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1 Executive Summary 
 

1.1 This Planning Statement seeks to explain and assess the proposed development at the 
former Elizabeth Garrett Anderson Hospital site, Euston Road. 

1.2 The proposed development is for a commercially led mixed-use scheme to create the 
National Headquarters for Unison ("the applicant"), the Trade Unison for Public Services, 
together with private and affordable housing and retail uses. 

1.3 Planning permission and listed building consent are sought for: 

“Partial demolition and redevelopment of the site to provide offices, housing and 
retail floorspace and associated car parking, access and landscaping works”. 

1.4 The site is located in a strategic location (within the Central Activities Zone (as defined in the 
London Plan and the London Borough of Camden Unitary Development Plan). The 
surrounding area is characterised by predominantly commercial uses along the Euston Road 
frontage and residential further north. 

1.5 The proposed development concept has sought to deliver maximum levels of 
commercial/residential floorspace upon this long vacant sustainable brownfield site. It has, 
however, been significantly constrained by a number of factors including: 

• The retention of the "first generation" Grade II listed buildings; 

• The setting of on site and adjacent listed buildings; 

• Technical considerations including the impact upon sunlight and daylight to the existing 
residential properties surrounding the site.  

1.6 A series of detailed pre-application discussions have been held with London Borough of 
Camden and the Greater London Authority (GLA) with particular emphasis upon the land 
use mix, design, heritage and viability. UNISON have also consulted widely with the local 
community. 

1.7 Since pre-application discussions commenced in April 2006 UNISON have significantly 
revised the proposals including reducing the quantum of commercial floorspace and 
increasing the residential component to address mixed-use policy objectives. 

1.8 The viability report accompanying the application, based upon the GLA’s Development 
Control Toolkit, demonstrates a significant negative residual value for the development to the 
extent that any normal commercial developer would not proceed. UNISON is, however, 
committed to deliver their UK headquarters facilities following an extensive search of 
potential sites over a 10 year period within the Euston area.  

1.9 The levels of affordable housing and Section 106 provision which the scheme can deliver 
are subject to economic viability considerations. The potential levels of affordable housing 
indicated within the Squire and Partners drawings (ie: 19 affordable units representing 50% 
on a habitable room and floorspace basis) demonstrates that it is physically possible to 

deliver this quantum of affordable housing upon the site subject to economic viability. The 
viability report identifies a number of alternative development scenarios for affordable 
housing and Section 106 contributions, and the proposed levels of both are subject to further 
discussion and agreement with the Local Authority and GLA based upon viability 
considerations.  

1.10 The proposal involves an appropriate balance and mix of uses in accordance with Strategic 
and Local Development Plan policies. In particular the proposals are compliant with London 
Plan mixed-use policy 3B.4 and Camden UDP mixed-use policy SD3 and deliver 43% of the 
uplift in floorspace as housing. Furthermore the proposals will deliver the maximum 
reasonable achievable levels of affordable housing, subject to economic viability, in 
accordance with London Plan policy 3A.8 and Camden UDP policy H2.  

1.11 The proposal is compliant with Development Plan policy and will deliver a range of planning, 
design and other benefits including:- 

• The comprehensive redevelopment of a complex, long vacant strategic site within an 
identified regeneration area; 

• A high quality design solution including retained heritage and new contemporary 
buildings; 

• The restoration and refurbishment of the “first generation” listed buildings; 

• The provision of new UK headquarters for UNISON together with significant 
residential provision and local retail uses;  

1.12 The scheme as currently proposed represents the maximum amount of development 
achievable on this site in both quantum and land use terms and will deliver a scheme of the 
highest design quality whilst respecting identified constraints. 
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2 Introduction 
 

2.1 Unison (“the applicant”) is bringing forward development proposals for the regeneration of 
the former Elizabeth Garrett Anderson Hospital (“the site”). Located on the northern side of 
Euston Road adjacent to Euston’s public transport interchange the redevelopment of the 
long vacant 0.45 hectare site provides an excellent opportunity to regenerate this derelict 
former hospital site to create modern commercial floorspace for use by Unison as its 
National Headquarters and much needed residential accommodation. Furthermore, through 
the sensitive conversion of the Grade II original listed buildings upon the site linked to 
contemporary new buildings, the scheme will deliver heritage led regeneration. 

2.2 The applicant will occupy all of the proposed commercial floorspace as its current 
headquarters building opposite the site on Mabledon Place is not suited to its modern 
operational requirements.  

2.3 The Site is covered by a number of overlapping planning policy designations, at strategic 
and local level, namely: 

a) Within the defined Central London boundary, as detailed in the Town and Country 
Planning (Mayor of London) Order 2000; 

b) Within the Central Activities Zone (CAZ) identified in the published London Plan 2004 
and the Early Alterations to the London Plan 2006; 

c) Within the Central London Area identified in the London Borough of Camden 
Replacement Unitary Development Plan 2006; 

d) A mixed-use site capable of a large scale development opportunity identified in the 
Camden Replacement Unitary Development Plan Schedule of Land Use Proposals [site 
11]. 

2.4 The application seeks full planning permission and listed building consent for: 

Redevelopment of the site including the retention and renovation/conversion of the 
existing “first generation” listed building to provide a mixed use development comprising: 

a) Class A1 retail unit of 49 sq m; 

b) Class B1 offices of 10,523 sq m which includes 2,076 sq m of the existing listed 
building for use by Unison; 

c) Class C3 (residential dwellings) of 3,775 sq m (a total of 47 residential units); 

d) Car parking and cycle parking at basement level; 

e) Demolition of all buildings with the exception of the “first generation” listed buildings. 

2.5 A fuller explanation of the development proposals is contained within Section 8 of this 
Statement and in the Design and Access Statement. 

2.6 A series of detailed pre-application discussions have been held over a 15 month period with 
the London Borough of Camden and the Greater London Authority (GLA). In addition a 
comprehensive programme of community involvement has taken place, which is described 
within the accompanying Statement of Community Involvement (contained within the Design 
and Access Statement prepared by Squire and Partners). 

2.7 A financial viability assessment has been undertaken to analyse the proposal in terms of the 
implications of the levels of affordable housing and Section 106 contributions upon scheme 
viability. The assessment contains a number of scenarios, all of which demonstrate a 
negative residual value once land value has been considered. Although UNISON are 
committed to proceed with the delivery of their headquarters facilities the precise levels of 
affordable housing and any Section 106 contributions are subject to further discussion and 
agreement with the GLA and LB Camden.  

2.8 The purpose of this Planning Statement is to provide an appraisal of the development 
proposals against relevant development plan policies and other material planning 
considerations. The Planning Statement is only one of a suite of supporting application 
documents; and as such should be read in conjunction with the: 

1. Design and Access Statement (including a number of other technical reports as agreed 
with the Local Authority); 

2. Viability Assessment 

3. Energy Statement (within the Design and Access Statement) 

4. Transport Statement  

5. Historic Buildings Report 

6. Statement of Community Involvement (Within the Design and Access Statement) 

7. Sunlight and daylight report 

8. Other technical reports 

2.9 Gerald Eve submitted a formal screening request to the Local Authority in accordance with 
the 1999 EIA Regulations. The Local Authority confirmed by letter dated 1 August 2006 that 
the proposed development did not constitute EIA development. A copy of the formal 
screening opinion is enclosed as Appendix 1. 

