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0.1 Note on “Verified Views" and
“lllustrative Views"

Computer generated images (CGls) have been used
throughout this Design and Access Statement, and
other documents associated with this planning
application, in order to support the submitted drawings
and contribute to a more comprehensive understanding
of the Proposed Development.

Within this application, both “illustrative views" and
"verified views" have been included and are captioned
as such throughout. The next two pages define these
terms.

Illustrative Views

lllustrative views are CGls produced by the Design Team
and are intended to communicate the architectural
aspirations and ambitions for the Proposed
Development.

They are used to illustrate specific aspects of the
designs, such as facade articulation, colour, pedestrian
experience, materiality, texture and the atmosphere of
the proposed spaces. The result is a representation

of the Proposed Development that illustrates the
intricacies of the design that are intended to be read
alongside, and supplementary to, the submitted
drawings, for an enhanced three-dimensional
understanding of the scheme.

Placed on this page is a selection some of the

“illustrative views" that are included throughout this
document with associated captions.
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lllustrative View - View to Euston Tower across Regent'’s Place Plaza

lllustrative View - Tower terrace experience illustrating the potential views from
various points in the building

lllustrative View - Looking north along Hampstead Road illustrating interplay between
podium facade and planting proposed in public realm



Verified Views

The verified views are CGls produced by Cityscape
Digital and superimpose the Proposed Development
on top of accurately shot photography. They are used
as a basis to discuss the impact of the proposal from a
townscape perspective specifically.

Verified views require precise information to be able to
verify the accuracy of the camera matching and digital
model placement, as outlined in Appendix F Visualiser’s
Methodology: Accurate Visual Representations included
as part of the Environmental Statement Volume 2:
Townscape, Visual and Built Heritage Assessment
(TVBHA)

Due to their accuracy, the verified views provide an
opportunity to evaluate the Proposed Development's
impact on the existing townscape, effectively providing
‘existing’ and ‘proposed’ views from a series of
agreed-upon viewpoints, selected through a process
of consultation with relevant statutory consultees by
townscape/heritage consultants and having regard to
relevant planning policy and guidance.

Placed on this page is a selection some of the "verified
views" that are included throughout this document with
associated captions.

Verified View - Tottenham Court Road, junction with Grafton Way - Existing (View 22in  Verified View - Tottenham Court Road, junction with Grafton Way - Proposed (View 22
the TVBHA) inthe TVBHA)

Verified View - Drummond Street, at junction with Cobourg Street - Existing (View 12 Verified View - Drummond Street, at junction with Cobourg Street - Proposed (View 12
inthe TVBHA) inthe TVBHA)
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Photograph - 1:250 model of Proposed Development
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1.0 Introduction

This Design & Access Statement (referred to as "DAS”
hereafter) has been prepared by 3XN Architects

on behalf of the applicant British Land Property
Management Limited (referred to as "British Land”
hereafter).

This statement supports the planning application for the
redevelopment of Euston Tower, in the London Borough
of Camden. This version of this statement is revision

B, a replacement of the original submitted Design and
Access Statement, dated December 2023, and revision
A dated March 2024.

The proposal has been subject to extensive public
engagement and pre-application discussions with

the London Borough of Camden, the Greater London
Authority, Historic England, Transport for London and a
broad range of wider stakeholders. These discussions
have informed the evolution of the design for the
scheme and are covered in more detail on the following
pages.

This Design & Access Statement should be read in

conjunction with the other drawings and documents
submitted in support of this planning application.

Euston Tower Chapter 1: Introduction
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1.1 Scope of Application

This planning application seeks approval for the
redevelopment of the existing Euston Tower into a new
office and life science-led, mixed use development and
associated public realm improvements.

These proposals have been informed by a thorough
study of the local context, together with technical
considerations and a considerable co-design and
community consultation and engagement process,
details of which are set out in further detail in this
document, as well as the Statement of Community
Involvement (SCI) submitted as part of the application.

I;.

In summary, the proposed works will comprise: . :.*::

L]

* The careful deconstruction of the existing Euston
Tower facade and floor slabs while maintaining the
central core above ground

* Retention and expansion of the existing basement
structures including the existing piled foundations
to provide space for modern cycle facilities, delivery
/ servicing areas and plant space

e Construction of above ground structure and facade
into a new building consisting of a podium block and
a tower which rises up to 32 storeys

* Asignificantly enhanced public realm including
green and activated street edges for Euston Road
and Hampstead Road, a wider Brock Street at
ground level and at Regent's Place Plaza which
extends up and into the lower levels of the building,
and additional provision of short and long stay cycle . _ f S =
storage : ' L > e

* The "Enterprise Space": an affordable workspace
designed to house local entrepreneurs and small e ———
business, and incorporating a programmed flexible . DEEE ! 5T HITHTL
space. This delivers on local need for affordable _ T =
workspace to facilitate connections between |
science and tech businesses, local institutions ] -
and organisations and supporting wider skill 4y : | HE L e LT R
development and employment opportunities. i X T LLE R T HTRT.

BNEERRNE ;2

Photograph - Existing Regent's Place Plaza, looking east Photograph - Existing Euston Tower ground floor from Hampstead Rd, looking west
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1.2 Regent's Place Vision

British Land have a long-term plan to invest and build on
the existing strengths of Regent'’s Place; adapting and
responding to changing customer requirements and
work practises, rapid advancements in technology, and
structural changes in London's economy.

British Land's vision is to create a dynamic and inclusive
environment for life science and technology-driven
innovation to thrive, ensuring that local communities and
businesses in Camden benefit from this investment.

