In 2012 Network Rail embarked upon its £700m Thameslink programme which will see London
Bridge railway station significantly -teveloped and train capacity increased. To complement the
new station, and to coincide with the fact that many existing tenanitthe adjacent railway arches

will have to vacate their premises for logistical reasons, Network Rail also wishes to regenerate the
railway viaduct to the east of the statimver the next five yearsTeam London Bridge believes that

this provides an iddapportunity to ensure an appropriate loftgrm regeneration proposal is put in
placec a proposal that shouldallow the viaduct to fulfil its potential asdestination in its own right,

be consistent with the nature of thé NJ écéhémyand heritage,and foster a strong see of
O2YYdzyAled LG A& ags&tioythat tRe/mvst ¢ffectidway DSa@heving tisis
through extensiveconsultation with stakeholdergp developits own strategy for regenerating the

viaduct and encourage NetwoRail to implement it.

The proposaldetailed belowis the culmination ofa yearlong Knowledge Transfer Collaboration

(KTC) between Team London Bridgel London South Bank University assess the potential of
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developing ecluster of arts, crafts and tboology businesses within the viaduct. This consultation

process consisted an interview & questionna@ with existing viaduct tenants two week long

public exhibition,a series of focus groups witlocal businesses and residentsnd numerous
meetingsg A UK 20KSNJ adF {SK2f RSNA FyR AYyGSNBaidSR LI NI,
2012 a steering group has been guiding the pro@ews their opinions have naturally been taken

into consideration also. This steering group comprises:

- Bermondseystreet Area Partnership - Network Rail
- Camberwell College of Art - Railway Heritage Trust
- Ddz2 Q& | 2&LIAGL f - Sellar Property Group

- YAy3Qa /2fftS3S o[ 2y R - Southwark Council
- Leathermarket JMB - Team London Bridge

- London South Bank University
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trade, manufacturing and innovation lmyreating a cluster of creative businesses, artists, craftsmen

and independentetailerswithin the viaductg all of which come together to produce an ethos of

Yhaking, selling and educatifly Wal RSQ y2G 2yfé& NBFTSNA (2 LINERC
furniture, food, music, software and digital media, but it also alludes to the creation of

entrepreneurshew busiressesand new ideas
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residential communities.

Team London Bridge can leagraposal for Heritage Lottery Grant funding.

The Male in London Bridge proposal will undemgdinancial feasibilitassessmenin
FOO2NRIFIYyOS gA0GK bSGe2N)] wkAifQa RS@St2LIYSyi
The proposal has been informed by and is consistent witHitiaéngs of the London Bridge
Identity Project.

Team London Bridge can help Network Rail access fundimgtfre GLA for the employment

and business development aspects of the project.

Through theSouthwark Plan anBermondsey NeighbourhooBlan, Team London Bridge will
work to facilitate an attractive and flexible planning framework.

Team London Bridge will work alongside TfL, Southwark and Network Rail to design and fund
public realm improvement adjacent to the new station.

Team London Bige has a database of interested potential tenants for the viaduct.

Team London fi&lge would promote the Made in London Bridge project during both the

implementation and operational stageselping to bring in tenants and drive footfall.



Abiannual surveyf local employeesonducted by Team Lond Bridge found tha®5% of

those questioned are supportive tife idea for a cluster of arts, crafts and technology
businesses.

The viaduct should become a destination in its awght. This can only be achieved by
implementing a longerm vision with a carefully curated business mix which produces a
coherent identity.

The viaduct should become a welcoming place for all demographics with a strong sense of
community.

There should & a focus on educatiogboth formally in terms of apprenticeships and
gualifications, and informally through workshops and classes for the general piliarts

and crafts sectors are particularly accessible and thus provide good opportunities fantgar
and employment.

High street retail is desperately needed in London Bridge but this is best suited to the railway
station and London Bridge Quarter rather than the archedependent retail, bars,

restaurants and cafes are more appropriate for thehais as they continue the highly valued
YAt fl IS FSSEQ 2F . SN¥2yRasSe {GNBSio
Offices/workspace for small and starp creative businesses could be delivered by a specialist
provider such as Club Workspace which has expressed an interest in leasing shene of t
arches.

Workshops and studios should be provided for art, light industry and performing arts (music,
dance and theatre). Potential providers could include Cockpit Arts and Goldsmiths University
which is considering developing a creative hub for its stusl and graduates.

At least 286 of all businesses operating in the viaduct should be social entergrises
businesses that trade for a social and/or environmental purpose fgvesting profits as
opposed to passing them on to shareholders. They areqaatily good at providing training

and employment opportunities (especially for the disadvantaged) and they outperform
ordinary SMEs in terms of innovation, growth and employee diversity.

Popups and temporary uses are a useful way of testing the propoghé interim period

0 ST2NE K Sdev@ldpmdndzeying Spadetr paps should be retained in the
completed sheme to keep the offer currergnd original whilst providing stepping stone for

start-ups.



