


4.3 Shortlisted Options

The options outlined below explore development opportunities that
seek to optimise the site's development potential and make the best
use of the new space above the station and approaches and
regeneration of the wider area. These options considered the complex
constraints of the site, such as LVMF views, proposed and existing
infrastructure, as well as stakeholder requirements and vision,

Redacted under Regulation 12(5)(e)

provision of public open space and the baseline masterplan working
assumptions.

Seven options and one sub-options were agreed in July 2017 by the
Euston Management Board, depicted diagrammatically below which
range from ‘'minimal development'’ in option A to maximum

Amvialamma mnmd fm Amdiam M
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Technical Assessment

All options are technically feasibility although technical
complexities increase A through G

Structures: Increased structural complexities associated with
building over tube and Crossrail 2 tunnels and decking over
tracks

Ventilation: Decking over options likely to preclude
opportunities for natural ventilation within the station

Servicing: Street level access required for all OSD options with
additional servicing complexities associated with decking over
options. Station servicing isn't a differentiator between
development options. However the scale of development shall
impact on flexibility of future station servicing and option G in
particular may compromise grounding of the central building
along Eustonroad.

Fire: Decking over NR results in a subsurface station and will
have significant implications on the station design

Utilities: Options with significant uplift in development are not
within future plans for utility companies. Likely to result in
additional main sub-stations, pressure reduction stations and
gas governors resulting in new constraints imposed on adjacent
land.

Logistics: Constructability challenges increase with each step
change in development

Highways and traffic: Increased development increases road
congestion significantly

Programme and Delivery Assessment

Increased complexities and programme implications associated
with development above the interior of the station

Increasing OSD from mid to high rise creates a step change in
construction complexity

Design of full deck over B1 may require some RIBA2 redesign
impacting on the design programme and possible station
opening date

Reorientating Euston Square Gardens will require a redesign of
utilities. The potential impact of this is under consideration

Agreement on building over B1, building height, and aspiration to
reorientate Euston Square Gardens are required in 2017, in order
to avoid delays in design and construction and the opening date
of HS2

Risk Assessment

Risk increases A through G (exception of E1);

Planning — Alignment with local and regional planning policy and
relevant Acts esp in respect of Euston Square Gardens and
viewing corridors

Programme risk increases alongside design and construction
complexity

Station operations — Construction over an operational railway
impacts on station operations and services

Construction impact — Managing logistics and impacts on local
communities associated with multiple concurrent constructions

Approvals and funding - Not gaining approvals or funding for
redevelopment over t Station or being able to
successfully acquire

4.5 Outcomes

Following the analysis, Option C scored highest. This option has been
iterated, including aligning with elements from option E as below, to
form option C1 - the Euston Stations Masterplan as depicted in this

document:

* Perimeter development above the station on the HS2 and
Conventional NR Station (aligned with masterplan Option C).

* Maximum development in the northern development zone over both
the HS2 and NR approaches (aligned with Option E).

* Footprint of OSD on HS2 side to align with FSD scheme.

* FSD concourse and London Underground layouts.

Redacted under Regulation 12(5)(e)

* Reorientated Euston Square Gardens
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Part E
The Masterplan
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1 The Masterplan

1.1 Overview

The Euston Stations Masterplan presents a once in a century
opportunity to plan this central London neighbourhood into a vibrant
piece of city and an industry leading station.

The five key principles, identified in the design process, played an
integral part in developing the design of the masterplan and ensuring
the vision of landowners, stakeholders and the surrounding communit
was realised. The masterplan was developed through a considered
engagement and assessment process and takes into account a broad
range of design aspects including placemaking, planning, commercial
viability, optimised interchange, technical, programme, deliverability
and risk.

The following section outlines the key components and features that

make up the strategy. The images, drawings and diagrams depicted in

this section should be read in conjunction with Part D for an outline Ground level plan illustrating the masterplan and the extent of the public realm around and within the station footprint.
summary of the additional opportunities that could significantly

enhance the scheme.
Redacted under Regulation 12(5)(e)

5 Key Principles

One station comprising of four stations, ensuring
resilience for future operations and maintenance

Efficient interchange between all modes of transport

Improved legible public and open space for Euston

New active streets that provide easy, intuitive access
as well as providing excellent north-south and east-
west permeability

An optimised development strategy
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KEY FACTS AND FIGURES

Circa 19,200 new jobs
Circa 1,700 new homes
Over 68,400sgm of public open space

Over 450,000sgm of Gross Developable Area
excluding station accommodation

22 new mixed use buildings

KEY FEATURES
Activated station edges with perimeter development.

Re-orientated Euston Square Gardens creating
legible links.

Improved network of streets throughout the new and
existing surrounding neighbourhoods.

New east-west and north-south links connecting

across the station improving site-wide permeability.

Development and parkland bridging across the
Camden Cutting.
Redacted under Regulation 12(5)(e)

» Phased delivery over the next 15+ years.

Exploded axonometric of the Euston Stations Masterplan
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1.2 AFlexible Masterplan

The Euston Stations Masterplan is a flexible masterplan. The
masterplan brings together the vision and design framework
established to present a plan for Euston. It seeks to support and
complement the current station designs, aligning where scopes permit,
and providing a plan for development that meets the landowners vision.

The plan brings together arrangements for development, public open
space provision, intermodal transport connections and surface
strategies and provides a supporting analysis for each of these. Over
time the landowners may build upon this and consider further
enhancements such as;

* Improved linkages across the site, including additional pedestrian
and cycle routes, i.e.; bridging over busy roads instead of crossing
at grade and outlining alternative opportunities for the realisation
of these links.

* Realigning the Civic Heart facing on to Euston Road, to be centred
on the wider axis of the Bloomsbury Georgian squares to the south.
This alignment will vastly improve the presence of the new Euston
station and associated development, and offer an opportunity to
incorporate a new, reinterpretation or reinstatement, of the Euston
Arch. This amendment would include relocating the existing Euston
Lodges as well as the street level access to the proposed Crossrail
2 and London Underground.

* Increased opportunity for additional public open space in a variety
of locations across the site including accessible terraces above the
station footprint and planted decks over the tracks at the northern
end of the site.
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2 Development

2.1 Overview

The sitewide development strategy is an integral part of establishing a
sense of place for both the station and the wider Euston area. Several
strategies have been developed which aim to achieve excellent design
solutions include bringing Cobourg Street to Euston Road, creating an
improved street address for the western developments, and
reorientating the Euston Square Gardens to re-frame the public square,
creating a fit for purpose space and increase the value of the Euston
Road developments.

2.2 Land Uses

The masterplan land-use strategy results in a commercial led zone to
the south, a blend of uses in the central zone and community and
residential uses to the north. This approach is driven by factors such
as:

* The surrounding neighbourhoods i.e. knowledge quarter, medical
corridor, refer to the land use diagram in Part A.

* Euston Area Plan land use guidance, extract located in Part A of this
report.

* Land use suitability illustrated in the Commercial Report.

* A comprehensive retail strategy will be a fundamental part of the
Masterplan scheme, supporting unique and meaningful spaces,
creating connections and drawing people in to the area.

2.3 Area provision

The areas and massing arrangements illustrated within the masterplan
have been agreed with HS2 Ltd as a baseline for developable area and
represent the identified feasible development envelope for each plot.
For a full list of qualifications and assumptions, refer to the Euston
Stations Masterplan Appendix D, which was developed with specialist
input from planning and commercial consultants. The adjacent diagram
outlines the preliminary areas of each plot.
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North City Park | Image illustrating the opportunity for temporary and informal uses, such as pop up markets and events

Redacted under Regulation 12(5)(e)

New City Street | illustrating the entrance looking north -west up Eversholt Street and along
the southern face of the station (left)

3.1.3 North City Park

The North City Park provides a focal point for the community to the
north. The southern side of this area is fronted by a new station
entrance hall. By providing a large public space adjacent to this station,
entry the link to Camden is strengthened and an area is created for
temporary and informal uses, such as pop up markets.

Generous shared crossings are illustrated to facilitate a strong
pedestrian connection link trough the northern park and beyond to
Camden Town.

3.1.4 Commercial Corridor

Redacted under Regulation 12(5)(e)

Redacted
under

3.1.5 New City Street

Eversholt Street to the east is re-activated by building along its blank
western edge. Retail will activate the ground floor, with commercial
buildings above. The street is further activated with new station
entrances and linkages across the station to the north, via the auxiliary
NR concourse, south, and public routes across the station.
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7 Optimised Interchange and Surface Transport

Redacted under Regulation 12(5)(e)

7.1 Overview

Essential to the masterplan framework is the arrangement of the
interchange and the surface transport strategy, ensuring minimised
journey times, intuitive way-finding, presence and strong sense of
arrival. For further detail refer to the Place Planning and Movement
Report.

Aninterchange that facilitates seamless connections between multiple modes of transport
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1 Feasibility

1.1 Overview

This section provides a high-level summary regarding the feasibility of
the Euston Stations Masterplan, and should be read in conjunction with
the Euston Stations Masterplan Feasibility Report.

1.2 Structure

The OSD buildings above the HS2 and NR Conventional Stations are
built on elevated ‘construction decks’. Each deck comprises a steel
grillage with a concrete slab, and is designed for typical construction
loads (20kN/sgm). The decks allow the OSD buildings to be built and
maintained - and subsequently, de-constructed and rebuilt — with
minimal interference to the station operations underneath. The decks
are not designed as transfer structures and so the grid of the building
above matches the grid of columns passing through the stations. If the
OSD requires a different grid the transfer must be carried out in the
building superstructure.

In the Northern Development Zone the construction deck is not
elevated but the long span over the tracks (up to about 40m) requires
large steel trusses to carry the construction loads. In order to keep the
weight of these trusses to a reasonable level their stiffness is
enhanced by storey-height frames within the OSD structures. Other
buildings, not above the stations or tracks, are constructed in a more
conventional manner.

All OSD buildings require piled foundations, the layout of which is
constrained by the NR and HS2 platforms and tracks, and by tunnels
belonging to LU's Victoria Line, Northern Line Bank branch and
Northern Line Charing Cross branch. If Crossrail 2 proceeds, its tunnels
could also pass under Euston; there is no fixed alignment on these.
Piles can only be installed outside a 3m wide clearance zone defined by
LU standards. Where there are no piles the foundation slab must span
over the tunnels. The slab deflects under the weight of OSD buildings
which causes movement in the rail tracks; this can restrict the allowable
height of the buildings.
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1.3 Ventilation, MEPH and Utilities

The HS2 station ventilation requirements are controlled by the station
design. Four large fan rooms will be provided on the Stage A roof and
will connect to a duct that runs along the station roof in a north / south
direction. This duct provides the main smoke and heat exhaust from
the station.

The NR station is currently naturally ventilated but there is a risk that
the presence of OSD and the closure of their west station wall will make
natural ventilation impracticable. It is therefore possible that a
mechanical ventilation system will be required similar to the FSD
proposal. Large ducts would be located above the platform to exhaust
heat and smoke from the trackways. These ducts would connect to two
large fan rooms located on the roof of their station. Itis assumed that
all OSD will have their own independent plant rooms.

From a general MEPH perspective there is no difficulty envisaged in
delivering the masterplan. Some elements of the masterplan represent
departures from the current HS2 scheme however the impact on the
experience on HS2 platforms level would be small. There is envisaged
to be a larger requirement for roof mounted photo-voltaic arrays at roof
level to account for OSD shading, but sufficient roof space is
considered available within the HS2 and NR areas to enable a robust
design to be achieved.

It is anticipated that an effective MEP design could be developed for NR
as well. The majority of MEPH services can be located in various
formats, for instance in the new basement structure under the Euston
Square Gardens or underneath the NR tracks. It is anticipated that an
effective carbon strategy can also be developed at the next stage of
design.

The utilities strategy for the HS2 station involves detailed design of
new utility diversions of existing routes to facilitate the construction of
the HS2 station. Two locations of interest are the triangle basement
and the modified London Underground pedestrian tunnel, which runs
under the Euston Road / Gordon Street junction. The masterplan has
identified clashes between the proposed buildings and existing utility
routes and the requirement for new utility corridor routes. This has
been reviewed in the masterplan feasibility report.

