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Draft New London Plan 
Examination in Public 

 
Statement of LB Camden 

 
M14. Are the Opportunity Areas identified on the Key Diagram and 
Figures 2.4 to 2.12 likely to deliver the indicative number of additional 
homes and jobs assumed in the Plan in a way that is justified and 

consistent with national policy? In particular: 
a) Are sites likely to be available in the Opportunity Areas with 

sufficient capacity to accommodate the expected scale of 
development? 

[...] 

d) How would the development proposed be likely to affect the 
character and appearance of existing places within and around the 

Opportunity Areas including with regard to heritage assets and their 
settings? 

[...] 

f) Would the development proposed in the Opportunity Areas support 
policy GG1 “building strong and inclusive communities” and Policy 

SD10 “strategic and local regeneration”? 
 
 

Camden Council's formal response to the draft London Plan was generally 
supportive of the proposals in relation to Opportunity Areas, but raised concerns 

in relation to Figure 2.11 and paragraphs 2.1.66 and 2.1.67. 
 
The minor suggested changes published in August 2018 partly address the 

Council's concerns in relation to Figure 2.11, but do not address our concerns in 
relation to paragraphs 2.1.66 and 2.1.67. 

 
Figure 2.11/ Table 2.1 (minor suggested changes August 2018) 
 

The Council does not consider that there will be sites available in the Euston or 
King's Cross Opportunity Areas to support the level of development – and 

specifically the number of new jobs – indicated in Figure 2.11 and the new table 
2.1 (as included in the minor suggested changes August 2018). Consequently, 

these elements of the draft London Plan do not satisfy the tests of soundness 
because they are not justified by evidence and will not be effective in delivering 
the stated number of jobs. 

 
The Council welcomes the addition of footnotes to Table 2.1 in the minor 

suggested changes, as these explain how the updated homes and jobs figures 
have been derived. However, we object to the use of the London Employment 
Sites Database as the default source of the jobs figure where an alternative 

figure is available from a Development Plan Document or planning permission 
that involves a comprehensive assessment of the Opportunity Area's potential. 
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The London Employment Site Database (LESD) was produced in 2017 and forms 
examination document NLP/EEEC/002a. The figures in the database are based 
three sets of assumptions, as follows: 

- an assumed mix of employment generating uses on site (B1, B2, A1 and 
Other), as set out in Table 3.6 on page 14;  

-a assumed plot ratio (sq m per hectare) for different employment generating 
uses (B1, B2, B8 and Other), as set out in Table 3.5 on page 13; 
and 

- an assumed employment density (sq m per worker) for a wide variety of non-
residential land uses, as set out in Table 3.3 on page 11.  

 
Some of the evidence behind these assumptions is national rather than based on 
London-specific circumstances (e.g. employment density), some is dated (e.g. 

2009 plot ratios), and some has been updated arbitrarily (e.g. proportion of 
employment generating uses). However, Camden is not seeking to argue that 

the methodology should not be used to estimate an indicative capacity for jobs in 
any circumstances, simply that it should not be used where site-specific figures 
have been generated through the preparation and adoption of a Development 

Plan or through the determination of a planning application. 
 

Euston Opportunity Area 
 

The Euston Area Plan is a Development Plan Document produced jointly by 
Camden Council, the GLA, and Transport for London, and adopted in 2015. 
Strategic Principle EAP1 in the Euston Area Plan states that the appropriate mix 

of uses for the Euston area includes: 
- between 2,800 and 3,800 additional homes; and 

- employment/ economic floorspace for 7,700 to 14,100 additional jobs. 
 
The Council notes that the new homes figure from the Euston Area Plan has been 

incorporated in draft London Plan Figure 2.11 and Table 2.1, and considers that 
this is also the logical approach to the new jobs figure. 

 
King's Cross Opportunity Area 
 

Outline consent was granted for the main part of the King's Cross site (west of 
York Way, N1) in December 2006. Outline consent was granted in July 2008 for a 

much smaller site east of York Way, known as the King's Cross Triangle. 
 
The consents put in place caps on the overall floorspace, the floorspace of 

individual land-uses, and the floorspace in different blocks across the 
development. Excluding residential uses and car parking, the consents provided 

for around 650,000 sq m of employment generating uses. 
 
The 2008 London Plan (consolidated with alterations since 2004) estimated the 

capacity of the site as 25,000 jobs up to 2026. This figure was repeated in the 
London Plan 2011, and again in the 2016 London Plan (consolidated with 

alterations since 2011). Taken over an employment generating floorspace of 
650,000 sq m, including a large proportion of B1 office space, this represents an 
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employment density of 1 person per 26 sq m, and probably underestimates the 
number of jobs that will be generated across the entire area. 
 

However, the London Employment Site Database (LSED) seeks to project 
capacity from 2016-2041, so we would expected this to exclude jobs in 

floorspace already completed. 
 
Reserved matters have now been approved for two thirds of floorspace in the 

outline consent, and around 50% of the King's Cross Opportunity Area has now 
been developed and occupied. We estimate that the remaining capacity is for up 

to 375,000 sq m of employment generating uses. 
 
