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King’s Cross & St Pancras

Source: Google Earth 



King’s Cross – St. Pancras Regeneration London

SUCCESS:
heritage 
business/economy/education
tourism (11 million pa)
design

BUT
social impact: displacement 
community park
gentrification who uses it?
privatisation
affordability?

Apartment: £7m



Source: BBC London 2024

The Shard and 

London Bridge 

Station 

‘A vertical village above a reconfigured and 

vibrant public realm: residences, offices, 

hotel, retail and public spaces…’

(Renzo Piano)

• Integrated into infrastructure project 
(£1 billion) 

• Outside the strategic plan for London
• Set precedent for tall buildings all over 

London: 600 in pipeline 
• Up to £50 to experience the public 

realm
• £50 million for an apartment



HOW TO INTEGRATE all 
stakeholders in the 
development process?



tourism:
the public

office:
developer

theatre:
culture

retail: 
architecture

housing:
profit

The planner’s role: who has led these developments?



‘Northstowe is a sustainable new development near 
Cambridge where modern amenities are planned in 

an area rich in local history’

UK Government 2024 The Case for Cambridge
Cambridge Science Park North Proposals, source:https://www.cambridgesciencepark.co.uk/cambridge-science-park-north
Draft Plan for Greater Cambridge, p. 100



The approach to the 
‘sustainable’ 
development of 
Northstowe ‘New Town’ 
Beyond Cambridge over 
the green belt

Is this a failure of 
planning? 



beauty, architecture, net zero housing, landscaping, transport facilities, schools, shops, health facilities, economy, community spirit. 

What is missing? 

'Why have the volume housebuilders been so 
profitable?’ is published by the UK Collaborative Centre 
for Housing Evidence

https://housingevidence.ac.uk/publications/why-have-the-volume-housebuilders-been-so-profitable/
https://housingevidence.ac.uk/publications/why-have-the-volume-housebuilders-been-so-profitable/


Covent Garden: community protest in 1970s stopped demolition & saved the market



Protest against demolition saved 
the market

Benefits: regeneration of Opera

Heritage

44 million visitors per annum

Gentrification 



Birmingham city centre: architecture-led
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The planner 
conducts 
the orchestra

Reflection is 
part of 
good planning



Charter of European Planning
Planner’s role

❖  Public interest: balancing competing demands and enabling communities

❖ Vision: overseeing the efficient use of land

❖ Scale: making connections - strategic/national to local 

❖ Well-being: ensuring quality of life for all

❖ Climate Crisis: protecting the planet from destruction by climate and  corruption

❖ Diversity: differentiating between cultures, working together with European-wide 
organisations



? Phase 1 ambition strategic 
policy planning architecture  engineering public 

consultation stakeholders politicians: 
decision construction 

planning

PHASE 
ZERO

planning

architecture

engineering

constructio
n
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s
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consultatio
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labour

strategic 
policy

supply 
chain

landscaping

regulation

landowners
hip

investment
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history

heritage 

transport 

INTEGRATION 
FROM THE 

OUTSET

N O T  A  L I N E A R  P R O C E S S

PHASE ZERO
‘a critical, iterative process at 
the earliest stages of 
development … which 
establishes foundational 
conditions for integrating 
sustainability, circularity, 
culture …’

The Development Process



PHASE ZERO
• Align with Baukultur from 

the outset

• Long-term strategic planning 
– regulations, policy, 
biodiversity, community 
needs, markets

&
• END OF LIFE RE-USE

•  extending the life cycle of 
buildings, materials and 
infrastructure by re-
purposing land and 
materials

https://www.davosalliance.org/home



Holcim 2023



Education 
City architect/City planner

Commitment to good quality
Smart regulation + enforcement
Exchanging ideas and practice
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