For further information on ventilation, MEPH and utilities strategies,
please refer to the Masterplan Feasibility Report.
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1.8 Sustainability

The proposed Euston Stations Masterplan aims to meet the
sustainability objectives of the local authority, landowners and
stakeholders alike, while also providing the opportunity to be an
exemplary vision of sustainability in the wider city context. It should be
also considered that the sustainability strategy needs to be flexible
enough to adapt to future and changing developments in approaches
to sustainability. The brief for sustainability and climate change
commitments have been developed by HS2 and some key points
identified are as follows:

* Minimise Whole-Life-Carbon emissions
* Create aresilient, future-facing station
* Provide a healthy and inclusive environment

* Protect and support natural and historic environments

Section depicting sitewide sustainability strategy
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The proposed Masterplan generally enables compliance against the
key requirements and objectives defined by the London Borough of
Camden (LBC) and HS2. It is not anticipated that it would hinder the
station from obtaining BREEAM Excellent certification.

Specific aspects to be highlighted that require further investigation are:

¢ Addressing Camden’s expectation for residential OSD to comply
with Home Quality Mark and/or Passivhaus

* The impact of OSD on the station’s ability to achieve net zero carbon
status for regulated energy demand (a HS2 requirement) and
specifically its impact on the location and performance of
photovoltaic arrays

* Opportunities for the OSD to achieve Camden's energy efficiency
and carbon reduction requirements on its own

Euston Stations Masterplan
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* Sustainable Urban Drainage System (SUDS) requirements — Sharing
of rainwater attenuation space in the station basement or OSD
stand-alone attenuation

The masterplan can play an important role in connecting fragments of
green space with ecological corridors and biodiversity, however the
green infrastructure strategy should also attempt to maximise its
secondary benefits such as improved urban ventilation, positive
effects for human health and climate change adaptation.

Since the completion of the masterplan area is not programmed for at
least another twenty years — with the surrounding area even further
beyond - it is essential that the masterplan adopts future technologies
and techniques and is flexible enough to be able to enable future ways
of space and technology use. Specifically, the masterplan should be as
much as possible future-ready for driverless vehicles and a fully
electric energy supply. Refer to the Planning, Place and Movement
Report for more details on the sustainability approach across the
masterplan.
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1.9 Acoustics and Vibration

High level acoustic studies have been completed using 3D acoustic
modelling to investigate existing and anticipated ambient noise levels
arising from traffic noise. Noise from rail operations has also been
accounted for. The key findings demonstrate that:

* Noise in the North City Park is likely to be significantly higher.
Opportunities to provide acoustic barriers (which also act as green
walls) have been investigated, in order to main reasonable noise
levels in the public realm space.

* The need for vibration mitigation to control vibration arising from rail
systems operations has been identified.

* OSD will be exposed to high levels of rail and traffic noise in some

locations, and the need or specialise facade attenuation has been
identified.
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1 Delivery

1.1 Overview

This section outlines the deliverability aspects of the masterplan. The
project time frames are evolving and are possible phased delivery
projections which requires development with NR and Crossrail 2 which
at present are uncommitted. This section covers:

* Phasing

* Programme

* Commercial viability
* Risks

For further information and detail on any of the above refer to the
Masterplan Feasibility Report.

1.2 Phasing and Delivery

The aspiration to deliver the scheme spans over three complex stages
for three different projects, HS2, NR and CR2, which include:

Stage A - the demolition of existing buildings and integration of the first
stage of the HS2 station, ending in 2026.

Stage B1 - part demolition of the existing NR station and completion of
the HS2 station in its place; 2026 -2033.

Stage B2 - the full redevelopment or modification of the existing NR
station; undefined from 2026 and subject to future investment
decisions and approvals. The delivery of this phase requires further
planning to ensure no delay to preceding phases.

1.2.1 Masterplan Phasing

The phased delivery of the stations will commence in 2018.
Consideration must also be made to the delivery of OSD,
implementation of proposed Crossrail 2 on site as well as changes and
additions to the existing London Underground network in tandem with
the HS2 and NR stations.

The following series of diagrams provide a high level summary of the
possible phasing masterplan process including demolition, worksites,

station works, enabling works and delivery of individual buildings.
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1.2.4 OSD Enabling Works

The enabling of development for plots A,N,L,P.R, K,Z1,Z2,X,Yanda
portion of plot B is within HS2's scope and their release for
development is controlled by HS2's station construction programme.

Further work is required to realise the other development plots across

the site, associated public realm and any concurrent construction
activity so as not to impact station construction.
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1.3 Funding

The HS2 station and OSD enabling works for plots above the high
speed station and approaches (as shown in yellow right) are a
committed project with a funding plan in place.

The remainder of the masterplan is unfunded and requires work to
identify and secure funding for delivery. This is summarised below.

Subject to future funding
Redacted under

Regulation 12(5)(e)

* Plots X1,Y1,T,B,V.LH,G,FE,C

* Conventional NR Station redevelopment
* Crossrail 2

* Associated public realm

* New and upgraded highways work

* Landscaping and public realm apportioned per development

Within current [project scopes and funding envelope:
» Station works and associated public realm within the LOD

* Enabling works for X, Y, Z1,Z2,P, KR, L, N, A and a portion of plot B

1.4 Risks

This masterplan is extremely complex with many interested parties and
years' worth of compromises to follow. In order to realise this
masterplan the risks should be acknowledged and addressed, where
possible, early on in the development process. Some of the key risks,
relevant in different ways to a number of the landowners and
stakeholders, that have been identified and should be acknowledged
include the following:

* Key stakeholders losing support for the masterplan and the
framework, which may result in a suboptimal development for the
Euston area.

* The flexible masterplan framework may not be adopted by all

parties.
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Stakeholder requirements may not be met and compromises may
not be accepted by the stakeholders involved. The landowners are
the decision makers for this masterplan, however there is need to
recognise the aspirations of multiple stakeholders and be
cognisant that development will be subject to future planning
approvals and operational decisions are those of the infrastructure
operators. The provision of public open space in general is hugely
challenging on such as constrained site; this includes quantum of
provision, location and quality of open space, the proposed
reconfiguration of Euston Square Gardens and the phasing of
delivery of open space.

Masterplan implementation and future context may be affected by
currently unknown proposals for development of the area
considered.

The opportunity to reconfigure Euston Square Gardens to enhance
the gateway into site will be subject to planning risks and risks
associated with the London Squares Act.

The proposal to rebuild the Euston Arch and the effect this may
have on the redevelopment.

The phased delivery of the entire masterplan is incredibly
challenging for a number of reasons including design, impact on the
community and station users, commitments to dates to deliver
working stations, policy changes over the period and development
of areas to earnincome.

High speed or Conventional Station studies, design and
construction necessitate changes to the masterplan configuration
to achieve respective station or railway objectives.

Redacted under Regulation 12(5)(e)

Challenges identified for the enabling of key development plots
such as A and B should be designed early in order to maximise
flexibility for development in the future.

There has been limited engagement with various stakeholders
including, but not limited to Royal Mail Group, BCAAC, Historic
England and the Euston Arch Trust. Future engagement may
generate additional aspirations or constraints and opportunities.
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There are a number of heritage assets on and in close proximity to
the site and the potential impact of the masterplan on these is a
planning risk that requires justification.

Deliverability of significant green space including the provision of
trees on an extremely constrained site.

There are significant challenges with servicing the entire site,
including the station and development; servicing strategies will
need to be developed early to influence the design so that it does
not affect operations and has minimal impact on the surrounding
area.

Establishing a compromised solution for the surface strategy for
the Euston area including the bus and taxi provision.

The tight parameters of designing within the London View
Management Framework (LVMF) creates challenges and
constraints that need to be clearly understood and addressed
throughout the upcoming design process.

* Thereis asignificant risk if these LVMF corridors are challenged,
thus early engagement is encouraged to address potential
challenges before the design develops too far.

Finally, the huge opportunity that this masterplan offers for London and
the United Kingdom needs to be accepted by the wider stakeholder
community. The flexible masterplan framework, when overlaid with the
vision, illustrates the potential for the Euston Area, but this should not
be a constraint. The belief that this masterplan should be used as a
flexible framework that can and should be developed further to create
a fantastic and future-proof area of London. There is a risk that the
development of Euston could become a diluted version of the vision,
and this would be a significant loss for the area, London and the United
Kingdom.

A master plan risk register has been developed (at a high level)
addressing all of the above as well as other identified significant risks.
Outline mitigation strategies have been identified and included in the
register. These will need further development during the next stage of
the master plan development and associated designs.

1.5 Summary

In summary, the deliverability of the scheme will be reliant on key
coordination and communication between key landowners,
stakeholders and development partners. Delivering four stations within
existing complex and constrained conditions will have significant
impacts on the use of surrounding spaces and streets until the
masterplan is complete. Meanwhile uses and diversions of highways,
public transport facilities, public realm and squares around the station
will all be effected during the construction of the masterplan and will
have to be appropriately managed and planned so that the existing
stations can operate effectively. Integration of the large quantum of
development will also have to be interfaced effectively alongside the
delivery of the respective stations.

The northern development zone will also have a unique interface with
the HS2 and NR tracks underneath its transfer deck structure, and will
require a railway management plan to be put in place for the part-
closure of tracks during construction so not to effect the operational
use of the tracks. The proposed London Underground interchange will
also have to be phased within the greater B2 workstage, and delivered
alongside the redevelopment of NR concourse(s) and new station
entrances.

Further opportunities which may arise during the delivery of the
masterplan will also have to be met with respect to cost and
commercial viability, with due consideration placed on funding and
future investment decisions.

The redevelopment of the NR station, re-orientation of Euston Square
Gardens,Redacted under Regulation 12(5)(e)

OSD outside of the designated HS2 plots will be subject to future
funding agreements and investment decisions. This will be necessary
in delivering the masterplan at Euston.
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1 Scheme Variables

1.1 Overview

The masterplan has significant complexities and variables, particularly
surrounding the status of Crossrail 2 and the redevelopment time
frames and extent for the Conventional NR Station. Coupled with this
are the planning risks associated with numerous features of the
masterplan such as the reorientation of a protected London Square. In
order to ensure the masterplan proposal is robust, yet flexible, it is
paramount that a number of scenarios are tested, these include the
reinstatement of Euston Square Gardens to reflect the existing
footprint, the NR Conventional Station is not redeveloped and if
Crossrail 2 does not go ahead.

1.2 Reinstatement of Euston Square Gardens

Euston Square Gardens is a protected London Square and as such the
masterplan proposal to reorientate the Gardens carries a planning risk.
This study explores the impact upon the proposal should the gardens
by reinstated. It is also worth noting that the Euston Square Gardens is
not in its original arrangement. The end state will always be (re)
constructed with large numbers of mature trees impacted and/or lost.
Key considerations as follows:

» Structural and Constructability Considerations: Building C cannot be
built in its entirety and the size of development would be smaller. The
bus interchange as a result would have to be coordinated and
designed appropriately. This simplifies the design of the HS2 station
box and link to Euston Square LU station compared to the
masterplan scheme, as such certain elements of the construction
stage would be easier.

* Increased public open space offering, and reinstatement of existing
green space within conservation area with no requirement to
challenge the London Squares Act

* No impact on the current HS2 design or construction programme

» Station legibility and access compromised comparatively to
proposed masterplan, particularly by introducing a road with buses,
creating a barrier to the Gardens

Redacted under Regulation 12(5)(e)

* Lossin potential future scheme flexibility i.e. utilisation of NR
Basement.
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1.3 Conventional Station Redevelopment

The image below illustrates what would happen should the NR
Conventional Station not be fully redeveloped in the time frame
outlined within this report. It is worth noting that the NR Station
redevelopment is currently unfunded.

Generally, the cost and structural interfaces with existing and proposed
underground infrastructure will be less stringent however the scheme
would be negatively impacted for various reasons. The default
arrangement would be to adopt the current HS2 design, which would
see areduction in area to south-western building (Plot B) to
accommodate the linear bus interchange and reinstated Euston Square
Gardens. Without the demolition of the buildings at the front of the
Conventional Station the reorientated Euston Square Gardens would
not be achieved. A lack of permeability across the site, particularly

east-west to the centre of the site and lack of activation along
Fuvercshanlt Street wniild nnt meet the maaternlan amhitinn tn nravide a
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cohesive design by combining four stations into one. Moreover the
station legibility will be compromised with retention of buildings.

