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This report(and attached ppendices) constitutes the formal response of the Team London Bridge

(Business Improvement District) to the Network Rail London Bridge Stsiaiopmentplans.

Team London Bridge

Team London Bridge Busindsgprovement District (BIDJepresents oveB00 businesses in the London
Bridge area stretching south of the Thames River from London Bridge to Tower Bridge. These businesses
range from large bluehiporganisationsuch as Ernst & Young, PWC and Norton Rose through a diverse
community of small ath medium sized enterprise$he executive team reports tihe BIDBoard made

up of business representativeQur comments arsvithin the contextof the work we carry out as RIQ
ensuringagreedbusiness objectives for thBIDarea are met and the busingsnvestment (£800,000+

capital per annum) through the BID levy is well spent.

In November2010 Team London Bridge secured a extended term of five years from Q016
following a successful business balla®8%support by number an@8%support by rateable value. As

part of our renewal campaign the following strategic objectives wereed for the area

afirst class transport interchange

- apedestrianfocused public realm

restoration ofthe historic railway arches

- anincreasd and variedetail offer

Consultation

The London Bridge Station development is recognised as being of fundamental importance for the
continued regeneration of the area. As such the Board felt thather to the broad brush strategic
objectives outlined above, the busiss community should be consulted in greater depth as to their

response to the planning application.

Research consultants Hamiltwock were commissioned to take forward a three part consultation
exercise. This comprised of:

- 2focus groupgeach of7 busnes®s) ¢ eachgrouphaving Board member representation

- 14 indepth 11 interviews with aseniorrepresentativefrom arange oflocalbusinesses

- 100 quantitative surveywith employees from the area
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Each method of consultation sought responses to qoestiarranged under the strategic headings

noted above. A further sectiospught responses as to how business should be communicated with.

Team London Bridge response

Our research indicatethat the business community strongly supports thievelopmentof London
Bridge StationTheproposeddevelopmenthas the potential to create a world class stati@f.particular
importance to the business community is that Network Rail, Southwark and TfL should redbghise
very significant capital and ongoing revenmvestment is needed to bring the pedestrian environment

on Tooley Street up to world class standards.

There is strong business support for a more imaginative recogrifighe potential of the arches and
tunnels Our business community and employesg also seeking a moneried retail offerthan that
currentlyon offer. Network Rail and the planning system should also acknowtedgéhe lively mix of
business, leigre and cultural organisatiorthat currentlyoccupy the tunnels and arches aredgtal to

the character of the area.hiErefore thismix should be retained withirthe station Finally, businegs

are seeking a significantly improved level of communication regarding the development and disruption

mitigation.

Team London Bridg&tronglybelieves that addressing thestortcomingswill helpachievea world class
and culturally sensitive regeneration of the area alongside a world class transport interchange. To that
end Team London Bridgés supportive of the station development whereliife recommendations

outlined below are considered and implemented.

The recommendations below come dirBctout of the research findingdurther supplementedby
discussion at both Executive Team and Board level. The recommendations are consistent Wéihrthe

London Bridge formal response April 201 (2 { 2dziKgl NJ Q& . Fyl1aARS g |

Planning Document.

It is important that the recommendations are considered (and implemented) as a whole.
Recommendations under any one heading wakitively impact upon the challenges and suggested
solutions noted under the other headings. There is a large degfemserlap between the headisg
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Recommendations

Stationdevelopment plans

1. Publish a Construction Management Plan followiaigonwith the business community.

2. Implement Legible London as part of the station development

3. Greater consideration should be given to station linkageh e London Bridge City Pier.
4

Increase cycling infrastructure capacity and facilities as part of the staéieelopment
Public realm
5. Address pedestrian congestion on Tooley Street.

6. Significantly improve the St. Thomas Street stationaxit pedesti@n environment.

Arches & tunnels

7. Radically improve the Bermondsey Street tunnel environment.
8. Implement active frontages in the St. Thomas Street arches anmddhdsey Seet tunnel.

