including: 

 The constrained residential environment surrounding Tolmers Square

 The cumulative impacts of redevelopment along Euston Road on nearby
residential streets

 The existence of a long-term lease at 250 Euston Road extending to
approximately 2039, making delivery within the plan period speculative

As a result, the allocation risks creating prolonged uncertainty for residents without 
providing clear, enforceable safeguards. 
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Requested Modifications 

To make the Plan sound, I request that the Council: 

1. Amend the allocation for Site EA4 to remove or materially constrain
assumptions regarding increased height and density where these could adversely
affect Tolmers Square; and/or

2. Introduce explicit, site-specific policy safeguards requiring:

o Protection of daylight and sunlight to Tolmers Square

o Protection of the square’s open character and residential amenity

o Clear limits on height, massing and proximity to residential properties

Conclusion

For the reasons set out above, I consider that the Euston Area Plan Update, in relation 
to Site EA4 – 250 Euston Road, is not justified, not effective, and not consistent with 
national planning policy or the Camden Local Plan, and should not be found sound 
unless modified. 

I request that this representation be forwarded to the independent Planning Inspector 
for consideration as part of the examination process. 

Yours faithfully, 

Mr M Miah  

Resident 
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Planning Policy Team 

Euston Regeneration 

5 Pancras Square London 

N1C 4AG 

03 March 2026 

Dear Planning Policy Team, 

Thank you for consulting the NHS on the Euston Area Plan (EAP) Update – Proposed 

Submission Draft. This response has been prepared in consultation with the North Central 

London Integrated Care Board (NCL ICB), which is responsible for commissioning and 

overseeing healthcare services in Camden. 

Consultation Response 

The NHS welcomes the recognition of health and wellbeing as a cross-cutting priority 

throughout the document, embedded throughout the strategic principles. 

We also welcome the inclusion of comments provided during previous consultations within 

the Proposed Submission Draft. In particular, we note and support the following:  

1. Within Strategic Principle EAP1, confirmation that major development proposals at

Euston will be required to submit a Health Impact Assessment and appropriately

incorporate its findings (pg. 46).

2. Confirmation that development within the EAP area will be expected to contribute to

an appropriate provision of healthcare facilities, including through developer

contributions from major housing schemes to mitigate additional demand on health

infrastructure (pg. 61).

3. Confirmation that the EAP team will continue to work with the NHS to consider the

implications of anticipated housing and employment growth for health infrastructure

provision (pg. 61).

4. Recognition of the integrated hub model as the most efficient way to deliver

additional healthcare provisions (pg. 61).

In relation to Strategic Principal EAP 1, we note Part E: Social Infrastructure requires the 

submission of a Community Strategy to inform how appropriate social infrastructure will be 

conceived and developed over time. The NHS would welcome the opportunity to be 

consulted on the preparation of this strategy, as a number of key healthcare facilities are 

located within the EAP area and in the immediate surrounding areas.  

The NHS seeks further clarity in relation to Section 5.7 (Planning Obligations and 

Infrastructure Delivery) and Appendix 2: Delivery Plans. While Section 5.7 confirms that both 
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Section 106 and CIL can be used to fund health and community infrastructure, the Summary 

Table in Appendix 2 identifies CIL, in some instances, as the sole potential funding source. 

Both CIL and Section 106 are important funding mechanisms for the NHS. We would 

therefore welcome further discussions with the Council to better understand the rationale for 

identifying certain projects as appropriate for CIL funding only, while others are considered 

suitable for both Section 106 and CIL contributions. This is particularly important given that 

NHS Capital Guidance 2026/27 makes clear that: 

“Capital allocations do not cover additional facilities required due to housing developments. 

NHS organisations should work with local authorities to secure developer contributions for 

extra capacity.” 

Conclusion 

The NHS supports the Euston Area Plan Update and welcomes the inclusion of previous 

NHS comments within the Proposed Submission Draft. We look forward to continuing to 

work collaboratively with the Council to ensure that the growth proposed within the EAP area 

is supported by timely and appropriate healthcare infrastructure and that health impacts are 

appropriately mitigated. 