Pedestrian Flow Considerations

NR are currently developing the strategic business case analysis for
improvements to the existing station as part of the Grip 2 - Feasibility
Stage process. This is in addition to the HS2 FSD Enabling Works
package, which will make some capacity enhancements to the existing
station ahead of HS2 opening. The report analysis suggests that a
secondary concourse will be required. NR are considering a short term
and more cost effective alternative of extending the existing
concourse into the plaza area and removing current retail units. In
addition, the platform ramps would be widened and additional ticket
gates added to cope with future year passenger growth. Initial NR
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analysis indicates these station capacity improvements will be required
regardless of HS2 before 2026.

Structural Considerations

If the NR station does not redevelop, it is assumed that plots along
Eversholt Street will not be a feasible option unless the station
undergoes a track realignment on the eastern edge of the station. This
subsequently would remove the need to build foundations, columns
and construction decks associated with buildings E-H. Building | could
still be a feasible option for NR to enable, if existing infrastructure can
be replaced. The north-west corner of block | would have to be trimmed
back so that it is not above the NR tracks.. If NR do not redevelop their
station, it has no effect on the structural viability of the other buildings
in the masterplan.

If NR still proposed to enable the potential for buildings E-H even
though the platform layouts, concourse etc do not change in the NR
station beneath, the parcel deck and station roof would need to be cut
back to the edge of the proposed construction deck and new columns
might be needed to support the new edge of these structures.

In this instance it has been highlighted that it would be advantageous
to realign tracks 1 and 2 into the large platform area between existing
tracks 2 and 3, as it makes it easier to install new foundations, and build
columns and the construction deck.



1.4 Proposed Crossrail 2 Scheme

Crossrail 2 is currently unfunded and is not yet a committed scheme.
Government supports the need for investment in London and Crossrail
2 is an option for government investment. The masterplan assumes the
existing TfL promoted scheme becomes committed, thus including the
opportunities and constraints this brings on development within the
design. However, it is also necessary to plan for a scenario where the
scheme does not proceed. This section summarises the key
considerations and impacts.

 |tis critical to the HS2 business case that Euston Station, including
the Underground stations, can operate without CR2 in the future in
case CR2is not constructed. The pedestrian modelling analysis for
the current HS2 design looks at both with and without CR2
scenarios. Whilst the congestion relief and service redundancy
benefits of CR2 are noted, it is not considered essential to the
operation of the Underground Stations in the future.

* There are two scenarios regarding structural considerations, the first
being the safeguarding for the tunnels and proposed ticket halls
remain, but the projectis delayed. In this case, the masterplan will
have the same restrictions on pile locations, and these will lead to
the same long-span foundation slabs, the same deflections under
load and the same restrictions on building heights. Additionally, the
safeguarding area would remain and limit the construction height for
buildings E and F over the CR2 ticket hall, due to the safeguarding of
the installation of a piled wall around the proposed Crossrail 2 ticket
hall. If the Crossrail 2 projectis delayed but the design is already
advanced, there would be no opportunity to amend the foundations
and so any benefits would not be realised. The second scenario is

that all restrictions and safeguarding is lifted. Despite being a less
likely scenario — safeguarding for CR2 assumed to remain in place -
the following points would apply:

The restrictions on pile locations would be lifted in the CR2 tunnelling
and safeguarding zones - only existing LU tunnels would affect the
OSD designs. This would mean that buildings L(R), E and F could all
be increased in size from a structural point of view, as these are
currently the plots effected by the CR2 tunnels.

No below ground (paid) link with King's Cross.

Opportunities for additional linkages and open space at the eastern
entrance along Eversholt Street.

An additional five bus stands would be required to the bus
interchange. This will have a significant impact on the public realm if
the stands are to be accommodated in the south-east corner as
proposed. Alternative bus arrangements may need to be explored.
Refer to Bus Opportunity Report for more information.

Optimised interchange is compromised. Current passenger
forecasts take into account the inclusion of Crossrail 2, designed to
support and alleviate pressure on the existing London Underground
network and the pressure would apply here.

Lost opportunity for combined ticket halls and accommodation
efficiencies with London Underground.
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1 Further Opportunities

1.1 Overview

The Euston Stations Masterplan will hopefully guide future work at
Euston. There are opportunities to build further on this masterplan and
as previously described the underpinning framework was developed
with this flexibility in mind to ensure the integrity of the planasitis
taken forward. Some further opportunities identified have been
classed in three categories;

* variants to the masterplan which identify minor enhancements,

* additional opportunities which have larger impacts on design
programme, construction programme and require additional funding,

* acquisition opportunities for prime sites located outside the unified
land holding.

Masterplan Variants

These opportunities identify minor enhancements that could be made
to the masterplan, which could add value to the place, if balanced with
the cost and programme. This includes enhancements such as:

* Improved linkages across the site, including additional pedestrian
and cycle routes, improved approach to routes such as bridging
over busy roads instead of crossing at grade and outlining
alternative opportunities for the realisation of these links.
Opportunity to create an underground concourse to the
Conventional Station.

* Increased opportunity for additional public open spaceina
variety of locations across the site including accessible terraces
above the station footprint.

¢ Realigning the Civic Heart, facing on to Euston Road, to be
centred on the wider axis of the Bloomsbury Georgian squares to
the south. This alignment will vastly improve the presence of the
new Euston station and associated development and offer an
opportunity to incorporate a new or re-interpretation of the Euston
Arch. This amendment requires relocating the existing Euston
Lodges as well as the street level access to Crossrail 2 and London
Underground.

Refer to Diagram 01
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Additional Opportunities

This section describes significant opportunities which have larger
impacts;

1. Development opportunities such as over station, NR sidings,
Crossrail 2 worksite

2. Additional public realm and pedestrian linkages
3. Surface strategy opportunities

Refer to Diagram 01

Redacted under Regulation
12(5)(e)

Redacted under
Regulation 12(5)(e)

Redacted under Regulation 12(5)(e)

Redacted under Regulation 12(5)(e)

Redacted under Regulation 12(5)(e)
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2 Masterplan Variants

Redacted under Regulation 12(5)(e)

2.1 Pedestrian and Cycle Linkages

There are a variety of opportunities to improve the linkages and public
open space across the site. The following series of images captures
some of the opportunities to add linkages across the site including
connections across the station over multiple levels (including below
ground and above ground) as well as outside of the station footprint,
for example bridge links across Hampstead Road.

In addition, there are significant ways to improve pedestrian routes
across the site including greening, activating the edges by introducing
retail and comparing under-cover or open to the sky. These variants
will help to create a varied experience across the site, simulating the
extension of the surrounding street network and should be explored
further.

Refer to the Pedestrian Permeability, Cycle Strategy and Public Realm
Opportunity Reports for more detail.
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3 Additional Opportunities

3.1 Overview

A number of opportunities have been explored throughout the
masterplanning process. Some opportunities remain that aren't
included within the Euston Stations Masterplan but could be explored
further, including:

Development Opportunities

* Increasing over station development

* Extending northern development over NR Sidings

Redacted under Regulation 12(5)(e)

* Crossrail 2 worksite development

» Utilisation of existing NR parcel deck

Public Realm and Pedestrian Permeability

* Reduction in ranked taxi spaces to improve public open space and
development feasibility / delivery

* Additional public realm within the Crossrail 2 site
* Public space located over the station footprint (as shown opposite)

* Granby Terrace realignment to allow for new deck to accommodate
additional public realm

Interchange, surface strategies and LU/CR2

* NR platform configurations

* Relocating the buses from of station with the possibility to utilise the

Crossrail 2 work site for bus interchange

150

Redacted under Regulation 12(5)(e)
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3.2 Development Opportunities
3.2.1 Over station development

As part of the options study process, various options were explored
with over station development, such as the illustrations on the adjacent
page. This could be utilised as both OSD or additional public open
space. Moreover, if the ambition for enabling budgets was amended
the following plots could be added, such as; above the station
concourse, adjacent to plot A above the station, over operational
railway.

3.2.2 Utilisation of NR Parcel Deck
Redacted under Regulation 12(5)(a)

Redacted under Regulation 12(5)(e)

3.2.3 Northern Development NR Sidings

There is an opportunity to utilise the sidings above the existing NR
tracks for additional residential development. By continuing this active
edge the strong link from Euston Road towards Camden Town is
emphasised. This could be further activated by creating a continuous
deck that is utilised for public open space and mitigate some of the
potential shortfall in public open space provision. This is illustrated in
the Place, Planning and Movement Report.

11 Stories max

Redacted under Regulation 12(5)(e)

3.2.4 Proposed Crossrail 2 Work Site

It would be recommended to consider the utilisation of the proposed
Crossrail 2 work site for a number of activities including public open
space, cycle storage, development or as a bus interchange. The
relocation of the bus interchange on to the proposed Crossrail 2
worksite would allow for significant improvements to the civic heart,
with increased activated edges and improved grounding for OSD plot
C. The additional mileage and operational changes required to re-route
these buses would require further study.






3.4 Interchange, Surface Strategies and LU/CR2
3.4.1 NR Platform Configurations

There are several options for the re-alignment of the NR Conventional
Station tracks.

NR have set out an operational requirement for 15 platforms for the
conventional station. As per the High Speed Rail Act, the current HS2
design returns 13 platforms to NR post-HS2 construction. NR have
challenged this design, with a view to considering whether additional
NR platforms could be provided. This is subject to ongoing discussion
between NR, HS2 Ltd and DfT.

The masterplan sought to identify opportunities for additional
operational platforms for a redeveloped Conventional Station. The
removal of the spine building within the parallel high speed station was
highlighted as a potential opportunity. The HS2 FSD design team
undertook technical analysis in relation to the potential removal of the
spine building to see if this would be possible for the HS2 Station. This
analysis found that the removal of the spine building was possible, as
the HS2 station accommodation could be located elsewhere in an
alternative OSD plot, but is also found that the high speed station
passenger circulation space at ground floor and concourse level, and
space required for passageways and escalators to interchange into the
existing London Underground network were unaffected by its removal.
As these utilise the space thatis currently used by Platform 14 in the
Conventional Station, this meant that the masterplan was not able to
realise the potential opportunity identified by the masterplan design
team in the early stages to return an additional platform to NR post HS2
construction, and therefore this potential opportunity is notincluded in
the base masterplan. NR have challenged the basis for the HS2 station
design and technical analysis with a view to seeing whether if certain
assumptions or parameters were changed, or if a different approach to
design were undertaken, whether space could be freed up to
accommodate returning additional platforms to NR post HS2
construction to meet their operational requirements. These
discussions between NR and the HS2 Station Design team are ongoing.

Other opportunities to increase platform provision were identified as
shown to the right, these include the provision of shorter platforms
within the conventional station and will be superseded by the feasibility
work undertaken by Network Rail as requirements are refined and
options considered.

Option 01 - The re-instatement of NR platform 14

Option 02 - Shortening of platform 1

Option 03 - Re-instatement of NR platforms 1 and 2

3.4.2 Alternative Taxi Rank and Western Gateway Arrangements

The taxi rank layout and number of rank spaces in the Euston Stations
Masterplan scheme compromises the amount of public open space at
the western entrance to the station. The extent of the footprint
significantly reduces opportunities to ground the building above,
limiting lobby size and ability to active the edges. This could be
significantly improved in future if taxi rank numbers were to decrease.
Refer to surface strategy: Buses Opportunity study report for more
information.

© ©

Plan diagram illustrating potential Plan diagram illustrating potential
improvements to public open space if taxi improvements to public open space if taxi
rank was flipped to utilise the extension of rank numbers were reduced from 45 ranked.
Cobourg Street onto Hampstead Road.

View of taxi facility from Robert Street | Potential to increase quantum of open space if taxi
numbers are reduced
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1 Conclusion and Recommendations

1.1 Overview

The Euston Stations Masterplan provides a baseline for landowners
and stakeholders to develop their plans at Euston, whether as
transport operators, property developers, or planning authorities.

In its ambition to align landowners and stakeholders on a common
framework to inform the future development of Euston, the
development and agreement to the Masterplan Framework has been
critical, set out in Part E of this report. This framework creates a simple,
legible diagram of key strategic moves and demonstrates the non-
negotiable elements that must be adhered to moving forward in
implementing the Euston Stations Masterplan. Key features of the
framework include the creation of entrances and public space to the
development on all four sides (east/ west / north / south), the
connection of spaces with key links across the entire site and the
desire to activate street frontages. This Framework can now guide and
inform all feasibility, planning, and design work at Euston moving
forward, regardless of who the client body is for this work. This is an
important step in delivery of the masterplan set out in this document.