9. Protect and enhance the existing cultural offer within the statioader-plan.

Retailand business strategy

10. Increase the quality and the range of the retail offer.

11. Designate St. Thomas Street arches as a location for creative retail and leisure outlets.

Communication
12. Network Rail to work with Team London Bridge todurce a dedicated business communication

strategy.

Please note that these recommendations are detailed in much greater depth under the their

appropriate headings.
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www teamlondonbridge.co.uk



The report is structuredround the five researchraas.These beig:
- Station development plans
- Public realm
- Arches andunnels
- Retailand business strategy

- Communication

Under each of these subject &dingsthe report is structured as follows:
- Brief overview is given for each area
- Key %1 research findings
- Key foas group research findings
- Key quantitative research findings

- Recommendations

Reference material
Team London Bridge will be publishing and making public both this report and the research findings. In
addition to the research data outlined above Team dam Bridge has drawn on the following

documents in preparing this paper:

Document Author Date published
London Plan Greater London Authority July 2011
Southwark Plan Southwark Council April 2011
Team London Bridge 20416 plan | Team London Bridge August 2010
Team London Bridge SPD respon| Team London Bridge April 2010
Bankside & London Bridge SPD | Southwark Council 2010(Draft)
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Research overview

The London Bridgeusiness community igery supportive of thelevelopmentplans for London Bridge
Station. The increased transport capacity, the spacious ground floor concourse and ichprove
accessibility and permeability are particularly welcotdaefortunatdy the stationis perceived as being
primarilygeared towads being aransportinterchange and not well thought out in termslatfking with
the adjacent public realnBignificant concerns remain as to the capacity of Tooley Street to handle
increased pedestrian flowbat are predicted in the decades to comméere is an absence of any

mention of linking to thd_.ondon Bridge&ityPier facilitiesThe roof design is supported.

Key %1 research findings
- The majority view of the respondents is that the station arezuisently dirty, overcrowdedand
confusingto navigate as signage is very poor.

- Asked which three actions would improve the station atehinterviewees noted

Actions %
Easier access to the station 36%
Safer and more welcoming 36%
Better retalil 21%
Improved signage 21%

- All 1-1 interviewees(100%)were in favour of the increased passenger capacity withirstagon.
Concerns were expensed that the increased station capacity would reqdtestrian congestion
on Tooley Street remerging post development

- The station needs to incorporasubstantial toilet facilities

- The overwhelming majority of-1 respondents agreed thahe provision of new entrances in
Tooley Steet St.and Thomas3reet were welcomedandwould bring benefits to the area.

- Eleven 11 respondentg79%)were appre@tive of the roof design.

- Thetable below shows theatings(10 being fullysupportive for how supportive the 41

respondents and their businesses are of the pliamghe London Bridge Statiatevelopment.

Rating %
10 14%
9 7%
8 50%
7 29%
Average 8.07
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Keyfocus group research findings

Group 1 felt that the re-development of the stabn is long overdue. The station is currently

difficult to navigate has poor signage and poor access to théista As a major London terminus

it does not provile a good experience to travellers.

¢CKS adlradAz2y YR adaNNRdzyRAYy3a I NBI gl ad RSAONROS
capacity of the station has already been exceeded. On a positive note, the arches provide for an
interesting business mixnathe south side of the area amdfersgood potential for a sympathetic
re-development of the area.

There was a consensus in Group 1 that the primary key improvement was safety and the
perception of safety. Other suggested improvements included easiesado the station, a
comprehensive improvement in signage both within the station and the surrounding areas and
easier accesthroughimproved pedestrian traffic flows.

There was a general consensudoth groupghat the proposed increased capacitytbé station

will be good for the area, for both retail businesses and corporate businesses.