The brief for the redevelopment of Euston Tower echoes
this vision and is underpinned by an integrated place-
making masterplan, which seeks to leverage the existing
strengths outlined below, to re-position Regent's Place:

Part of an existing ecosystem

* Located in the Knowledge Quarter Innovation
District

e Proximity to UCL, UCLH and Frances Crick Institute

e Excellent transport links via rail, underground, bus
and cycle routes

* Access to deep talent pools

Holistically managed Campus with a diverse range of

spaces

* Long-terminvestment to create outstanding,
sustainable places for our customers and
communities

* High quality offices and incubator space

e Opportunity to deliver labs and unique innovation
spaces

Creating an attractive space in the centre of the city

* Asafe and inclusive environment with direct links to
the local community

* Active, green spaces for meeting, working and
wellbeing

* Creating a smart campus with improved connectivity

and digital infrastructure
* Expansion of the retail, leisure and cultural offer

Strong connections to the local community and

collaborative opportunities

e The Regent's Place Community Fund is a unique
collaboration between Regent's Place businesses,
created to support community activities.

* Offers businesses the chance to connect with each
other and local partners to make a real and long-
lasting social impact.

10 Euston Tower Design & Access Statement
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Photograph - Existing Regent's Place Plaza

Photograph - Existing Regent's Place Plaza



Re-positioning Regent’s Place as a centre for
innovation and life science in the heart of London

British Land's long term commitment to investing in
Regent's Place has already delivered:

» Life science incubator space at 184-192 Drummond
Street

* Affordable workspace at 1 Triton Square

* Knowledge Quarter partnership

e Lab-enabled space at 10 & 20 Triton Street
* Green and welcoming public spaces

* New public realm with bars, restaurants and outdoor
cinema

Key for map opposite:

The Union

Vacant Unit

Pret a Manger

Wasabi

The Euston Wall
Change Please Coffee / Toast Ale
New Diorama Theatre
NDT Cafe & Bar

9 The Euston Wall

Black Sheep Coffee
11 AcaiBerry

Santander

The Gym Group
Affordable Workspace
The Old Diorama Arts Centre
The Refinery

Vacant Unit
Sainsbury's

ltsu

21 Beany Green

Amazon Fresh

Vacant Unit
Bloomsyard
Starbucks

Pret a Manger
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1.3 The Development

The site area within the boundary of this application is
approximately 7,963 sgm - refer to drawing
ET-DR-A-1002, submitted as part of the application for
planning permission.

Full planning permission is sought for the following:

Redevelopment of Euston Tower comprising retention
of parts of the existing building (including central

core, basement and foundations) and erection of a

new building incorporating these retained elements,

to provide a 32-storey mixed-use building providing
offices and research and development floorspace
(Class E(g)) and office, retail, café and restaurant space
(Class E) and Enterprise space (Class E/ F) at ground
and first, and associated external terraces; public realm
enhancements, including new landscaping and provision
of new publicly accessible steps and ramp; short and
long stay cycle storage; servicing; refuse storage; plant
and other ancillary and associated work.

The proposal includes enhancing the public realm to
Regent's Place Plaza to the west, Euston Road to the
south, Hampstead Road and Brock Street to the east
and north of the site respectively.

12  Euston Tower Design & Access Statement
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Diagram - Axonometric diagram from south west of proposed Euston Tower
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1.4 Client & Project Team

The client is British Land, who are the applicant for

planning permission.

3XN are the architects and lead designers for the
project, and are supported by a team of key consultants:

Executive Architect

& Principal Designer:
Landscape Architect:
Planning Consultant:
Services Engineer:
Structural Engineer:
Sustainability Consultant:
Transport & Logistics:
Visual Impact Assessment:
Townscape Consultant:
Public Use Consultant:

EIA Co-ordinator:
Ecological Consultant:
Daylight Consultant:
Rights to Light Consultant:
Fire Engineering:

Access Consultant:
Security Consultant:
Acoustic Consultant:

Wind Analysis:

Facade & Access

& Maintenance Consultant:
Cost Consultant:

Planning Legal Advisors:
Community Consultation:
Project Manager:
Construction &

Logistics Consultant:
Employment & Training and
Regeneration Advisor:
Community Engagement
& Social Impact Consultant:
Community Engagement
Consultant:

Euston Tower

Adamsons Associates
DSDHA

Gerald Eve

Arup

Arup

GXN & SWECO
Velocity

Cityscape Digital
Tavernor Consultancy
Forth

Trium Environmental
Greengage

Point2

Point2

Arup

David Bonnett Assoc.
QCIC

Hann Tucker

Arup

Thornton Tomasetti
Gardiner & Theobald
Herbert Smith Freehills
LCA

Gardiner & Theobald
Lendlease

Volterra

Beyond The Box

Something Collective
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1.5 Project Vision

British Land's vision is to create a world-leading
science, technology and innovation building, supported
by a reimagined public realm, for Camden and the
Knowledge Quarter that inspires, connects and creates e
opportunities for local people and businesses. y L L.I IL
= H;J:‘“F i
e

LT
“5dda

The missions for the proposed development are below:

LR

* Transforming the existing Euston Tower ensuring
itis fit for the future by adopting cutting-edge
sustainability targets and reusing, recycling, and
offsetting, to reach net zero at completion and in
operation.

* Putting social impact at the heart of the project from
the outset, ensuring that communities play a key
role in shaping new spaces which meet local needs.

-

* Creating pioneering workspaces in the Knowledge
Quarter for businesses of all sizes to prosper,
including flexible incubator and accelerator spaces,
to support start-ups, scale-ups and knowledge
sharing.

* Ensuring that the future use of Euston Tower is built
upon identified needs and contributes to a thriving
local, regional and national economy for our ever-
changing world.

* Reimagining the public spaces of Regent's Place,
creating safe, inclusive, connected and sustainable
environments for Camden's communities.

* Contributing towards meeting Camden'’s housing
needs.

These missions have informed three key design
principles for Euston Tower, which are proposed and
outlined on the opposite page.

Verified View - Proposed Euston Tower from Tottenham Court Road, south of the A5204
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1.6 Key Design Principles

Camden Landmark Social Sustainability A Tower for the Now and the Future

Challenge the typical tower typology and move away from fully-glazed Break down boundaries between local communities and commercial Make the right choices today by building in the ability to flex and adapt to

facades. Discover what makes a Camden Tower unique and use warmth, buildings by designing a truly welcoming, inclusive and engaging podium the trends of tomorrow. Enable and support life-science, tech and other

texture and tactility to design a tower people will love. and public realm experience, filled with exciting public uses both at ground diverse uses to ensure the tower stands the test of time and inspires people
level and throughout the building. well into the next century.

