
King’s Cross Development Forum 

Planning reference number 2011/4090/P 

“Submission of Reserved Matters relating to Development Zone B3 for the erection of a 13 

storey building plus basement comprising 2,772sqm of public leisure centre facilities (Class 

D2) at basement and lower ground floor, 2,066sqm of public library and access centre (Class 

D1/B1) at upper ground and first floor, 15,182sqm of office floorspace (Class B1) at second 

to eleventh floors, associated areas of plant, refuse storage, cycle storage, disabled car 

parking and servicing at basement level, with associated areas of public realm landscaping. 

Matters addressed by this submission entail associated details in compliance with condition 

nos. 3, 6, 9, 10, 12, 14, 16-23, 27, 28, 31, 33-38, 44-46, 48, 49, 51, 56, 60, 64-67 and S106 

Agreement Part L of the outline planning permission for a comprehensive, phased, mixed-use 

development of former railway lands within the Kings Cross Opportunity Area (Ref: 

2004/2307/P granted subject to s106 agreement on 22 December 2006).” 

Response by the Forum 

Earlier this year, the King's Cross Development Forum made various attempts to organise a 

public meeting on Building B3 to examine access, transport and related matters. Ultimately 

the attempts came to nothing because Council representatives did not make the time available 

to attend. The Forum is confining its remarks at this late stage to pedestrian and cyclist access 

and the Section 106 funds. 

There appears to be nothing in the planning application or in the planning officers' report that 

reflects the Camden place shaping report "Shaping the future of the wider King's Cross area", 

though Action Plan items MS1.4 (on the Goods Way tunnel) and MS2.1 (on pedestrian 

crossings near the stations, especially over Euston Road) of that report are directly relevant to 

the new building. 

The need for better east-west pedestrian and cyclist routes, noted by many local people in the 

workshops leading to the place shaping report, is made yet more pressing by the intended use 

of Building B3.  The Forum points, again, to the relevance of the missing footbridge over the 

railway from the Boulevard.   

It is not clear whether Section 106 funds are being used for the minibus and coach drop-off 

points. The Forum questions whether they should be: though the drop-off points can be seen 

as contributing to the community, any need for them is specific to the functions of this 

building and would otherwise be funded by the developer and the client outside the Section 

106 agreement.  

 The need for drop-off points should be verified before they are approved (especially as 

Section 106 funds are supposed to be “grounded in evidence-based policy”). Without 

sufficient justification, such as the need to transport children from all over the borough for 

swimming lessons within very limited time slots, they could conflict with the Camden 

strategic plans for improving walking, pedestrian and cycle accessibility and the environment 

(CS11 and CS13). 



More generally, there should be a clear plan, preferably with public consultation, for 

spending the Section 106 funds. The Forum would expect such plans to treat as a priority 

pedestrian and cyclist safety and amenity on roads in or near King's Cross Central, including 

Euston Road.  

In this regard the Forum is also concerned about the proposals for Building B1, to the south 

of Building B3 on Pancras Road, which will come before the Development Control 

Committee in some weeks.  Its bulk along the edge of the road will tend to create a canyon 

and offer no protection for pedestrians against the elements. As it stands it would be an 

unworthy approach to the Council Offices. 

 


