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Since 2013 it has been an
objective of ours to carry
out a socio-economic impact
assessment on all our major
projects once occupied for more
than 12 months.

We believe this is a vital part
of the development’s journey
to ensure it is playing its part
in providing a positive socioeconomic impact within its
neighbourhood.
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Therefore in 2019, we carried
out our 3rd such assessment,
on White Collar Factory and
Old Street Yard

For this assessment we investigated not only the
development’s impact upon local stakeholders but,
for the first time in our assessments, we also asked
them to measure occupier wellbeing. A building’s
impact on people’s health and wellbeing has become
increasingly important and therefore it was essential
to us that this was included in our assessment.
Also new to this assessment was an exploration into
what insights the field of neuroscience could provide.
Whilst not a traditional method of understanding
how people interact with a place it is nonetheless a
complementary way to gain further understanding
into how a place can enhance people’s lives and
provide the best possible environment in which they
can live and work.
This document not only sets out the results of
the assessment but also, through a series of
recommendations, what we can take away to further
improve people’s experience of White Collar Factory
as well as lessons for future developments.

Introduction
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The methodology is set out from page 11.

The approach to this assessment was three phased.
A desktop research stage involving a site visit,
stakeholder mapping and interviews. This was
followed by a period of on-site research which
included included surveys on the streets, with local
business and with occupiers. Finally, an analysis of
data and production of the report.
The research focused on what outcomes and
added value, if any, that the development may
have had on the immediate neighbourhood and
local stakeholders. The analysis then sought to
understand its impact from the perspective of its
stakeholders. A broad range of stakeholders were
chosen to establish a broad base of opinion:
•
•
•
•
•
•

On-site employees
Building occupiers
Local businesses
Local residents
Local workers
Local Authority (London Borough of Islington)

Our
approach
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On-street perceptions about the development and
how it fits within the local area are high, as evidenced
by the positive scores opposite. On-street survey
participants were asked on a scale of 1-10 to rate
their perceptions with 0 being very poor and 10 being
excellent. The main subjects that were remarked
upon positively were the green space, pleasant
and open areas, feelings of safety, cleanliness and
architectural appreciation.

“I like the blend
between the old
and new”
“Positive as its
more modern and
there is a good mix
of people here”

We wanted an understanding of whether occupiers
are happy in the building and have a sense of
wellbeing given the presence of various on-site
facilities. Responses indicate that Old Street Yard is
having a positive impact on people’s self-reported
wellbeing and the green space at Old Street Yard
is seen as one of the best aspects interacting with
people’s wellbeing. It can lend itself to a number
of uses; a space to rest and take time away from a
desk, a space to meet with colleagues for informal
meetings, a change of scenery. Its flexibility means
that it can be many things to a range of people.

Occupier
wellbeing
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“The airy feel of the
building helps with
my own personal
wellbeing”
“I have started cycling
a lot more to work
since there are great
storage facilities
here”

10.0
When asked what is most liked about the
building occupier comments were positive

“Feels modern and
clean. Nice views”

9.0
8.0
7.0

7.4

Such opinions have resulted in a
high score of 7.4 out of 10 when occupiers
were asked to score their feelings of pride
at working at Old Street Yard.

“The rooftop and cycle/
shower storage facilities
are really good and
maintained to a very high
standard of cleanliness”
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“Central location,
rooftop bar, feels
safe and very clean
everywhere”

7

%

increase in footfall for
local businesses

Local businesses estimate
that the average percentage
of their customers who
work at Old Street Yard is

65

%

Economic
value
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18

%

of local businesses
questioned believe
the area has changed
positively since Old
Street Yard opened

We believe it’s important for our buildings and the
businesses therein to enjoy the local area and, as a
direct result, boost the local economy. Results shows
that the development is having a positive impact on
local footfall and revenue. Local businesses estimate
that the average percentage of their customers who
work at Old Street Yard is 18% and occupier spend a
total of £6,636,800 per annum with local businesses.

occupier spend a total of

£6,636,800
per annum with local businesses.
“I like that we get discounts to local
restaurants and bars and collaborate
with local businesses with pop ups etc”

“Good variety of locations to eat
and drink”

Neuroscience offers an alternative method
of measuring how people interact with their
environment and the effect a place has on the
individual. It can provide a link between place
and known biological mechanisms of health and
wellbeing.
Attributes in the built environment which interact
with the neurological, cognitive, behavioural and
mental health of an individual were identified. These
include accessibility, saliency, green space, physical
commuting, noise and air pollution. These attributes
were then applied to the development and the level
of impact they have on an individual were assessed.