2.10 The applications are referable to the Mayor of London under the Terms of the Town and 
Country Planning (Mayor of London) Order 2000 (SI no. 1493), as an application of 
“potential strategic importance” being a large scale development including the erection of 
buildings of more than 30m in height (Category 1C (c)). 

2.11 Benefits inherent in the proposal can be summarised as follows:- 

• Regeneration - Of the “first generation” listed buildings and a strategic site as a whole which 
has been vacant for in excess of seven years. A Mixed use scheme which will deliver the 
regeneration of this strategic site between Euston and Kings Cross; 
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• Design - High quality design solution by leading architects Squire and Partners; 

• Heritage - Comprehensive restoration and refurbishment of the “first generation” listed 
building which is currently on the English Heritage Buildings At Risk Register; 

• Mix of uses – An appropriate mix of uses including offices, residential and retail; 

• Housing – Delivery of 47 residential units including affordable housing. 
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3 Site and Surrounding Area 
 

Strategic Location 

3.1 The site is located on the north side of the Euston Road with King’s Cross to the east, 
Marylebone and Regents Park to the west, Bloomsbury and Holborn to the south and 
Somers Town and Camden Town to the north 

3.2 The site is situated within the defined boundary of Central London, as detailed in the Town 
and Country Planning (Mayor of London) Order 2000. The definition of Central London 
reflects the broad extent of the central area and the national and strategic functions that it 
serves. 

3.3 The Site lies within the Boundary of the Central Activities Zone (CAZ) (as shown in the Key 
Diagram within Chapter Two of the London Plan) a zone considered to be capable of 
strategic growth through a mix of uses, complementary to the specific nature, activity and 
character of a capital city. 

3.4 It is immediately adjacent to but outside the Euston Area for Intensification as set out in the 
Central London Sub Regional Development Framework. It is located to the west of the Kings 
Cross Opportunity Area boundary. 

3.5 The site is allocated as a Land Use Proposal site as defined in the London Borough of 
Camden Replacement Unitary Development Plan June 2006 (RUDP 2006). This allocation 
reflects the aspiration to see this site redeveloped to provide a mix of uses. 

3.6 The site is also located within the Central London Area as defined in the RUDP 2006. 

The Site 

3.7 The derelict site is approximately rectangular in shape and lies upon the Euston Road. The 
site comprises the Grade II listed former Elizabeth Garrett Anderson Hospital and a listing 
description of the hospital is attached at Appendix 2. This states clearly that only the "first 
generation" listed buildings are considered worthy of retention.  

3.8 The derelict hospital site covers an area of 0.45 hectares and is bounded by Euston Road 
(A501), Churchway and Chalton Street. It is immediately adjacent to the Euston Transport 
Interchange (situated to the north west). The immediate environs of the site are dominated 
by the highway and public transport network. 

3.9 The site occupies a prominent position upon the Euston Road with the "first generation" 
Grade II listed buildings occupying the south-west corner of the site and redundant, 
unsightly hospital buildings occupying the remainder of the site. The former nurses 
accommodation within a seven storey building along the Euston Road frontage is particularly 
unsightly and detracts from the setting of the “first generation” listed buildings. 

3.10 The listed buildings are on English Heritage’s Buildings at Risk Register and are designated 
as Priority Category A (Immediate risk of further rapid deterioration or loss of fabric; no 
solution agreed). Planning permission and listed building consent was recently granted on 

16 May 2007 for emergency stabilisation works to the listed building to prevent their 
permanent decay.  

3.11 The site has now been vacant for in excess of 7 years. The previous use of the site was as a 
hospital, Class C2 (residential institutions) and was vacated prior to University College 
London Hospital’s (UCLH) sale of the site in 2001. A small amount of floorspace on the site 
(within the unattractive Euston Road Block) was used as nurses accommodation ancillary to 
the main use of the site as a hospital. From information received from UCLH, it is estimated 
that historically approximately 1,400sqm of the Euston Road block was used for 
accommodation for nurses.  

3.12 However, UCLH has also confirmed that from 1985 onwards the amount of floorspace used 
for nurses accommodation reduced considerably. This was due to accommodation for 
student nurses being provided in halls of residence ancillary to Universities within the local 
area. Upon the hospital's closure in 2001 all of the remaining nurses accommodation was 
re-provided in Bonham Carter/Warwickshire House and John Astor House all within the 
vicinity and the London Borough of Camden. UCLH has confirmed this position and historic 
correspondence is attached as Appendix 3.  

3.13 The table below sets out a breakdown of the existing floorspace on the site prior to UCLH 
vacation in 2001: 

Hospital Residential TOTAL 

7,308 sqm 1,400 sqm 8,708 sqm 

 

Site History 

3.14 The site was vacated prior to UCLH’s decision to sell the site in 2001. UNISON acquired the 
site in 2005 to deliver an owner occupier brief for new headquarters facilities. 

Surrounding Area 

3.15 The surrounding area is characterised by predominantly high-rise commercial buildings 
along the Euston Road with lower rise residential buildings to the north and east behind the 
Euston Road frontage. This is described in detail in the accompanying Design and Access 
Statement prepared by Squire and Partners. 

3.16 There are a number of statutory listed buildings surrounding the site including the Grade II 
listed Public House at 120 Euston Road and the Grade I listed Church on the opposite side 
of the Euston Road. The site does not fall within a Conservation Area but the boundary of 
the Bloomsbury Conservation Area is to the south of the site. 

3.17 The site occupies a pivotal location between the Kings Cross Opportunity Area (one of the 
few remaining major development opportunities in inner London) which lies just to the east 
of the site and Euston Transport Interchange to the west, which is within the Euston Area for 
Intensification as defined within the London Plan. 
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3.18 Unison’s existing headquarters is located almost opposite the site on the Euston Road at 1 
Mabledon Place. 

Background to the development concept 

3.19 Union’s existing offices are no longer able to accommodate its specific occupier 
requirements. Additional floorspace is required to provide for Unison’s expansion along with 
large floorplates to create a modern, open-plan office environment.  

3.20 Unison has been actively searching for a suitably sized site to accommodate its expanding 
requirements, within close proximity of Euston Station, where most of its members travel 
through, for a period of over ten years.  

3.21 The former Elizabeth Garrett Anderson site was the first site Unison found which fulfilled its 
specific occupier requirements. 
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4 Planning History and Pre-Application Discussions with Officers 
 

4.1 The London Borough of Camden (Ref: PSX0005125) refused outline planning permission on 
10 May 2001 for an application for the redevelopment of the former Elizabeth Garrett 
Anderson Hospital site to provide 2,250 sq m of residential floorspace and 19,600 sq m of 
office floorspace. The principal grounds for refusal of this outline application were: 

• The scale of the proposed development which was considered to be excessive in 
relation to its immediate context. More particularly the height and bulk of the buildings 
would have an overpowering and dominant effect on the street-scene and surrounding 
buildings, including the neighbouring grade II listed public house, contrary to policies 
EN14 and EN38 of the London Borough of Camden Unitary Development Plan 2000. 

