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Securing Economic & Social Value at King’s Cross:

Notable Achievements to Date

£3bn construction spend, including £590m in London supporting 1,300 jobs
300 local suppliers in Central Impact Zone supporting 500 jobs

New construction training facility strengthening the local labour market and providing

600 apprenticeships and 450 NVQ L2 skills supports

97% occupancy of commercial property completed

8,500 people now working on the Kings Cross site

50% increase in jobs across the Central Impact Zone1 over 5 years (vs18% in London)
65% increase in ‘knowledge’ employment in Central Impact Zone (vs 22% in London)

Specialist recruitment and training project, KX Recruit has supported over 600 people

into work since 2014, including 400 local people
Up to £100m of additional business rates income pa once complete

Over 300 residential units delivered to date (36% of all) have been either affordable or

alternative provision? compared to inner London average of 25%

£77m of additional local spend per year from new residents in the estate
Footfall of around 7.5 million during 2016

163 events on site during 2016

600 young people & 420 business volunteers supported to volunteer in 2015/16

Total wellbeing benefits in excess of £12m enabled by volunteering, youth group and

exercise programmes at King's Cross

Over the past decade, King's Cross has outperformed other inner London
‘Opportunity Areas’, in terms of employment growth & growth in residential and

commercial values.

! The Central Impact Zone covers the areas immediately surrounding King’s Cross and was defined by

Argent to help track the local impact of the development. A map of the CIZ is provided in Appendix B.

2 This covers a range of affordable models and other typologies such as supported housing.
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Executive Summary

King's Cross is often celebrated as one of London’s regeneration success stories. To date
however, there has been no attempt to quantify the benefits of the development and the
added value of the specific approach that the King Cross Central Limited Partnership (KCCLP),

Argent and wider partners have taken.

In this context, Regeneris Consulting was asked to review the input of KCCLP, Argent and
partners at King's Cross, assessing their social and economic impact. In addition, a baseline
and guidance has been provided to help Argent track impact across its development portfolio

in the future.

Articulating successes
Demonstrating commitment to ‘good growth’ and social values’

Understanding local needs, tracking change and designing
interventions

Making better decisions

Strategic influence and leverage — locally, regionally and nationally

Strengthening reputation for future development opportunities.

Impacts and Achievements to Date

This study aims to value benefit where this can be legitimately attributed to KCCLP, Argent
and wider partners. There are three types of intervention which have delivered economic,

social and financial value:

o Construction: Delivers economic value through jobs and supply chain, and social value

through the delivery of the Construction Skills Centre

o Operation: The development of new homes and commercial space has delivered local
economic value through resident spend and jobs created on-site. Financial value has
been achieved through council tax and business rates, whilst social value has been

achieved through the delivery of a recruitment and skills centre

o Public goods: The delivery of new public realm has provided social value through

access to open space, whilst community initiatives such as local volunteering, school
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engagement and community sports events have enabled greater social cohesion on-

site.

Impacts ‘On-Site’ at King’'s Cross

A targeted methodology has been developed to quantify (where data allows) the impact of
King's Cross. To give a true picture, this counts only the benefits which can be directly
attributed to activities of partners onsite and has deliberately tried to avoid the

‘claiming’ of less tangible indirect benefits.

Headline findings showing the economic and social and financial footprint of King's Cross to
date are provided overleaf. Reflecting the nature and focus of the development, the profile
of beneficiaries at King's Cross is broad, ranging from the individual, to local and
wider communities, businesses and institutions, and the state. This aligns with the
aspirations set out within ‘Principles for a Human City’ which emphasised the need for the

development to ‘fit' within and enhance the existing urban and community fabric and support

city wide objectives.

It should be noted that this is only a partial assessment of the footprint of King's Cross,
intended to illustrate the impressive range of impacts achieved to date. While an assessment
of impact has been provided where data and methodologies allow, in reality the full impact of

King's Cross will reach far beyond this.
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The Economic, Social and Financial Footprint of King’s Cross: A Snapshot

CONSTRUCTION

AW

To Date...

£3bn construction
investment

300 local suppliers

1 skills centre

450 NVQ trained
600 apprenticeships
>85% waste diverted

Headline Impacts

supported within
local suppliers

lifetime uplift NVQ L2
supports

lifetime uplift for
apprenticeship supports

Wider Impacts
Employment opportunities for local
and unemployed construction
workers; environmental benefits
relating to BREEAM buildings,
energy, and sustainable
construction methods.

2

To Date...

900 new homes
325 affordable
750 student rooms
1,200 working age
residents

Headline Impacts

supported
within local services and amenities
via resident expenditure (currently
estimated to be in the region of

)

Wider Impacts
An innovative range of housing
tenures and models, providing
secure and affordable housing
options for London’s population;
council tax estimated to be in the
region of

COMMERCIAL
1

To Date...

3m sqgft commercial
39 businesses
8,500 employees

1 recruitment centre
599 placed in work

Headline Impacts

supported on site
(estimated to generate in the region
of

lifetime uplift for KX
Recruit ‘into” employment
supports(economic uplift for moving
from unemploymentto employment)

Wider Impacts
Local and previously unemployed
people employed within commercial
and amenity uses on site; CSR

activities of occupiers; business rates

estimated to be in the region of

PLACEMAKING

To Date...

7.5m visitors (15/16)
10.5ha public realm
163 events (15/16)

Headline Impacts

uplift public

space
(willingness to pay for public realm)

Wider Impacts
Social and wellbeing benefits via
participationin arts and culture
activities; wellbeing values
associated with reductions in
crime behaviour, and increased
community interaction.

COMMUNITY

2015/16..