Neuroscience
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Noise

Accessibility
Effect: An unwelcoming space reinforces
the sense of “other” and exclusion which
impacts on cohesion and positive wellbeing.

Effect: Its pivotal location on Old Street
roundabout can be seen as a positive in
terms of centrality and access however
it also brings with it traffic noise.

Recommendations: Improved inclusion
reduces social and emotional barriers,
improves mood and mental performance.

Recommendations: Noisy environments can
lead to cognitive load, impaired processing and
learning and can be a source of discomfort.

Relevance to the development: It has been
designed to create an inclusive space for
occupiers and visitors and for others who may
want to use the publicly accessible spaces.

Relevance to the development: Noise
proofing and testing were an integral
part of the planning process.

Green space
Effect: A lack of green space,
common in cities, can contribute
to increased levels of stress.
Recommendations: Access to a
green space can alleviate stress
and can have a positive impact on a
person’s emotions and thoughts.
Relevance to the development: It
has been designed with wellbeing
at its heart and includes new
green space and outdoor areas
for people to enjoy and share.
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Neuroscience
Saliency
Effect: Focus and attention/
distraction: Any sensory input can take
precedent over others of both the same sense and
of others causing a jarring effect on the senses.
Recommendations: Design, signage and flow can
ensure that the most appropriate aspects of the building
are the most salient both visually and audibly.
Relevance to the development: The development
aims to create an environment in which occupiers can be
productive, creative and focused on intellectual work.

Physical
commuting
Effect: Physical commuting comes in
many forms now and is no longer exclusive
to tube and train journeys, although the
development’s close proximity to Old Street
station means many occupiers travel this way.
Recommendations: Cycling and walking
can reduce stress, improve mood and
enhance cognitive performance.
Relevance to the development: Cycling
provisions on site help occupiers to choose
an alternative to tube and train journeys.

“Derwent London engage
the local community and
understand the needs better
than any other developer
they work with. Hopefully
they can effect positive
change”
Stakeholder interview

What
Next?
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Our socio-economic impact assessments are not
only an exercise to highlight what the building is
doing well but to ensure steps are taken to maintain
the positives.
Our Tech Belt Community Fund has been supporting
organisations in the local area since 2016. Its primary
goal is to support grass roots projects that matter
most to the local community and that will result
in greater opportunity and bring about positive
impacts.
The Community Fund is also a conduit for long
term direct engagement with local groups. Initial
introductions borne out of the Fund have sparked
ongoing conversations which enable us to explore
ways in which we can help in the future.
The assessment is also a tool for seeking
recommendations that can eliminate or mitigate
any negative impacts. To this end future plans
include projects that continue to build on the site’s
integration to the local area, for example initiatives
that bring together businesses and society to tackle
social isolation and loneliness across all age ranges,
and work experience opportunities to showcase the
sectors and companies that call this area home.

Methodology for the
Socio-economic impact
assessment of White Collar
Factory and Old Street Yard
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1.0 Introduction
Derwent London commissioned JLL to evaluate the socioeconomic impact of Old Street Yard to understand the net
impact (positive or negative) that the building has had on the
local area and community.
The overall methodology used was an outcomes-based
approach, to evaluate the change that has occurred as a
result of the building’s development. An outcomes-based
methodology measures the change that has occurred compared
to if the development or refurbishment has not taken place. It
is focussed on long term outcomes rather than outputs – i.e.
quantifying what has happened as a result of an activity, rather
than quantifying the activity that has taken place. Metrics and
points of measurement were informed by previous socioeconomic studies and good practice, in addition to relevant
document from the UK Green Building Council and BREEAM
Communities.
The analysis sought to understand the impact of Old Street
Yard from the perspective of its stakeholders who experience
change or impact. Identifying what changes are important for
stakeholders helps define the most significant and material
outcomes for those key groups, and informs the indicators of
whether, and by how much, the outcomes are being achieved
or not. This helps move the analysis beyond relying only on
measures of change in outputs e.g. number of workers or
economic value, and thus broadens the evidence base to include
measures of change in outcomes as a result of those outputs
e.g. improved quality of life scores or improved sense of place.
i