• The height and bulk of the buildings proposed was considered contrary to policies EN31 
and EN37 of the London Borough of Camden Unitary Development Plan 2000. 
Cumulatively the proposals gave rise to a largely unbroken wall of high buildings along 
Euston Road which would be visible in wider views including views both from the 
Primrose Hill Conservation Area where it would be seen to the east of the strategic view 
of St Paul's Cathedral, and in views from Euston Road part of which is within the 
Bloomsbury Conservation Area. The proposal was considered detrimental to the 
character and appearance of these conservation areas 

• The proposed development would have a harmful impact on the amenities of the 
surrounding area, including the residential properties to the north, by way of loss of 
sunlight, daylight and outlook and possible adverse effects on the local microclimate, 
contrary to policies RE2, EN1 and EN19 of the London Borough of Camden Unitary 
Development Plan 2000. 

• The proposed development failed to make provision for a sufficient mix of uses on the 
site, particularly with regard to the inadequate proportion of residential use and the 
absence of community uses within the development. In this way the proposal was 
considered contrary to policies RE5, HG1, HG5 and SC1 of the London Borough of 
Camden Unitary Development Plan 2000. 

• The proposal as submitted fails to identify any elements of residential floorspace 
provision for affordable housing, or replacement hostel/key worker accommodation, for 
which there is a special need in the Borough, and as such was considered contrary to 
policies HG11, HG15, HG16 and HG21 of the London Borough of Camden Unitary 
Development Plan 2000. 

4.2 The previous scheme proposed a tall building on the Euston Road frontage extending to 16 
storeys and was not considered to provide sufficient residential floorspace in relation to the 
Borough’s mixed-use policies. 

4.3 Through extensive pre-application negotiations with the Local Authority and GLA, UNISON 
has sought to address the issues raised by the previous application and deliver an 
appropriate design solution and land use mix. 

Pre-Application Discussions  

4.4 A number of pre-application meetings have been held with senior officers at the City Council 
to discuss the emerging mixed-use proposals for the redevelopment of the former Elizabeth 
Garrett Anderson Hospital site. In addition a joint meeting has also been held with the GLA 
as well as discussions on financial viability.  

4.5 The pre-application meetings with the Local Authority concentrated on discussing the key 
issues including:- 

• Mix of land uses including levels of commercial and residential,  

• Identified opportunities and constraints, 

• Affordable housing (including the replacement of the former nurses accommodation), 

• Viability in relation to the provision of affordable housing and Section 106 contributions, 

• Design and Sustainability 

4.6 The proposals as now submitted represent the outcome of these extensive pre-application 
discussions with officers at the London Borough of Camden and the GLA. Since the original 
pre-application negotiations with London Borough of Camden the proposals have been 
revised considerably in order to address concerns and issues raised by officers. These 
revisions include:- 

• A significant reduction in the quantum of proposed commercial floorspace through 
the removal of the proposed basement level conference centre and additional 
commercial floorspace on the upper floors; 

• Increase in the overall quantum of residential floorspace including the creation of 
additional residential floorspace upon the Euston Road frontage; 

4.7 Whilst UNISON has sought to increase the proposed levels of residential use and affordable 
housing provision in accordance with Development Plan policy objectives, this is subject to 
economic viability. A detailed viability report has been submitted with the application which 
highlights the unviable nature of a scheme including 50% affordable housing provision on 
site. Although the Squire and Partners proposals show that this is physically possible within 
the scheme, the precise levels of affordable housing and Section 106 contributions that the 
development can accommodate are subject to further discussion and agreement. 

4.8 Beyond these land use revisions to the original proposals the scheme as submitted 
represents the outcome of detailed design discussions to ensure the delivery of a high 
quality design solution. 

4.9 In addition to the pre-application meetings with the Local Authority and GLA, UNISON has 
consulted widely with the local community as highlighted within the Statement of Community 
Involvement. Following these consultations the height of the residential building at the rear 
of the site has been reduced following strong objection from local residents and Ward 
Councillors. 
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4.10 The application proposals therefore reflect an extensive pre-application period during which 
time UNISON has sought to refine and revise their original brief to deliver a scheme which 
will achieve the objectives of all key stakeholders, including local residents. 
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5 Development Plan Policy 
 

5.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004 ("the 
Act") the development proposals have been considered in accordance with the 
“Development Plan” and other material considerations. 

5.2 In addition to the statutory Development Plan the following documents have been given due 
regard as material planning considerations: 

• The Government's Response to Kate Barker's Review of Housing supply 

• Planning for a Sustainable Future: White Paper (May 2007) 

• Heritage Protection for the 21st Century: White Paper (March 2007) 

• Meeting the Energy Challenge: White Paper (May 2007) 

• PPS1: Delivering Sustainable Development 

• PPS1 (supplement): Planning and Climate Change (Consultation Paper) 

• PPS3: Housing 

• PPG4: Industrial, commercial and small firms 

• PPS6: Retail 

• PPG13 Transport 

• PPG15 Planning and the Historic Environment 

• PPS22: Renewable Energy 

• PPS23: Planning and Pollution control 

• PPS24: Planning and Noise 

• Circular 05/05: Planning Obligations 

• Code for Sustainable Homes (December 2006) 

• London Plan - Central London Sub Regional Development Framework (May 2006) 

• London Plan - Supplementary Planning Guidance - Housing  

• London Plan – Supplementary Planning Guidance – Providing for Children and Young 
People’s Play Informal Recreation 

• London Plan - Supplementary Planning Guidance - Sustainable Design and 
Construction (May 2006) 

 and best practice guidance including:- 

• English Heritage/Commission for Architecture and the Built Environment (Guidance on 
Tall Buildings 2003 and draft 2007) 

• Building Research Guidelines Handbook " Site Layout Planning for Daylight and 
Sunlight" (1991) 

5.3 A detailed analysis of National, Strategic and Local Policies is contained within Appendices 
A, B and C in which individual aspects of the planning policy are considered in relation to the 
development proposals.  The purpose of this section is to highlight the key themes of 
planning policy and guidance, which are material to the consideration of the development 
proposals for the site. Section six of this statement then examines each of the matters in 
detail and reflects on the conformity of the proposals with policy. 

National Planning Policy 
 

A)  Sustainability 

5.4 Environmental Sustainability is at the heart of the planning system and reflected throughout 
Guidance and Development Plan Policy. 

5.5 National aspirations for sustainable development are set out in PPS 1 – Creating 
Sustainable Development, which advises that:   

“Sustainable development is the core principle underpinning the planning system” 

and that  

“Planning should facilitate and promote sustainable and inclusive patterns of urban 
and rural development by: 

- Making suitable land available for development in line with economic, social, and 
environmental objectives to improve peoples quality of life;  

- Contributing to sustainable economic development;  

- Protecting and enhancing the natural and historic environment, the quality and 
character of the countryside and existing communities; 

- Ensuring high quality development through good and inclusive design; and the 
efficient use of resources; and  

- Ensuring that development supports existing communities and contributes to 
the creation of safe, sustainable, liveable and mixed communities with good 
access to jobs and key services for all members of the community”.      

5.6 The protection and enhancement of the environment continues to be an important element 
of national policy.  Paragraph 18 stresses that: 

“The condition of our surroundings has a direct impact on quality of life and the 
conservation and improvement of the natural and built environment brings social and 
economic benefit for local communities…” 
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5.7 With regard to integrating sustainable development, planning authorities should, amongst 
other things, seek to undertake the following (Paragraph 27): 

“(vi) Focus developments that attract a large number of people, especially retail, 
leisure and office development, in existing centres to promote their vitality and 
viability, social inclusion and more sustainable patterns of development. 