Euston Tower Chapter 1:Introduction 15



1.7 Project Missions

The proposals seek to deliver an inclusive, pioneering
workspace and public realm, which connect
communities in the heart of the Knowledge Quarter.

In addition to the collection of mixed uses and external
spaces included in the Proposed Development,

these proposals provide a package of wider benefits
to enhance the local area including new affordable
housing, workspace for SME's and start up businesses,
improvements to the streetscape and additional
greening to the area.

Outlined here are the project’s key missions and how the
benefits proposed support the aspirations and policies
of the London Borough of Camden, the surrounding
communities and the users of Regent's Place.

16  Euston Tower Design & Access Statement
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Net-Zero Tower

A net zero tower with aspirational
sustainability goals that aim to provide
benefits beyond Euston Tower.

Innovations in material reuse and
construction fully integrated into the
proposal, creating a tower for now and
the future.

Take full responsibility for residual
emissions.

(2

Inclusive Innovation

A local amenity and resource which
enables collaborative projects and
partnerships.

A platform for local ideas, innovation
and problem solving, which provides
learning, skills and pathways to work.

Pioneering Workspaces

Variety of workspace provision catering
for organisations of different scales,
designed with flexibility to adapt to
future needs.

Provision for lab-enabled spaces,
workspace (office) and the affordable
workspaces in the "Enterprise Space”.

Harnessing the existing Regent's Place
community programmes, which helped
8,600+ local people in 2022, in working
towards increasing access to good jobs
and continuing to be a supportive part
of the local community.

G

Public Realm

A safe, connected and creative public
realm which provides a wide variety of
opportunities for the local community.

Drawing on local landscapes to create a
varied and biodiverse improvement to
Regent's Place Plaza.

Include fully accessible areas for people
to explore, relax, and meet.

®

Housing

In discussion with the Council and in line
Camden planning policy we have been
working towards identifying a Council-
owned site for the delivery of affordable
homes by the Council. An opportunity
has been identified to deliver much
needed additional affordable homes on
the Council-owned Tybalds Estate and
we have committed to providing £27m of
funding which could be used to deliver
these.




Pioneering
NIl Workspaces
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Diagram - The key public benefits provided by the Proposed Development
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2.0

CONTEXT

Photoéraph - Existing E n Tower =
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Photograph - Aerial image of Euston Tower, from the west

2.0 Context

This section provides further detail on the historical
and urban context of both the immediate site, the
neighbouring context and the wider urban fabric, all
of which have been important considerations when
preparing the design response presented in later
sections of this report.

Euston Tower Chapter 2: Context
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2.1 Site Location

Euston Tower is situated within the London Borough of
Camden (LB Camden), and the ward of Regent's Park.
The Site is bounded by Euston Road (south), Hampstead
Road (east), Brock Street (north) and Regent's Place
Plaza (west).

Located on the corner of Euston and Hampstead Road,
at the top of Tottenham Court Road, the tower shares

a busy intersection with the UCL Hospital campus and
is directly opposite Warren Street Station. The existing
Euston Tower is prominent within the local area, as

one of the tallest buildings in the borough along with
the nearby BT Tower, and as such acts as a physical
landmark for Euston, Euston Square and Warren Street
stations as well as a wayfinding point within the wider
neighbourhood.

Designed in the 1960s and completed in 1970, Euston
Tower has experienced an occupancy level of less than
70% over the past decade and has remained vacant
since 2021. Originally serving as the home of Capital
Radio (a pioneering commercial radio station in the UK)
from 1970 to 1999, it was once a celebrated landmark
and widely recognised across the city. Today, Euston
Tower represents an ideal opportunity for re-imagining a
hub for life-science, technology and innovation in a key
strategic location within the Knowledge Quarter.

20 Euston Tower Design & Access Statement
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Photograph - Image of Euston Tower from Regent's Park Photograph - Aerial image of Euston Tower from Tottenham Court Road
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2.2 Macro to Micro Context

The diagrams on these pages explore the location of
Euston Tower from the macro (nationwide) to micro
(the building itself), highlighting the key elements of
each scale and how these have informed the Proposed
Development.

22  Euston Tower Design & Access Statement

The United Kingdom

Located at the western edge of Europe, the United Kingdom is one of

the world's leading developed nations and has one of the world's largest
economies. Life-sciences is one of the UK's most successful sectors,
worth over £94 billion to the UK economy in 2021 and has been identified
as a key industry driving growth in the country. Significant investment has
been made in this sector in recent years, particularly in the South East
regions, drawing on the education and research expertise found in London,
Cambridge and Oxford.

London

London, the capital of England , is recognised globally as one of the

great metropolitan environments and is the location of the Proposed
Development. With a population of 9.7 million, London thrives on arich

mix of tradition, diversity, and culture. It is constantly seeking to reinvent
itself, seeking innovation and ingenuity to ensure it continues to be a major
destination as a product of the city’s wide offering of arts, culture, cuisine
and architecture.



London Borough of Camden

Created in 1965 from the areas of the former metropolitan boroughs of
Hampstead, Holborn, and St Pancras, Camden is one of seven boroughs
comprising Central London. A key point of entry to the capital for trains
from the north, Camden hosts three major stations (Euston, St Pancras,
and King's Cross), making it a crucial hub for office workers commuting,
retail, tourism, and entertainment. In addition to the Borough's connectivity,
Camden'’s diverse neighbourhoods play host to street markets, music
venues, learning institutions and cultural attractions, making it one of
London’s most vibrant and engaging areas.

The Knowledge Quarter

The Knowledge Quarter is one of the greatest clusters of science, research
and technology anywhere in the world, focussed on the areas around
King's Cross, the Euston Road and Bloomsbury. The Knowledge Quarter is
a gateway to an abundance of innovative ideas, ground breaking research
and inspiring creativity, with knowledge resources ranging from early
manuscripts and documents, to the latest fashion designs, to cutting-edge
medical developments, it is a place to interact, collaborate and share.