The research was focused on what outcomes and added value,
if any, that Old Street Yard may have had on the immediate
neighbourhood and local stakeholders. This included identifying
any material effects on residents, local businesses and workers,
the Local Authority’s objectives for the area, and whether the
quality of the immediate location has been enhanced.
It was important to gain a reflective and broad evidence base
that could be triangulated by different stakeholders and sources
of information, to reduce bias or over-reliance on one viewpoint,
or one dominant group.
Therefore, the research approach comprised a blended
approach, using quantitative measures (data and surveys) and
qualitative evidence (interviews and consultation). This was to
best demonstrate if the outcomes and objectives identified were
achieved from the development. This involved engagement with
a significantly broad range of stakeholders, including:
•
•
•
•
•
•

Derwent London (head office and on-site employees)
Building occupiers
Local businesses
Local residents
Local workers
Islington Council

The study was undertaken between March 2019 and October
2019 and the timeline was dictated by demolition of the nearby
Featherstone Building which Derwent London has acquired and
is in the process of redeveloping.

The research was conducted in three phases:
Methodology table:

Stage 1 – Desktop research
Project set-up, project review &
one-on-one stakeholder
a)
b)
c)
d)
e)
f)
g)
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Kick Off meeting
Site visit
Project document review
Stakeholder mapping
Stakeholder interviews
Desktop research
Data collection plan

Stage 2 – On-site research
Stakeholder engagement & surveys

Stage 3 – Results
Analysis & production of reports

a)
b)
c)
d)

a)
b)
c)
d)
e)

On-street survey
Local business survey
Tenant survey
Urban design analysis

Quantitative data synthesis
Qualitative feedback synthesis
Neuropsychology research
Production of report & methodology
Presentation to Derwent London

2.0 Kick-off meeting
A kick off meeting was held on 8th Novermeber 2018 with
John Davies, Head of Sustainability and Helen Joscelyne,
Sustainability Manager at Derwent London.
3.0 Site visit
A site visit was held on 18th Novermber 2018 with John Davies,
Head of Sustainability and Helen Joscelyne, Sustainability
Manager at Derwent London. In addition to a tour of the building,
JLL spent time working on site at Old Street Yard and conducted
a survey of the local area, taking photos and identifying potential
impacts of the building, potential stakeholders for consultation
and potential survey locations.
4.0 Project Document Review
A review was undertaken of existing documentation about Old
Street Yard to confirm essential information about the building
and its potential impacts. The following documents were
reviewed:
•
Planning Application
•
Floor Areas
•
Tenancy Schedule
•
Tenant staff numbers
•
Visitor numbers
•
Supplier employee numbers
•
Community event schedule
•
Property management spend

iii

5.0 Stakeholder Mapping
A stakeholder mapping and prioritisation process was
undertaken to identify the key stakeholders that are impacted by
and interested in Old Street Yard.
The list of stakeholder groups was created based on: standard
categories for stakeholders used by JLL as part of other
stakeholder mapping processes, the brief from Derwent London,
the site visit and stakeholders engaged as part of previous
socio-economic impact assessments conducted by Derwent
London.
The stakeholder groups considered were:
•
Local residential community
•
Local workers
•
Local businesses
•
Islington Council
•
Local elected official
•
City Hall
•
Tourists and visitors
•
Tenants
•
Target tenants
•
Suppliers
•
Local charities
•
Local community groups
•
Local schools
•
Local public organisations (e.g. hospitals)

The priority stakeholders were determined using a stakeholder
mapping process which identifies what influence they have
over Old Street Yard i.e. the extent to which they can influence
the design and continued operation of the building, and what
impact Old Street Yard has on stakeholders i.e. the extent to
which stakeholders’ existence/operation/livelihood or delivery of
services is affected by Old Street yard using a scale of 1 to 5:

Prioritization was undertaken using the same sources of
information as the previous steps and a combined prioritization
score was calculated by multiplying the scores for impact and
interest.  Manual adjustments were also applied using professional
judgement to determine the stakeholders to be interviewed
ensure that key stakeholders were consulted and to reflect the
scope limitations of this research project.