CKS INIAAGQa AYLINBaarazy 2F GKS ySg aGNBESG €SO
Group 1 considered thahe new design for St. Thomase®t did notprovide shelter for

pedestrians in inclement weather. It was suggested that if the glafifsinf the arches were

pushed back they could create a covered pedestrian walkway thus providing extra pavement area
in St. Thomas &iet without reducing the rod/traffic area.

The new St. Thomasr&ét station entrance area was thought to be cramped and would not

provide such a good experience as that of the new entrance to the station on Tooley St.

Both groups were supportive of the design of the new roof.dcéoms were raisedf a possible
greenthouseheatingeffect in the summer andeed to ensure that the roof was cleaned and
maintained to the highest standards.

Thetable below shows theatings(10 being fully supportive) for how supportive the focus grou

respondents and their businesses are of the plimnghe London Bridge Statiatevelopment.

Rating %
9 17%
8 50%
7 17%
5 17%
Average = 7.5
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Keyquantitative research finding:
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Recommendations
1. Publish a Construction Management Plan following consultation with the business community.
- While the London Bridge business community recognises that disruption isaiplevifiven the
scale of the statiomlevelopmentit is essential that this has a minimal impact on businesses and
business activity in the area. Team London Bridge ask that Network Rail and Southwark Council
work closely with businesses in the preparatioldaommunication of a Construction

Management Plan for the development.
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2. Implement Legibld.ondon agart of the station development
- Itis essential that signage in ts&ationand around the station be improved so as to enhance
way-finding andencourage walking.eamLondon Bridgestrongly supports Legible London as a

tried and tested standardised signage system for Londais will link to and complement the

extension of Legible London across the London Bridge and Bankside areas.

2 F LBt A[ySiKAD fAS/

Legible London ostreet signage. 1y SEIl YLX S

3. Greatr considerationshouldbe given tostation linkages withthe London Bridge City Pie
- The station masteplan needs to recognise the future potential ofar transport services and
the consequenheed for London Bridge Stan to link with the facilities at London Bridge City
Pier. This recommendation has not come out of the research findings but is consistent with the
Team London Bridge response to the Bankside & London Bridge SPD subim&8idiand
with TfL and GLA treport policies.

~

7 ™ S — B - “-:
0 4 ] \a\‘,» A
W, 7
I-,._.IJ’. e )

RIVERBOAT SERVICES |

’

Link to / signpost London Bige City Pier | Thames Clipper links to Canary Wharf and Westminsi

4. Increase cycling infrastructure capacity and facilitias part of the stationdevelopment
- Weare concerned that the mastgrlan approach to cycling infrastructure is insufficiertte
development of the station will result in the loss of the TfL supported secure cydepthe

rear of On Your Bik&he area will also lose the lostanding independent On Your Bike store.

Team
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- Theremoval of both Stainer Street and Weston Street (boitlvhich are welcomediven the
public realm gainsresulsin a significantly reduced number of options for cyclists travelling
from the Bermondsey area through London Bridge and onwdradsse challenges are likely to
be exacerbated by the continuing wohes ofcyclists cycling to work.

- Werecommendthat Network Rail work with Southwark Council and local cycling groups to
ensure that a long termplanto increasecycling infrastructurés builtinto the station plans.

- Given the concerns raised about tbengested pavements in the area all cycle parking and any
additional Boris Bike stations should be located where they will not add to congeBlierst.

Thomas Street area is therefore more appropriate than Tooley Street for such facilities.

Team
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Research overview

¢22fSe {GNBSGIQa YyINNR¢g yR O2y3SaiSR LI @SYSyida

participants and are consideredmajor failing in the local environment. The London Dungeon queues

12

exacerbated these problems and should be addressed within the overall station delsigrugh

contentious with a significant percentage of respondetite removal of 84 Tooley Street tweate a

station exit / entrance plaza is supported by the majority of interviesvggoncerns were also expressed

that the proposed station entrance on St. Thomas Street was inadequate and the pavement space

proposedthere too narrow given the sigificartly increased pedestrian numberssulting from the

station design.