“(viii) Promote the more efficient use of land through higher density, mixed use 
development and the use of suitably located previously developed land and buildings.  
Planning should seek actively to bring vacant and underused previously developed 
land and buildings back into beneficial use to achieve the targets the Government has 
set”. 

B)  Housing 

5.8 PPS3 sets out the Government's commitment to providing everyone with the opportunity of a 
decent home, which they can afford, in a community where they want to live.  

5.9 PPS3 states that the planning system should deliver high quality housing that is well 
designed and built to a high standard, a mix of housing, both market and affordable and a 
sufficient quantity of housing taking into account need and demand. 

5.10 Local Authorities should plan for a mix of housing on the basis of the different types of 
households that are likely to require housing over the plan period. 

5.11 The development potential of brownfield sites should be optimised. 

5.12 The themes of sustainable development is continued in PPG13 - Transport, with guidance 
directing significant trip generating activities to locations close to public transport (paragraph 
3.4). 

5.13 The Government has committed itself to a target of 60% of additional housing to be provided 
on previously developed land and through conversions of existing buildings by 2008 (PPG3, 
paragraph 23).  

c) Heritage 

5.14 The design of new buildings intended to stand alongside historic buildings needs very 
careful consideration. In general it is better that old buildings are not set apart, but are 
woven into the fabric of the living and working community. 

5.15 New uses may often be the key to a building’s or area’s preservation and control over land 
use, density, plot ration, daylighting and other planning matters should be exercised 
sympathetically where this would enable a historic building or area to be given a new lease 
of life. 

d) Business 

5.16 The locational demands of businesses are a key input to the preparation of development 
plans and policies should take into account these needs and offer the opportunity to 
encourage new development in locations which minimise the length and number of trips and 

encourage new development in locations which are served by more energy efficient modes 
of transport. 

5.17 PPG4 states that the planning system should operate on the basis that applications for 
development should be allowed having regard to the development plan and all material 
considerations, unless the proposed development would cause demonstrable harm to 
interests of acknowledged importance. 

5.18 The Planning White Paper states that a planning system that is responsive and efficient and 
which positively supports vital economic development and encourages greater investments 
is needed. 

5.19 A new planning policy statement on Planning for Economic Development which reinforces 
the government’s commitment to a strong, stable and productive economy is to be published 
later in 2007. The White Paper enhances the importance of sustainable economic 
development and proposes a presumption in favour of commercially led development. 
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6 Relevant Regional Planning Policy 
 

6.1 The Development Plan comprises the published London Plan (2004), Early Alterations to the 
London Plan (2006) and the Adopted London Borough of Camden Replacement Unitary 
Development Plan June 2006 ("RUDP"). Together these constitute the Development Plan. 

The London Plan 
 

6.2 The Greater London Authority (GLA) was established in 2000 is responsible for strategic 
planning in London. 

6.3 The London Plan, published in February 2004, and now part of the development plan, 
provides the regional spatial development strategy for Greater London.  It seeks to maximise 
the potential of sites in order to create a compact city (Policy 4B.1).     

6.4 The Mayor will work with strategic partners to support and to develop London’s economy as 
one of the three world cities. He will seek a range of premises of different types, sizes and 
costs to meet the needs of different sectors of the economy and firms of different types and 
sizes and to remove supply side blockages for key sectors (Policy 3B.1). 

6.5 Given the dominance of the office-based business sector, the availability of suitable office 
accommodation is a critical issue. The financial and business services sector is forecast to 
grow by 463,000 net jobs by 2016. As a result based on these projections, London could 
require between 7 million and 9.2 million square metres more office floorspace by 2016. 
These figures should set the broad parameters for monitoring, managing and planning for 
substantial growth in the office-based economy. 

6.6 The Plan also advocates a mix of uses and the integration of land use with public transport.  
Business development is encouraged in order to support London’s economy.  The Mayor will 
seek a significant increment to current stock through changes of use and development of 
vacant brownfield sites (Policy 3B.2). 

6.7 The London Borough of Camden falls within the " Central London sub-region” and the 
CLSRDF states that “provision of an adequate supply of office space of a type, quality and 
cost necessary to meet the diverse needs of the range of occupiers is an essential concern 
of the London Plan”. 

6.8 The London Plan encourages mixed-use development and Policy 3B.4 states that where 
increases in office floorspace are proposed they should provide for a mix of uses including 
housing.  The policy does not specify a proportion of housing that should be provided as part 
of any proposal which should be subject to site specific consideration. 

6.9 The Mayor will seek the maximum provision of additional housing in London. Unitary 
Development Plan Policies should address the suitability of housing development in terms of 
location, type of development and impact on the locality (Policy 3A.1 and 3A.2). 

6.10 The London Plan also states that Boroughs should take steps to identify the full range of 
housing needs within the area and ensure that new developments offer a range of housing 
choices, in terms of the mix of housing sizes and types (Policy 3A.4). 

6.11 In respect of affordable housing Borough should have regard to their affordable housing 
targets adopted in line with policy 3A.7, the need to encourage residential development and 
the individual circumstances of the site. Targets should be applied flexibly, taking account of 
individual site costs, the availability of public subsidy and other scheme requirements 
(Policy 3A.8). 

6.12 The London Plan sets out a number of policies in respect of principles of design, promoting 
world class architecture and maximising the potential of sites. 

6.13 Boroughs should seek to ensure that developments maximise the potential of sites, enhance 
the public realm, provide or enhance a mix of uses, are sustainable durable and adaptable, 
respect local context and respect London’s Built Heritage (Policy 4B.1). 

6.14 The Mayor will ensure that development proposals achieve the highest possible intensity of 
use compatible with local context (Policy 4B.3). 

6.15 The Mayor will also ensure that future developments meet the highest standards of 
sustainable design and construction. This will include the re-use of land and buildings, the 
conservation of energy, materials, water and other resources, ensuring that designs make 
the most of natural systems within and around the building and the reduction of noise, 
pollution, flooding and micro-climatic impacts (Policy 4B.6). 

6.16 With regard to heritage, the Mayor will work with strategic partners to protect and enhance 
London’s historic environment and Boroughs should ensure that the protection and 
enhancement of historic assets in London are based on an understanding of their special 
character, and form part of the wider design and urban improvement agenda (Policies 
4B.10 and 4B.11). 

6.17 In relation to historic conservation-led regeneration Policy 4B.12 states that the Mayor will 
and boroughs should support schemes that make use of historic assets and stimulate 
environmental, economic and community regeneration where they bring redundant or under-
used buildings and spaces into appropriate use and secure the repair and re-use of 
Buildings at Risk. 

6.18 With regard to the Mayor’s energy requirements, the Mayor’s Supplementary Planning 
Guidance entitled Sustainable Design and Construction states that major developments 
are required to show how they will generate a proportion of a scheme’s energy demand from 
renewable energy sources, where technologies are feasible. The Mayor’s Energy Strategy 
states that this proportion should be minimum of 10%. 