Regent's Place

Regent's Place seeks to be one of London’'s most welcoming, inspiring and
exciting spaces. It is filled with a variety of green spaces, contemporary
architecture and has a deep connection to the local community. It welcomes
independent shops, affordable workplaces and joins together companies in
the worlds of art, science, research and creativity.

Beyond the five London Underground stations located within short walking
distances, Regent's Place is within a 20-minute walk of Euston, Marylebone,
King's Cross and St Pancras mainline stations, making it one of the most
accessible and well connected areas in London for both citywide travel, and
as a national and international gateway to the capital.
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2.3 The Neighbourhood

Euston Tower is situated on the south-eastern corner
of Regent's Place, forming one of edges that define
Regent's Place Plaza, and flanked by Euston Road to
the south and Hampstead Road to the east. Located
at the north of Tottenham Court Road, it is a prominent
gateway to the busy neighbourhoods of Fitzrovia

and Bloomsbury to the south, Regent’s Park and the
Regent's Park Estate to the north, and sits within the
broader Euston area.

Camden and Euston Area

Situated within the London Borough of Camden, the
modern character around Euston came from the
industrial and working-class areas formed in the 19th
century. Through the 20th century, particularly the
1960's and 70's, the area began to attract prominent
musicians, artists and counter-culture movements. It
is home to iconic locations such as the Roundhouse,
Camden Market and Regent's Canal, all of which provide
diverse offers for culture, food, clothing and art. The
neighbourhood has evolved into a unique and eclectic
area within London, known across the city and the
country for its strong character and culture.

Beyond being a prominent tourist destination within
London, Camden is also home to distinct residential
neighbourhoods such as the nearby Regent's

Park Estate and Somers Town. These diverse
neighbourhoods provide homes for ¢.210,000 residents
(Camden Profile, 2023). Such residential communities
have begun to develop neighbourhood plans, which

aim to create a framework for sustainable community
development, where growth and renewal are focussed
on people as well as place.

Future Neighbouring Development

The site is situated 500m from Euston Station, a major
transport hub within London and the United Kingdom.
Currently, there are indicative proposals for a new
high-speed rail station and related infrastructure

(known as HS2), which if delivered would lead to major
development change in the area and across the country.

If approved by the UK government and relevant planning
authorities, the area surrounding Euston Station is
anticipated to embark on a substantial redevelopment
programme as part of the HS2 development.
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2.4 Knowledge Quarter

Euston Tower is located to the western edge of the
Knowledge Quarter, an area which continues to develop
into a leading, global hub of knowledge, centred around
King's Cross, Euston Road and Bloomsbury.

Camden Islington

The Knowledge Quarter is comprised of a consortium
of partner organisations of many different kinds but
all actively engaged in advancing and disseminating
knowledge.

Business partner organisations are made up of over
100 academic, cultural, research, scientific and media
organisations, large and small: from the British Library,
Google and the Wellcome Trust to Arts Catalyst,
Scriberia and the Wiener Library.

Notable among these partners are the Francis Crick
Institute, the leading global centre for medical research;
University College London, and UCLH.

The Knowledge Quarter encourages all kinds of
knowledge seekers to make the most of these
combined resources, to break down barriers and
stimulate dialogue, getting the whole of this unique area
buzzing with ideas.

Currently there are 106 organisations, consisting of
70,000+ people which form the quarter all withina 1
mile radius. Therefore the neighbourhood is devised as
a space to interact, collaborate and share ideas, and is
important context for the Proposed Development.

Anchor Tenants

Accommodation and Food Services

Arts, Cultural, Entertainment and Recreation
Business Support

Charity

Construction

Education .
Finance and Insurance

Information Technology and Communication
Life-science, Human Health and Social Work
Government

Professional, Scientific and Technical

Real Estate (inc. Developers and Land Owners)
Trade Union
Wholesale and Retail Trade

Diagram - Insert from KQ 2050: A Knowledge Quarter unlocked. May 2023
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2.5 Site History

The site on which the current Euston Tower is located,
along with the wider campus of Regent's Place, has a
rich and storied history.

Site Evolution (1756-Present Day)

The historic evolution of the site is connected in large
part to its history as a significant crossroads to the
north of central London, marking a point on the historic
road towards Hampstead travelling north, at which a key
east-west route is formed and developed into a major
artery running across the city.

Throughout the years this east-west route, formerly
"the New Road from Paddington to Islington”, has grown
in significance. Having been described as “London’s
first bypass”, the construction of several railway
stations along its route and an increasing amount of
traffic travelling along it has resulted in the road being
widened over time, most significantly in the 1960s with
the construction of the underpass and the creating

of ‘Euston Circus'. This expansion of the crossroads
across the centuries, as well its qualities as an active,
populated junction, are well illustrated on the opposite
page, providing a snapshot of the evolving character of
the area.

The current existence of the Euston Tower and its
history as part of a wider commercial development (as
described further in 2.15 The Existing Building) is linked
in large part to the history of this crossroads and as
such is important to understand when considering the
proposed development.

The following pages recount the site evolution,
transformation of the intersection of Euston Road and
Hampstead Road and the key historical milestones,
which have led to Euston Tower's current site conditions.
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Transformation of Euston Road, Hampstead Road & Tottenham Court Road Intersection
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Key Historical Milestones

1750
“The March to Finchley” by William Hogarth (painting)

1780
“Camden Town, from the Hampstead Road, Marylebone” (engraving)

The Georgian Era

Up until the reign of William IV (1765-1837), rustic farmland and village

retreats characterised the outskirts of London between King's Cross and St.

John's Wood. Historically, the route south to north (Hampstead Road) was a
key connection and military outpost at Tottenham Court. This is illustrated
above in William Hogarth's “The March to Finchley” including the two public
houses, the ‘Adam & Eve' and ‘The Old King's Head', flanking either side.