>1,000 volunteers
1,200 youth members

2,700 attendees sport
events

Headline Impacts

wellbeing uplift
(wellbeing upliftin 2015/16 for
regular volunteering, regular
attendance at youth club and
regular attendance at low cost sport
events)

Wider Impacts
Social and economic impacts
relating to school and education
interventions such as Reading
Buddy Scheme; wellbeing impacts
relating to wider training and
knowledge transfer initiatives.




The Economic and Social Story of King’s Cross

Impacts Across the Wider King's Cross Area

vii.  Arguably, Kings Cross’ most significant benefit has been the catalytic impact it has had beyond

the ‘red line’ of the development, on its wider area.

viii.  Previously the area was a transport hub through which people moved and rarely stayed. It has

quickly come a place where people want to dwell: either living, working, or visiting. Evidence
suggests that, King's Cross has matured into a recognised ‘place’ more quickly than
other Opportunity

Areas identified within King's Cross:

the London Plan and is Delivering Against City Growth Objectives

adding value to the In 2004, King's Cross was identified as one of ten inner

global reputation of the London ‘Opportunity Areas’ in the London Plan.

In the period since, King's Cross has outperformed
each of the other Opportunity Areas against a number

) o of metrics and in doing so has contributed strongly to
ix.  The King's Cross London growth objectives:

development has played an

city.

+ Employment has increased by 134%... higher than
instrumental role in this any other Opportunity Area

transformation. Alongside

The number of ‘knowledge jobs has increased by
other major investments 237%... higher than any other Opportunity Area

such as the Francis Crick Over a third of residential units provided have
Institute  and _ station been beI(O)w markgt level, comp_)ared to an average
of less 25% across inner London in recent years...
redevelopment, evidence is
o Residential Values have increased by 138%...
beginning to show that the higher than any other Opportunity Area
flexible approach of KCCLP, . .
PP Commercial Values have increased by 83%...
Argent and wider partners compared to an average of 74% across other

has  enabled greater Opportunity Areas.

diversification in uses and

an uplift in quality.

X. Currently however, evidence on the extent to which the development at King's Cross is generating
real catalytic benefits for existing communities in surrounding areas such as Somers Town and
Caledonian Road is still limited. Longer-term monitoring will be required to track impacts such as
improvement in skills and local incomes. This report has provided the building blocks to enable

partners to track this in the coming years.
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The Added Value of the KCCLP and Argent Approach at King’s Cross

Over the past two decades, Argent has marked itself apart in terms of its approach to development
across the UK. The King's Cross site has been no different, and is commonly cited as an example

of best practice in London’s development and regeneration.

The heightened focus on placemaking, originally outlined in 2001 Principles for a Human City and
the subsequent Regeneration Strategy, is realised in the provision of open space, public art, retail
and amenity uses; this has led to strong footfall and commercial take-up. Occupiers recognise the

high quality and ‘ethos’ of Kings Cross as a key draw to the area.

With its long-term stake in the area, Argent’s approach to asset management has enabled a
greater foresight and curation; this in turn, has led to a more durable and high-quality place. A
positive ongoing collaborative relationship with LB Camden has ensured that the development
has evolved to meet changing needs of occupiers and users alike. As a result, King’s Cross has
outperformed London’s other Opportunity Areas in the added commercial, economic

and social value it has delivered.

The success of KCCLP, Argent and wider partners at King's Cross is also demonstrated by
positive media and industry coverage (at a time when development and regeneration is facing
ever greater levels of scrutiny), strong footfall and take-up numbers and the attraction of diverse

and high-profile occupants.

Ultimately, these successes have helped King's Cross to evolve rapidly as a new residential,
business and cultural district for London, and have helped to deliver growth in commercial

values and returns which have far exceeded London and other Opportunity Areas.

Achievements

At the outset, KCCLP, Argent and partners established a set of very clear aspirations about what it
wanted to achieve at King's Cross within the Principles for a Human City and Regeneration

Strategy.

The research undertaken highlights that the partnership has delivered strongly against these
aspirations. A strong level of economic and social impact has been achieved already on the site,
while the development has also played an integral role in the rapid evolution of the wider King's

Cross area as an established and recognised business, residential and cultural location.

The benefits of this approach will only become fully apparent over the coming years. Although
evidence does provide a strong indication that this approach will deliver enhanced benefits. It is
important that partners rise to the challenge of monitoring this, using new and innovative

techniques to track social and economic impact more effectively.

Vi
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Delivering Against Principles for a Human City

new
interconnected streets

new public + built to last the test of

parks and squares time

A robust urban A lasting new
framework place

= =
""‘ Investment in a®
accessible art for the .‘ .’
events ‘16 community the enjoy e
o

Estimated
footfall ‘16

community events

Vibrant mix of [ g Promote
uses accessibility

commercial units ﬁ
E restaurants & bars new homes

Harness the 6 ) Work for King’s Cross
value of heritage work for London

4 A construction _
historic . recruitment centres
skills centre

buildings to be )
restored trained to NVQ L2 + placed in work ‘

apprenticeships

5

Engage and 3 Commit to long 7
Inspire term success

School & youth

skip garden =
o o o y } i engagement
x Low cost
- A y sports youth club
‘_ Volunteers 2015/16 members

events

Secure Communicate
delivery clearly and openly

D local
o development documented words on KX ‘ ) people met with chief

comp!ete or from community executive of Argent
submitted consultations between 2000 & 2004
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Next Steps

Despite the achievements outlined above, the research has also highlighted a few areas where
information gathering could be strengthened to enable more thorough and robust tracking of
the impact and value added of the approach of KCCLP and Argent at King's Cross: there are a

number of areas where it has not been possible to provide a valuation of the impact of activity

to date, because either the data or a methodology for valuation does not exist.