Yours faithfully, 

Mhairi Summers 

Planning Officer  

NHS London Healthy Urban Development Unit 
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Rachel English

From: geff per < >
Sent: 29 January 2026 14:04
To: EustonAreaPlan

[EXTERNAL EMAIL] Beware – This email originated outside Camden Council and may be malicious Please take extra 
care with any links, attachments, requests to take action or for you to verify your password etc.  

Hi there  
After reading the future plans it appears that there is no accomodation for phv drivers that are 
employed by the West coast Avanti group to take train passengers to their onward destination due to 
disruption. As it is, the old taxi rank in Melton street was capable of taxing 60 cars for such 
emergencies. 

HS2 works have now pushed that figure down to 8 cars which share with lorries and dropping off point 
point. 

Your plans do not accommodate for this problem, only for taxi pickups. 

The only place for these onward bound travellers to go for Avanti paid transport would be Gordon 
street which is (a) a fair unsafe walk, (b) a serious health and safety issue. 

Please understand, once or twice a week around 10 cars are needed, however around once a month 
upto 60 cars are required, making this a nightmare for both drivers and passengers.  

You plan suggests some phv spaces in Eversholt street, that is where the Uber type cars pick up so 
those 5 + spaces suggested would just cause major chaos  
I could go on but l just hopefully believe that you have no knowledge of this and have not calculated 
how to deal with it in your planning 
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Euston Regeneration Team 

London Borough of Camden 

5 Pancras Square 

London 

N1C 4AG 

Sent by Email – eustonareaplan@camden.gov.uk 

Our ref: ANE 

Your ref:  

26 February 2026 

Euston Area Plan – Site Allocation EA3 (The Place and Premier Inn) 

Representations Submitted on Behalf of the Whitbread, the owners and operators of the 

Premier Inn 

Introduction 

These representations are submitted on behalf of Whitbread, the owners and operators of the 

Premier Inn hotel which forms part of the Site Allocation EA3. 

Our client supports the overarching regeneration objectives of the Euston Area Plan and is 

considering bringing forward early investment through a hotel-led redevelopment of the existing 

Premier Inn site. However, we object to any policy wording that implies or promotes comprehensive 

redevelopment across multiple adjoining ownerships as a prerequisite or expectation for 

development. 

For the allocation to be effective, justified and deliverable, it must clearly support standalone, plot-

based redevelopment proposals. 

Support for Mixed-Use and Hotel Intensification 

The site lies within the Central Activities Zone (CAZ) and benefits from exceptional public transport 

accessibility (PTAL 6b), immediate proximity to Euston Station, and a strategic location within a 

nationally significant growth area. 

We support the allocation of the site for mixed-use development including hotel, residential and 

commercial uses. In particular, the Premier Inn site is highly suitable for: 

• Hotel intensification and modernisation;

• Increased visitor accommodation;

• Active ground floor uses;

• Public realm and greening improvements;
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• Enhanced environmental performance.

London Plan Policy SD4 (CAZ) supports development that strengthens London’s strategic 

commercial and visitor economy functions. The intensification of hotel accommodation in this 

location directly aligns with those objectives. 

A hotel-led redevelopment of the Premier Inn site would: 

• Support employment and economic growth;

• Contribute to London’s visitor infrastructure;

• Improve the Euston Road frontage;

• Deliver high-quality design in a prominent gateway location.

The allocation should positively and explicitly support such operator-led investment. 

Objection to Implied Comprehensive Redevelopment 

The allocation currently states: 

“A comprehensive approach which includes the adjacent sites of the Premier Inn hotel, the office 

building (18 Duke’s Road) and The Place could be considered.” 

While expressed permissively, this wording risks creating an expectation that development should 

come forward comprehensively across multiple ownerships. 

We object to any interpretation that: 

• Delays or discourages standalone redevelopment;

• Requires coordination across unrelated land interests;

• Conditions redevelopment of the Premier Inn site on third-party participation;

• Undermines deliverability within the plan period.

Land Ownership and Deliverability 

The allocation comprises several distinct landholdings, including: 

• The Premier Inn hotel (operational commercial use);

• Social housing at Somerton House;

• Office accommodation;

• A cultural and educational facility (The Place) within a listed building.