Key 11 research findings:

93% of respondentiada negative view of theurrent Tooley Street pedestrian environment

Views on pedestrian facility

%

Pavements congested/too narrow

43%

London Dungeon queue a problem

36%

Cluttered street furniture

14%

Heavy road traffic

7%

Bermondsey St. needs more light/activity

7%

Poor signage

7%

Dirty

7%

Six 11 respondents (43%) felt that the redeveloped station with its new exit at More Loty
help relieve the pedesian congestion along Tooley Strekt.contrast to this, four respondents
(29%) held the view that the redeveloped station could have a negative impact on the area by

attracting yet more people in thus adding to the congespedtements.

There was alearview that signage will be key tmprovingpedestrian flove.

Eleven 11 respondents (79%) accepted in principle that the benefits of the new entrance to the

station outweighed the retention of the old Vician South East Raidy building One respondent

(7%) was very much against demolishing the building.

Keyfocus group research findings:

Both focus groups quickly agreed tlwatrrently Tooley SteetQ @avements aretoo narrow and

there is too much unnecessary street furngugiving it a cluttered look and restricting movement.

The management of London Dungeon queues exacerbates pavement congestion.

Team
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Group 2 noted that over the past 10 years there has been a vast influx of people resulting in
overcrowdingg making it particurly difficult for wonen with young children and pushairs.

Group 2 were concerned that as the station usage moved towards its new 66% increase in traffic,
the surrounding pavements would be chaotic unless they are improved now. The queues at
London Dungen need to be addressed as this was considered a safety issue where people have
to step into the road ta@et passedhe queues.

There was consensus in Group 1 that the Victorian building should be demolished to make way for
the new station entrance on Tag} St. There was some surprise expressed that the Shipwright
Armspubwas not going to be knocked down as it was thought that leaving the pub in situ
separated the modern station from the rest of that side of Tooley St and created a pinch point on
the pavement at the start of Bermondsey St.

Group 2 on the other hand were reluctant to see the Victorian building demolished and felt there

should be extra thought around how at least the facade of the building could be saved.

Key quantitative research fidings:

Percentage of respondents

Al
8 Male

30 1 [=PAll
8 Male
15 1 B Female

20 1 H Female

Percentage of respondents

wS

ALRYRSYyGaQ GASga 2y GKGgwSALRYRSYGaQ JA S yatorRdnbuiliig Yo
station ¢ particularly Tooley Street. provide a new entrance to the ation.

Recommendations

5. Address pedestrian congestion on Tooley Street.

Network Rail, Southwark and TfL should recogtiiaévery significant capital and ongoing
revenue investment is needed to bring the pedestrian environment to world class standards.
54% of the quantitative interviews state that tipedestrian environment on Tooley Stresid

Duke Street Hill ipoor or very poor. It isurrently heavily congested and run down. The planned
developments at The Shard and London Bridge Station witl turther congestion and pressure
on to this creaking pedestrian infrastructure

TfL should remove alinnecessary street cluttdrom Tooley Street and Duke Street Hill.

Team
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- The location of the bus stops and delivery bays should be reviewed. The laitdd $fe
accommodated within the station itself where possible.

- While theLondon Dungeois a valuedocal business and major tourist attraction the qusite
generatesare of major concern to the local business community. This is particularly the case
during the holiday periods. Team Londondgerecommendghat Network Rail, as landlord,
work with London Dungeon to find an athative location for the queuthat does not impinge

upon the congested public realm.

TooleyStreet congestion: London Dungeons queue / street clutter / narrow pavements

6. Significantly improve the St. Thomasr8ét station exitand pedestrian environment.

- Come 2017 St. Thomas Street willdthoroughfare of considerable importance given the Shard
public viewing gallery entrance, the Shargai hotel entrance, the adjacent Quill student
accommodation, anenhacR Ddz& Qa | 2 & LJA G |  pe@estrinh rouke thkoygR G K S
to Bermondsey Street.