Proposed Land Use Map for the London Bridge Viaduct
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Figure 1 Proposed land use
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Figure2: the % of the choices made during the focus groups + the % of comments left during the

photography exhibition that pertain to the type of place they would like the viaduct to become.
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The consultation process showed significant support for the proposal to attract arts, crafts and
G§SOKy2t238 o0dzaAySaa (G2 (GKS GAlFIRdzOGY 6A0GK NBII NRZE
F2NJ I NIGQSF24NJ OB FdaQ FyR WE LXIFOS F2N GSOKyz2f 2

biannual survey conducted by Team London Bridge, 95% of the 127 local employees questioned

supported the proposal.

GL F3AINBS gAGK F NI ak ONdd&nd Bnked; Srist are @narchisaS e || NS Ay
andtechNB |j dzA NB & ONJExhibRidd)S G KAY { Ay I dé

[On the idea foran AGTf dza G SNJ Ay (G KS @ XHe RomDii Bridgg & T A Yy A (St &
is a little too touristoriented at the moment and | think that both locals and tourists

alike, would benefit from a dose of the arts, creative and technology experiences that

London is so weknown for and so brilliant at. The rinels and arches have the

potential to provide impressive spaces for a fresh range of uses and
SELISNASYyOSaxLy ONGemoLonfon Bridiyd2Usar dzghel (Sarved July

2013)

¢tK2asS GKIG OKz2asS Wik LX I OS T2qualitddinerpiodudts hadtoide | SSy
high¢NB Gl Af SNE G(GKIG a2fR YIF&aa LINRPRdAdzZOSR Wyl FFQ 2N\
resident commented:

z

aL glyld G2 areée GKrd L t2@0S GKS ARSI 2F ft26Ga 2
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so that it does become a destination that people will really want to come to and go
away having learnt and seen really interesting things, rather than [reading] abaut it
0KS 3JdzARS 06221 2NJ gKIFGSOSNI FyR GKSy @&2dz 32 (F
SOSNE ¢ K SAednis gioliph S @ ¢
¢tKSNE ¢gla |faz2 O2yOSNYy GKFG GKS ONIXFdG StSYSyi
progressive or innovative, it was describec®® 2y S adl { SK2ft RSNJ Fa WI  RANI
f SFi RdzZNAYy3 (KS SEKAOAGAZ2Y RS percgpiobScraft i shakingits & 1 S«
image problem (Hoggard 2004) and, especially when combined with technology, can certainly be

innovative.



t SNKI LA (KS Yz2ald KSIFIgAte RA&AOdzEaaSR G2LAO RdNRAY3
SEGSyld (G2 6KAOK G(KS @Al RdZOG &K2dZ R 6S asSSy Ia |
two typesof place constituted 26% of the total focus group and exhibition feedback. There was
significant agreement that this should be a location whekeS | NS Qa RA&LXE NI 4GS C
wealthy and deprived, residential and commercial, creative and corparate brought together.

One focus group participant and business owner in particular recognised the benefit of bringing
G§23SGKSNI 6KS aSSyAay3afe 2LIIRAaASR Wy2NIKQ | yR Wa2 dz

GL 1y2¢6 6S s2ddZ R y20 SEAAG & (KWscthalli ! O RSYE
residential and creative southern part of this community and then the northern business,

the moneymaking, and all the ladies and gentlemen coming home after an evening of

I NI O2dz2NESa G(KSy 3J2Ay(cusgold) (2 62N] (GKS ySE

Although certainly in the minority, not all agreed with the concept of unification and saw
0KS WO2YYSNODALFE y2NIKQ a a2YSGKAyYy3a (42 0S FSI NBF

G¢KS INBFG GKAYy3 Foz2dzi GKS | NOKSa Aa AdG adzLia
a2NB [2YyR2y O02YAy3d Ayid2 2dN ySAGKODQINKRRRII &2
YAOS o6A3 . SNIAY 2ttt F3FAyaild (FORSOSHNOALF T AAl GA2

Developing a sense of community primarily involves providing an environment wéaiche used by

all demographics:

~ z ~ A

G,2dz Oy KIFE@S | oddil +ta GKSNB 2F0Sy A& | NBdzF
0dzi AGQa 324G G2 oS | LI OS HKSNB LIS2LIX S K2 |
FSSt O 2 Y(Foaudldioupm) t S v ¢
GYSSLI Al RAGSNES | yR Ydz {BHbdan)i dzNF £ & b2G 2dza
GXYIF1S dzasS 2F GKS &L} OS G KI(khibdieny 6S Syea22eé SRk dz
London Bridge is quickly becoming one of the wealthiest areas in London and as such it would be
tempting to develop the viaduct into a Bond Streztque parade of shops and restaurants catering
only for the wealthy. However, such a homogenised environment would ignore the young, the

elderly and the more deprived; heterogeneity makes for a far more attractind sthdle socie

economic environment.