In 1756 an Act of Parliament was passed, allowing for the creation of
Euston Road, providing a new drovers' road for moving sheep and cattle

to Smithfield Market avoiding Oxford Street and Holborn, and ending at St
John's Street, Islington. It provided a quicker route for army units to reach
the Essex coast when there was a threat of invasion.

30 Euston Tower Design & Access Statement

€.1900
Looking north up Hampstead Road

1904
The Old King's Head and Adam & Eve pubs either side of Hampstead Road

Early 20th Century

At the turn of the 20th century, the junction of Euston and Hampstead Roads
was a busy intersection. The two landmark public houses, the ‘Adam & Eve'
and 'The Old King's Head' were found on the north side of Euston Road.

The area around the junction with Tottenham Court Road suffered significant
bomb damage during the Second World War (1939-1945). Patrick
Abercrombie’s contemporary Greater London Plan called for a new ring road
around Central London called the ‘A’ Ring, but post-war budget constraints
meant that a medley of existing routes were improved to form the ring road,
including Euston Road.

-

c.1960's
Panoramic sketch of the Euston Centre from the original sales booklet

1965
Euston Road & Euston Centre aerial photo looking west

Euston Road & Euston Centre Development

Key to the development of Euston Road was the Euston Centre
development. This comprehensive, 120,000sgm office development, begun
in 1963 and extending along the north side of Euston Road, was undertaken
by Euston Centre Properties PLC, a company founded by Joe Levy (1906-
90), a leading figure on the post-war London development scene. Levy

had planning permission granted for the redevelopment of the site a
decade earlier and had spent years acquiring the properties. Major road
improvements to the Euston & Hampstead Roads, including an underpass,
were an important element of the project, with some 15% of the site area
allocated for works to the highway. Euston Tower was the landmark of the
development at the intersection of the road junction.
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1966
Last day of Seaton Market

1975
Tolmers Square

Local Area Development & Community Impact

Due to the significant Euston area developments and wider London planning
strategies, inevitably changes were felt within the local community. The
Euston Centre Development brought change and demoilition to the old
Victorian terraces which it replaced, including the old Seaton Street market,
a seven-day market where Londoners could buy pease pudding and saveloy.

Tolmers Square, found to the east of the site, represents a snapshot of
London’'s urban development and architectural heritage, with its historic
buildings and evolving social dynamics becoming a centrepiece of residents
resistance to development expansion in the 1950-70s, although much of
Tolmers Square was replaced with council flats and a small office block.

1970
View from Post Office Tower of completed Euston Tower & Euston Centre

1970-1997
Capital Radio - One of the early tenants of Euston Tower

Euston Tower Completion

Completed in 1970, the tower became an early home to Capital Radio,
one of London's leading radio broadcasters who occupied the building
until 1997. Other notable tenants have included the British satellite
telecommunications company, Inmarsat.

The Euston Centre received little coverage in journals and no critical acclaim
at the time of its construction — and has received little critical commentary
since. References to the Euston Tower or the Euston Centre tend to focus
on the interesting development history of the site and the contentious land
deal between developers DE&J Levy and the LCC.

2023
Regent's Place from above looking North West

2023
Regent's Place Plaza looking East

Euston Centre Redevelopment

Redevelopment of the Euston Centre began in the late 1980s when it was
renamed Regent's Place - No. 338 Euston Road was retained and has been
reclad, but only the Euston Tower now remains in its original form from the
post-war redevelopment.

The other buildings have been replaced as part of British Land's Regents
Place mixed-use development, with new office, residential and mixed-use
buildings and pedestrian plazas. Notable architects that have assisted in
transforming the area include Terry Farrell, Sheppard Robson and Arup
Associates, amongst others.
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2.6 Conservation & Heritage

Regent's Place is surrounded by a number of
Conservation Areas within a 500m radius. Views from
key locations surrounding the site have been considered
as part of the evolution of the final design, Bloomsbury,
Fitzroy Square and Regents Park Conservation Areas

An application for a Certificate of Immunity from listing
was submitted under the Planning (Listed Buildings
and Conservation Areas) Act 1990 (as amended) on 21
July 2023 in relation to Euston Tower. A Certificate of
Immunity was granted in July 2024 and is valid for five
years.

Listed Buildings & Parks

To the west of Regent's Place is John Nash's Regent's
Park scheme: the park itself and its surrounding streets
of stucco terraces. The landscape of Regent's Park

is Grade | listed as a Registered Park and Garden of
Special Historic Interest. The contemporary early 19th
century terraces are largely Grade | listed. Together they
form an important and visually striking group.

To the south of Euston Road, much of the townscape
is characterised by late 18th and early 19th century
speculative residential development, representative
of the growth of urban London northwards. Fitzroy
Square, comprising Grade | and Grade II* listed buildings
lies close to the south of the site. To the south-east

is the extensive Bloomsbury Conservation Area, with
its regular grid of listed residential streets and garden
squares and larger scale institutional buildings closer
to Euston Road such as the Grade | listed buildings of
University Collage London.

The townscape of the Georgian era extends north of
Euston Road in more modest form, along North Gower
Street and Drummond Street between Hampstead Road
and Euston Station.

Although Euston Road itself has a very mixed townscape
character, several listed buildings punctuate the route
including the St Pancras New Church to the east and the
Holy Trinity Church designed by John Soane to the west
of Regent’s Place, both Grade | listed.

Grade | listed

Grade II* listed

Grade Il listed

Grade II* listed

Grade Il listed

Registered Park and Garden
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Conservation Areas

The site is not within any designated Conservation
Areas, but is in close proximity to both Westminster City
Council (WCC) and LBC Conservation Areas. There are
seven which fall wholly, or partly, within a 500m radius of
the Site.

Regent's Park itself is divided into two separate
conservation areas as a result of this borough boundary.
The closest conservation area to the Site, LBC's

Fitzroy Square Conservation Area, is an area of late

18th and early 19th century development, centred

on Fitzroy Square and including listed terraces on the
neighbouring streets in all directions. It is separated
from the Site, by the Euston Road.