Building on the platform provided by research, recommendations have been provided on how

Argent can adopt a rounded and robust approach to assessing impact at King's Cross and other
developments in the future. These focus on the importance of establishing a strong baseline at
outset and then collecting evidence throughout the project life cycle, and the need to collect

evidence across a balanced set of indicators which reflect the local development context.

Further information is provided in Chapter 7.
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Report Purpose

This report provides an assessment of the economic and social footprint of the King's Cross
development to date. It also provides guidance on how Argent can take a robust and
consistent approach to tracking impact in the future: both at King's Cross, and at Argent-led

developments elsewhere across the UK.

Since 2001, the King's Cross Central Development Partnership and Argent have been leading
the regeneration of King's Cross: one of the UK’s largest and most high-profile regeneration

projects.

The King's Cross Central Development Partnership (KCCLP hereafter) is the single land owner
at King's Cross and brings together two groups: Argent King's Cross Limited Partnership and

AustralianSuper.

Argent is the developer partner and asset manager for the project. Over the past two decades,
the company has delivered over 5 million sqgft of development, valued in excess of £2 billion.
With Brindleyplace in Birmingham, the Piccadilly area in Manchester, and King's Cross in
London, together with the new developments in Brent Cross and Tottenham Hale, Argent has
a reputation for leading the delivery of some of the UK's most significant and challenging

regeneration projects.

This report focuses on the redevelopment of King's Cross by KCCLP, Argent and wider partners
over the period since 2001. Where we refer to Argent throughout this report we are referring

to KCCLP and Argent, with Argent acting on behalf of the wider partnership.
The objectives of the report are to:

examine the impact of the activities of KCCLP, Argent and their partners at King's Cross to

date — see chapters 3, 4 and 5;

examine what has made the approach to development at King's Cross unique and the

value this has added — see chapter 6; and,

provide guidance to help Argent measure and track its economic and social impact across

its wider development portfolio — see chapter 7.

The research draws upon a range of information and intelligence collected from Argent,
together with conversations with Argent staff and wider stakeholders. Our methodology is

outlined where relevant within the report.
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King's Cross: The Story So Far

Summary

Located within one of London’s most vibrant and rapidly evolving locations, King’s

Cross is one of London’s largest and most high-profile developments.

Argent, as developer and asset manager for the site, has placed a strong focus on
securing positive social outcomes from the outset. The development has been guided
by Argent’s ten ‘Principles for a Human City’ which places an emphasis on long-term
stewardship, high-quality, inclusive design, accessible public realm, diversity, and
engagement. Commitment to these values has helped to shape the overall ‘sense of

place’ at King’s Cross and provided the conditions to optimise long term social impact.

Now in its 9" year of development, King’s Cross has already become a thriving
residential and commercial hub, visited by over 7 million people per year. To date,
around 1.4 million sq ft of commercial space has been delivered, with 97% of this
occupied. King’'s Cross has succeeded in attracting a diverse range of organisations,

from multi-national businesses, to independent arts and culture focused organisations.

Reflecting aspirations set out in Principles for a Human City, wider place shaping
activities have been an integrated thread running, cutting across and underpinning

delivery to date.

Argent has placed significant emphasis on activating King’s Cross from the very first
phases of the development: creating a vibrant and long-lasting environment in which
people want to live, work and visit. Central to this has been the delivery of over 70,000
m? of public realm, providing space for a diverse range of uses, from major events, to
community group meet-ups, to art installations and creative and cultural meanwhile

uses.

Argent’s working relationship with charity groups such as Global Generation has
facilitated initiatives such as the Skip Garden and the Friday Night Out Project. These
activities have helped to establish King’s Cross at the heart of a broad network of
partners, stakeholders and community groups. On-site initiatives promoting
volunteering, youth groups, local employability programmes, sustainability, and school
and community engagement have helped to establish links between local stakeholders

and embed the development within the local context.
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Location Context

King's Cross is an inner-city area, located in the London Boroughs of Islington and Camden.

The area, which is now synonymous with art, culture and commerce, has a rich historical past.

In recent years the opportunity presented by physical attributes of the area (location, strategic
transport connections, and availability of development land), has been recognised and
significant policy focus was placed on the regeneration of the King's Cross district by both

Camden and Islington Councils, together with the GLA and TfL.

This policy focus has resulted in a period of unprecedented regeneration and investment.
Aside from the King's Cross Central Site (referred to as the King's Cross Site throughout this
report), the investment has included the siting of the new British Library on Euston Road, the
construction of the Channel Tunnel Rail link, the regeneration of St Pancras station, and King's
Cross Stations, the development of the Francis Crick Institute, and a number of small

regeneration schemes, such as Regents and King's Place.

The King's Cross Development: Background and

Aspirations

The first London Plan in 2004 identified King's Cross as an Opportunity Area, and the
subsequent Opportunity Area Planning and Development Brief prepared by Camden and
Islington Council’s provided an overarching framework to guide investment and regeneration

in the area.

Development Masterplan

Argent’s vision for the site from the start was to deliver a sustainable development for London
—a lasting place for people and a community with a long-term future that supports changing

patterns of social and economic behaviour.

An emphasis was placed on sensitive design, accessible public realm and long-term
stewardship from the outset. The team brought together architects, designers, builders and
engineers to help establish individual areas, each with their own character and sense of place

within the development.

The development masterplan outlined a strategy to transform the 67-acre brownfield site to
a new vibrant city quarter filled with new homes, shops, offices and community facilities.
Principle uses set out in the masterplan included over 300,000 sqm of office space, 50,000 sqm

of retail and leisure space, almost 2,000 residential units, a hotel and educational facilities.
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This built environment was organised around 26 acres of open public space with the site's

historic  buildings and  the Figure 1.1 King’s Cross Development Masterplan

Regent's Canal side setting
contributing to its unique

character.