The masterplan will be delivered by different clients, and their
consultants, contractors, and delivery partners. A masterplan needs to
be flexible to accommodate for changes, and no doubt changes will be
proposed and take place over time. In addition to the Framework, this
masterplan seeks to establish a clear set of principles as part of the
vision set out in Part B of this document for all parties to work together
to achieving, so whilst particular elements of the scheme may evolve,
they should do so respecting these common principles and overall
vision. Embracing this masterplan design vision by all stakeholders is
essential for the success of the masterplan.

This masterplan has been produced at a point in time, and some
elements are more developed than others. In order to ensure that the
key aspirations within this document are delivered more work is
needed in a number of areas. A series of recommendations are set out
below for the next stages, whether by the Euston MDP or other parties.
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1.2 Recommendations
Stakeholder Engagement

* Therole of the Euston Stations Strategic Redevelopment Board is
critical in providing leadership and co-ordination of different
stakeholder activity at Euston moving forward. ESSRB should play a
key role as the ‘guardian’ of the masterplan Framework, so that as
the masterplan evolves and new designs and plans come forward,
the key agreed principles that have been established through this
masterplanning process are retained.

* Clarity on the roles and responsibilities of different parties in relation
to delivering the vision and the different elements of the masterplan
is important. Ensuring that effective working and strategic
relationships continue and are enhanced as the programme moves
forward will be essential for effective coordination of activity to
realise common aims between HS2 Ltd, NR, the MDP, Transport for
London, and Crossrail Two in particular.

* The nextiteration of the masterplan should involve local stakeholder
and community engagement to inform the development of
strategies, plans, and ultimately the development of an outline
planning application. This should include further work to understand
the characteristics of the local communities surrounding Euston and
a clear planning strategy developed for engagement with people,
businesses, stakeholders, and statutory authorities.

* Owing to the historic assets at Euston and the rich history
surrounding the area, the interaction between old and new will be
important to establish a clear identity for the area. Engagement with
relevant bodies including the following will be important in
developing the designs and plans at Euston:

o Historic England

o Bloomsbury Conservation Area Advisory Committee
o Euston Arch Trust

o Railway Heritage Trust

o Regent's Park Conservation Area Advisory Committee

o Camden Town Conservation Area Advisory Committee

Euston Stations Masterplan
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* Inparticular, a clear position on the approach to the Euston Arch will
be important over the coming period to create certainty and allow for
designs to develop accordingly.

* Proactive engagement and close working with the London Borough
of Camden will be important in the development of the Planning Brief
for Euston, to ensure that this Brief builds on the work undertaken in
this masterplan but also so that the masterplan is developedin a
manner which embraces local aspirations and is cognisant of
planning policy. Such collaborative working will enable a more
informed Brief to be developed, and should assist developing the
plans to align with local policies and ambitions.

Overall Opportunity

This masterplan report sets out the masterplan and a series of
additional opportunities. It is recommended that these additional
opportunities are considered by key delivery bodies at Euston to
consider how they may enhance the plans for the site. This will need to
consider the relative costs and benefits associated with different
proposals which include;

o realignment of the Civic Heart on Euston Road,;

o alternative strategies for the location and arrangement of the
bus station;

> change in approach to taxi ranking;

o opportunities to increase the quantum and quality of public
open space;

> alternative and additional OSD arrangements;

o interfaces between HS2, NR, TfL and CR2; and,

o various design improvements for the delivery of pedestrian and
cycle linkages across the site including multi-layered

opportunities and street activation.

These additional opportunities have the potential to enhance the
impact of such significant development in a dense piece of the city.



Redacted under Regulation 12(5)(e)

OSD

* The masterplan sets out a series of development plots and indicative
phasing for these plots which is linked to the overall construction
programme. It may be possible to release plots early for
development.. This presents an opportunity to bring in tenants to the
site earlier. Consideration should be given to meanwhile use of the
site during construction. A clear strategy should be developed so as
to reduce the impacts of construction and provide opportunities for
new amenity during the construction period.

* The nature of the commercial buildings and their appropriateness for
their future use and the modern workplace is an important
consideration in the buildings being lettable and offering a variety of
employment uses that also add to the existing knowledge quarter
and medical corridor. A clear inward investment strategy will need to
be developed to identify anchor tenants early.

* Further detailed analysis of the LVMF impacts on each plot across
the site will be required as the masterplaninits current formis
relatively ambitious and may give rise to harm to the settings and
significance of heritage assets in a number of circumstances. In
order to mitigate this harm and reduce planning risk the masterplan
will require qualitative design of the highest quality in relation to
individual heritage assets and views and may require modification to
its volume and height during the planning process.

* The OSD plots over the HS2 station are aligned with the HS2 station
design, and delivery contracts are in place over the HS2 approach
tracks. The ability to make changes without programme and cost
implications will be limited, there is far greater flexibility in the
location and nature of the building plots over the Conventional
Station and tracks. These plots should be reconsidered as to their
appropriateness once the feasibility work that NR is undertaking is
completed.



* Theland use mix in this masterplan is indicative. It is anticipated that
mix is reviewed as the masterplan develops with a view to
determining the most appropriate land use for different plots and
across the whole site, at the pointin time that they are likely to be
delivered to market, the economic climate at the time, demands for
different types of use in London and locally at that time, and local
planning policy.

* The current plan assumes no residential development over the
stations due to potential freehold enfranchisementissues. Itis
recommended that further advice is sought on this issue, as well as
different models of delivery of residential accommodation, in order
to increase the potential flexibility of the scheme.

e Studies and strategy development are advised in relation to
affordable housing provision, types and tenures on the Site.

The Conventional Station

e Continued coordination between the NR Conventional Station and
the HS2 station designs is recommended in order to maximise
efficient use of space between the two stations.

* Further study in to what and how a station and a concourse functions
in 20-50-100 years' time and how the station and surrounding area
will be used. What impact will technology and the digital world have
on stations in the future?

London Underground and Proposed Crossrail 2
* Areview of the benefits of a combined ticket hall (and
accommodation) potential for London Underground (LU) and

Crossrail 2 (CR2).

* Areview of the emerging CR2 designs to consider the integration of
CR2 alongside HS2, LU and NR.

* Explore further options to improve the permeability across the site

including how the routes are realised i.e.; are they landscaped (hard /
soft), open to the air and activated.
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Surface Transport

* A study into black cab, minicab and private car hire use in the future
including how a taxi rank will operate in light of the reduction in taxi
numbers proposed by the mayor. Reducing black cab numbers could
provide a significant benefit back to the community and station
users in the form of public open space.

* A detailed review of the future of bus routes and bus usage around
the Euston Station area and beyond; consideration should be given
to how buses are used and what the key requirements are for staff
and passengers at Euston, including a review of the possibility of
relocating bus stands off-site. The proposal to relocate the bus
interchange on the CR2 worksite should be explored further as well
as the possibility of alternative bus stand locations.

e Further detailed review of Euston Road traffic use and the changes
expected up to 60 years in the future, for example, can the lane
numbers be reduced? Can it be re-routed? Or can it be sunk
underground into a tunnel to improve the surrounding public realm?
What are the opportunities for planting and greening along Euston
Road? Can pedestrian and cycle permeability across this north/
south barrier be improved?

* Impacts on surrounding areas and streets including review of all
traffic use; Camden are reviewing areas such as Phoenix Street and
Drummond Street and this should be addressed in the masterplan,
including studies into the soft landscaping and improvements of
Euston Road.

Connectivity

¢ Commission a people movement study to analyse how the Euston
Area will be used around and across the site by members of the
public to help inform the increase in numbers in the area.

* Commissioning of an Urban Realm study would be significantly
beneficial for the Euston Area and the emerging planning brief which
is being developed by LB Camden

Social Infrastructure

* Progression of social infrastructure requirements that are likely to
arise as aresult of the proposals and how these may best be
accommodated. It is advised to commission a review of the social
infrastructure requirements arising from the Masterplan proposals.

Euston Stations Masterplan
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1.3 Conclusion

The Euston Stations Masterplan will only be realised if the key
principles underpinning it are adopted by all key stakeholders and
reflected in their relative emerging documentation, studies and
designs. This includes;

* the incoming Master Development Partner (MDP) in their own
masterplanning and the development of an outline planning
application

¢ the London Borough of Camden in the development of their Planning
Brief;

e various ongoing design developments for NR, HS2, Crossrail2 and
TfL.

This masterplan seeks to create a flexible framework for future
development as well as being aspirational and setting the parameters
to guide further work. The key to success will be ongoing championing
of a shared vision and coordination of activity across the various
parties involved at Euston to ensure that the aims of the masterplan are
achieved, including the delivery of one station comprised of four
stations and a new piece of city which is coherent, legible, and a truly
unique and inspirational place of interconnected quality spaces.



Redacted under Regulation 12(5)(e)
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Comment
TiL undertook a strategic review of the Euston Masterplan area in 2017 to determine the high-level transport requirements needed at Euston in line with Mayoral priorities. These priorities,
aligned to the Healthy Streets Approach, include:

- A minimum of one N-S pedestrian link across the stations site, and two E-W links across the stations site.

- Pedestrian links that provide excellent connectivity and are well integrated with the surrounding urban fabric.

- Pedestrian links between modes should be high-quality, attractive, fast, convenient, legible, accessible and wherever possible unpaid.

- 7,500 cycle parking spaces for rail passengers provided through multiple hubs.

- Excellent N-S and E-W cycling connectivity.

- A world class bus interchange in the SE comer with 15 stands and 10 stops (of these 5 stops may be able to be placed on adjacent streets, off-highway - subject to design and modelling).
Requirement is reduced by 5 stands when CR2 s operational.

- High quality taxi and private hire facilities with the same overall capacity provision as provided in the High Speed Act.

- Necessary provisions for the proposed CR2 station and do not preclude the future efficient construction and operation of CR2.

- Respect CR2 station worksite and tunnel infrastructure safeguarding

- Operationally independent proposed CR2 entrance located to the south east on the NR existing mainiine station and off Eversholt Street.

- ALLU station which meets the design principles agreed in the High Speed Act.

- A LU station which meets the additional pedestrian demands of the OSD within the station and the nearby transport network.

As covered in further detail below, this current stage of the Masterplan does not meet all these requirements. TiL is very keen to work with HS2, NR and the MDP (when appointed) to deliver a
more ambitious transport interchange (to deliver on Masterplan Report Key Principle 2).

AL recognises that the coming stages of the Masterplan development are critical to delivering an ambitious transport interchange and place. TfL must be engaged in the development and
decision makina process for any component of the Masterplan that impacts our operations. assets o customers.
Clarity is required on roles, responsibilties, forums and requirements going forward as well as change control and how it will be coordinated.

TAL note that comments have not been provided on formatting or grammar discrepancies. This was not considered the purpose of the review comments.
The Euston Stations Masterplan Report should include reference to Appendix H - Eight Options Assessment Sheet (01296-WEA-MP-XX-RP-A-Masterplan options) in its contents page.

TiL welcome and fully support the Masterplan Report Key Principle 2 for* Efficient interchange between all modes of transport.. Not all options explored within the report appear to be aligned to
this principle. Therefore TiL encourages HS2 to seek opportunities where reasonably possible to further increase efficient interchange between all modes of transport across the options.
considered.

The Challenges should make reference to providing sufficient public transport capacity (and access (o it) to cater for future demand forecast (both from rail passengers and
development/destination).

Plots C, E, F, G, H, L, M, N, O,R 8T are located within CR2 Safeguarding Directions. Under the provisions of these Directions, Local Planning Authorities (LPAS) are required to consult TiL
both before determining planning applations for development with the Safaguarding Limits andbefora asahing 10 authorse s carying outof specifc proposal for development witin
those Limits. Refer to CR2 information to Developers for further information and details on foundation desian in the vicinity of CR2 tunnels.

Plot A is located above the latest CR2 southbound tunnel. Foundation design will have to take into account requirements listed in the CR2 information for developers.

More detailis required on where the new pedestrian and cycle routes link with the TLRN. All links should be aligned to the Healthy Streets Approach.