Impact
1.
There is no impact on the stakeholder
2.
There is some impact on the stakeholder, but the impact is
low i.e. occasional or intermittent impact in one area
3.
There is a regular or moderate impact on the stakeholder
in more than one area which has a moderate impact on
their operation/living/delivery of services
4.
There is a high impact on the stakeholder in multiple areas
and their operation/living/delivery of services is strongly
affected e.g. impacts causing significant time delays, cost
or health impacts
5.
There is a very high impact on the stakeholder e.g. daily or
hourly impact which critically affects the stakeholder’s
ongoing existence/operation/living/delivery of services

The priority stakeholders identified to be interviewed were as
follows:
• Tenants: Tenants were selected for interview as two of the
four elements on the brief focused on understanding the
impact of the building on tenant’s (their health and feelings of
community/cohesion).  As Old Street Yard is also a mixed-use
building, tenants were also identified as providing perspectives
on the multiple uses in the building.
• Local community groups: Local community groups engage
with multiple people and have feedback from their daily
interactions with the local community which is often not
formally recorded or communicated.
• Islington Council: Due to scope limitations, Islington Council
was interviewed as local authorities have an understanding
on multiple socio-economic issues and act as a proxy for the
wider local community and multiple stakeholder groups.

Interest
1.
No interest
2.
Low level of interest which is occasional or intermittent or
restricted to one area
3.
Moderate level of interest in one or more areas
4.
High level of regular interest in multiple areas
5.
Very high level of daily interest
iV

6.0 Stakeholder Interviews
Interviews were conducted with priority stakeholders to help
identify the socio-economic issues to be researched further in
subsequent stages and to provide qualitative feedback on the
impact of Old Street Yard to be triangulated with other findings.

7.0 Desktop research
Desktop research was undertaken to verify the impact of Old
Street Yard identified by the previous stages.
References to exact sources are provided throughout the text and
sources which were reviewed include:

•

•
•
•
•
•
•
•

•
•
•
•

An interview template was created and the following interviews
were conducted:
Caroline Wilson, Head of Inclusive Economy, London
Borough of Islington
Frederico Lopes, Senior Account Manager, Paper Round
James Dellow, Youth & Innovation Manager, Soapbox
Rachel Walker, Workplace Solutions, Capital One

Quotations from the interviews are included throughout this
report.

V

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Age UK
Business in the Community
Department for Digital, Culture, Media & Sport
Environment Agency
European Union
Eurostat
Greater London Authority: London Plan, City Fringe
Opportunity Area
Homes and Communities Agency
Joseph Rowntree Foundation
London Borough of Barking and Dagenham
London Datastore
Ministry of Justice
New London Architecture
NOMIS
Office National Statistics
Police
Public Health England
The Guardian
The Lancet
The London Borough of Hackney
The London Borough of Islington
UK Parliament
World Health Organization

8.0 Data collection plan
A data collection plan was then created in order to collect data on
impacts identified from the previous stages in Stage 2. Details of
the data collection undertaken in Stage 2 are provided below.

vicinity of Old Street Yard on 02/07/2019, 03/07/2019, and
08/07/19 2019 between 10:00-12:00, 14:00-15:30pm and 14:0017:30.  

9.0 On-street survey
On-street surveys focused on perceptions of design and
architectural quality, blend with other buildings, public space,
quality of the building compared to other buildings, sense of local
wellbeing, contribution to reputation of the local area, feelings of
safety, access, dwell time and spending patterns.   

Surveys were designed to measure the impacts identified from
Stage 1 and were based on similar surveys conducted by Derwent
London previously.

On-street surveys with residents/workers/students/commuters/
tourists and passers-by were conducted around the immediate

Sample surveys are included in the appendices and included a mix
of quantitative and qualitative questions.
28 completed survey responses were received.

On-street survey location map:

Surveys were conducted by trained market researchers in
locations 1, 2, and 3 on the below map.

a
D
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10.0 Local business survey
Surveys of local businesses focused on local spending, business
revenue trends and footfall trends.
Surveys of local businesses were conducted around the
immediate vicinity of Old Street Yard on 02/07/2019, 03/07/2019
and 08/07/19 2019.