Argent  submitted outline
planning applications to Camden
and Islington in May 2004.
Planning Consent was granted in
2006 and the development
started in earnest in November
2008 once Argent, London &
Continental Railways and DHL
had formed a formal partnership:
King’s Cross Central Limited
Partnership (KCCLP).

Strong economic and social
aspirations for the site were
established from the outset.
Once fully operational, the
development was projected to

support 25,000 jobs on-site,

along with a range of wider

socio-economic outcomes  source: Argent
around local  employment,

income, and social and cultural diversity.

Hallmarks of Argent’s Approach at King’s Cross: A Social and
Community Focus

From the outset, Argent has placed a strong focus on securing positive social outcomes at
King's Cross. These aspirations were established within a number of strategy documents at
project planning stage, and embedded throughout the delivery process via a focus on

community engagement.
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Principles of a Human City

The development has been guided by 10 principles used to shape the overall ‘sense of place’

at King's Cross and to provide the conditions to optimise social value for the long term.

These 'Principles for a Human

City’ have served as the basis
A robust urban framework

A lasting new place

Promote accessibility

A vibrant mix of uses

Harness the value of heritage

Work for Kings Cross work for London
Commit to long term success

for Argent to instigate a
discussion about what makes a
city work for its people and
commit to having a
communication platform that is

clear, open and accessible.

The principles have remained
Engage and inspire

Secure delivery

Communicate clearly and openly

an important point of reference

1.
2.
3.
4.
5.
6.
7.
8.
9.

to Argent throughout the

[
=

development cycle and provide

a strong basis on which to

understand its successes.

King's Cross Regeneration Strategy

As part of the planning process, Argent developed a Regeneration Strategy for the site in 2004.
This has underpinned their subsequent approach, including socio-economic and community

focused initiatives, delivered in support of physical development.

The Strategy states that Argent would encourage and support initiatives to tackle issues from
early-on in the development process, with a focus on levering additional benefits and

investment, helping to respond to local authority resource constraints.

The strategy recognised that an approach of partnership and collaboration would be needed
to maximise positive outcomes, and identified a number of priority issues which Argent could

take a lead on. These included:

o Stewardship: Argent focused on securing long-term, sustainable success for King's
Cross. This included taking a holistic and strategic approach to designing the urban
framework, viewing the area as a collective, rather than a series of individual streets,
buildings and open spaces. There was also a focus on long-term flexibility via the
development of a joint venture and commitment to high-quality, long-lasting design

throughout.
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o Local Employment: Argent set an aspirational target to fill 30% of jobs from within the
neighbouring communities. To help achieve this, commitments were made to provide
an on-site construction training centre (CTC) and an on-site skills and recruitment

centre (KX Recruit).

o Community Safety: The site was designed with crime and anti-social behaviour in mind
— issues which have historically been associated with King's Cross. This focused on
improving the attractiveness of public spaces to generate increased footfall and new

uses, and enhance feeling of safety.

o Diversity and Culture: Argent set out aspirations for promoting a mix of commercial
occupiers and uses on site, including large multinationals, independent companies and
not-for-profit organisations. In addition, aspirations were set to cultural and arts uses

to ensure a diverse range of uses and activities across the area.

o Childcare and Education: Argent committed to providing new education uses,
including a new primary school and a higher education presence (Central Saint
Martins). King's Cross Academy is a purpose built primary school which is co-located
with Frank Barnes School for Deaf Children, to encourage partnership and integration
between the two. Argent staff have been involved in a volunteer programme at the
school and have facilitated links between the school, on-site businesses and the

construction teams.
Community Engagement

Underpinning its social focus, Argent has sought to engage the local community in every step
of the development process, from the pre-development consultation stage, through to the

construction and delivery of the site.

In the planning stage, Argent operated an ‘'open door’ policy so any individual or organisation
could speak with Argent directly about the development plans. Between 2000 and 2004, the
Argent Group talked with, and presented to over 4,000 people, including representatives of

over 150 community, business and other organisations®.

Argent not only worked with the Camden and Islington Councils, the Greater London Authority
and English Heritage, but also actively invited members of the local community to meet with
them and discuss their views. This is particularly embodied by the King's Cross Development

Forum, led by local community activists, that still meets and is reported to today.

Following the distribution of 7,000 copies of the Framework for Regeneration to local

stakeholders, Argent held VoxPop video consultations and workshops covering the themes of

3 Framework Findings (2004) A report on the consultation response to ‘A Framework for Regeneration’ at

King's Cross Central.

o5
% 7
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Living, Working and Playing. Together, the people that took part in these events/processes
contributed over 117,000 documented words about King's Cross with stakeholders drawn
from local resident groups, arts organisations, education institutions, transport specialists and

policy makers.

In additional to wider stakeholder consultation, Argent also appointed an external
organisation to consult specifically with local schools and youth groups. They engaged with

over 200 young people from four schools and three youth groups.


ianim
Pencil

ianim
Pencil


2.23

2.24

2.25

2.26

2.27

2.28

The Economic and Social Story of King’s Cross

King's Cross in 2017

Construction commenced in 2010, and while development is due to be ongoing until the early
2020s, the phasing of the development has meant that the area has rapidly evolved in to a

new and highly active quarter for London.

What Has Been Delivered to date?

Over 65% of the development of the site has now been submitted for planning or is being
delivered. The area has been transformed and is now providing a range of facilities for

residents, workers, visitors and local communities.