6.19 In relation to energy efficiency and renewable energy Policy 4A.7 states that boroughs 
should support the Mayor’s Energy Strategy and its objectives of reducing carbon dioxide 
emissions, improving energy efficiency and increasing the proportion of energy used 
generated from renewable sources. 
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6.20 Policy 4A.8 states that the Mayor will request an assessment of the energy demand of 
proposed major developments, which should also demonstrates the steps taken to apply the 
Mayor’s energy hierarchy. 
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7 Relevant Local Planning Policy 
 

7.1 Amongst the objectives which the Camden RUDP (2006) seeks to achieve are that:- 

• Development meets our needs, now and in the future 

• The housing needs of Camden's population are met 

• An environmentally sustainable pattern of land use is produced which reduces the need 
to travel 

• Amenity and Quality of life if improved and protected 

• The Environment is protected and enhanced 

• Facilities for all members of the community are provided 

• Economic prosperity and diversity is improved 

• Camden's town centre's are protected and improved 

• The Needs of residents are balanced with the Borough's London-wide role. 

7.2 The site is identified in the London Borough of Camden’s Schedule of Land Use Proposals 
as a site suitable for a mixed-use development including residential floorspace. The site 
specific allocation states that proposals should include an active street frontage and will be 
expected to deliver affordable housing in accordance with Policy H2 and supplementary 
guidance. 

7.3 In respect of mixed-use developments, Policy SD3 states that where an increase of more 
than 200 sqm of total gross floorspace is proposed the Council will seek a mix of uses in 
development, including a contribution to the supply of housing.  The policy also states that: 

" In the Central London Area, the Council will expect a contribution to the supply of housing 
and where appropriate  will seek to negotiate up to 50% of additional gross floorspace as 
housing" (bold/underlining, our emphasis). 

7.4 This policy states that when considering the mix of uses and the appropriate contribution to 
the supply of housing, the Council will have regard to:- 

a) The character, diversity and vitality of the surrounding areas 

b) The suitability of the site for mixed use development 

c) The need and potential for continuation of an existing use 

d) Whether the floorspace increase is needed for an existing user 

e) The need for an active street frontage and natural surveillance and 

f) Any over-dominance of a single use in an area, and the impact of the balance of uses 
proposed on the area's character, diversity and vitality. 

7.5 The reasoned justification for Policy SD3 also states that: 

"Circumstances where a mix of uses may not be appropriate include the following: 

a) Where a floorspace increase in required to accommodate an existing user on a 
single site, for example to provide for expansion of a business 

b) Where a secondary use cannot be satisfactorily accommodated by the site or 
buildings owing to their scale, limited access to street frontage or heritage 
considerations”. 

7.6 The Inspectors’ Report upon the draft Camden UDP, following the UDP Inquiry, specifically 
stated that the policy on mixed use should not be inflexible or overly prescriptive. The target 
figure in policy SD3 should be applied flexibly to ensure that this reflected the economics of 
provision and site circumstances and to ensure that development proposals come forward. 
Extracts from the Inspectors’ Report are attached as Appendix 4. 

7.7 In respect of Affordable Housing provision Policy H2 states that where residential 
developments have a capacity for 15 or more dwellings that the Council will expect a 
contribution to the supply of affordable housing. The policy states clearly that:- 

"The Council will seek to negotiate on the basis of a target of 50% affordable housing in 
each development, taking into account factors which it considers to affect the suitability of 
the site. The Council will take into account: 

a) a guideline of 70% as the proportion of affordable housing sought as social housing 
for rent 

b) a guideline of 30% as the proportion of affordable housing sought as intermediate 
housing 

c) The proximity of local services and facilities, access to public transport and parking 

d) site size and the economics of provision 

e) any particular costs associated with the development of the site 

f) any other planning objectives which it considers to be a priority in the development 
of the site” (bold, our emphasis) 

7.8 With regards to existing affordable housing provision, Policy H4 states that: 

“The Council will resist proposals that lead to a net loss of affordable housing floorspace, 
and will expect the retention or replacement of existing affordable housing floorspace in 
proposals for redevelopment or re-use of residential institutions for a different use”. 

7.9 In protecting affordable housing Policy H4 states that the Council will resist proposals that 
lead to a net loss of affordable housing floorspace, and will expect the retention or 
replacement of existing affordable housing floorspace in proposals for redevelopment or re-
use of residential institutions (within Use Class C2) for a different use.  
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7.10 In relation to planning obligations Policy SD2 states that where existing and planned 
provision of infrastructure, facilities and services is not adequate to meet the needs 
generated by a proposal, the Council will use planning obligations to secure measures, 
directly related in scale or kind to the proposal, to meet those needs. 

7.11 With regards to listed buildings, Policy B6 seeks to preserve or enhance the character of 
listed buildings as buildings of special architectural or historic interest. 
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8 The Proposals 
 

8.1 The applications seek full planning permission and listed building consent for an office led 
scheme to create a National Headquarters for Unison, the Trade Union for Public Services 
including the creation of 47 residential units to accommodate both private and affordable 
tenures and a retail unit. The total proposed floorspace equates to 14,293 sq m (GEA) 
including the retention and regeneration of the "first generation" Grade II listed buildings. 
The proposal comprises the following land uses: 

• 10,523 sq m of commercial floorspace (Class B1) for occupation by Unison 

• 3,775 sq m of residential floorspace (Class C3) to create 47 units 

• 47 residential units including a mix of private and affordable tenures; 

• 49 sq m of retail floorspace (Class A1) 

• The retention and refurbishment of the 2,076 sqm Grade II listed " first generation" 
hospital buildings 

• Car and cycle parking 

• Servicing facilities 

• Amenity spaces. 

8.2 The table below sets out a breakdown of the proposed floorspace:- 

Hospital Residential Offices Retail TOTAL 

0 sqm 3,775 sqm 10,523 sqm 49 sqm 14,347 sqm 

 

8.3 The proposed residential floorspace incorporates a range of dwelling sizes in accordance 
with the Council’s requirements. All of the residential units will be built to Lifetime Homes 
Standards with 10% wheelchair accessible. 

8.4 The design concept seeks to address the applicants brief for a office led mixed-use 
development of exceptionally high quality design which incorporates durable and 
sustainable materials and finishes. Sustainability is an integral feature within the proposed 
development including a range of energy efficient and renewable energy measures. 

8.5 In respect of building heights, scale and massing, the maximum height of the Euston Road 
building is 69.560 AOD and the residential building towards the rear of the site is 50.605 
AOD. The heights and scale all the buildings on the site have been carefully considered in 
order to respond the character and context of the surrounding area. The tallest building has 
been located on the Euston Road frontage which is considered to be the most appropriate 
location for a taller building. Lower rise buildings to the rear of the site respond to the more 
residential character of the buildings.   

8.6 All the buildings have been designed to ensure that the amenity enjoyed by surrounding 
residents by way of sunlight and daylight is protected. The sunlight and daylight assessment 
contained within the design and access statement demonstrates compliance with the BRE 
Guide tests.  

8.7 All the proposed buildings on the site have been designed to an appropriate scale and mass 
to ensure the protection of the setting of the listed building. In this way the scheme 
proposals optimise the development potential of the site whilst respecting identified 
constraints. 