Fitzroy Square CA (LB Camden)

Bloomsbury CA (LB Camden)

Charlotte Street CA (LB Camden)

Harley Street CA (Westminster City Council)
Cleveland Street CA (Westminster City Council
Regent's Park CA (Westminster City Council) P
Regent's Park CA (LB Camden) . j%%

Diagram - Conservation Area map of Camden
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Bloomsbury

Bloomsbury neighbourhood in London is rich in conservation and heritage,
offering a glimpse into the city's history and cultural significance. Known
for its well-preserved late 17th to early 19th-century townscape and
architecture, Bloomsbury showcases London's historical charm. It includes
cobblestone streets, townhouses, and green garden squares, along with
institutions like the University of London and the British Museum.

Regent's Park

Regent's Park, one of London’s most iconic green spaces, demonstrates
the city’'s commitment to preserving nature and cultural heritage. This 410-
acre park, initially planned by architect John Nash in the early 19th century,

features a balanced mix of well-maintained landscaping, lakes, and gardens.

Fitzroy Square

Fitzroy Square is named after Charles FitzRoy, second Duke of Grafton, and
its heritage is closely intertwined with the Bloomsbury Group, a collective
of influential writers, artists, and intellectuals that included luminaries like
Virginia Woolf, E.M. Forster, and Vanessa Bell.

The conservation efforts in and around Fitzroy Square within the Fitzroy
Square Conservation Area have been pivotal in preserving its historic
architecture and maintaining the unique character of the area, which boasts
elegant late 18th and early 19th century town-houses.
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2.7 Townscape Context

The area around the Site has a broad range of
townscape characters, ranging from historic late 18th
and early 19th century residential streetscapes, to much
larger scale and grain of late 20th and 21st century
development. It is also characterised by two busy and
important central London routes - Euston Road, which
runs approximately east-west, and Hampstead Road/
Tottenham Court Road, which runs approximately
north-south — with the Site located at the notable point
within the townscape where these routes form a major
junction.

The Site is within Regent's Place, formerly the Euston
Centre, a large-scale area of post-war redevelopment
that has in more recent years been transformed by
British Land. The existing Euston Tower is the last
building to survive in something like its original form. The
Euston Centre was built alongside the widening of the
Euston Road and the construction of the underpass in
the late 1960s and early 1970s.

To the north of the Site is the large area of coarse
grained post-war residential townscape at a variety of
scales, the Regent's Park Estate. This replaced the early
19th century development of houses and markets to
support Nash's Regent's Park scheme.

To the south of Euston Road, the townscape is
principally characterised by Georgian residential
townscape, largely within designated conservation
areas.

Along Euston Road, the townscape is more varied and in
significant part characterised by the post-war evolution
of the historic New Road as a result of widening of

the highway and large scale redevelopment along its
route. The townscape is now a mixture of surviving
historic buildings and modern larger scale commercial
development.

Hampstead Road which extends north from the junction
with Euston Road at the south-west corner of the Site, is
similarly varied in character and therefore representative
of the long history of this important route within London.
Post-war development defines its junction with Euston
Road. Much of the townscape lining the southern end

of the route is fragmented and it includes the cleared
site of the future Euston HS2 station to the east and the
post-war Regent’s Park Estate to its west.
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Photograph - Looking south on Hampstead Road

Photograph - Looking west on Drummond Street
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Photograph - Looking north on Tottenham Court Road

Photograph - View from Fitzroy Square
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2.8 Streetscape Context

Since its completion in 1970, Euston Tower has become
a landmark building within the Euston area. With high
visibility and much development around the site since
its completion, the following pages seek to address the
existing Euston Tower's relationship to the immediate
context, streetscape and character of the surrounding
area.

North-South (Hampstead Rd / Tottenham Court Rd)

Euston Tower stands as the tallest point at the
intersection of Euston Road and Hampstead Road

in an area that gradually decreases in height moving
northward. The lower rise buildings along Hampstead
Road; 175 Drummond Street, The Lantern, and 91-103
Hampstead Road; similarly step up towards Euston
Road. In this way the existing building acts as a marker
for the busy Euston junction and the continued journey
southwards into central London via Tottenham Court
Road.

The width of Euston Road and the presence of the
underpass creates significant disconnection at the
junction and acts as a transition between Hampstead
Road and Central London. Beyond this is the north end
of Tottenham Court Road, a busy neighbourhood which
stitches Fitzrovia and Bloomsbury neighbourhoods
together. The buildings located here are predominantly
low-rise and, in contrast with the rising building heights
along Hampstead Road, the Tottenham Court Road
elevations maintain a relatively consistent datum at roof
level. These buildings display the warm tones of the red,
brown bricks common in the historic building fabric in
this part of the city.

Moving further southwards down Tottenham Court
Road, the exception to this datum is the BT Tower, which
punctures the streetscape and dominates the area,
rising above Euston Tower to 190m from ground level.
The built height increases to the south, culminating in
Centre Point to a height of 116m from ground level,
above Tottenham Court Road Underground Station.
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East-West (Euston Road)

When considered in relation to its immediate context

on the east and west, Euston Tower again, stands out

as the prominent landmark in the area, flanked by the

busy Hampstead Road to the east and pedestrianised
Regent’s Place Plaza to the west.

Euston Tower marks the south end of Hampstead Road,
signalling the junction with Euston Road and Tottenham
Court Road. Directly at the base of the eastern side

of the tower, a number of trees are located within the
public realm in addition to a wider pedestrianised paved
area.

Regent's Place Plaza is located at the foot of the
western elevation of Euston Tower, offering respite

and a moment of calm in an otherwise busy location.
This generous plaza varies in width from 40-60m and is
surrounded by new developments at Triton Square.

The plaza is formed by the existing landscaping which
is a temporary scheme by Townshend Landscape
Architects and features large, planted seating platforms
with low perennial planting. Seven existing trees sit at
grade in suspended tree pits.