Although not a high priority amongst the focus group participanjast 2% chose it as one of the
desNER WieéLlS 2gWILIX ILIOISQ%a? hdiekfRida NigEassed in a positive light and
received numerous mentions in the feedback from the exhibition. Opportunities for training and
education were also a priority for the Southwark Councillors. These were some of the suggestions

made duringhe exhibition for how the viaduct space should be used:

G/ 2YYdzyAGe FFNBIF G2 GSFOK LS2L)XS aijrtta GKIFG
FNESXt 26SNI 2Ay (3 R(EgGany 3 tFy3dd 3Sa SiOde

G! NIax ONYFida |yR (-SK iidutiefrahing spate for NEEF®2 R T 2 Odza

we2dzy3d LIS2LX S y2i Ay SRdzOKmhbi#ig)z SYLX 28 YSyid 2N
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G XLy (dNRRdzOA ya3a Aa22yYaS QNI fFday GakSi A YSa 2NJ S@SyAy3a
(Exhibition)

The arts and crafts sectors are a particularly good vehicle for delivering training and education
opportunities ¢ both formal and informak particularly because higher education gtiahtions are

rarely needed as a preequisite. Aprenticeships are a common route into #$esectors andhere is

now significant financial support provided by the GLA and UK Government for employers who wish

to take on an apprentices dzZNA Yy 3 2y S F20dzda 3INRdzZL) 42YS LI NI A OA LI
workforce was highly transient and had little connection to an area, often leaving once their training

is complete. Apprenticeships were seen as a solution to this problem as thia lehtime spent

training is typically very long and strong ties to the business develop.

Whilst these schemes provide a formal education for those wanting to build a career, others are
simply interested in attending more informal evening or weekend ekds activities such as
painting, ceramics, clothemaking and joinery. Incidentally, London Glassblowing on Bermondsey
Street has a waiting list of 6 months to partake in the classes that they offer; the Goodlife Centre in
Borough is inundated with Cityorkers signing up for its DIY courses; and the courses run by the Art
Academy on Borough high Street are significantly oversubscribed. This informal learning also
contributes to a sense of community and vibrarck G Qa a2 OAl 6t S FaRahA OA G &

outside of work or school hours.



¢tKS ySSR F2NJ I W@AONI yi LI I (8% of fntus groufepaiticipantd] | Y 2 y
called for it although only 2% of the exhibition feedback comments directly referred to a vibrant

place. There was a strong recognition that wdbcy does@ i &AY LI & YSIyYy LINRDARAY
restaurants for local employees London Bridge serves a wider community than that and hence
GKSNBE g1Fa I RSYIFYR T2N (K$ QDA GIbhyn@dause thalBeal Ay W

at different times of the day and this must be catered for, as one focus group participant stated:

G¢KSNBE Aa | oddl G2 | OSNIIFIAY SEGSYd sAGK LIS
after that it [the London Bridge area] coudf SG St & RASAXAGQa y20G 2adzadl
RdzZNAYy 3 (GKS RI &XidKSNSB Qo rathler therSj&Rgo angl NiBk. a4 2 YS G KA Y

(Focus group)

One suggestion for achieving this is to allow flexibility in how premises are used, perhaps operating

as a retail unit during the day and a music venue at night. For example, during the course of this
research we were approached by an individual wishingstablish just such a multise space within

GKS | NOKSa® ¢2 068 (y2s6y +Fa GKS WI NRadG2dGfS t NReS
a programme of art, cinema and science workshops and performances during the day for children
andtheel NI 8 T Ay GKS S@SyAy3a GKS LINPEANNIYY SI Bdetf & 10 &R .

¢tKS RSAANB F2NJ GKS [2YyR2y . NAR3IS @Al RdzOG (2 o0SO0:
amongst the focus group participantsin fact it was the most popular choice with a frequency of

ME2® WLYY2@0FGABSQ LK ASR LINAYEFNREE G2 GKS | OGA
FINBSR (KIFIG GKS (GSOKy2ft23& StSYSyd 2F WENIas ONJ
to the arts and crafts sector. This was verified by one particiggatite owner of a local product

design company; whose firm was currently using 3D printing to develop prototypes, which
demonstrated to him the synergies between craft and technologyke®talders believed that the

Y2ad tA1St& ste (G2 FOKASOS Wiy Ayy20F (augs LY I O8
PGGNI OQGAy3 GKS ONBFGAGS AYRAZAGONRASA (2 GKS OGAl R
LJ I @<e&ch from the Departamt of Culture Media and Sport shows that the creative industries
demonstrate levels of innovation higher than the UK economy as a whole, higher even than

engineeringbased manufacturing or KIBS (Wilkinson 2007).
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One of the primary reasons rfoundertaking this feasibility study was to make the viaduct a
destination in its own rightrather than something that hae be navigated to reach one side or the

other. It seems that the local stakeholders share the same ambition:

& L G ex@elldntyda. This [the arts, crafts and tephoposal] could create a whole new
destination with a distinctive character (like Berrdeay Street succeeded in doigg).