The pravsion of an E-W rute o he norh of the st s vl to ensuring ocal segregation caused by the scale and potentaly impermeable ratue of s farge staion can be overcome. A nk of
ihe typo shon o p.52 s ighly desiable. As elais o s and fher outes are orked trough e Masterpan should ensure they wil ol belost and that ey wil be attracive orusers,

regardless of abilities - direct, safe and le line with the Healthy Streets Approach.. The links must also have capacity for prospective use and be a pleasant and interesting place to be
in-An approach to deaing wih leve changes slong routes should be developed and presentod

Itis suggested in future stages of the Masterplan, to test the quality of routes that visual ilustrations would be a benefit. The illustrations should show users' journeys along each route,
indicating the type of elevations and faciliies they will walk next to, the scale of space available to them, how they will change levels and where there may be ‘junctions' (where busy routes
cross) and how these will be dealt with

Future proofing of utiity capacity should be considered within the phased delivery approach to minimise repeat utility connections.
Please issue the '1DC03-WSP-AR-REP-SS06_SL09-000007' document referred to in this section.
This section should include TrL's Euston Masterplan requirements (MPD-TFL-001).

LU roundel should be located also on the lif'staircase by the Sainsbury's to show the existing entrance here which s currently managed by Network Rail

The FSD design has not been sized to accommodate OSD demand. But only the HS2 2041+20% demand. How is the Masterplan going to address this gap?

The Legion models with 2041+30% identified areas of not acceptable level of service. The upgrades HS2 is providing for the LU station are sized only for a 2041+20% demand level. CRL2 is.
sizing their infrastructure and the LU additional parts with a 2041+35% demand level.

‘The enhancements made to the existing Underground station as part of the HS2 design will enable the forecast growth even if Crossrail 2 is not constructed .' This is mcorrecl Based on rail
modelling data, LU Lines (particularly the Victoria Line southbound) will not have the capacity to accommodate forecast growth associated with HS2 phase 2 without Crossrail

Buses are not shown in visual or referred to.

The SoSITHL Protective Provisions Agreement (PPA) Schedule 3 requires clear cycling links from east, west, south and north both to and through the station (see PPA Schedule 3: EUS/1). This
is supported further by Schedule 5 which envisages a new E-W cycle route along a new bridge link. With respect to E-W cycling connectivity, the current baseline Masterplan does n

consider or meet this requirement. For example, there appears to be no E-W cycle route through the HS2 station illustrated on the diagram labelled ‘Plan illustrating site wide cycle links'
(p.108). That said, the pedestrian and cycle link proposal (p.52), subject to detailed information, may satisfy the existing assurance provided to TfL. The next stage of Masterplan development
should incorporate E-W cycling connectivity into its key requirements and baseline design (not included in the spatial concept drawing on p.19, or site wide cycle links plan on p.108).
Furthermore, connectivity with the wider cycle network needs to be considered and aligned to the Healthy Streels Approact

‘The addition of ‘cycle route opportuni existing and other proposed routes is welcome, but some further exploration is needed of the potential benefits and drawbacks of each proposal,
and the barriers to delivery. The status of ‘London-friendly cycle routes’ also needs explaining ~ Euston Road and Eversholt Street would need significant change to be attractive parts of the
cycle network.

With respect to the bridge link over Hampstead Road or Euston Road (p.145), rebuilding Hampstead Road gives the opportunity to provide a much better environment for walking and cycling
along the link. Therefore, arguably the focus should be on the quality of the street environment rather than on grade separation — clearly it also creates design challenges in the North City Park,
which risks becoming severed by the bridge. Nevertheless, if a high-level walking and cycling connection of this type is an essential ingredient in enabling an east-to-west link across the mouth
of the station, then it could potentially be justified

THL have general concerns about the quality and practicality of the proposed Eversholt Street design. The Masterplan should look in detail at the feasibility of the space being able to in
particular accommodate bus and cycle movements and provide a high quality pedestrian environment with the characteristics of a ‘healthy street'. It appears from the current Masterplan
drawings that this might be hard to achieve, and further work is needed to demonstrate how it will be achieved.

The experience of using the junction between Eversholt Street and Euston Road also needs further consideration as this is an important access route and at the moment s not a good
pedestrian environment.

Eversholt Street is an important bus corridor that needs to be considered along with CR2 when looking at the "New City Street" approach

Permeability and legibility need to be considered together. Due to the positioning of proposed new buildings the station could be largely invisible from surrounding areas. The Masterplan should

look at ways of ensuring its presence and the key function of the area as an important transport interchange is easily recognisable and understood. For example comer elevations of buildings

vronnng Euston Road that can be seen down longer views could be used to identify the station presence. Such legibility should be thought about in three dimensions, from all directions and for
all u

‘The station will have a number of entrances, which should be seen as a key benefit of the Masterplan. However it is important to ensure people know how these different entrances work and
the station still retains a core, recognisable ‘front’ relating to ts historic setting and gateway buildings.

To develop Masterplan requirements, further information is required in order to understand HS2 ticketing / passenger profiing.

Key consideration for the transport hub must also include capacity (in addition to efficiency and legibilty).

Operational independence, identification of demise and safe evacuation should be added to these parameters. LU requested operational independence (e.g. dedicated entrance). This is not
shown in the high level figures in this page.

As recognised in the report, it is essential that the permeabilty of the site is improved within the development of this new piece of city . However, itis our view that the current Masterplan
baseline s at risk of not delivering needed east-west permeabilty improvements. It is noted that the design is based on the assumption that the NR station design will include an auxiiary.
‘The Masterplan should set out wind and temperature performance requirements for routes and public spaces (i. levels of wind, shade, wind created cooling and sun created heating) that
should be met and test out the proposals to ensure this can be achieved. TfL look forward to working with the MDP to develop details further in RIBA Stage 3.

Further consideration is required on servicing of the station and OSDs.
Below ground constraints: future Crossrail 2 infrastructure (station, shatts, interchange links), not just tunnels.
The CR2 alignment is subject to changes as the scheme develops. Continuous engagement and effective change control with CR2 is required

Diagrams showing the pedestrian flows and origins are unclear. Volumes should be explained, not just proportions. Reference to model used, and specific run. Furthermore, buses must be
included as an interchange mode.

Currently NR demand forecast is different from the one used. This may affect provision. What additional demand sensitivity is going to be applied to this? OSD is not included in these figures.
Is background demand associated with commercial faciliies included?

AL have identified the following paragraph as incorrect: "The proposed bus stand provision requires an increase of 5 stands totalling 10 stops and 15 stands. This figure takes into account the
inclusion of the proposed Crossrail 2 and the increased quantum of development. Should Crossrail 2 not be realised within the time frame set out within this document, additional stops and
stands would be required within the interchange’. This should be replaced with: 'The current bus interchange allows for 10 stops and 10 stands. The 2033 requirement, based on detailed TfL
naly: for 10 stops and 15 stands. Once CR2 is operational, 5 less stands required which could then be retumed to other uses e.g. public realm’

The report assumes 5,000 cycle parking places for rail passengers by the opening of Stage B2 (i.e. conventional station improvements). It is noted that this falls short of TiL's requirement of
7,500 cycle parking spaces for rail passengers provided through multiple hubs once Stages A, B1 and B2 are delivered. In the coming stages of Masterplan development, TiL would challenge
HS2, NR and the MDP to be more ambitious in the provision of cycling parking to make active transport the most competitive modes wherever possible. The increased TiL requirement is largely.
due to the 26% increase in forecast rail AM Peak arrivals since the baseline 5,000 cycle parking provision was originally calculated.

TiL is encouraged to see the report provide multiple cycle hub locations across the Masterplan area. TIL supports the indicative cycle hub locations to the west of the station, subject to detailed
information. The ‘FSD Platform Level with Cycle Parking Facility' envisaged in the RIBAZ2 designs should also be included as a cycle hub location. In principle, TiL is very supportive of this
option in particular, and our view is that it should be incorporated into the Masterplan and RIBA3 baseline designs.

Cycle hubs must be located at the most likely points of arrival/departure for people using cycles. There is inadequate provision of cycle routes and cycle hubs on the eastern side of the
Masterplan area which needs to be addressed as a priority. Hubs should also be provided at the following locations: close to the Drummond Street / Cobourg Street junction and Gordon Street
/ Euston Road junction.

Challenge whether completely moving the bus interchange out of the sightline is faithful to the Masterplan Key Principle 2 of providing for efficient transport interchange.

Overall, it would be useful for the Masterplan to consider, and show, where elevations will be active, or not and relate this to movement routes, ensuring that people will not be expected to walk
along dead or intimidating areas.

‘The numbers of people who are likely to be using routes, and the space provided for them, should be considered. The amount of ‘dwell space’ needed for example around information boards or
outside food and drink outlets should be taken into account when ensuring space capacity is adequate.

The Masterplan could usefully provide specific information on level changes across the area and how different users will experience and traverse these. The designs should ensure these do not
create barriers, dead spaces, dark places or inhibit legibility. Designs should work to minimise the need for pedestrians to change level wherever possible, particularly for through-movement.
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Integrating CR2 and LU must ensure that sufficient capaci

jded to avoid congestion, and must ensure operational independence between LU and CR2.

THL does not support a Masterplan option without CR2.

A CR2 (alternative) entrance location on the eastern side of Eversholt Street is not acceptable.

Lack of information regarding the HS2/CR2 interchange. These options focus mostly on entrance location.

Given this also relates to the interchange study, there should be reference to LU and CR2 under section 5.7 Summary and Next Steps.

e report assumes that 2,000 cycle parking spaces are required as outlined in the HS2 Act, as well as the provision for an additional 500 spaces as stipulated by TiL. However, it should be

ik clearly that ~ in accordance with the SoS/TfL Protective Provisions Agreement (PPA) Schedule 5 — 2,000 are required to be provided by the opening of HS2 Stage A (2026), with
additional cycle spaces by Stage B1(2033) and B2. This should be reflected in future reports.

A clearer breakdown of the type and quantity of cycling facilities would be useful in order to understand the impact on the public realm. As previously discussed, cycle hubs should be used for
rail passengers (not on-street).

Understanding future cycling patters linked to passenger prof frastructure to and from Euston is noted as an important next step. As previously noted by officers, TL is open to
further investigating our stated cycle parking requirements and cycling pattems more generally. However, this requires a clearer breakdown of passenger type — tourists, social trippers,
business and commuters — which needs to be derived from HS2's ticketing strategy which has been requested but not yet received. TfL would appreciate if this could be sent as a matter of
priority.

Understanding future possible taxi scenarios and optimal mix between distributed and informal and centralised and formal ranking is noted as an important next step. T must be involved in all
future discussions relating to this scenario work, particularly in the context of our current assurance as per the Functional Requirements.

The report notes that an important next step is to consider bus routing in the future and whether altemate routing or provision could help to reduce standing requirements in particular. As part of
TALBC/GLA's developing bus station concepts, we are already considering bus routing to optimise the mix of services across Euston. It is important to note that re-routing is unlikely to provide
a significant reduction in bus requirements in the south-east. Adequately sized bus faciliies in the south-east will remain critical from a passenger and operational perspective.

Please note that Tl is developing more detailed bus station concepts with LB Camden and GLA. We will be in a position to discuss these concepts with HS2, NR and the MDP early in 2018,

Have step free routes been considered? It is not clearly visible on these figures.

Bus options that propose dispersing stops and stands across the Masterplanning area (or wider area) need to be discounted and should not be included within future reports. Bus services and
faciliies are an integral part of the world class transport interchange we are collectively trying to deliver. Requiring the 17,000 customers per day that currently use the bus station to walk an
additional distance (and potentially cross a road) to access their bus stop, would carry a significant passenger journey time disbenefit of £1.3m to £1.8m per annum. Not included here is the
potential additional dwell time at the rail station, while they work out where to go to catch their bus (NB: The 17,000 passenger figure does not include passengers that current board/alight on
Euston Road adjacent to the main bus station). This is alongside the significant bus operational cost implications if the facility is dispersed, estimated at £4-8m per annum). Many of these
customers will be carrying luggage — making their bus connection confusing and harder to access and may drive them to use private hire (the opposite modal shift we are trying to achieve
through the Healthy Streets Approach). We know that low income Londoners are more likely to rely on buses (compared to 61% of all Londoners using the bus at least once a week, 69% of
people with household incomes <£20,000 do so, this rises to 73% amongst the lowest household income bracket of <£5,000). Any proposal to disperse services could disproportionately affect
this group, and the equality and inclusion considerations need to be highiighted. LB Camden resident groups have previously stated that they are supportive of an integrated bus station.