We have converted this to a number of employees using assumptions in the 

LESD, feeding in the mix of employment uses originally permitted, and 
alternatively the mix assumed by the London Employment Site Database. The 

results are as follows: 
 

Land 
use 

Percentage 
(2006 
permission/ 

LESD 
assumption) 

Remaining 
floorspace 
capacity 

(2006 
permission/ 

LESD 
assumption) 

Employment 
density ('best 
fit' from LESD 

Table 3.3) 

Total jobs 
(2006 
permission/ 

LESD 
assumption) 

B1 70%/ 
50% 

262,500 sq m/ 
187,500 sq m 

1 per 11.3 sq m 23,230/ 
16,593 

B2 0%/ 
5% 

0 sq m/ 
18,750 sq m 

1 per 36 sq m 0/ 
521 

A1-
A5 

8%/ 
25% 

30,000 sq m/ 
93,750 sq m 

1 per 17.5 sq m 1,714/ 
5,357 

D1-
D2-
other 

22%/ 
20% 

82,500 sq m/ 
75,000 sq m 

1 per 45 sq m 1,833/ 
1,667 

Total 100%/ 
100% 

375,000 sq m/ 
375,000 sq m 

 26,777/ 
24,138 

 
Based on these two estimates, derived from the original planning permission and 

development monitoring of subsequent completions, the Council's view is that 
the King's Cross Opportunity Area has remaining capacity for approximately 

25,000 jobs, and could not accommodate enough development to generate the 
48,000 jobs indicated by the draft London Plan. 
 

Proposed changes to Figure 2.11/ Table 2.1 
 

The Council therefore proposes that Figure 2.11 and Table 2.1 should be 
amended to show the number of jobs at Euston and King's Cross as follows: 
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Table 2.1 - Opportunity Area Indicative guidelines for new homes and 
jobs (with equivalent change to Figure 2.11) 
 

Opportunity area Indicative homes* Indicative jobs^ 

 

Euston 2,800-3,800 16,500 7,700-14,100 

King's Cross 1,000 48,000 25,000 

* Homes figure based on 2017 SHLAA capacity from 2019 – 2041. If no SHLAA 
data available, most recent Development Plan or OA threshold figure used. 

^ Jobs figure based on London Employment Sites Database. Where no figure 
available, most recent Development Plan, or most recent planning 
permission, as appropriate used. 

 
Paragraphs 2.1.66 – 2.1.67 

 
The minor suggested changes published in August do not propose any changes 
to paragraphs 2.1.66 and 2.1.67. Consequently, the Council asks that the Panel 

to consider its original representations on these paragraphs. 
 

The Council supports many aspects of the draft paragraphs, but considers that 
some changes should be made to protect Bloomsbury Conservation Area (which 
includes Euston Square) and ensure that development of the Euston Opportunity 

Area provides benefits to all, including all parts of the local community. The 
Council considers that these changes are needed to ensure consistency with the 

NPPF, ensure that heritage assets are protected, and support inclusive growth 
and a strong and inclusive community. 
 

Proposed changes to paragraph 2.1.66 – 2.1.67 
(as submitted in March 2018) 

 
2.1.66 
Euston is a major national and commuter rail terminal with good public transport 

links to the rest of the CAZ. The existing mainline station is outdated, the local 
environment has areas of poor quality, and the over-station airspace and 

adjacent areas are underused. There is significant potential for intensification and 
an opportunity to create a new piece of city, comprehensively transforming 

Euston station and the immediate area, reconnecting existing communities 
and delivering into a world-class sustainable transport interchange and new 
residential and business district with high quality public realm and open 

space. Scope exists to reconfigure improve Euston Square Gardens and by 
reducing the impact of the bus station to enhance this space and improve 

transport facilities, recognising its historic footprint whilst prioritising 
sustainable transport modes for onward travel, with a focus on the 
creation of Healthy Streets. and to also complement the There is scope to 

expanding the knowledge quarter. This should to support the area’s strengths in 
the Life Sciences, Creative and Tech industries. The ‘Euston Area Plan’, 

produced jointly by Camden Council, the GLA, working with and Transport for 
London, and Camden Council was adopted in 2015. 
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2.1.67 
HS2 has now received Royal Assent and options for the potential redevelopment 
of the existing station have come forwardare being developed in addition to 

proposals for a Crossrail 2 interchange, which will require timely delivery. 
This could greatly assist in improving interchange capacity in the longer term. 

Working with the station operators HS2 and Network Rail, the GLA and 
Camden Council, the Department for Transport is seeking to pool the various 
land interests and secure a development partner to assist in delivering a 

comprehensive redevelopment at Euston. A planning brief for the area around 
Euston Station is currently being produced by Camden Council, working with 

the GLA and TfL. The Mayor and TfL will continue to work with HS2, local 
authorities and other agencies such as Network Rail to reduce the 
impacts of the construction in the area over the coming years, including 

measures to maximise construction materials transported by rail. 