(User panel survey)

i KS OAlF RdzO0G & K2 dzf (Riéstinati®rOfér YoSrists and KB LIS MBS d &K dzo

(User panel survey)

GO KS OAFRAZOG aK2dZ R6 68 | dzyAljdzS FNBI 2F [ 2

(User panel survey)

There is clearly a large degree of pride amongst the stakeholders that London Bridge has assets of
such architectural significance but there is also a clear implication that the viaduct is failing to reach
its potential as a key attractaio the area. To @ach this potential the viaduct must operate as a
distinctive destination, offering something different from elsewhere in London. The View From The
Shard is expected to bring in circa 1 million visitors a year which is a significant number of tourists
that the viaduct could capitalisen if developed appropriately and fmaraphrase a representative of

Sellar Property Grougbusiness such as Starbdck R2y Qi ONB4& 4SS RSadGAylF GA2ya

Developing the viaduct into a destination and visitor attraction does of eot@ve a positive
multiplier effect on all neighbouring businesses and attractions through greater footfall and dwell
time. In fact this was one of the major reasons why business currently operating from the arch space
supported theidea for anarts, crafs and technologycluster ¢ it would increase footfall to the

viaduct and consequently improve their trade.

From the consultation it is clear thatakeholders would like the viaduct to become an innovative,
inclusive, vibrant and edudanal destination with a strong sense of community where the arts,
crafts and technology sectors can flourigtiith these principles in minthe following sectiorwill go
on to propose a strategy for how the viaduct space should be used and managedwéhdlgo put

forward examples of the types of businesses that would make suitable future tenants.
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The feedback from all methods of consultation was very strongly opposed to the idea afttdgh

and chain operators occupying the viaducin fact nobody in the focus groups suggested it as a

potential use and 8% of all the comments made during the exhibition were actively against it. There

was however recognition that London Bridge soretk&convenience and comparison goods retalil

but the opinion was that this could be provided elsewhere such as in the new railway station,

. SNJ] St SeQa h gcheméor Loriion BridhyhQrait& where the footfall would be higher,

the configuration of pemises more conventional and where similar retailers are already operating.

The opposition to high street retail in the arches stefmsn a fear that the coveted independent
YIEGdz2NBE 2F . SN¥2yRasSe {GNBSGzI ¢KAOKe thibibeged BYSa Y dzO
the chain operators in the nearby arches.

z

Olrazy 2F 0O02YYSyida YIRS RdNAy3I GKS SEKAOAL
o KS 1/ ¢ LINRPLRAlIfBE R2 @&2dz &dzLIL2 NI KEY

> ax
(0p))
e w

GL &adzZlJLI2 NI LINBAaSNIIA Y3 (K Sixed dgblBldacg dor sghalll RdzOdG |y
businesses and shops. It would be a wasted opportunity to create the ubiquitous High

Streel GAGK | ({Bxfbitiada dzZt £ OKIF Ay a dé

GYSSLIAY3 I R2DOSELA KISy & HAERhDiKiO)ND dzO1 & S Odé

GXAG A& A YL Mbideyois bisiessasdafdisj2ghlleries, studios not

corporate chains e.g. Starbucks, Rer I Yy R a O §EXhibltidnR Q & @ ¢

1. Typical high street and chain retailers should not be located within the study area as they would
fail to deliver the distinctive character and sense of place that the viaduct needs in order to

assimilate with the surrounding economy and become a true destination.

2. The need for convenience and comparison retail in London Bridge is acknowledged but this would

be best accommodated iother locations mentioned above.
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The demand for small, local independent leisure operators from stakeholders was particularly
strong: 21% of focus group participants alit? of the feedback left during the exhibition called for
independents. As discussed abovbe desire for independent operators comes from a fear of

creating a homogenous place that lacks distinction from anywhere else in London.

There was also a perceaph that small independent traders were more likely to employ local people
and thus provide a greater contribution to the local economy and generate a greater sense of
community in comparison to the major chaifs.Shad Thames resident explained that besgaone

of her local restaurants was operated independently rather than as a chain she felt more able to
approach the owner with issues regarding astcial behaviour or the public realm outside the
restaurant. Additionally, any problems reported were mdikely to be acted uponSpittalfields,
Borough Market, Maltby Street and the Shoreditch BoxPark were all used as examples to illustrate
just how successful independent operators cancbheot only in generating income for themselves

but also in stimulatig the economy of the wider area.