Support comments and caution about ventilation and servicing (and overall passenger environment) of under OSD bus interchange. An under OSD bus interchange will require ventilation
provision and same MEP and safety systems. The site owner should bear the additional costs of providing and maintaining these systems.

The report notes that an important next step is to consider the possible opportunily presented by the Crossrail 2 worksite for a bus interchange location. Itis very important to note the
challenges with respect to this option. Please refer to TfLs feedback issued in October 2017 (Initial TfL views ~ Euston Masterplan transport options ) for further details. However, it is worth
noting that TiL is very keen to work with HS2, NR and the MDP to deliver exceptional bus facilties at Euston.

The report consders varying rk provisions of 15, 30, 4 or 60 ranked spaces. It has been agreed between H52 and THL through he funclonal reqrements tht he size of e i faiies at
Euston must be able to accommodate the forecast increase in taxi demand resulting from HS2. Itis noted that based on HS2's own analysis (Euston Station RIBA 2 - FSD Taxi Rank Numt
Technical Note, 1DCO3-WSP-TM-NOT-5S06_SL09-000001) that 60 ranking spaces are required at the end state design in order to maintain the existing reserve of taxis (a measure of
capacity) and minimise negative impact to traffic.

Although Euston Square Gardens is not in particularly good condition, it stil provides an element of tranquility and visualinoise relief in what is a very busy area with litle such space and the
loss of this cof open space and mature trees will have a significant impact on the area. If the Masterplan is to take forward the loss of public space, it should make it very clear what is
being provided in return. This should relate to quality and usability of space not just area take. Re-provision by individual roof gardens will not provide the same value as a comprehensive single
surface level open space linked by a number of public routes.

T, welome the opporturiy to enance the sefings of e twosted Vitarian lodges and the London and Norh W estem Ralhuay wer memora. The reconsiructon of the Dori Arch has the
potential to provide a highi landmark entrance portico to the new station. It would provide a fitting backdrop to the listed lodges and war memorial, and provide heritage and cultural
benefit. The mid-Victorian railings ot onioss Extion Square Gardens are also listed Grade Il and should be restored and relocated in a suitable location within the vicinity of the redeveloped
station. The same applies to the listed statue of Robert Stephenson

Improvements to the street network should give priority consideration to the Healthy Streets Approach adopted in the new Mayor's Transport Strategy. This should be noted in future
Masterplan work. This also relates to the ambitions underpinning the landscape and public realm proposals as well as the proposed new linear park.

Following comments raised at the HS2 Euston Station Design Development Community Workshop (12 Sep 2017) regarding the function of the HS2 station roof as a potential communal space
with opportunities for roof greening, TfL is encouraged to see the report consider this suggestion through the rooftop green spine. TiL is supportive of this and encourage further exploration to
enhance the ‘greening’ of the station and surrounding area and thus sense of place.

As me design progresses through RIBA Stage 3, TiL require HS2 to clearly demonstrate how the new linear park will maintain required pedestrian comfort levels with the addition of new street

The RIBA 2 Euston Stations Masterplan report recognises the option considered presents a shortfall of Public Open Spaces (POS). Greater clarity is required over proposals explored by HS2
to meet the POS requirement as stipulated in the AP03 and to ensure alignment with the Healthy Streets agenda as per the Mayor of London's Transport Strategy.

This is a posttive proposal, from a pedestrian and cycle access perspective — the more that vehicular movements (particularly by large vehicles) can be minimised, the better the prospects of
Cobourg Street fulfiling its potential as a public space and exemplar for the Healthy Streets Approach. Noting that there is a potential issue over integration of a cycling route with pedestrian
desire lines and building entrances around the southern end of new Cobourg Street. There is a fisk of creating potential confiict between users and an awkward and poor quality public space.

As advised in TrL feedback issued in October 2017 (lnitial TfL views — Euston Masterplan transport options), TiL has concerns that the extension of Cobourg Street onto the Euston Road is
likely to have significant network impacts due to the probable requirement for a new signalised entry/exit and its proximity to other junctions. This concept needs more consideration with traffic
modelling and the benefits clearly explained and evidenced. The Masterplan does not clearly demonstrate how the extension of Cobourg Street onto the Euston Road would strengthen
pedestrian and cycle connections to the south (particularly i it is shared with taxis, see p.119).

TiL is also concerned that this link may increase the conflict between general traffic and cyclists, as cyclists may need to use a section of Euston Road to access cycling facilties to the south
Furthermore, as indicated in the ‘Integrated south east bus interchange and taxi strategy map’ (p.119), HS2 may be proposing to use Cobourg Street for taxi movements. TfL has significant
concerns about the negative impact that these movements (and the new junction providing for these movements) would have on the wider road network

Location of entrance and interchange. Interchange between CR2 and NR needs minimising to ensure passengers use CR2 rather than the Victoria Line.

No reference to LU and CR2 apart from 7.2 and the brief descri ht ticket hall

n of a triple h

Although the greening of Euston Road is a good aspiration the depth of services and LU assets underneath the road mean this may be challenging.

More detailis required over what the Masterplan Report is proposing in the ‘additional set down faciliies' along the southern area of Cobourg Street. As advised in TiL feedback issued in
October 2017 (Initial TfL views — Euston Masterplan transport options), given the desire for Cobourg Street to be predominantly for walking and cycling, any taxi dropping of points should be for
very specific, targeted purposes - i.e. mobility access only. The same applies to Eversholt Street. Consideration needs to be given to how the set downs are managed and signed. Clearer
consideration also needs to be given and made explicit with regards to charging points at the main rank. Furthermore, impacts need to be considered with respect to potential improvements.
made as part of the Euston Healthy Streets initiative.

TiL is encouraged by the landowners' recognition that an integrated bus interchange in the SE is a critical component Euston functioning as a world class transport hub. An adequately sized
bus faciliies in the south-east will remain critical from a passenger and operational perspective.

Please issue the 'Euston Stations Masterplan Feasibility Report’ referred to in this section.

Incorrect CR2 alignment used in this figure.

Current CR2 plan has MEP (Mechanical, Electrical and Public Health) plant/vent and lifts in area shown in yellow (water tank)

The existing LU ticket hall, including escalator machine chambers, plant areas and staff accommodation, is mechanically ventilated. Provision needs to be maintained throughout the
‘construction period whilst the existing ticket hall remains in operation for this mechanical ventilation to remain in service.

TIL welcomes layout, design and operation of the servicing and waste proposals, however TiL would like to highiight that accesses to the highway network needs to be safe for vulnerable road
users and minimise impact to traffic. Servicing and waste proposals should consider the Healthy Streets Approach.

Information is required on how waste will be managed for the LU station during construction and in the final case. This is an important consideration for the future operation of the LU station.
The key project requirement for each station to operate separately and have appropriate fire separation between them is correctly identified here.

However, itis not clear how the triple height atrium illusirated in Part E - Section 7.2 (p.115) will achieve either fire separation or independent operation in the event of an emergency. This
needs to be considered in more detail

TiL request HS2 to provide further details on delivery parties and how delivery can be phased inline with the delivery of other projects

Construction phasing needs to ensure that LU operations are maintained. Furthermore, need to understand impact of NR proposals on LU infrastructure.

Indicative CR2 timeline should be added.

More discussion/visibility is required about interim provision for 04-06 Stages of B1 phase 2030-2035.

Plot no.5 (CR2 worksite) will be used for the entirety of the CR2 construction period.

The 3D diagram in this section s not particularly clear in demonstrating how the staged construction will facilitate the continued operation of Euston LU station throughout Stage A, B1 and B2

Itis acknowledged that a key consideration is keeping LU operational at all times, however more evidence is required to demonstrate how this will be achieved in practice.
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‘This diagram shows future connections to the LU Charing Cross Branch (in Red) constructed during Stage A. This is inconsistent with current HS2 proposals, and is unfeasible given that these
tunnelled connections sit beneath the Stage B1 HS2 Platforms.

Diagram appears o show triple height void (Blue outiine) being created during Stage B - intersecting Stage A passenger tunnels to Norther Bank Branch and Victoria Lines.

Current RIBA 2 Fire Strategy shows thal these Stage A tunnel connections to the Bank/Victoria Lines provide the crucial additional capacity to maintain the safe operation of Euston station with
Stage A and Stage B demand increase, and it's not clear how LU can continue to operate safely at Euston if these tunnels are subsequently taken out of service (o create the triple height void.

Construction of the three storey void during Stage B is likely to be very technically challenging, particularly given the close proximity of existing LU infrastructure, notably the Victoria Line
running tunnels, and the Norther Line Bank Branch.

Phased delivery should make reference (o maintaining the operation of LU, NR, CR2, HS2 and Surface Transport modes includes Buses and Taxis etc.

Key: 'Crossrail 2 alignment/location should be renamed Crossrail 2 worksites

Some of the assumptions and conclusions drawn in this section are misleading. As noted above, TAL/ILBC/GLA are undertaking further detailed analysis of bus station concepts in the south-
east. TfL is not of the view that all the bus station must be located entirely undemeath the south-eastern plot, in fact at a minimum waiting facilties should not. Our emerging concepts indicate
that, while subject to further development, re-instating the gardens and providing an improved linear bus station (with some bus standing under OSD) may be achievable without compromising
the quality of public space. The emerging concepts also show that it is too early to conclude that under Landscape strategy 03, Bus Option 3 would need to be implemented. It s very likely that
there are other alternatives that meet TL's requirements for a south-east bus station. TfL design work and precedents elsewhere in London show that efficient bus interchange can be provided
without causing severance or presenting a barrier to access adjacent transport modes or amenities.

TiLs data indicates that LU

es (particularly Victoria Line southbound) will not have the capacity to accommodate forecast growth associated with HS2 phase 2 without Crossrail 2
In an event of CR2 being delayed, the Safeguarding Directions would remain. Local Planning Authorities (LPAs) will continue o be required to consult TfL both before determining planning
applications for development within the Safeguarding Limits.

The cream arezs i the main diagram under sction 2.2, ae ot clear and need furher explanaton. The bidge ik over the Hampstead Road s clear however he wide cream areas across
the carriageway do not illustrate what type of is being proposed (shared space?).

CR2is currenﬂy assessing the possibility to include permanent CR2 infrastructure in the worksite on the east side of Eversholt Street. CR2 do not support progressing the opportunities listed
in section 3.2
Section 3.4

superseded by NR GRIP2 study.
In principle, TiL is very supportive of the opportunity o provide a bus interchange link to London Underground. Optimised interchange should be a key priority for all stakeholders.

THL requests clarity over the origins of the study into future black cab, minicab and private car hire usage as referenced in the first point under the Surface Transport heading on page 160 as
well as the stated proposed reduction in taxi numbers by the Mayor. TiL is not aware of a mayoral commitment to reduce taxi rank numbers.

Further consideration required on how Masterplan option impact on the interchange between modes (journey times, legibilty, capacity).

The plan does not show step free access to CR2 nor current CR2 ventilation.
HS2/CR2 link not clear from this set of plans.

A single entrancelext point is shown for the design of the bus station. TiL has concers over the lack of resilience this presents for example in the event of a breakdown or trafic collision
occurring at the entrance or exit point.

A shared surface is indicated in the bus station area, the concept indicates this continuing in and around bus stops where there are expected to be tight turning movements. TiL is concemed
regarding safety and consider this design to be dangerous in addition to being difficult to maintain. TiL will need to review the detailed designs.

Public wai ies are shown under a bulldmg o

ing facil a sunken area. Natural light on the station concourse is further reduced by a series of perimeter structures including a grey
(presumably core) which is located on the princ

iine from the station entrance. This will need careful consideration around customer experience.

Stops are shown in bays on Eversholt Street and on Euston Road which is contrary to TfL guidance;

~The Eversholt Street stop has a narrow footway and will require the removal of mature trees (counter to the objectives of the Masterplan)

~The Euston Road stop is shown very close to the junction, the tapers in and out are insufficiently sized and it is unclear how buses will ext the bay given the current and projected traffic flows
on the Euston Road.

Stops are moved on Euston Road closer to the junction with Upper Woburn place — whilst this helps with passenger interchange there is no longer capacity for stacking in the bus lane on
approach should the stops be full — unless buses block the junction. This will need to be modelled.
Should development exceed that proposed in Option C1, the LU capacity may need to be upgraded beyond that being fulfiled by HS2.

Co-ordinating HS2, NR and CR2 construction programmes. The phasing of the delivery of the Masterplan needs to be aligned with CR2's construction programme.