There is no realistic short- or medium-term prospect of comprehensive land assembly across all 

these parcels. They are subject to different ownership structures, operational requirements and 

statutory considerations. 
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The National Planning Policy Framework (NPPF) requires that site allocations be deliverable and 

effective. An approach that relies on uncertain land assembly risks rendering the allocation 

ineffective. 

Phased and Plot-Based Regeneration 

Regeneration in the Euston area will inevitably occur incrementally and across multiple ownerships 

over time. 

A standalone redevelopment of the Premier Inn site can: 

• Deliver high-quality design responding to its immediate context;

• Improve the Euston Road frontage;

• Provide enhanced public realm and greening;

• Respect the setting of nearby heritage assets;

• Integrate with future adjacent development if and when it comes forward.

There is no planning justification for requiring comprehensive redevelopment where the objectives 

of the allocation can be achieved on an individual plot basis. 

Height and Design 

The allocation identifies potential heights ranging from approximately 20m (42m AOD) at the 

southern end of the site to up to approximately 40m (62m AOD) to the north, with potential for taller 

buildings on Euston Road subject to assessment. 

We support a contextual, design-led approach to height. In particular: 

• Euston Road is characterised by large-scale development;

• The site sits outside the Bloomsbury Conservation Area;

• The surrounding townscape along Euston Road accommodates significant variation in height and

massing;

• Tall building assessment and LVMF testing can robustly address strategic views.

A hotel-led redevelopment can achieve appropriate height transitions toward Duke’s Road while 

optimising scale along Euston Road. 

Height and massing strategy should not be contingent upon comprehensive redevelopment across 

the wider allocation. 

Heritage Considerations 

We acknowledge the site’s proximity to: 

• The Grade II listed 17 Duke’s Road;
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• The Bloomsbury Conservation Area;

• The Grade I listed Church of St Pancras;

• London View Management Framework corridors.

These constraints can be fully and robustly addressed through: 

• Detailed Heritage Impact Assessment;

• Verified views and LVMF analysis;

• Sensitive design and massing refinement.

There is no evidence that standalone redevelopment of the Premier Inn site would inherently cause 

harm to designated heritage assets. Policy should allow proposals to be assessed on their merits at 

planning application stage. 

Public Realm, Healthy Streets and Sustainability 

The Premier Inn site alone has the capacity to deliver meaningful improvements, including: 

• Active frontage along Euston Road;

• Public realm upgrades consistent with the Euston Healthy Streets project;

• Increased urban greening and soft landscaping;

• Sustainable urban drainage measures;

• Improved environmental performance and operational carbon reductions.

Such improvements can be secured through planning conditions and obligations without reliance 

on cross-site assembly. 

Requested Modification 

To ensure clarity, deliverability and policy effectiveness, we request that the allocation wording be 

amended as follows: 

Delete: 

“A comprehensive approach which includes the adjacent sites of the Premier Inn hotel, the 

residential Somerton House, the office building and The Place could be considered.” 

Replace with: 

“Development may come forward on an individual plot basis or comprehensively across multiple 

sites. Standalone redevelopment proposals will be supported where they demonstrate high quality 

design, optimise site capacity, protect heritage assets and contribute to public realm 

improvements.” 

This modification would: 
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• Align with NPPF tests of soundness (effective and deliverable);

• Enable early investment in the Euston Growth Area;

• Avoid sterilisation of the Premier Inn site;

• Retain flexibility for comprehensive redevelopment should land assembly occur in the future.

Conclusion 

The Premier Inn operator is committed to bringing forward investment that will: 

• Intensify visitor accommodation in a highly sustainable CAZ location;

• Contribute to employment and economic growth;

• Improve townscape and public realm along Euston Road;

• Respect and respond to nearby heritage assets;

• Support the long-term regeneration of Euston.

However, policy must not implicitly condition development on comprehensive land assembly across 

multiple ownerships. 

We respectfully request that Site Allocation 4.2 be amended to explicitly support standalone, 

operator-led redevelopment proposals. 

Yours sincerely 

Alex Neal 
Partner 
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