Buildings and Infrastructure

As highlighted to the right, a

diverse range of new and 900 new homes

permanent  buildings, - facilities 325 affordable and supported homes
and amenities have been
) 750 student rooms
delivered to date.
20 new restaurants, cafes and bars

Place Shaping & Socio- 1 cinema

Economic Activities 1 university (Central St Martin’s)

2 schools

Reflecting aspirations set out in 1 sports centre

Principles for a Human City, wider 1 recruitment centre

lace shaping activities have . .
P ping 1 construction skills centre
been an integrated thread :
) , 3 new public squares
running cutting across and

underpinning delivery, ac 6 redeveloped parks and gardens

Y
.
.
y
.
.
.
y
Y
.
-
y
Y

2 combined heat & power (CHP) engines

opposed to being viewed as a

separate, supporting element.

Argent has placed significant emphasis on activating King's Cross from the very first phases of
the development: creating a vibrant and long-lasting environment where people want to live,

work and visit. Central to this has been the delivery and activation of public space.

Once complete the site will contain 26 acres of open space and 10 new parks and public
squares. In 2015 alone, 14.5 acres of public realm was delivered. Granary Square, completed
in 2012 is the most significant of these public spaces, providing a focal point for visitors
arriving in the area. Set within a historic environment, the square provides an animated
environment, fringed by cafes and restaurants, and bought to life by a display of 1,000

choreographed fountains.
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2.29 The presence of these public spaces has enabled:

2.30

arts and cultural events to take place on-site, attracting a significant number of visitors

per year (e.g. the Lumiere Event which attracted in excess of 200,000 visitors)
community festivals and events to take place (e.g. family Saturdays at the Skip Garden)

local communities to positively interact with the public space, creating a sense of
ownership (e.g. community volunteering and positive interactions with Granary

Square)

non-permanent arts facilities to be constructed on site (e.g. the King's Cross Pond and
the IFO)

Figure 1.2 Granary Square

local youth and
community groups
to take advantage of
flexible space (e.g.
the Friday Night Out
youth project)

local fitness groups

to operate on site.

(e.g. free Nike

fitness sessions on-

site).

Argent’s working relationship with several charity and community groups has also contributed

to stronger social cohesion on-site. The relationship with Global Generation, a charity focused

on using ecology to bring communities together, has enabled the launch of several community

initiatives on site:

The innovative Skip Garden and café located on-site brings people through
volunteering opportunities to help maintain and run the sustainable urban garden. This
initiative brings together diverse groups of people including office workers,
construction workers, residents and local school children, helping to build local

networks and a stronger sense of community.

The Friday Night Out project brings local children together to play football with Arsenal

FC and learn to cook on-site with Global Generation.

A flagship youth leadership programme which involves local young people from the
neighbouring areas in Camden and Islington to participate in and help create positive

environmental and social change in the Skip Garden and the wider community.

10



The Economic and Social Story of King’s Cross

2.31 Wider commitments to providing local employment and training have been delivered,
including via the King's Cross Construction Skills Centre (delivered in partnership with Camden
Council), and KX Recruit. Both schemes are focused on helping residents to access new

opportunities within the development.

2.32  Argent has also sought to add value via retaining the delivery of its formal S106 commitments,
seeing these as ‘opportunities not obligations’. This is perhaps best exemplified via the
innovative approaches taken to meanwhile uses and public art. A range of mechanisms from
interactive hoardings to the King's Cross Pond (a body of temporary fresh water for swimming)
have been used to encourage people to redefine their perceptions of King's Cross and how

they use the area.

2.33  In all, Argent's integrated and innovative approach to placemaking has arguably helped to
deliver strong outcomes and impacts more quickly than would have otherwise been the case.

This is considered in more detail in Chapter 5.

How Successful Has King's Cross been to Date?

2.34 While 2017 represents roughly the half way stage of the development programme, King's

Cross has already successfully integrated itself

within the wider area, and has gained a reputation . )
o King’s Cross is the most
as one of London’s most exciting new quarters.

substantial fulfilment yet of an
2.35 An indication of the success of King's Cross is the
strength of coverage and feedback received via idea that the best way to
established news outlets and social media. Since transform an urban area, and to
1995, Argent has won nearly 100 awards* for its improve the lives around it with

achievements at King's Cross: from awards for the — . .
facilities and investment, is for

overarching development, to awards for the _

architecture and design of specific buildings, and commercial development to take

for specific placemaking projects (such as the the lead, while working closely

Pond). Awards aside, King's Cross is regularly \yith |ocal authorities and

cited as an example of best practice and learning -
communities.

in development and regeneration within the

development industry and wider media. Rowan Moore, Observer, 2014

2.36  More specifically, the success of the development
to date is highlighted across a range of indicators, including take up of space, the range of
occupiers attracted, footfall and usage levels, media coverage and the extent to which it has

become a hub / anchor for local networks and connections.

4 A full list of awards is provided in Appendix C.
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Strong Commercial Take Up

2.37 Since the completion of the first phases of the development, take up of commercial and

residential space has been strong.

2.38 By the middle of 2016, around 1.4

Figure 1.3 Take Up of Space at King's Cross
million sq ft of space had been

delivered, with 97% of this Total Floorspace  Proportion Let
occupied. Levels of interest in ST _ - _____________

P Completed 1.A4m sq ft 97%
King’s Cross are demonstrated _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ ________
further by a strong number of pre- Under

f C |0[l T t JD
I S /0 o spa e Under sl

development has been let, and

Pre-devel t 1.8msq ft %
40% of space in the pre- re-developmen J l 40%

development stage has been let.
A Broad Profile of Occupiers

2.39 Reflecting its aspirations from the early planning stage, King's Cross has succeeded in
attracting a broad and high profile range of organisations and types of use, from major multi-

national businesses, to arts and culture focused organisations.