Economic Viability 

8.8 A financial viability report, using the GLA’s Development Control Toolkit, has been 
undertaken by Gerald Eve and accompanies the application submission. The report contains 
an assessment of alternative scheme scenarios in relation to the proposed levels of 
affordable housing and Section 106 contributions. 

8.9 Following detailed pre-application negotiations with the Local Authority and GLA, UNISON 
has sought to show how to maximise the levels of affordable housing provided within the 
scheme. The application drawings and design and access statement demonstrate that it is 
physically feasible to provide up to 50% affordable housing within the residential component 
(on a habitable room and floorspace basis) within the envelope of the proposed scheme.  

8.10 However, the viability assessment demonstrates that the delivery of this level of affordable 
housing combined with on site planning benefits (£6.185 million associated with the 
conversion of the listed buildings and public realm enhancements) results in a significant 
negative residual value once land value has been included.  

8.11 Although physically achievable a 50% level of affordable housing provision is therefore 
financially unviable even with no off site Section 106 contributions. Although UNISON is 
committed to the delivery of their national headquarters facilities upon the site the affordable 
housing levels shown are financially unviable and the precise levels of affordable housing 
and Section 106 contributions are, as a result, subject to further discussion and agreement 
with the GLA and Local Authority. 

8.12 The viability report also assesses three alternative development scenarios including varying 
levels of affordable housing / Section 106 financial contributions. Although more positive 
than the 50% affordable housing proposals, all of the development scenarios produce an 
unviable schemes once land costs are taken in to consideration.     

8.13 The proposals represent a unique commercial led scheme which results from an owner 
occupier with a specific occupational requirement. In most normal circumstances the 
scheme proposals would be unacceptable in relation to the significant negative residual 
value. UNISON is however prepared to deliver an office led mixed-use scheme subject to 
further scrutiny upon the levels of affordable housing and Section 106 offer that the scheme 
can viably deliver. 

 



 

 

 
© Gerald Eve 18 July 2007 

NJB/FCS/J5198 

Prepared by: N J Brindley / F C Shelley 
 

www.geraldeve.com   17 

Public Realm and Landscaping 

8.14 The proposal includes a number of public realm and environmental enhancements including 
the provision of natural “York Stone” paving, replacement of lighting, balustrades, external 
furniture and lighting. These costs have been included within the package of on site planning 
benefits. 

Energy and Sustainability 

8.15 Foreman Roberts has undertaken a feasibility study to investigate the most suitable and 
viable renewable energy options available for the proposed development. 

8.16 This study concluded that two biomass boilers should be installed which will provide an on-
site renewable energy carbon saving of 11.8%. These boilers would be used in conjunction 
with a variable refrigerant system. The accompanying report demonstrates the acceptability 
of the proposed energy efficient and renewable energy measures and why, following 
investigation it is not possible to incorporate CHP tri-generation. 

Benefits of the development proposals 

8.17 There are a significant number of benefits inherent in the approach to the redevelopment of 
the site which include:- 

• Regeneration of this prominent strategic site upon the Euston Road including heritage 
conversion and exemplar contemporary new buildings;  

• The restoration and retention of the "first generation" listed buildings to secure their 
long-term viable use at a cost of £4.855 million; 

• Redeveloping the existing vacant, derelict hospital site for a sustainable mix of uses 
including significant commercial and residential components; 

• Replacing the existing unattractive buildings with buildings of a high design quality which 
will significantly enhance the visual appearance of the surrounding area; 

• The provision of high-quality modern commercial floorspace to enable the retention of 
one of the principal employers within the Borough 

• The provision of much needed residential accommodation for both the affordable and 
private sectors in a wide range of dwelling sizes; 

• Free up a pivotal site on the opposite side of the Euston Road for potential future 
development; 

• An energy efficient development which incorporates on site renewable energy  
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9 Considerations of the Proposals 
 

9.1 The proposals have been considered in accordance with development plan policies and 
other material considerations set out in Section five and schedules (Appendices A-C), 
specifically relating to the following key planning and other issues: 

a) Whether the proposals would meet national, regional and local aspirations for 
sustainable development; 

b) Whether the proposals would meet national, regional and local aspirations for the 
protection of the historic environment; 

c) Whether the proposed design of the replacement buildings is appropriate 

d) Whether the proposed mix of uses on the site is appropriate in the context of the site 
constraints and opportunities; 

e) Whether the proposed quantum of affordable housing is appropriate in the context of 
the viability assessments; 

f) Whether the proposed quantum of Section 106 contributions is appropriate in the 
context of the viability assessments; 

A)  Whether the proposals would meet national, regional and local aspirations for 
sustainable development: 

 
9.2 The development proposals accord with the aspirations for sustainable development at all 

policy levels. 

9.3 In relation to the national, regional and local priorities as reflected in PPS 1, other policy 
statements and guidance, the London Plan and the Adopted replacement Camden UDP, the 
proposals provide the most effective use of natural resources through the efficient reuse of 
previously development land, a Site that has lain vacant for six years and is currently in a 
very poor state of repair with the “first generation buildings” on the English Heritage 
Buildings at Risk Register. 

9.4 The design for a mix of uses has sought to maximise the capacity of the Site within the 
constraints identified whilst making optimum use of the development potential offered by this 
strategic and sustainable site in accordance with the objectives of London Plan policy 4B.3. 

9.5 The design seeks to substantially improve the quality, character and appearance of area, 
with a high quality design of replacement buildings and the restoration of the existing “first 
generation” Grade II listed buildings whilst respecting the setting of the listed buildings. 

9.6 The complementary mix of land uses proposed would strengthen the sense of place, add 
vitality and viability to the surrounding area. The proposals will deliver a genuine mixed-use 
scheme in accordance with the sustainability objectives of Government Guidance, London 
Plan policy 3B.4 and UDP policy SD3. 

9.7 The inclusion of a substantial element of residential accommodation, including a mix of 
tenures, will assist the creation of a mixed and balanced residential community, 
strengthening the established residential community of this part of Camden.  

9.8 The development proposals meet the objectives of reducing energy consumption, through 
the incorporation of a number of energy saving measures and the use of renewable sources. 
The development proposals would enhance the environmental quality of the area. The 
scheme will deliver 12% on site renewable energy provision. 

9.9 The location of the development at a major public transport node would substantially reduce 
the need for people to travel to and from the Site by private car and new pedestrian and 
cycle connections would enhance connectivity to other parts of the borough. 

9.10 From a sustainability perspective the scheme is fully compliant with the objectives of 
Government Guidance, the London Plan and Camden UDP. 

B)  Whether the proposals would meet national, regional and local aspirations for the 
protection of the historic environment: 

9.11 The proposal involves the retention and full restoration of the “first generation” Grade II listed 
hospital buildings in accordance with the provisions of PPG15 and Camden’s policies 
relating to conservation and historic environment.  

9.12 The listed buildings are on English Heritage’s Building’s at Risk Register and are allocated 
as a Priority Category A building – those which are at immediate risk of further rapid 
deterioration or loss of fabric with no solution agreed. Listed building consent has recently 
been granted for emergency works to the listed building. 

9.13 Due to the condition of the existing listed buildings, nearly five million pounds is required to 
restore and sensitively convert the first generation buildings. 

9.14 The replacement buildings on the site have been carefully designed in order to protect the 
setting of the “first generation” listed buildings and the listed buildings which surround the 
site. 