In short, independent businesses tend to be more invested in the local area both socially and
economically. Bermondsey Street was often quoted as an example of how independents create a
WHAEE I 3SQ FSSit thoseltiathirk tiedefalsoNige docalyS O | dza S
aL t20S (GKS FSStAy3da 2F O2YYdzyiAdéd LYRSLISYRS)
fantasticel S NH& | yR | (0 (EXESitoRSAGAY Il GA2Yy ®é
There was however scepticism over the practicalities of independespecially with regards to
affordability, with one employee of Southwark Council commenting during the exhibition:
G9OBSNER2YyS Fala FT2N AYRSLISYRSy(d akKz2lLla odzi R2 |
AdzLISNXY I NJ Séia oSOl (Eahbiton)k S& | NBE OKSI LISNIéE
Thisconcern over affordability was shared by another:
G¢KS o0dzaiySaasSa akKz2dZ R 0SS 00SaaAiroftSe {2YS 27
really expensive. We need a mix of shops for all residentd eveyone can afford £3
O 2 T T (Ediaitidg)
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As partof the Section 106 Planning Obligations for the new station Network Rail are obliged to
ensure that all the retail units (arches) along St Thomas Street will be let to independent operators,
for a period of five years on affordable rents. This was welabhyethe stakeholderdhowever there

was concern as to the longevity of such a scheme and what happens after the five year¢geeod
opinion was that the development of the viaduct should take the form of strategy dealing in

timescales of decades rath#ran years.

Throughout the consultation period stakeholders emphasised the desire for the viaduct area to
become an innovative, educational and community driven place populated by independent
operators. Undoubtedly one the best ways to achieve this wdaddto strongly encourage the
presence of social enterprises especially in the retail and leis sectors. 8cial enterprises
(organisations that trade for an explicit socald/or environmental purposegontribute £18.5billion

to the UK economy and engy almost a million peopleDBIS 2018 According to research Wyocial
Enterprise UK (2013kheyhave proven to be:

1 Innovative 56% of social enterpes developed a new product orrs&e in the last 12
months compared with 43% of SMEs.

1 Diverse 15% ofsocial enterprise leaders are from Black, Asian and Minority Ethnic
(BAME) communities. Only 11% of SMEs report having directors from a BAME
background.

1 Fast growing 38% of social enterprises saw an increase in turnover compared with 29%
of SMESsG in theakt year.

9 Local:the majority of organisations work very locally: 23% work in their community,
15% work within one local authority area and 15% work in several local authority areas.

1 Good for society 52% of social enterprises actively employ people whe ar
disadvantaged in the labour market (for example ldagn unemployed, eoffenders

anddisabled people).
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. The retail element shoultde located primarily along St Thomas Street and Crucifix Lane.
¢tKS ardAay3a 2F NBOGFIAESNAR 4G GKSasS t20FdAz2ya | f

strategy for the areand allows them to benefit from high footfall

. Food and Beverage operators woudd most suited to Crucifix Lane, Holyrood Street and

the northern end of Bermondsey Street.

. b S g 2 NJS10& bblighti@riito lease tharches onSt Thomas Street to independent
retailers on affordable rentfor a period of five years shoufdrm the bass of a cohesive
retail strategy for theviaduct. This 5 year period should not be vieveeda stopgap after

which rents will atomatically rise and the independent traders replaced by large chains.

. Retailers and F&B operators shoudd,much as possibldge chosen on théasis that they
complywithaWal RS Ay [2yR2Yy . NAR3ISQ SiKz2a o6& &asStftaiay3
Special consideration will be given to retailers who wish akentheir products onsite i.e.

half retail unit and alf workshop/studio.

. Products solcshouldbe high quality but affordable. The luxury, Bond Street style model

shouldbe avoided ashis will only serve a narrow segment of tleeal community.
. At least25% of the retail and=&B operators should be socialenterprises. Network Rail

should partner with Social Enterprise UK and the School for Social Entrepreneurs (both

located on Tooley Street) in order to source suitable tenants.

15



restaurant, currently operating on
Tooley Street, exemplifies the food and
beverage offer the viaduct should aspire to. As |.
well as providing high quality, locally sourced |
food it also operates as a social enterprise |
offering catering apprenticeships to vulnerable , 4

people through a partnership witthe Beyond

Food Foundation. In June 2013 Brigade was

appointed exclusive caterer for a @8nference on social investment.

is a social enterprise making
luxury accessories such as wadlebelts and
bags from recycledfire hoses and other
materials. So far the company has saved 200
tonnes of waste from landfill and 50% of their

profits are donated to the Fire Fighters Charity.

Accessories are exported around the world with
products stockedin more than 15 countries,
including the USA, Austlia, Switzerland, Italy and Norway. In 2013 they won the Positive Luxury
Blue Butterfly in recognition of their positive impact on people and the plafkis business that

combines social enterprise, craft and retail is perfect exampla pbtential retailer for the viaduct.
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allows customers to design and print
their own TFshirts in store by using interactive
computers.Customers are even able to upload
a design by email which allows them to design

from home. Originally a popp in Boxpark

2013, andin October 2013 theyperateda ten
day popup in Liberty.

The business model fits the growing trend for localised manufacturing and individualisation a

discussed irChapter 8 With design and manufacturing based on cutting edge technology, YrStore

SLIAG2YArAasSa GKS NBiGFAf StSYSyid 2F Fy FNIaz ONI Fi
NARISQ SiKz2ao

¢ an independent bicyel

accessories and repair shop also providing bike
parking facilities¢ had been trading out of a

railway arch on Tooley Street since 1983 but in
early 2013 redevelopment works to the station £y
required its relocation. If returned to the

viaduct t would provide a significant amount of
cycle parking which London Bridge is chronically
short of and would also make use of that viaduct space which is awkwardly configured and lacks

street frontage.