Surveys were conducted by trained market researchers at
locations A, B, C, D, and F on the below map. The majority
of business responses came from locations A, B, and D as
businesses in locations C and F were less willing to participate.

Surveys were designed to measure the impacts identified from
Stage 1 and were based on similar surveys conducted by Derwent
London previously.
Local business survey location map:

a
D
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11.0 Occupier survey
The occupier surveys were conducted via secure online
questionnaire. An e-mail was sent to a representative of each
tenant in advance to obtain approval to conduct a survey of their
employees and to encourage responses. A small incentive was
offered to encourage participation and no personal data was
required for submission.

Access
The pattern of the streets and thoroughfares were analysed in
the vicinity of Old Street Yard, an area ranging from its immediate
perimeter to a defined radius, up to a maximum of 500 metres.
The amount of footfall around the building was then observed.
The assessor returned to the same positions several times during
the observation period.

34 responses were received.

Engagement
The level of interaction passers-by/people had with their
environments was measured through direct observation of
the type of activity people were engaged in. Interaction with
the environment was observed, not social interaction with one
another. This was then related to the building/urban surroundings
by indicating it on a map through the scale described below:

12.0 Urban design and impact analysis
Qualified, experienced assessors from Envoy Partnership carried
out an urban design and impact analysis. The analysis itself
assessed the building’s fit and sensitivity of design with the urban
and historic fabric of the immediate neighbourhood around Old
Street Yard.
This was to triangulate evidence of integration from qualitative
interviews and surveys with residents, workers and business, as
well as to ensure that any gaps in impact were identified.
The assessment seeks to measure how well the building relates
to its urban environment, as well as the human behaviour allowed
for by its design and that of the urban surroundings. The method
of assessment used looks at human behaviour (access and
engagement) which can be more objectively measured, and the
perception of the environment (quality/contrast of architecture)
which is more subjective and dependant on the assessor’s
experience in the field.  

VIII

1.
2.
3.
4.
5.
6.

Almost no one around
Commuter foot traffic, no stopping
Walking/Window Shopping/Resting outside of buildings/
Viewing buildings and artwork
Working in public view/some people in shops and buildings
(able to be seen from the street)
Shops/café’s spilling out onto street/open air market stalls/
many people in shops
Larger congregations of people engaged in a single 		
activity, performances, and assemblies

Note that this is distinct from Access; there were areas where
large amounts of people flowed but with no engagement with
their surroundings (i.e. people would use a route solely as a
thoroughfare).

Quality (of materials) and contrast of architecture
The quality of the building was carried out through visual
assessment via the identification of materials used, an
assessment of how the building has weathered over the years and
its upkeep.

individual were identified and the level of impact that Old Street
Yard has on an individual was assessed on a Low, Medium or High
scale. Recommendations were made from insights gained via
scientific research on how and why these interactions occur, and
how Old Street Yard may adapt to change outcomes.

Contrast
The contrast with the existing townscape or ‘urban fit’ was
assessed through visually assessing the surrounding buildings
and streetscapes. This took into account: materials, scale,
building alignments, fenestration and plot widths of the building in
comparison to those same factors in its surroundings. A grading
of high, medium and low contrast was then provided to compare
against survey perceptions on how well the building blends with,
compliments or enhances its setting.

14.0 Comparison against other socio-economic impact studies
A desktop review was undertaken of existing socio-economic
impact studies on office assets and other mixed-use real estate
developments. The studies identified were:

13.0 Psychology and Neuroscience research
A literature review was undertaken of cognitive, behavioural,
clinical and neuroscientific psychological research, by an
expert trained in psychology. These four areas of specialism
were selected due to their close relationship with how people
understand and interact with the fabric of a physical place.

•
•

Interactions between the attributes of our physical environment
and the mechanisms of the brain are well documented in
neuroscience, which is concerned with how different areas of the
brain correspond to mental processes, and how these interact
with the environment.  

•

Attributes in the built environment which interact with the
neurological, cognitive, behavioural and mental health of an
IX

•
•

•
•

•
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