Figure 1.4 Example Occupiers at King’s Cross in 2017

PUBLIC ARTS AND

COMMERCIAL SECTOR & AMENITY AND
EDUCATION CULUTRE LEISURE
00 1 'd
<’

GO gle ual: #E= Waitrose

IIAV/AC I kossce _
1 1 /I\VIWD e L Py CARAVAN
. {f\( Frank Bornes &Co.
xg PLATFORM
UN.\:igsﬂL ,‘ A THEnTRE
e e aeoun &5 Camden m

2.40 While all of these occupiers have contributed to the evolution and success of King's Cross, a

number have been particularly important in changing perceptions (and overall placemaking):

o The University of the Arts, Central St Martins — the completion of the Granary Building
in 2012 marked an important and transformational step in the development. Central
St Martins provided King's Cross with an important anchor, immediately attracting
strong footfall flows, and putting King's Cross on the map in London both in terms of

education, but also culture and the arts.

Y 12
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o From a more commercial perspective, the £650m investment® into King's Cross by
Google has also been transformational in term of confirming the area as a new
business quarter for London, able to compete for investment with established

economic hubs and other emerging employment hubs across the city.
Strong Footfall
241 From an almost standing start, footfall to and through the site has increased rapidly,
particularly since the opening of Granary Square and the University of the Arts in 2012.
2.42 Total footfall in 2016 was estimated to be in the region of 7.5 million. This includes:

o Day to day footfall — (people visiting on a daily basis to work, study or for leisure)

o One off visits linked to events — 163 individual events took place on-site across 2016,
attracting an estimated 350,000 visitors. This includes the Lumiere Event which

attracted in excess of 200,000 visitors.

243 New footfall cameras have recently been installed across the site, which will provide more

granular information on footfall when data becomes available later in 2077

Diverse Usage

2.44  The site attracts a variety of individuals from a range of different locations, including workers,
students and leisure visitors. As highlighted by information collected in the 2016 travel survey
(see Figure 3.1 overleaf), these users travel from across London and the UK, including from

locations within the King's Cross Central and Wider Impact Zones®.

2.45 A further snapshot of the demographics and social preferences of visitors is available through
analysis of the users of the King's Cross public Wi-Fi network, since beacons were installed in

June 2016. This highlights that of those logging into the Argent public Wi-Fi network:

o Around 67% of visitors were form the UK, versus 33% from overseas
o Over three quarters of all users are in the 18-34 age category
o Users have a broad range of interests, ranging from sports, to industry, music, film and

television, food and drink and literature.

2.46 Clearly, this dataset only provides a snapshot of those using King's Cross, and it is likely that
certain demographics are more likely to log into public Wi-Fi than others, potentially skewing
the data. That said, the data indicates that King's Cross is already succeeding in attracting a

broad range of visitors.

5 http://www.building.co.uk/frontrunners-emerge-for-googles-£650m-kings-cross-hq/5085398.article

® The Zones have been used by Argent throughout the planning and development stage to consider local

impact. A map of the Zones is provided in Appendix B.

o
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Figure 2.1 King’'s Cross Travel Survey:

Home Address of People Who Work At King's Cross, UAL Staff and Students and Visitors
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Source: Regeneris Consulting, based on 2016 King's Cross Travel Survey
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A Hub for Local Networks and Connections

2.47 Aside from the built environment, the wider socio-economic and placemaking focus of Argent
has helped to establish King's Cross at the heart of a broad network of partners, stakeholders

and community groups.

2.48 The placemaking and community initiatives introduced on-site have helped to effectively
connect local partners, and have embedded the new development within the existing local
context. Some of these are new connections and linkages facilitated directly by Argent's
activity; others are longstanding connections which have been sustained or enhanced as part

of the delivery process.

2.49 Some of these networks and connections are summarised in the diagram below:
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Figure 2.2 King’s Cross Networks and Connections
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The Economic and Social Story of King’s Cross

King's Cross: Wider Area Change

Away from the King's Cross site, the past decade has seen a significant amount of investment
across the wider King's Cross area, which has transformed its physical appearance, transport

connections and local permeability, together with its overall economic role.

The construction of the final stage of the Channel Tunnel Rail Link, enabled the relocation of
the international rail terminus from Waterloo to a restored St Pancras in 2007. The restoration
of the station was widely praised, with the station becoming a destination in its own right

because of a high-quality retail and amenity offer within a strong heritage environment.

Next door to St Pancras, King's Cross Station has been the subject of a £0.5 billion investment
programme, which has seen the delivery of a new concourse, a new public square, enhanced

rail infrastructure, and the restoration of historic station buildings.

The wider area has also seen Figure 1.5 Wider Area Change in King’s Cross

significant flows of investment into V4
world-class buildings such as the X Vg Barnsh
Francis Crick Institute, which opened U

in 2016..

=

In addition, the Regent's Place and

-
O 4
-

King's Place developments have
further enhanced the wider area,
helping to provide a more diverse mix

of uses and amenities.

Together, these wider investments 450 O L KinG™s Trbas

and projects have transformed the

\ Yy, N e il g sCr&;sv..- L

. . b 536 N . .
physical environment of the area, . %' FrandsCrickinsitute .\
Somerd Town . 5t. Pancras)

Regents Plite. - d ¥
providing new places for people to AN incefhationa e X ;

r StPancrag o

visit and dwell, while enhancing the A’ ¢ s, - - :
role of the area as one of London’s  +. = ' '
most important transport hubs. Given o ‘x

the area forms the main gateway to

the King's Cross Site, the importance of this should not be underestimated.
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3. Approach to Measuring Impact

3.1

Summary

In early 2017, the King's Cross development is over half complete. Given the long-term
nature of the development, now marks a good juncture to consider the impact achieved
at King's Cross to date, compiling evidence to help demonstrate and articulate

successes, and steer where future delivery activity should be focused.