On Your Bike could adopt a model similar to thai otk /inHad yS& FyR 6S02YS | WO
offering a space to sit, eat, drink and relax as well shop for bike accessories and await repairs. On

Your Bike has expressed an interest in returning to the London Bridge viaduct and possibly
implementing the cycle café ndel. Whilst not necessarily aligned with the arts, crafts and
technology concept, the cycle cafdould meetad (i I { SK2 f RS NA Q -uleSspdce/aRditheT 2 NJ Y ¢
vast number of people expected to use the bike parking facilities will drive refpd#all through

the viaduct.
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The growing use of pepp shops andemporary retail experiences is beifigelled byboth start-ups
andonline retailers requiring affordable, short leases to test their concept before undertaking a full
scale roll out, and by large brands searching for new marketing initiatives. This trend has been
followed by the growth in specialist organisations suchPap Up BritainAppear HergSpare Space

and We Are Pop Umvhich match etailers with available space¥he advantages of peyps over
traditional retail models are numerous: online retailers can extend brand awareness into the real
world; the limited time for which pojups operate courts intense media coverage; rents are often
low as the properties are vang and they can be used as part of a product development strategy to

test market demandor a new product with little risk or cosfighns 2013; Chambers 2013).

In August 2013 the Crown Estate offered a retail unit on Piccadilly to be used asup parpsix

5SS1ad {GNROG NHzZ Sa 6SNB Lizi Ay LXFOS (2 SyadaNB
occupiers selling products ranging from tweed jackets to Scottish shortbread (Evening Standard
2013). According to the Financial Times (2013) business saw its online sales grow 300% and

another won a contract to supply John Lewis. This illustrates howdpba & K2 dzf Ry Qi 0SS 2«
stopgaps or gimmicks 1 KS& OFy F2NX LI NI 2F | 6ARSNI adNF GS3

terms of its reail offer and drive trade for neighbouring businesses through increased footfall.

During consultationpop-ups and temporary uses were suggested by stakeholders as a means of
keeping the business mix in the London Bridge viaduct new and original. As@gaence new
footfall would regularly be brought into the area as each jppor temporary use brings with it a

different consumer group.

Gt NBadzylof e gKIFGQa @S N&ErmihyidiSthabitbiingsyfadtfall 6 2 dzi (0 K I
0KF G KI &y Chéforedo8es § period& & ii...there are just new people coming
intotk S | (F&cusgroup)

¢KS fSyadkK 2F GSNXY GKIG O2yaidAaddziSa WaSYLRNI NEC
participants: whilst some said four months, others suggested twthtee years. This debate was

based on

18



¢KS Y2ald NBljdzSaiSR (eL)lS 2F NBIIFIAf -&aAS5 0 SABWAS dz&
23% of the focus group participants calling for it. This was largely in response to the fact that
stakeholders want the viaduct to become a vibrant plagealbparts of the demographic at all times

2F (KS RlI&3X IyR Al GKSNBTF2NBE aSSYSR t23A0Fft GKI
dzaSd . 2NRdzZAK al NJ SiQa NBOSyidfte 2LISYySR al NYSG I | f
groups as itis simultaneously an orchard, an information hub, a place to sit, eat and relax, and
somewhere to learn about the Market and the food it sells through a series of classes and
educational programmes. Other examples of mufte space could include art gales that double

as cafes and bars, or workshops and studios that also incorporate a retail element.

This idea of flexibility also means that the viaduct is constantly evolving, allowing business models to
adapt to changing trends in the market and comsently making for more robust and durable
tenants. Multiple use classes for the same property would also of course have positive implications
for the landlord Network Rail as they are able to adapt their property portfolio without the time and
costs implcations associated with applying for a change of use. Having had discussions over multi
use/flexible space with Southwark Council, their Director of Planning has agreed in principle to

granting concurrent A and B use classes to the same viaduct premises.

7

1.1'a Fy AYAGALFE GONRFEZ (62 dzy A @& SKQy | YRS RBAI RGO i S
(shops), A3 (food and drink), A4 (drinking establishments), B1 (business), Diegitamtial

institutions) and D2 (assembly and leisusimultaneously.
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From the focus group and exhibition consultation tllea for gallery andexhibition space in the
viaduct was reasonably popular, however the main demand for this use pasdeminantly from

local education institutions. Discussions with Camberwell College of Art, Goldsmiths University and
Newham College highlighted the shortage of exhibition space in central London for arts students and
recent graduates. Whilst many of thednstitutions already have such dedicated exhibition spaces,
GKSe GSyR G2 0S aSSy Ia WLI NI acgdsiblé puldic spatesTBeNB A &
New Designerexhibition held at the Business Design Centre in Islington for two weeks every
summer provides an opportunity for design students and graduates to publicly showcase their work,
however there is a need for something more permanent which also encompasses the art and craft

sectors.