Limited attention has been given to Euston Tower's
podium and its connection to the newly developed
public realm that surrounds the tower, underlining that
Euston Tower is the last remaining part of Regent's Place
which remains undeveloped, leading to a disconnection
with the evolving streetscape.
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2.9 Streetscape Character Study
General Streetscape Character

The surrounding streetscape around Euston Tower can
be characterised as diverse, comprising a patchwork of
different eras of architecture and urban development.
Despite the varied style of buildings found locally, there
are several threads which create a consistency across
the different periods.

Architectural Styles

There is a broad mix of different architectural styles
and typologies represented in the local area around
Euston Tower. This collection illustrates the many eras
in which they were built, with buildings ranging from
19th Century Gothic Revival icons to 21st Century
contemporary institutional buildings, with post-war
residential developments and Regency period buildings
in-between.

Materiality & Colour

Regardless of architectural era, a common palette often
prevails in terms of both materiality and colour.

A varied but consistent palette of brick, stonework
(such as sandstone and Portland limestone), stucco,
concrete, steel and glass buildings can be seen in the
area surrounding Euston Tower in a variety of building
scales, with a profusion of different colours being a key
differentiator.

Itis important to note that changes in material, colour
and scale, used to accentuate the stronger features
of buildings, is common within this part of London. For
example, ground floor retail units often vary from the
general building materiality and flashes of bold colour
are used to call attention to key architectural details,
such as at the British Library.

Building Articulation

Buildings of significant importance, such as UCL's
Cruciform Building, the nearby British Library and

St. Pancras Hotel, all use a significant amount of
architectural articulation and ornamentation appropriate
to the erain which they were designed. This articulation
takes many forms, including accentuating a building's
central geometry to highlighting intricate design details.

=
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Diagram - Map of selected views of surr
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2.10 Tottenham Court Road Character Study

A further, more in-depth analysis of the character of the
built fabric of Tottenham Court Road was undertaken

to understand the prevalent architectural language and
help anchor the design development of the Proposed
Development in its context. For more information

on this study, please refer to Chapter 6.14 A Podium
Responding to its Context, and Chapter 6.15 Learning . . : .
from the Tottenham Court Road Character Study. 5 - : k- s se e ) R
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Drawing - Tottenham Court Road aerial photo and streetscape elevations
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2.11 Transport & Connectivity

Euston Tower is particularly well connected to London's
public transport network and green spaces. The site is
near some of London's busiest train stations, including
Euston, St Pancras and Kings Cross Stations, providing
strong connectivity across the United Kingdom and to
mainland Europe via the Eurostar.

Five underground lines pass below the Euston/
Hampstead intersection, with Warren Street Tube
Station opposite the Euston Tower site, with three

other stops (Great Portland Street, Euston Square and
Goodge Street) a short 5 minute walk away. Adding to
the many Underground connections, the site is well
served by the London bus network, due to its proximity
to major roads such as Euston Road (A501), Hampstead
Road and Tottenham Court Road.

TfL is in the process of developing a Future Greening
scheme aimed at enhancing the Euston junction and
improving the environment along Hampstead Road.
The initiative involves adding more greenery and
implementing enhancements for pedestrians, cyclists,
and bus users. The proposed works encompass
modifications to the north and southbound bus stops,
adjustments to the kerb at the Euston Road junction,
and greening improvements at both the junction and
Hampstead Road.

The Proposed Development takes into account the
potential TfL scheme change in the introduction of cycle
bypass and bus stop location. However, it is designed to
be flexible and can accommodate both with or without
the proposed change, ensuring that the success of the
proposal is not contingent on this alteration. For more
information on the Future Greening scheme refer to

the Transport Assessment prepared by Velocity and
submitted as part of the planning application.

There are plans for Euston Station to undergo a
significant redevelopment to accommodate HS2
services which includes an expanded station building,
new platforms and improved passenger facilities.

In March 2023, in its six-monthly HS2 update, the
government stated that services between Birmingham
Curzon Street and Old Oak Common should begin
between 2029 and 2033. The HS2 development is
remobilised as of October 2024. The initiative will trigger
regeneration in the area, fostering the development of
new commercial, residential, and public spaces for the
local community's benefit.
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2.12 Pedestrian & Cycle Connections

Located within the Regent's Place campus, the site is
fully pedestrianised throughout and allows for easy
access across the development and beyond. This
campus character creates a unique and unobstructed
environment for pedestrians in the heart of London.

Regent's Place provides opportunity for pedestrian
flows across the development, but also provides areas
of respite, play and hospitality within an otherwise
intensely busy city.
The grain of the surrounding developments allow for : - : - = = - T

. . . 4y . X 5 ¥ Regent's Place Plaza
multiple opportunities to enter the Regent's Place by VO 0, % B _ sdldlad
Campus, creating a porous site, accessible to all. s = ' ' '

The site also offers easy pedestrian access to public
transport links including the National Rail train stations
at Euston, St.Pancras and King's Cross Station within
10-15 minutes walk away, and access to the London
Underground network is provided most immediately
across Euston Road to the south at Warren Street. Other
underground stations, serving several of the network's
key lines, are all with a short walk of the site.

2 T S BB T A
Beyond the immediate area, Euston Tower is only a Diagram - Map of pedestrian access points
few minutes walk from the significant landmarks at
University College London, the British Library and the
British Museum.

There is good access to larger green spaces from the
site, with Euston Tower only a few minutes from Regent's
Park and smaller parks all within ten minutes walk.

Euston Tower is located within active cycling routes,
as illustrated by the cycling heat map on the right. The
map visually represents the movement of recreational
Strava-using cyclists through and around the site, with
brighter colours indicating higher levels of traffic. This
highlights the prevalence of both Euston Road and the
north-south connection along Hampstead Road and
Tottenham Court Road for cyclists in the area.

Higher cycle traffic

=, # e

Low cycle traffic . e L \
Diagram - Strava cycling heat map, source: Strava
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2.13 Regent's Place

Situated at the crossroads of Camden, Fitzrovia and the
western edge of the Knowledge Quarter, Regent's Place
is a 13 acre, fully managed pedestrianised area owned
by British Land. With over 20,000 workers and residents,
all of which are served with excellent local, national and
international transport links.