Reflecting the diverse nature of developments and place shaping projects, there are
currently a broad range of approaches which can be taken to measuring value and
impact. Drawing on formal government guidance, we have developed a bespoke
approach to mapping the impact of King’s Cross, ensuring that the broad range of

potential impacts are captured and that the assessment is robust and credible.
The approach is underpinned by:
e Ensuring the assessment captures a range of economic, social and fiscal impacts

e Examining the impact of King’s Cross on different spatial areas, from the local to

the regional

» Considering the extent to which impacts are ‘additional’, over and above those

which would have been achieved in the absence of the Argent-led development.

What do we Mean by Impact?

The impact of any development will be multi-layered and complex. In assessing the impact of

King's Cross we have focused on three broad categories of impact:

o Economic impact — the additional impact delivered to the local and UK economies.
Most economic impacts can be tracked and measured in quantitative terms against a
common set of indicators such as the number of jobs delivered, and the overall

economic value (turnover and Gross Value Added) supported by these.

o Social impact — the impact of delivery on the lives of people interacting with King's
Cross: whether living or working on the site itself, visiting the area, or living / working
nearby. While typically more intangible than economic impact, social impact can be

quantified in a number of ways:
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n Wellbeing values provide a methodology for putting a figure on how people
value non-market goods’ For example, the value we experience from
increasing our confidence or from living next to open spaces. These things are
important to us, but are not commonly expressed or measured in monetary
values. We have used the HACT community investment values from the Social
Value Bank to help determine well-being values throughout the document.®
This methodology accounts for deadweight (ie what would have been achieved

anyway, regardless of the intervention).

" Cost Savings to the public sector and therefore society as a result of a particular
intervention. For example, the cost savings to the public sector for placing an

unemployed young person into employment.

o Fiscal impact — the commercial and financial values realised by both the private and
public sector. This can be measured quantitatively in terms of indicators such as

commercial returns, revenues, rates and taxes.

3.2 A balanced approach, which give each of these impact categories equal weight is important

in delivering a full and realistic assessment of impact at King's Cross.

Figure 3.1 Assessment Impact Categories

Turnover

Fiscal

Economic

Commercial and
financial values
realised by the
private and public
sector

Value to the local and
UK economy

Social

Value that people
place on changes in
their lives

" Wellbeing valuation takes data on people's subjective wellbeing (SWB) from large surveys and uses
statistical techniques to assess how different life events impact on individuals well-being. These can

then be used to assess the impact individual projects may have on affected individuals/communities.

8 Source: www.socialvaluebank.org, authors: HACT & Daniel Fujiwara, License: Creative Commons

Attribution — Non-Commercial — No Derivatives License
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Spatial Considerations

In measuring impact, it is important to recognise that the impact of major regeneration

schemes will play out across a number of different spatial levels and geographies.

In the case of King's Cross, there are three spatial levels of relevance:

o The King's Cross site — the direct impact of development on the King's Cross site itself,

covering construction activities, and subsequent operational phases of the

development. The economic and social impact footprint of the King's Cross site is

explored in Chapter 5.
P P Figure 3.2 Potential Spatial Levels of Impact for

o The surrounding area — the

King’s Cross
impact of regeneration ?
schemes on neighbouring Delivering Direct Benefits Across the
x I "
areas is an important King's Cross Site
consideration. The = Direct 1m;_)acts relating t_o
construction and operation 5
potential for impact across » Economic, social, financial impacts o
3 " o it . . m
wider areas was also \ On-site and off-site impacts. J il
acknowledged through the *
definition of the ’Central
Impact Zone' and ‘Wider (_ Catalysing Change across
Impact Zone' which cover Neighbouring Areas
neighbouring  parts  of + ‘Ripple effects’ helping to stimulate
economic and societal uplift across
London. wider area (eg Somers Town)
*+  Requires long term tracking
o London - large scale N\_ P,
regeneration schemes also * -
have significance at much J.E
wider geographical levels. (- Supporting London’s Growth ) g
This is particularly the case Aspirations o
in the King's Cross context, * Delivering against London’s strategic
. . aspirations
which has strategic R !
*  Housing, economy and tech, leisure,
significance locally k culture and arts, quality places ) \/
(Camden and Islington),

regionally (the Mayor of London and TfL), and nationally. The wider strategic impact

of King’s Cross is explored in Chapter 6.
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The Economic and Social Story of King’s Cross

Accounting for Additionality

Additionality is an important element of any impact assessment: are the impacts that have
been achieved additional to those which would have been achieved in the absence of the
intervention? Assessment of additionality is an integral component set out within central
governments formal guidance and standards for impact appraisal and assessment guidance,

as set out within the HM Treasury Green Book.

The best way to understand additionality is to define a ‘reference case’ against which the
impact of intervention can be benchmarked over time. However, this is difficult in the context
of place based regeneration schemes: the continual evolution of places make it difficult to
identify directly comparable references cases, or to understand what would have happened

anyway.

In the King's Cross context, the majority of impact within the red line of the development can
be classified as 'additional’, given that the site was previous brownfield, with limited existing

uses / activity.

That said, it is important to consider the extent to which on-site activity reflects ‘displacement’
of uses from elsewhere in the local area or London, and the extent to which impacts are
retained locally by existing communities. It is also important to consider the 'additional’
impact achieved by Argent through delivery, benchmarked against that which might have

been achieved by a different developer under the same planning aspirations and obligations.

There are also challenges in understanding the impact of King's Cross in catalysing change
across wider areas, given the fact that the wider area has benefited from a number of other
significant investment projects (such as St Pancras and the Francis Crick Institute) over the

same period.