1. In a similar manner to the Hofplewiaduct in Rotterdam, one unit within the viadushould
operate as a shared exhibition/gallery space for the businesses occupying the viaduct, Artists
designersand crafts people in particular rely on showcasing their work to the public and so this

would be of great use to them.

2. This spacevould £ 82 06S YIRS | @FAfFofS (2 [2YyR2yQa | NI
GKIFIG GKSe& Oly SEKAOAG (KSA Nenhandrg &yirlipiospects 8fNJ G 2
employment and a career. There araumerous conventional art galleries in the London
Bridge/Bermondsey area so the idea of somewhere to showcase the work of local businesses and

students would offer something very different.
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viaduct to become a welcoming and inclusive place with a strong sense of community. Whilst there

was little consensus on what this community use would actuaibgil it could certainly tie in well

with education (which was a key feature of the preferred type of place) as learning incorporates a

strong social element.

Nick Gorse, the Dean of Camberwell College of Art, identified a trend amongst those in the midd
stages of their life wanting a career change into something art or craft related. Short courses in skills
such as cabinet making upholstery, drawing etc have consequently become more and more popular.
At the other end of the spectrum is the growing deshmongst young people to begin their careers

by way of apprenticeships. Due to this demand, six years ago Newham College (the owner of the
Fashion and Textile Museum on Bermondsey Street) partnered with the Savile Row Bespoke
Association to design and delop training schemes and apprenticeships to link its students with the
tailoring sector. Such links between private business and educational instiwtoould strongly be

encouraged as part of the regeneration proposal for the viaduct.

This educationatthos would set the area apart from similar creative clusters and the viaduct could
become a destination for local people, as well as those outside of the inateearea, to learn new

skills.

1. At least one unit in the viadusthouldd6 S RSRA OF G NB AKRRSYIIM I th 2 Wy aid A G dzi
can operate as a community/educational huHowever, cafes, performing arts venues, craft

workshops etc. could and should also host community and educational activities.

2. Businesses operating the viaductmust be encouraged to offer training opportunities such as

apprenticeships or informal workshops and short courses to the general public.

21



are publically accessible labs
equipped with a range of digital manufacturing
equipment such as laser cutters, 3D printers,
CNC cutting machines and routers, electronics
soldering and testing, design software and

computer controlled embroidery. Within thes

spaces members of the public, entrepreneurs, &
businesses, community groups, school children

and university students are able to make almost

anything (prototypes, gadgets, toys etc) cheaply
and quickly with technicians always on hand to

offer expertise anddvice.

¢KS !''YQa TFANRG Clo [
2010 and is funded by the Manufacturing
Institute and the Manchester Innovation
Investment Fund. The lab now offers a training
course for those wanting to move into a careerigsign, fabrication ath manufacturing; for artists

and creatives looking for new processes to bring their ideas to life; and for hobbyists. They also run a

5 day course for 1-16 year olds.

The current provision of Fab Labs in London is rather poor: most tend to be smiadly dis
2NHFYA&aSR WKIFOl1aLl O0SaQsx FfaK2dzaAK al | SNBSNERAGE A
location and numerous creative businesses, schools and universities that would undoubtedly benefit

from the services the labs provide, a Fab Lab indbonBridge could help put the city at the

forefront of the growing trend for digital manufaatg. It would also act as theore elementfor

the proposed arts, crafts and technology cluster as it epitomises the idea of technology & craft,

localised manufeturing, innovation and education.
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£ currently based in
Waterloo, runs practical workshops and classes
in DIY, home maintenance, decorating, -
furniture upcycling & restoration, upholstery,
woodwork and various other hand crafts.
Aimed at beginners rather than those wanting

to achieve a formal qualification, the courses =

“J

attract a wide variety of people although the

majority are workers from The City.

Due to the popularity of the courses, the Centre has outgrown its current premiseis éouking to

move: the owner has expressed a strong interest in relocating to an arch in London Bridge. The craft
and educational elements sit well with the arts, crafts and technology concept and it would
capitalise on the proximity to its main customiease of professionals working in and around The
City.

is a proposal foa joint arts club andcommunity centre that will be open
during the day, evenings and at night hosting visiting artists, musicians, dancers and experimental
cinema ¢ there will be a preference for artists currently working with technology. As well as the
performing arts there will also be an educational programme in creative animation and nano

technology for childremelivered throughafter school courses and workshops.

During consultation with the idea was put forward for aafe serving healthy food
and drink which would also function asca where people could learn how to live

healthier lifestyles; perhgps undertaking activities such as cookery clasbes space could also be

used by hospital patients and their relatives for respite, relaxation and mental wellbeing.