The location is undergoing a period of positive
transformation, helping to attract a broader mix of
occupiers due to its strategic location within the
Knowledge Quarter. This transformation aims to
reposition Regent's Place for growth in the life-sciences
and innovation sectors. Currently, Regent's Place totals
around 2,000,000 sq ft of office, retail and residential
property. Occupiers range from global businesses such
as Dentsu Aegis, Meta, Santander, to science and health
based organisations including Fabric Nano and Relation
Therapeutics. Regent’s Place consists of modern
commercial buildings which have been developed since
the 1990s after the Euston Centre. Most recently, a
major BREEAM Outstanding redevelopment project at

1 Triton Square has been completed. Additionally there
are two residential buildings and cultural provision in the
form of the New Diorama Theatre and Old Diorama Arts
Centre.

Sustainability

Regent’s Place has made commitments to creating a
highly sustainable mixed-use environment. Since 2019,
there has been a 21% reduction in energy use across
the site. Furthermore, 100% of the electricity and gas
thatis purchased for the development comes from
certified renewable sources and 100% of waste has
been diverted away from landfill since 2014.

Community

There are close ties to the local community through
the Regent’s Place Community Fund and other long
term partnerships, which have resulted in multiple
benefits for local residents, customers and partners,
leading to a lasting social impact. Moreover, there

is a strong commitment to public art at Regent's
Place. Open spaces and buildings are enhanced by
numerous public art installations, featuring works from
both internationally recognized names and young
breakthrough artists commissioned by British Land.
Some of the most notable public art installations include
“Pecking Bird" by Gary Hume, “Reflection” by Antony
Gormley, and “"Ruth Walking in Jeans” by Julian Opie.
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2.14 Regent's Place Plaza

At the heart of the site is Regent's Place Plaza, a place
to meet, relax and be entertained. The plaza is a civic
space, at approximately 40-60m across and 65m deep,
allowing for large groups to gather in a single, shared
environment. This civic character is critical to the nature
of Regent's Place Plaza and is something that the
proposals for Euston Tower have paid close attention to
throughout the design process.

Currently the Plaza is defined by the existing Euston
Tower to the east, by 10 Brock Street to the north and 1
and 2 Triton Square to the west.

The existing landscaping within the square is a
temporary scheme by Townshend Landscape
Architects. The square features large, planted seating
platforms with low perennial planting. Seven existing
trees sit at grade in suspended tree pits. A series of
ventilation grates are concealed below the planters or
adjacent.

Brock Street features a linear arrangement of plane
trees planted in suspended tree pits between which are
a series of basement vents, wooden benches, and cycle
stands.

The Plaza's perimeter offers multiple retail and food &
beverage offerings. Within the podium of Euston Tower,
units serving Pret a Manger, Starbucks and BloomsYard
all face onto Regent's Place Plaza, in addition to The
Refinery, a gastro-bar located at the base of 10 Brock
Street.

Entrances to the surrounding buildings such as 1 and 2
Triton Square also can be found facing onto the Plaza.

The new proposals for Euston Tower seek to build on
the space’s existing characteristics and further enhance
Regent's Place Plaza, improving permeability and
activity ensuring the Plaza remains a destination and
space for the community to enjoy.
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2.15 The Existing Building

The existing Euston Tower is a 124.5m (+152.380m
AOD), 36-storey office building located at the junction of
Euston Road and Hampstead Road, London NW1, in the
London Borough of Camden.

Euston Tower was completed in 1970, the architects
for the entire project being Sidney Kaye, Eric Firmin &
Partners, a practice with Victorian origins but recast in
the 1950s by Sidney Kaye (1915-92) and Eric Firmin as
a major player in the comprehensive redevelopment
boom that transformed London in the 1960s. The
practice ceased to operate in the 1980s.

The timeline on the following page details significant
changes and highlights in the tower’s history, spanning
from Capital Radio to architectural modifications such
as the addition of secondary internal glazing and
bolted-on wind baffles, and further to its decline in
tenancy, remaining a near-vacant landmark since 2021.
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Photograph - Capital Radio at Euston Tower
Image credit: Unknown photographer / flickr.com

Photograph - Euston tower under construction, circa 1969
Image credit: OZinOH / flickr.com

Photograph - Capital Radio at Euston Tower (http://www.g3meh.com/
Image credit: http://www.g3meh.com/

Photograph - Euston Tower completed circa 1970
Image credit: https://flashbak.com/




Euston Tower Timeline

o o &
1970 1980s 1990s 2000s 2010s 2020s
Euston Tower designed in 1960s, The thriving home of Capital Radio. Secondary, internal glazing External wind mitigation No more than 70% occupied By 2021 the office areas vacant

completedin 1970

A recording studio, Scorpio Sound,
activates the ground floor facade
between 1972 -1984 in which
Queen recorded sections of ‘A Night
At The Opera’, including the lead
vocals for '‘Bohemian Rhapsody’

system added

baffles added

and stripped out
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Existing Architecture & Condition

Euston Tower is a tall building, with a double height
glazed podium, designed in the ‘International Style'.
Above the podium, the tower has a pinwheel plan

and is clad in aluminium curtain walling with green
reflective tinted glazing. The crown of the tower is subtly
expressed by a louvred plant screen.

The podium base of the tower has been significantly
remodelled by Hawkins\Brown Architects in 2003. Above
the podium, the main facade of the Euston Tower is
relatively unaltered.

The main facade is an anodised aluminium stick curtain
walling system, with the structural mullions on the
outside of the building creating the slim vertical fins. The
clear single-glazing has had a reflective film added at a
later date to improve thermal performance, though the
architect describes the anti-sun glazing to the building
in an article from 1972, so this must have been applied
soon after installation of the system. The back painted,
toughened-glass spandrel panels had a security film
applied in 2010 following spontaneous breakages.

The existing curtain walling is nearing the end of its
design life, with its thermal performance<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>