- The station entrance needs to be significantly increased in terms of width, capacity and
grandeur fitting for such a street. The pavement facility needs similar treattio make it fit for

the very considerable pedestrian flows that will result from the station development.

X , .:)‘ 2 T ]

St. Thomas Street needs to be recognised as a very significant street requiring an enhanced public realn

Team
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Research overview

The arches and tunnels are felt to be integral to the history and charactke @frea Their occupation

by a vibrant mix oindependent businesses is felt to add to the NBvib@rdcyand uniquenessin

particular the cultural institutions in the area are felt by the majority of those surveyed to add

significantly to the characteand attraction of the aredJnfortunately Bermondse$treet tunnelis still

perceived recognisingecent Southwarkmprovements, to be dark, noisy, unwelcoming and at times

threatening.88% oflocal workersdo not venture south through the tunnets the burgeoning

Bermondsey Street ardar these reasons

Key 11 research findings

Only half 5099 of respondents said that they and/or their colleaguesraa venturedown to use
the shops and caféin the Bermondsey &tet. Alack of time during lunchnd the poor tunnel
environment were the two main reasons cited for not exploring Bermondsey Street.

Thistable summariseNB & LJ2 yvie\asyf B&riiondsey Street tunnel:

Views of Bermondsey St. area %

Dirty, grotty, smelly, rundown 43%
Unsafe/uncomforable to go down 29%
Separates the area 7%
Provides student night life 7%
Independentbusinesses 7%

All 1-1 respondents (100%) agreed that having cultural venues and creative businesses within the
area was beneficiaj and this was expressed in vaipwaysa L G o NAYy I& GBAONI yOe
G{ 2dzi Kg I NJQGIKISI 8 A2 HNY ¢ KSI G§NBE RRakatfddeal I yi 2d
dzy A ljcd2S é@SNE I22R AYyIiSNBadGAy3a o6F Ol RNRLI F2NJ 0 dza s

Key focus group research findings

Group 1 was indifferent a@tthe charms of Bermondseyr&et though it was granted that
independent type retail wouldt f A @ Sty Thaiziak Btet and increase interest in that area.
Group 2noted that the Bermondsey 8tet bars and restaurants are wekeéd but the tunnel
environment and adck of awareness of the facilitideterred people from going there.
Group 2 considered the cultural venues, creative businesses and independent bars and

restaurantsasveryimportant in making the area what it is.

Team

www teamlondonbridge.co.uk



16

Keyquantitative research finding:
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between the areas to the nortandsouth of the tunnels. the success of the area.

Recommendations
6. Radicallyimprovethe Bermondsey Stet tunnel environment
- While Southwark Council has completed some excellent workeaming and lighting the
tunnelsunder London Bridge this is just a stadurresearch is very clear th&8% oflocal
workersdo not venture south through the tunneldueto a continued poor and intimidating
environment, a fear of crime, poor signage and a lack of people and businesses. This hinders the
knitting together of the world class river fromtith the historic and bohemiaBermondsey
Street neighbourhoodThe london Bridge Station development offers a once geaeration
opportunity resolve these problemisy:
- opening active frontages to retail ateisure uses within the tunnel
- widening pavements using high quality paving materials
- outstanding lighting design
- consideration of historically focused art installations

- slow traffic and quieteimgthe noise of the traffic.

Team

wwweamlondonbridge.co.uk



17

BermondseyStreetSept 2011 Following improvements

7. Implement active frontages in the St. Thomag&tt arches and irBermondsey Streetunnel.

- The dead frontages of the St. Thomas Street as@red the blank facade of the Bermondsey
Street tunnel severely detract from the pedestrian experierdiccourage people from
exploring that areaanddiminish the vibrancy for whichondon Bridge ibecoming famous.

- Sensitive developent would help bridg the north-south divide, help balance the corporate
feel of More London with the histaricharacter of Bermondseyr8et, deliver much needed
new retail andhelp spread opportunity east from London Bridge into Bermondsey proper.