9.15 The proposal will secure the long-term viable use of the site and the retained existing 
buildings. A report prepared by Donald Insall Associates is enclosed as part of the 
application documentation which emphasises the heritage benefits of the scheme proposals. 

9.16 The scheme proposals will deliver a genuinely heritage led regeneration project in full 
accordance with PPG15, policy 4B.12 of the London Plan and Policy B6 of the Camden 
UDP. The listed buildings will be retained and converted as an integral part of the design 
solution. 

C) Whether the proposed design of the replacement buildings is appropriate 

9.17 The proposed design of the replacement buildings has been carefully considered by Squire 
and Partners Architects to provide buildings of an exceptional design quality which respond 
appropriately to the context of the surrounding area and the setting of the on-site listed 
buildings and those which surround the site. 
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9.18 The proposed design is of the highest quality optimising the development potential of the site, in accordance with 
London Plan policy 4B.3 whilst respecting identified constraints. The solution incorporates and integrates the 
contemporary new buildings and converted heritage buildings. The taller new UNISON building upon the Euston 
Road frontage has been designed to respect its setting and that of the listed building and to comply with the 
CABE/EH guidance. 

9.19 The scale and heights of the proposed replacement buildings have been carefully 
considered to respond to the daylight and sunlight analysis undertaken by Drivers Jonas. 

9.20 The proposals will deliver an exemplar design in accordance with the objectives of PPS1, 
London Plan and Camden UDP policies. 

D)  Whether the proposed mix of uses on the site is appropriate in the context of the 
site constraints: 

9.21 This section considers the appropriateness of the proposals in the context of the London 
Plan and LB Camden mixed use policies 3B.4 and SD3 as well as the site specific 
allocation. 

9.22 UDP policy states that “the Council will expect a contribution to the supply of housing and, 
where appropriate, will seek to negotiate up to 50% of additional gross floorspace as 
housing” 

9.23 The proposals which provide 43% of the additional gross floorspace as residential 
accommodation, clearly comply with the wording and criteria of Policies 3B.4 and SD3. The 
objective of both policies is to seek to achieve the maximum provision of residential quantum 
within a mixed-use scheme subject to a range of criteria based upon site circumstances. 

9.24 UDP policy SD3 does not require 50%, provision but states that this is an objective which 
needs to be considered in relation to a number of criteria, which are considered below. 

(i) The suitability of the site for mixed-use development 

9.25 In overall terms, the scale of the development in terms of size is large enough in principle to 
accommodate a number of uses on the site, including a significant amount of residential use. 
The site is suitable in principle for mixed-use development.  

9.26 The site is located on the Euston Road which is a commercial location and an inhospitable 
environment for residential uses. In addition it is an extremely accessible location in terms of 
public transport which suggests employment use as a priority. 

9.27 Squire and Partners have undertaken studies into pre-dominant  zones of uses. The area to 
the rear of the site has been identified as more suitable for residential use given that this 
part of the site is set back from the Euston Road and surrounded by the residential uses in 
Sommers Town. The proposed scheme involves the creation of 47 residential units to the 
rear of the site.  

9.28 Paragraph 1.24 of the RUDP emphasises the Borough’s desire to create a balanced mix of 
uses but paragraph 1.27 states that:- 

 “ the precise mix and proportion appropriate will vary in different locations and will be 
 a matter for negotiation being in mind the area’s character, diversity and vitality”. 

9.29 Section 8 set out the factors that have influenced the quantum and location of housing 
provided within the site’s overall capacity, notably the retention of the listed building and the 
desire to protect its setting and the setting of surrounding listed buildings, the desire to 
maintain the levels of sunlight and daylight enjoyed by residents around the site which has 
had a significant impact of on floorplates and heights. The proposed quantum of residential 
provision has been maximised within these constraints. 

9.30 The Unison team has striven to address all key policy aspirations for the site to produce a 
unique development in central London which incorporates both historic buildings and new 
high quality modern buildings, provides a mix of uses in an accessible central location 
through the significant revision of the Unison brief and increase in the proposed quantum of 
residential accommodation. The quantum of residential accommodation as currently 
proposed represents the maximum achievable on the site. 

(ii) The character, diversity and vitality of the surrounding area 

9.31 The location is currently characterised by predominantly commercial uses and the public 
transport and highway network being located on the Euston Road and between Euston and 
King’s Cross Transport Interchanges. The creation of a successful mixed-use development 
at the former Elizabeth Garrett Anderson Hospital will regenerate the immediate locality and 
bring vitality to an area that is currently inhospitable and uninviting. 

9.32 These aspirations have influenced the disposition of a range of uses on the site in an 
attempt to create a successful commercial headquarters for UNISON and maximise housing 
provision in an appropriate location to the rear of the site. Furthermore the retention of the 
listed building, which represents a constraint upon the quantum of floorspace which is 
achievable, is an integral element of the character of the local area. 

(iii) The need and potential for continuation of an existing use 

9.33 Although the site has been empty since prior to the vacation of the building by UCLH in 
2001, the previous hospital use has been re-provided at the new hospital at the Elizabeth 
Garrett Anderson Hospital and Obstetrics on Huntley Street and any existing nurses 
accommodation has been re-provided by UCLH at in Bonham Carter/Warwickshire House 
and John Astor House all within the London Borough of Camden in accordance with Policy 
H4. 

9.34 Evidence from UCLH demonstrates both that the former nurses accommodation has been 
re-provided elsewhere within the Borough and that the nurses accommodation has been 
disused for a significant period (ie: in excess of 7 years). UDP Policy H4 is not therefore 
considered to be applicable. 

9.35 Notwithstanding this, the levels of affordable housing provision (including any replacement 
nurses accommodation) need to be considered in light of economic viability and other site 
specific considerations in accordance with London Plan and UDP policy.  
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(iv) Whether the floorspace increase is needed for an existing user 

9.36 UNISON is redeveloping the site at the former Elizabeth Garrett Anderson Hospital for its 
national Headquarters. UNISON currently occupies its existing headquarters building across 
the Euston Road at 1 Mabledon Place.  

9.37 This existing building is not suitable for UNISON’s modern operational requirements and the 
former Elizabeth Garrett Anderson Hospital presents an ideal opportunity to regenerate an 
existing strategic vacant site, within the vicinity of its existing site and enables UNISON, as 
one of the largest employers, to remain within the London Borough of Camden. 

9.38 It is considered that although, Unison is not an existing user on the site, as it is an existing 
user within the vicinity of the site that is relocating in order to accommodate its expanding 
operational requirements in accordance with the objectives of policy SD3. 

(v) The need for an active street frontage and natural surveillance 

9.39 The proposal includes the creation of a retail unit at ground floor level of the Euston Road 
and the proposed office entrance on the Euston Road will create a more active frontage than 
as existing. 

9.40 Any over-dominance of a single use in the area, and the impact of the balance of uses 
proposed on the area’s character, diversity and vitality. 

9.41 Although it is recognised that the area surrounding the site is not characterised by one 
particular use, it is considered that the area to the front of the site is characterised by 
commercial uses whilst the rear of the site is surrounded by predominantly residential uses.  