Vibration Isolation: MDP should design OSD in accordance to CR2's Information for Developers, where requirements on isolation (noise and vibration) and loading of the tunnels are detaled.
Please include under provisions for CR2: passive provisions in HS2 station design including safeguarded route for running tunnels

“Improving visibility/interchange distance between NR/ HS2 and the London Underground interchange could risk overcrowding and reduce numbers using CR2" should be rephrased and make
reference to the consequences of worsening the interchange with CR:

Unclear what "The LU and Crossrail 2 link, would have be appropriately phased and carefully developed with due consideration to logistical and operational constraints" refers to

Passive provisions provided by HS2 should take into account phasing and constructability of future CR2 links.

Please include that construction, maintenance, whole life costs shall be optimised.

CR2 escalators: CR2 is flexible into what direction the escalators are coming out of the shaft as long as a fast and direct interchange is provided, also ensuring that the new entrance location is

suitably located.

Step free access is a requirement. (ie. not only desirable)

Platform leve e 2016 CR2 design, platform level are at +88.6m (set out according to Ordnance Datum Newlyn -100m). The CR2 alignment, and platform levels may be subject to changes.
Greater clarity Wil noed to bo delormined over the CR2 alignment to provide clarity on design development of other projects.

The link between CR2 and LU (Norther and Victoria Line is at +97m (set out according to Ordnance Datum Newlyn -100m)

Development: OSD phasing should also suit CR2 and B2 programmes, not only FSD programme

Modelling: CR2 s using RailPlan forecast, 2041+35% for the design of the Euston St Pancras station

CR2 access shall be able to operate independently of NR station, not just desirable.

The risk register focuses mostly on the interfaces between the Masterplan and HS2 FSD. It should equally take into consideration Crossrail 2, NR B2 and Surface Transport, particularly in
terms of construction phasing, passenger movement, passenger experience, integrations of designs, etc.

The risk register should make reference to the interface between OSD plots, CR2 and LU infrastructure (station and running tunnels).

FSD is currently based on an 2015 alignment, now out of date. Latest CR2 alignment has been issued to HS2 and Masterplan architects.
RIBA 2 linear bus station - barrier created by ‘wall of buses’
Further modeling required to understand impact of eastbound Euston Road bus stops on road network

Clarity on who would deliver new bus facilities, and how it can be phased infine with delivery of other projects

What would be the nature of the bus facilties, taking account of interchange public realm, bus

plots,
Concern that HS2 cydle parking provision does not align with PPA in terms of timing. le. 2,000 spaces provided by opening of Phase One of HS2

Impacts of cycle parking on public realm - cycle hubs preferred

To develop masterplan requirements, need to understand HS2 ticketing / passenger profiling

There is inadequate provision of cycle hubs to the east of the rail stations

There is no clear solution or proposal to improve E-W cycling connectivity.

Infrastructure for arrivallonward movement of cyclists needs to more considered

Priority for TiL is to meet demand for rail users. Insufficient taxi rank capacity in masterplan, but il consider a reduction in capacily if other modes are made more aliractive

Impact of taxi set-down on Eversholt Street need to be considered with respect to potential improvements made as part of the Euston Healthy Streets initiative

Requirement for n-s and e-w permeability

Pedestrian modeling - Further wrk o be underiaken to demonsirae how the masterplan improves permealty across he area and how  disirbues passengers inlou of the area. This

should include the potential for Euston becomina a desti
Euston Road - Study needs to take place as part of Euston Heanhy Streets initiative

Senvicing - need consideration of station and OSD servicing
Location of entrance and interchange. Interchange between CR2 and NR needs minimising to ensure passengers use CR2 rather than the Victoria line
Co-ordinating HS2, NR and CR2 construction programmes. The phasing of the delivery of the masterplan needs to be aligned with CR2's construction programme

Determining the CR2 alignment to provide clarity on design development of other projects.

Should development exceed that proposed in Option C1, the LU capacity may need to be upgraded beyond that being fulfiled by HS2
Construction phasing needs o ensure that LU operations are maintained

Need to understand impact of NR proposals on LU infrastructure

Clarity required on roles, responsibilties, forums and requirements going forward

Change control - how wil this be co-ordinated?

|SeMcmg of 0SD should be below ground

Clarity for surface transport eg. HS2 through Sch 17 or the MDP through planning permission)
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Cvcle d th & east-west) need further consideration

There is a need for TfL t surface transport

d to help deliver (6L to lead?)
‘The opportunities to the south of the station need fully exploring to consider the b devel d
Mis-alignment of statior

t more 'street" like eg. open to air and ‘green’

Further detail needed on how level change:

Clarity reauired on who the NR tracks - NR or the MDP?

Aspiration for an east-west route that aligns with Phoenix Road

strategy is required

open space required to mitigate loss of St James's Gardens

Need to understand the nature, location a including the HS2 station provision and that required for

The benefits of reorientating d fully exploring proposal

beinvolved in trees and location near will use the open space
Quantum of ed
on th d town pl i tE
the quantum of in the EAP
Query on the possibility f the NR B2 d
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The scale of the opportunity at Euston Station is vast. The crealion of a new piece of city could resolve existing issues such as: the quality and legibiity of the existing s(allun, difficulties in
interchanging between different transport modes; the severance of communities either side of the tracks; as well contribute to the increasing demands for new homes and

‘The panel acknowledges a significant amount of work has been undertaken, however the panel feels this represents a business case option and not the masterplan reqired. It remains
extremely concerned with the absence of a robust narrative and vision for the place to direct the station design team and MDP starting in 2018. Current proposals lack the clear vision needed
to orchestrate what is a hugely complex and challenging development site, and to ensure it becomes an integrated, contextually responsive, and rich and vibrant part of the city.” Report of
Euston Station Design Panel meeting, 13 November 2017

While there are references to all stakeholders not agreeing all the time, the report is not explicit that this is the Landowners masterplan and as such, the option that was developed is the
preferred option of the landowners rather than all the stakeholders (which the report suggests). The differing views of stakeholders on the various options and process are also not reported or
highiighted, this s especially important given the risks associated with some elements of the masterplan. We have included suggestions for amended wording to reflect the Council's
involvement in the process more accurately.

Discussions at recent boards and in the later stages of the masterplan development clarified that decisions and assessments were to be completed by the landowners and as such, this has.
been described as the landowners' masterplan. Stakeholders including Camden Council and the GLA are in favour of a more ambitious scheme for the site and in particular have expressed a
clear ambition to develop across the whole of the station, which the masterplan does not currently do.  In response to these concerns, HS2 has repeatedly described the masterplan as a
baseline to be developed, reading the masterplan report; this position is not expressed clearly. There are references to this being a masterplan that ‘needs to be adopted by stakeholders’;
whereas our understanding and ambition is that, the MDP will be asked to seek a more ambitious solution to create a successful place at Euston. We have suggested amendments throughout
the report to clarify this position and to encourage the MDP to develop a more ambitious scheme, which seeks to achieve the ambitions of the EAP and guidance i the emerging planning brief.

Reference to Euston Square Gardens should reflect the commitment for the masterplan to be able to accommodate either a reinstated or a re-orientated Euston Square Gardens. The
fandouners prfared masterpan option with only perphery developmert, mited open space praison and an overall lak of amphass onthe place, does ot demonsirate clear pumm benefits
needed to justiy the re-orientati e gardens. The masterplan as drafted shows the gardens as re-orientated and the reinstated Gardens as a ‘scheme variable’ only. Both of

should be referred to throughout o repun ‘and all references to buildings on the Gardens should caveat this and show the alterative scheme with the gardens reinstated

As the planning authority, Camden would like to see further information before we can comment fully on the planning policy compliance of the masterplan. In particular, it would be helpful to
have more information about open space and affordable housing. From the information available to us, we have highlighted a number of areas where the masterplan does not comply with
planning policy. We recommend further assessment of the scheme's planning policy compliance; with any future schemes seeking to address areas of concers and request amendments to
the masterplan report to recognise fully the associated risks.

Of particular concern is the limited contextual analysis, which results in the masterplan report, f
aresult, many of the precedent and illustrative images are inappropriate for this context.

g to justify the townscape, height, massing and architectural principles to which it alludes. As

‘The appropriate form of developments is likely to vary depending on how comprehensively the site is developed.  The proposal to restrict development to the station perimeter means that
there is less opportunity to create a new urban quarter and therefore a greater need to respond to the existing surrounding character. It also means that the east west connections are unlikely
to be the welcoming and attractive streets that the EAP demands.

‘The layout and lack of consistency in numbering of paragraphs makes the report difficult to follow and comment on. We have referred to page numbers and headings when providing detailed
comments; it would be helpful to correct the numbering of paragraphs. We also highlight references throughout the document to connections to Camden and we assume this is Camden Town,
these should be reworded to avoid confusion

Please make the following amendment to reflect that these options were agreed as reasonable options (subject to further work on option G) to be assessed rather than acceptable options, this
is an important distinction.
“Seven options and one sub-option were agreed for assessment in July 2017 by the Euston Management Board, which ranged from ‘minimal development' to ‘maximum development.

tobe dlearer the masterplan, espet
In particuar, the HS2L boards th
Simiarly, included n the for
The toreflect these
“The Masterplan
d Jected by the landouners
+ Activated station edges with perimeter development.
. permeabily
. If the later s
believe th s d e place, o i
+ Redacted under 12(5)(e)
+ Phased deiivery over the next 15+ years.*
Additonal paragraph suggested as folows:
TheGL the whole of to enban

the EAP

The diagram illustrating development land-use, areas and number of storeys does not refer to or appear to be in line with policy. We highlight particular concerns about heights in the cutting —
please refer to heights in the EAP (fig 3.4) and include this reference and caveat in the masterplan.

The points raised above should be incuded in the recommendations and conclusions and additional wording is proposed to better reflect the points raised above:
+Tne Euston Staions Masterplan reates a flxbe yet robust framework o inform further work around the development at Euston into the future. Where appropriat

to inform te To be delivered,
key elements uld be incorporated into the feasibility, design development, and planning work of HS2, NR, London Underground, Crossrail 2, the London Borough of Camden and
1ha Master Dovelopment Parier

Over the next year Camden and the GLA encourage further development of the landowner's baseline masterplan to better fit with the EAP and emerging planning brief aspirations, with a
particular emphasis on place and utiising the opportunities that exist across the stations footprints. Any changes to Euston Square Gardens will need to demonstrate significant public benefit
and meet the tests of the London Squares Act,

Alongside, the Euston Station Strategic Board and the Euston Strategic Board is anticipated to continue to consider the strategic vision for Euston stations and wider
masterplanning. Strategic and working level coordination between stakeholders is going to be vital to achieving the aspiration of ‘One Euston’ rather than a series of disconnected places and
stations.”

Suggest additional paragraph to reflect that this is the landowner's baseline masterplan and to explain the ambitions of stakeholders as follows:

The Euston Stations Masterplan is based on the landowners preferred option and creates a flexible baseline to inform further work around the development at Euston into the future. Over the
next year the MDP is encouraged to further develop the landowners baseline masterplan to better ft with the EAP and emerging planning brief aspirations, with a particular emphasis on place
‘and utiising the opportunities that exist across the stations footprints. Any changes to Euston Square Gardens will need to demonstrate sinificant public benefit and meef the tests of the
London Squares Act

Reference is made to stakeholder's involvement in the process; however, there is no reference in the masterplan or appendices to specific comments and assessment of options by
Clakeholders. 1t would be helful the masterplan ropar could inchde eforence (o the procees and how stakehodr camments have boen dealt with inoughaut the procass. An additonl
paragraph here could be appropriate.

This section needs to better reflect the process and highlight that the selected option is that of the landowners, not stakeholders:

“This report has been developed during 2017 to create a sharec landowners and of the constraints and presented at Euston, to improve the
collaboration between stakeholders at Euston on future development plans, and (o identify shared principles underpinning the future vision for Euston. The preferred option, which has been
developed in the masterplan, was selected by the landowners.

The work has informed and will continue to influence the development of the HS2 station design at Euston and the approach to development over the HS2 tracks to the north of the station. It is.
informing the feasibility work being undertaken by NR in relation to the potential redevelopment of the Conventional Station. Where appropriate, it will inform the development of the Euston
Planning Brief to be developed by the London Borough of Camden, recognising that the current masterplan is not completely in line with existing planning policy, certain elements will need to be
tested and explored further. It will also help to inform plans for Crossrail 2.