The additionality achieved by Argent at King's Cross is considered in more detail in Chapters
5and 6.
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The Economic and Social Story of King’s Cross

The Economic and Social Footprint of

King's Cross

Summary

The range of interventions at King’s Cross have delivered economic, social and financial

value:

e The construction elements of the scheme have delivered economic value through
the supply chain they have supported, and social value through the delivery of the

Construction Skills Centre.

e The delivery of new homes and commercial space has delivered local economic
value through resident spend and jobs created on-site. Financial value has been
achieved through council tax and business rates, whilst social value has been
achieved through the delivery of a recruitment and skills centre, developed to help

place local people into work.

o The delivery of new public realm has provided social value through the provision of
accessible open space, whilst community initiatives such as local volunteering,
school engagement and community sports events reflect Argent’s commitment to

social cohesion on-site, as outlined in the planning phase.

Using the methodology outlined in the previous chapter, and where data allows, the

impact of activities at King’s Cross to date have been quantified.

Headline findings regarding the economic and social and economic footprint of King's

Cross to date are provided in the infographic overleaf.

It should be noted that this is only a partial assessment of the footprint of King’s Cross,
intended to illustrate the broad range of impacts achieved to date. While an
assessment of impact has been provided where data and methodologies allow, in

reality the full impact of King’s Cross will reach far beyond this.
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Figure 4.1 Snapshot of the Economic, Financial and Social Footprint of King’s Cross
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Introduction

4.1 This chapter provides an assessment of the current economic and social footprint of the King's
Cross site itself — including the physical buildings and assets, and the supporting socio-

economic and community project delivered.

4.2 The range of interventions at King's Cross is broad; as such, we have identified 5 separate

impact categories, each with economic, social and financial impacts attributable to them.

Figure 4.2 Impact Categories

Construction investment to deliver scheme, supporting
training and employment initiatives

New homes/residential/student units delivered

New commercial & leisure floor space delivered;
supporting training and employment initiatives

New public realm, open space and wider infrastructure
delivered; wider placemaking activities

New community facilities delivered; revenue & capacity
building support for local community projects

4.3  The research has been informed by a detailed review of Argent documents and data, together
with stakeholder consultations. Methodologies for valuation are provided within the text

where appropriate.

4.4 The analysis illustrates the impressive footprint of King’s Cross across a broad range of impact
measures. However, it should be noted that this is only a partial assessment of the current
footprint of King's Cross: a quantification of impact has been provided for a selection of
Argent’s activities where data is collected / available, but in reality, the full impact of King's
Cross will reach far beyond this. Guidance on additional data collection which could help to

support a more complete analysis in the future is provided in Chapter 7.
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Impact Area 1: Development Activities

What has been delivered?

To date, development activities on-site have delivered 900 new residential units, over 50
commercial units, numerous new leisure facilities and over 70,000 m? of public realm.
More than 7 historic buildings and structures have also been restored leading to King's
Cross being named as “One of England’s 20 Best Heritage-Led Developments” by English
Heritage.

A commitment to environmental sustainability has always been a cornerstone of Argent’s
approach to construction with 88% of construction waste being diverted from landfill in
2015/16. All new completed commercial buildings to date have received outstanding
BREEAM ratings with over 9,000 square metres of green and brown roofs submitted to
planning to encourage greater biodiversity on the site. The focus for energy efficiency and
sustainability at King's Cross is the on-site Energy Centre. The centre houses a 7MW
Combined Heat and Power (CHP) plant and is one of the largest of its kind in the UK. Once
fully operational, the CHP plant will provide 100% of the development’s heat and hot

water needs and 80% of its electricity.

To support the development’s construction activity, a Construction Skills Centre was
established on site. To date, 1,200 people have been supported into construction related
employment; nearly 600 apprenticeships have been supported; and there have been over

450 NVQ L2 starts.

Impacts Achieved

4.5  Over £3 billion has been invested in the development of the site. This activity, much of it
directly linked to construction, has supported a number of local, national and international
supply chains. Data highlights that over 1,500 different suppliers have been used in total over
the last decade. As demonstrated by Figure 5.1 overleaf, these contracts have been spread
across the UK, with contract values of nearly £590 million in London, £300m in the East of
England and £260m in the North West.

4.6 More locally, around 300 suppliers used have been ‘local’®, with contracts valued at over

£70m. These contracts placed with ‘local’ firms are enough to:

° Defined as Argent's Central and Wider Impact Zones

""u
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o Directly support nearly 500 direct jobs in the local impact areas, and total Gross Value

Added of around £33 million within these areas.

o Support a total of around 1,300 jobs and Gross Value Added of around £93 million

across London when multiplier effects are taken into account.

Figure 4.3 King’s Cross Supply Chain Contracts (€Em) 2007-17

Location of suppliersin London

Total Expenditure (€m)

. Under £1m
(O £1m-£100m
() Over £100m

Source: Argent LLP and Regeneris Consulting

The scale and longevity of the development investment is highly significant and represents a
strong benefit to the local labour market. Reflecting this, Argent has invested in a Construction
Skills Centre to support local residents to access employment opportunities. The benefits
arising from employees gaining new qualifications through the Construction Skills Centre can
also be quantified in economic terms. The department for Business, Innovation and Skills
estimates that the total public value per employee achieving an NVQ level 2 qualification is
£485: this includes economic benefit to the individual, and financial benefits to the state

relating to tax and benefits. Applying this figure to the number of young people who have

""u
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received an NVQ level 2 in construction since the launch of the construction skills centre results
in total public value of £217,000 per year. Assuming an average working lifetime of 40 years,
the estimated lifetime public value associated with people supported to receive an NVQ L2

qualification is £4.6 million in current prices™.

4.8 A value can also be placed on people enrolling in and completing apprenticeships at the
construction skills centre. The department for Business, Innovation and Skills estimates that
the total public value per apprenticeship start is £1,316: this includes economic benefit to