9.42 To this end, the location of the proposed mix of uses on the site has been dictated to a large 
extent by the location of surrounding land uses. It is considered that the front of the site is 
not suitable for residential uses. The layout of the site has been carefully considered to 
ensure that the proposed layout of uses compliments the area’s character, diversity and 
vitality. 

(vi) Summary 

9.43 In addition to the policy criteria assessed above, the supporting text to policy SD3 indicates 
circumstances where it will not be possible to deliver as high a proportion of residential 
provision. Criterion B states that heritage considerations represent one such circumstance 
and the retained listed building represents a constraint in terms of the protection of the 
building (and opportunity cost associated with higher density development if redevelopment 
were possible) and its setting. 

9.44 For the reasons set out the proposed levels of residential use, representing 43% of the uplift 
in floorspace are considered entirely in accordance with London Plan policy 3B.4 and 
Camden UDP policy SD3 having specific regard to the site specific circumstances and 
constraints upon increasing this proportion. 

9.45 It is evident that the proposals are Development Plan compliant having regard to site specific 
circumstances. 

E) Whether the proposed quantum of affordable housing is appropriate in the context 
of the viability assessments; 

9.46 As set out within Section 5 a viability report has been submitted with the application based 
upon the GLA’s Development Control Toolkit. Following extensive pre-application 
negotiations the Squire and Partners scheme proposals demonstrate that it is physically 
feasible to deliver a total of 19 affordable housing units, representing 50% on a floorspace 
and habitable room basis and 40% on a unit basis. 

9.47 However, the viability assessment demonstrates that a scheme based upon this level of 
affordable housing together with on-site benefits (equating to a total of £6.185 million) is 
financially unviable once notional land costs (representing one third of UNISON’s site 
acquisition costs) are included.  

9.48 The viability assessment also considers other development alternatives with varying levels 
of affordable housing and Section 106 contributions. Again once land costs are included, all 
of the alternatives result in a negative residual value and are therefore considered unviable. 

9.49 As previously stated, the situation is, however, unique in that UNISON is committed to 
providing dedicated owner occupied national headquarters facilities upon the site. In any 
normal circumstances development would not proceed upon this basis. 

9.50 UNISON is however prepared to proceed with the delivery of a mixed-use scheme including 
affordable housing. The levels of affordable housing and Section 106 contributions need to 
have regard to the economics of provision as reflected within London Plan policy 3A.8 and 
UDP policy H2. 

9.51 Whilst UNISON is committed to the provision of housing as part of a sustainable mixed-use 
scheme, the levels of affordable and private provision are subject to further detailed 
discussion and agreement with the GLA and London Borough of Camden against the 
background of the submitted viability assessment. 

9.52 In accordance with the objectives of PPS3, London Plan policy 3A.8 and UDP policy H2 the 
proposals will deliver the reasonable maximum achievable levels of affordable housing 
provision subject to the financial economics of provision including levels of both affordable 
housing and Section 106 contributions.  

F) Whether the proposed quantum of Section 106 contributions is appropriate in the 
context of the viability assessments; 

9.53 As demonstrated in the financial viability assessment, the proposals contain a substantial 
package of planning benefits as set out in the table below:-. 
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Item £ 

Heritage Enhancement – Retention and Refurbishment of the Listed Buildings 4,855,000 

Public Realm/ Environmental Enhancements – Including allowance for natural 
“York Stone” paving, replacement of Local Authority lighting, balustrades, external 
furniture and lighting, among others 

1,110,000 

Landscaping – Including allowance for semi mature specimen trees, and 
external works for landscaping 

220,000 

Total 6,185,000 

 

9.54 The viability assessment identifies exceptional and abnormal cost items including works to 
the listed building. The proposed levels of planning benefits and works to deliver heritage 
and public realm enhancements are well in excess of the levels that would normally be 
sought under the Council’s SPG upon planning obligations in relation to policy SD2 and 
represent a significant public benefit. 

9.55 The viability assessment demonstrates that it is not viable for the scheme to accommodate 
any additional Section 106 contributions. Beyond this level of provision the overall Section 
106 and affordable housing offer should always be considered together in relation to 
scheme viability and the benefits that the scheme is able to accommodate. 
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10 Conclusions 
 

10.1 The proposal provides an excellent opportunity to redevelop this vacant and derelict site to 
create modern commercial floorspace in a high quality building designed by Squire and 
Partners for occupation by Unison (a major existing Camden employer) and much needed 
residential accommodation whilst undertaking a comprehensive restoration of the existing 
“first generation” listed buildings at a cost of £4.9 million. 

10.2 The provision of modern commercial floorspace in this location accords with the Central 
Area policies contained within both the London Plan and the Camden UDP. 

10.3 As a result of pre-application discussions with both Camden and the GLA, UNISON has 
significantly revised the commercial led brief considerably since April 2006 including omitting 
the conferencing facility at basement level, reducing the quantum of commercial floorspace 
and increasing the residential component in order to comply with London Plan and London 
Borough of Camden mixed-use policy objectives. The proposed levels of residential 
provision have been demonstrated to comply with Development Plan policy and will deliver a 
genuine mixed-use regeneration scheme. 

10.4 The redevelopment of this site and the restoration of the “first generation” listed buildings will 
significantly enhance the visual appearance of site and the surrounding area and improve 
the setting of the on and off site listed buildings. 

10.5 Benefits inherent in the scheme can be summarised as follows:- 

• Comprehensive restoration of the derelict “first generation” listed buildings which are 
listed on the Buildings at Risk Register as part of a heritage led regeneration 
scheme; 

• Regeneration of this long vacant strategic site between Euston and Kings Cross; 

• Removal of the unsightly hospital buildings on the site and their replacement with 
new contemporary buildings of an exceptional design quality which significantly 
enhance the visual appearance of the site and surroundings; 

• The creation of modern commercial floorspace for occupation by UNISON as its new 
national headquarters ensuring the retention of a major employer in the Borough; 

• The creation of much needed residential accommodation including a total of 47 
residential units and a mix of unit sizes; 

• The creation of a retail unit at ground floor level on the Euston Road to enhance the 
vitality of this street frontage; 

• Significant on site planning benefit works to sensitively convert the listed building and 
other environmental enhancements; 

• Sustainability benefits with energy efficiency and renewable energy measures; 

10.6 In addition to the exhaustive list of benefits UNISON are committed to providing housing as 
part of a mixed-use scheme. The precise level of affordable housing provision will be subject 
to further discussion and agreement in relation to the submitted viability assessment and the 
levels of provision which the scheme is able to accommodate. 

10.7 The scheme proposals will deliver a genuine heritage led mixed-use scheme which will 
regenerate this strategically important long-vacant site between Euston and Kings Cross. 
The application has been demonstrated to be Development Plan compliant in land use, 
affordable housing, design, heritage and sustainability terms and will also deliver a 
comprehensive range of planning benefits.



 

 

 

 

 

Appendices A, B and C 
 
Schedule of Relevant Planning Policy 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





































 

 

 

 
 

Appendix i 
 

London Borough of Camden Screening Letter 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









 

 

 

 
 

 
Appendix ii 
 

Listing Description 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 

 

 

 
 

Appendix iii 
 

Background information from UCLH regarding the nurses’ accommodation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









 

 

 

 
 

Appendix iv 
 

Extracts from the Camden RUDP Inspector’s Report 
 
 
 
 

 

 
