The ‘Masterplan Process’ documents the identified for the site, the of w t k principles agreed by al landowners and stakeholders,
and the 8 options that were explored and tested against a set of criteria. The final selection of the mas(erplan option and assessment of options was completed by the landowners."

No reference is made to HS2's involvement in the production of the EAP, suggested amends below:

The Euston Area Plan, which was jointly produced by the London Borough of Camden, the GLA and Transport for London with support from HS2 and Network Rail and which represents a
unified vision for Euston includes eleven objectives which are set out below. For detais on the Planning aspirations and policy for Euston, including land-use strategies, spatial concepts and
‘summary of the key issues, refer o the EAP.
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Inaccurate paragraph, please amend as follows:
Euston Square Gardens to the south of the ional Station, is currentl and would benefit from i poorly sited, largely d proximity to Euston Road and i

No reference to policies on open space, the successful delivery of which will be critical to the creation of a successful place at Euston. Please include the following text: Open space - new and.
replacement open and green space will need to be delivered.

It should be made clear that the comments included here are those from the landowner assessments, our assessment does not appear to feature. Suggest rewording as follows:
‘The options were assessed by the landowners against a range of criteria agreed by the stakeholders and landowners, including placemaking, planning, commercial viabilty, optimised
interchange, technical, programme and deliverability and risk. For further detail on each options assessment refer to Appendix H.

Given that the masterplan is based on the option selected by the landowners, please remove reference o achieving stakeholders and community aspirations being realised as follows:

The five key principles, -denwed in the design process, played an integral part in developing the design of the masterplan and ensuring the vision of landowners, stakeholders and-the.
alised. The masterplan was developed through a considered engagement and assessment process and takes into account a broad range of design aspects
including placemaking, p\anmng‘ commercial viability, optimised interchange, technical, programme, deliverability and risk.

Please reflect the commitment to include options for Euston Square Gardens. The following wording is suggested to reflect this position:

+ The possibility to reinstate Euston Square Gardens in broadly the same configuration as existing and a proposal to re-orientate Euston Square Gardens creating legible links. If the latter is
Drogressed Camden Council have expressed the need to show sianificant public benefit which they believe the preferred masterplan option, with only periphery development and_lack of
‘emphasis on the place. does not deliver.

Suggest inserting the following paragraph:
Over the next year Camden and the GLA encourage further development of the landowners baseline masterplan to better fit with the EAP and emerging planning brief aspirations, with a
particular emphasis on place and utiising the opportunities that exist across the stations footprints. Any changes to Euston Square Gardens will need to demonstrate significant public benefit
‘and meet the tests of the London Squares Act

The diagram illusrating development land-use, areas and number of storeys does not refer o or appear to be in line with policy. We highiight particular concerns about buildings shown on
Euston Square Gardens and heights in the cutting — please refer to heights in the EAP (fig 3.4) and include this reference and caveat in the masterplan.

We have asked for clarification on the figures used and suggest that an appropriate caveat should be included.

Refers to the LVFM but no reference to policy in EAP, this should be amended.

p. 100 Euston Square This section should reflect the commitment for the masterplan to include both options for Euston Square Gardens.

p. 103 Eus(un Square This section should reflect the commitment for the masterplan to include both options for Euston Square Gardens.
Gardens

p. 105 | Euston Square This section should reflect the commitment for the masterplan to include both options for Euston Square Gardens. It should also make it clear that HS2 have made certain commitments to
Gardens reprovide open space through their EMRs and that the new development will also generate a need to provide new open space.

p. 107 | Public Open Space  This section suggests that a payment could be made in lieu of public open space. The report should be clear that this is not something that has been discussed with Camden Council and
highlight the lack of adequate provision as a serious risk (as outlined below).

p. 117 | HS2 and Network Rail | This section should reference how the designs will work together in the future.  Also should look for opportunities how the projects can work together o eliver synergies.

nla | Euston Square This needs to include scenarios, which do not include re-orientating Euston Square Gardens

Gardens
p. 134 |Risks R Some of the isks taken for “owned and
Gecisions made by the andouers. X Geolted
which means that the heigh.
buildings are. developed
 years' worth of Tolow. Inorder to realise tis masterpian the risks should be h ik, earlyon n the
Some of the ey isks, of the folloving:
- Stakeholder requirements may ot be may ot be involved. The land for Jan, however there is f
furher. Oy the
Quantum of provision
lests of the L L
ered, e are the proposals nclued in the masterpian
tests of the «

p. 134 Risks ‘Additional risk: Varying timescales of transport projects - The different timescales of the various transport projects may mean that decisions will be driven by the needs of the first project (HS2
rather than what is best for Euston as a whole.Opportunities could be missed for more efficient working which could reduce the overall duration of works at Euston because of the programme.
and constraints of individual projects. A focus on individual projects could also miss for the best overall design solution.

Suggest additional paragraph suggesting how risks will be monitored and managed,

p. 135 Camden Council do recognise the huge opportunity at Euston and as such do not think the masterplan is ambitious enough. This is the landowner's masterplan, not that of stakeholders and
discussions have always described this as a baseline masterplan — the following paragraph should be amended to reflect this.

Finally, the-h Frunity-that this-masterplan-offers.for London-and-the United-Kingd s 10-bi ted by the wids  The flosblo masteplan ramovir

when overiaid withthe landowner's vision, lusirates the baseline potentia for the Euston Area, a-constrain a b

# that d-should: furth  London. Th K that the  Euston-could-b diluted i
-and this would be Foant loss for i on-and-the-United-Kingdom. Over the next year Camden and the GLA encourage further development of the landowners baseline

masterplan to better fit with the EAP and emeraing glanmng brief aspirations. with a particular emphasis on place and utilising the opportunities thal exist across the stations footprints. Any

changes to Euston Square Gardens will need to demonstrate significant public benefit and meet the tesls of the London Squares Act.

138 |Euston Square How the Gardens are arranged is fundamental to all elements and assessments of the masterplan and as referred o above, both options should be referenced throughout the report,
Gardens

p. 140 | Conventional station  The option described is not one that the Council was aware of, also the description of it as cost-effective does not seem accurate. Also would be helpful if this section indicated how the various
workstreams will be joined up to get the best solution for Euston.

Regardess of what happens with Network Ral, it feels lie as a minimum there should be an aspiation to open an entrance on Eversholt Street providing the link to King's Cross St Pancras

p. 144 | Further opportunities  Improved linkages - Improving permeability and reconnecting existing communities is a priority of the Council's and we would like to see these options explored further by the MDP. Wording to
this effect should be included

p. 144 | Further opportunities  Increased opportunity for additional public open space - If these opportunities exist they will need to be developed to help ensure that the scheme is planning policy compliant

p. 144 | Further opportunities  This section should also reference the The GLA and Camden’s expressed ambition to develop across the whole of the station which the masterplan does not currently do. Suggest additional

rding as follows: Additional opportunities to enhance the baseline masterplan have been identified which can be explored as the masterplan gets developed in future stages. Proposals
‘should seek to achieve the ambitions of the EAP and guidance in the emerging planning brief.

p. 151 | Development Please add the following statement in line with commitments at the recent ESB.

The GLA and Camden have expressed a clear ambition to develop across the whole of the station which the masterplan does not currently do._Additional opportunities to enhance the baseline
masterplan have been identified which can be explored as the masterplan gets developed in future stages. Proposals should seek to achieve the ambitions of the EAP and quidance in the
‘emerging planning brief.

p. 152 | Servicing Please add reference to the Council strongly supporting this and add reference to Camden's planning policies which do not allow on-street servicing.

p. 153 | NR feasibilty work  This should reference Network Rail's feasibility work which is looking at different families of options. It should outline how the different workstreams and designs willjoin up and seek to achieve
the best overall option for Euston.

p. 155 | [Redacted under [Redacted under 12(5)(e )

12(5)(e )
P. 158 asterian process. | The pracess and what has been agreed by stakeholders isnot accurataly refected ntis paragraph. Please make the fllwing amendments

p. 158 | Masterplan process

p. 158 | Masterplan process

p.60 | Stakeholder

involvement

The Eemon Slanuns Masterplan provides a baseline for landowners and stakeholders to develop their pians at Euston, whether as transport operators, property developers, or planning
1o inform the future development of Euston, the development and agreement o the Masterplan
Framework has been crical, set out in Part E o this report. This framework is based on a number of agreed

plan. Key Vea(ures of me lramewurk include the creation of enrances and public

space to the deve\upmem ol our st 1east J west / north / south), the connection of spaces with key links across the entire site and the desire to activate street fontages. A number of
these elements require further development in order to achieve the best solution. This Framework can now, where appropriate, gude and rk at

form all feasibility, planning, and des

Euston moving forward, regardless of who the client body is for this work. Tt o

The process and what has been agreed by stakeholders is not accurately reflected in this paragraph. Please make the following amendments:

1.2 Recommendations Stakeholder Engagement
Suggest additional paragraph to highlight the ambition and active encouragement to develop the masterplan further.

The GLA and Camden have expressed a clear ambition to develop across the whole of the station which the masterplan does not currently do._Additional opportunities to enhance the baseline
masterplan have been identified which can be explored as the masterplan gets developed in future stages. Proposals should seek to achieve the ambitions of the EAP and guidance in the
‘emerging planning brief,

+ Proaciive engagement and close working with the London Borough of Camden wil be important as they develop the Pranning Brieffor Euston, to ensure tha tis Brisf buids o the work

g aulhum will be able to adwse on

i B  Brief to be developed, and-should-assis Joping the tign with-local p - ambi a,‘d,,‘me‘m,,usma,‘
the acceptabilty of proposals. This will be important as the Ianduwners ‘baseline masterplan s reviewed, tested and developed.

The process and what has been agreed by stakeholders is not accurately reflected in this paragraph. Please make the following amendments:
Overall Opportunity: This section needs to be clearer that the masterplan includes two options for Euston Square Gardens. Please include the following in the overall opportunity section.

The possibility to reinstate Euston Square Gardens in broadly the same confiquration as existing and a proposal to re-orientate Euston Square Gardens creating legible links._If the latter is
Drogressed Camden Council have expressed the need to show significant public benefit which the preferred masterplan option, with only periphery development, does not deliver.

It should also reference stakeholder's ambitions for a more comprehensive development across the whole site:

The GLA and Camden have expressed a clear ambition to develop across the whole of the station which the masterplan does not currently do. Additional opportunities to enhance the baseline
masterplan have been identified which can be explored as the masterplan is developed in future stages. Proposals should seek to achieve the ambitions of the EAP and quidance in the
‘emeraing planning brief.

It worth highlighting again the discussions at the various boards around the nature and purpose of the landowners masterplan, highiighting that it is intended to form a baseline and that the
MDP is encouraging to seek a more ambitious development across the whole of the station. Please include the following:

The GLA and Camden have expressed a clear ambition to develop across the whole of the station which the masterplan does not currently do. Additional opportunities to enhance the baseline
masterplan have been identified which can be explored as the masterplan gets developed in future stages. Proposals should seek to achieve the ambitions of the EAP and quidance in the
‘emeraing planning bri




LBC 1DC03-WSP-AR-REP-SS06_SL09-000016 | Appendix F - Requirements, nia  |Requirements Itis not clear how and why requirements have been included in this document. Only some of the comments that the Council made have been included and the requirements do not include the
PO4 Assumptions and Design need to replace lost open space or meet any of the other EMRs. Please clarify.
Considerations Register
It would also be helpful to understand how requirements will be fed through to the MDP as a number of on since plan process ced, for example TiL's
thinking on buses appears to have been refined.
L8C 1DC03-WSP-AR-REP-SS06_SL09-000016  Appendix 2D - Option C1plot n/a | Public Open Space  Need clarification of the open space that s being s included in this? This area should not be included in new’ open space/ public
Po4 nalysis realm as it aready exists - f L s being reeanﬁguren enoutd b elvted v space LA re-provided fiure.

LBC 1DC03-WSP-AR-REP-SS06_SL09-000016  Appendix H — E.gm options. nia Surprised o o see commens fom stakeholders ncuded hre. Givn that orignall we wre tod that sizkeholders wouid complete he placeshaping and panning assessments and row the
PO4 assessment she involvement reports do not appear to feature our comments or assessments. How will our comment be fed thr
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