- Therailway archeared NI 2F 9y 3t yYRQa dzyAljdzS Ay Rdza d NAR I €
their former glory.Thearchesalsoprovide an amazing series of development opportunities that
would ideally house the independent business that are so valued locally.

- bSGG2NLI WYARE @B NJ WI yOA T f | tnfantithesk dd&ixecdmmentddS & S | |
strategy.Wherever possibleéhe plansshould be reconfiguredo that thetunnelsandarches

deliver active frontages along the majority of their length.

Proposed new station layout

Ancillary

Proposal for active frontages on St. Thomas Street and Bermondsey Street
tunnel —with ancillary space located to the rear.

Team
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8. Protect and enhancehe existingcultural offer within the station master-plan.

- 80% of the quantitative interviewees stated that cultural venues are important or very
important to the success of the area.

- The station is loc&d in a Strategic Cultural Areaidentified in toth the London Plan and in
{ 2dz0 Kg I NJ Qa&. Thizseeko profedNand @rdmdte the types of cultural space (in
particular the Southwark Playhouse and Britain at War Museaunrently occupying the
allrdA2y® DAGSY ¢St Y [ 2theBautiwarkBankhd BafkSideilfinalo S NB K
Quarter and the the very strong support voiced in the research for the value of a wide ranging
and quality cultural offer in the area we recommend that Network Rail seekt the very least,

retain thequantum andquality of the current culiral offer. Where this proves impossible every

effort should be made to house these businesses in the vicinity.

The Southwark Playhouse and Britain at War Museum are brilliant examples of local cultural institugansried
by the station development.

Team
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Research overview

Three messages came though the resealfdte area was deemed very poor in providing the scale of

19

retail that would be expected of a major business area such radmoBridge. On the other hand it

recognised that the area was never going to be a major retail destination. Finally, while there was a call
for an increased volume of high street shops there was an equally strongly call for any retail to be

independent ad reflect the character of the area.

Key %1 research findings

The consensus was that the area is well catered for in terms of coffee and food and drink outlets

but that comparison retail offer was extremely poor

The respondentslo not perceive the aga as a retail destination, reporting that the West End,

Surrey Quays or Liverpook&tt are used by colleagudsr general shopping needs.

The following types of retail were noted by thellnterviews as being needed in the area:

Type of Retail

%

Supemarket

29%

Clothing/ business wear

29%

A good mix

21%

Businesses$ residentfocused shops

21%

W H Smith

14%

Post Office

14%

Ten 1-1 respondents (71%) agreed with the idea of the boutique retail and independent shops

beinglocatedin the arches ad tunnels of Bermondsey®et and St. Thomas &et.

Key focus group research findings

Group 1 respondents were unimpressed with the current retail offering. It was acknowledged that

the area could never and should never compete with Oxford St. batl sndependent shops such

as jewellers, leather goods and gift shops would add interest to the area.

It was pointed out that for clothes, shoes andothera2 2 R A GSYaxX G§KSNB

Borough Market was mentioned as one of the best thingsédrea in terms of retail.

Group 2did not want to see London Bridge become another standard station retail outlet. They

felt it was importantthat the area kept its specific London Bridge fe€he respondents

concurred that the model fothe area shailld be more Covent Garden than Westfield.

Team
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Keyquantitative research finding:

Percentage of respondents
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Recommendations

9. Increasethe qudity and the range of theretail offer.

Given the increasing numbers of people passing thrahgtgation, the burgeoning population
of office workers and increasing volumes of touritisndon Bridge has a poor retail offer. The

business community is sking a higkguality retail offerwithin London Bridge Staticthat

balances higistreet staes with independent retailers (including existing independent retailers).

: / A/
¥ F i A
V' EF y
1 § f

High quality retail at St. Pancras Station. High quality restaurantvithin Grand Cetral Station.
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