The is asocialenterprisethat provides loans, education programmes, events and
online support for new businessere presence of the School for Startups &@imilar such
organisation could help attracstart-ups to the area and therefore achieve the ambition of making

the viaducta place for small business and entrepreneurs.
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There was a particularly strong demand for the viaduct to provide office space with 13% of the focus
group participants and 13% of the feedback from the exhibitioningafbr it. Howeverstakeholders

were careful to emphasise that this should be office space for small, creative and preferablypstart
FANYaAD ¢KAA YSSRyQiu o6S € AYA(SRit vio@d idclodd alxfirm® NI T 4 a
working in the cretive industries such aadvertising, architecture, art and antiques, crafts, design,
designer fashion, film and video, computer and video games, music, performing, arts, publishing,
software and computer services (creation, production and supply of taudsagplications and of

software products including web design), television and radio.

It was thought that the arch spaces with their unique configuration and architecture were
particularly suitable for creative firms who often only require a basic levi-ofit. One focus iup
participant, a director fronproperty consultancy Farebrother, had more input than most on this

topic:

GCdzZNIIKSNJ R2gy G261 NRa GKS | NOKS&a & @&2dz NYzy
down to the Elephant, Network Rail is beimglly successful with shell and core. So,

using a unit like this with power, with drainage, you can get a mezzanine faritastic

aLlJ) 0S X LQ@S aSSy | 6Kzt S Y-dpmEndRe&dabitdfk SNB 6 K2
leg up. London College of Comnuaions down at the Elephaqtd K 4 Qa F 3INBF G &2c
of businesses. You know, young guys coming out wanting to kick on and that sort of
FOO2YY2RI A2y B6KSNB (KS fFyRf2NR R2SayQi KI @S
space out (dry, power and drainade)y R G KSy @2dz a | fIyRf2NR R2y
year lease you expect something relatively short term, a sensible rent and it just drives a
RAFTFSNEBY UG (A(Sobs@dup)i KS YI NJ S vé

There was some debate in the focus groups with regards to provik@sg office spaces to staups

as there was a fear that in doing so the area would become too transitory with businesses leaving
once they grow and require space to expand. On the other hand this level of churn is to be
encouraged as affordable space fstart-ups in London is desperately needed and the regular
change in business mix would keep the area fresh and interesting. The issue of turning the viaduct

into an incubator was also a point picked up on by the Ipraent Manager at Network Rail whose
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opinion was thastart-ups are typically risky tenants due to their weak covenant and, even if they do
grow, it poses the dilemma of allowing them to stay and expand (which negates the idea of having a
diverse range of small businesses) or encouraging tkerteave and move to a more suitable
premises (which loses Network Rail a tenab@spite these concerns, a very large proportion (21%)

of focus group participants called for the viaduct to become a place that attracted and nurtured
start-up businesses ahentrepreneurs.ln combination with this8% of the feedback suggested

establishing a business advice and development centre in the viaduct.

1. The officesshouldbe located predominantly on Druid Streahd the eastern end of Holyrood
Street which is in line with Netwdr wl Af Q& | Y0 A Drii@ Sfraet \¥ill2réd¢dive K& | NB |

levels of footfall so retail and leisure uses are unsuitable here.

2. The archeshouldbe subdivided into multiple units to allow as many small businesses to occupy

the space as possible.

3. Rentsshouldbe affordable in order to attract staips and small firms.

4. At least25% of the available office spashouldbe leased to social enteriges.

5. Network Rail should consider granting a long lease on the arches to a work space provider such as
Impact Hub or Club Workspace (see below) which specialise in small, affordable and often short

GSNY 2FFAO0S aLl OSd ¢ KA A nedditdNdanageimulipnid ¥RagtSand b S g 2

will ensure a longerm and reliable income stream for them.
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These will include a multiple variety of businesses operating in the creative induahitksas

mentioned above, consideration showtso be given to specialist work space providers.

is a network of business

clubs currently located in Clerkenwellondon
Bridge, Kennington, Chiswick and Bankside, and
there are plans to open another six across s
London. These clubs operate as diop .{,

business bases providing desk space, freg-MVi

refreshments, networking events and business
development workshops ah seminars. The

initiative is designed to give early stage
businesses the opportunity to work in inspiring

co-working space within an active community ' ]

of entrepreneurs, freelancers and professionals.

Clients pay £200 per month for 3 dayweek
access to any venue of their choice and up to '
£400 for 5 daya-week access with their own

dedicated workstation.

| 2Y@SNAEIFGAZ2ya 6A0GK GKS O2YLI yeQa YIylr3aiaya RANBOI
interested in taking a long lease on some of the arches in London Bridge and establishing a new Club

¢ complementing the existing London Bridge Club at the Leathermarket.
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As well as the more conventionaffice or work space, the viaduct should house a number of
workshop and studio mmises to cater for artistgrafts peopleand performing artists (music and

dance studios forexamplepo:’s 2 F (G KS F20dziA 3INRdzZL) YSYOSNE OK24S
of the comments left during the exhibition also called for this use. The provision of workshop and

studio space would also tie in with the demand for light manufacturing and artisan food and drink
manufacturing business; some of whjckuch as Monmouth Coffe I YR WS yalieddgQa DAY
operate very successfully from railway arches east of Tower Bridge Risdussions with

{2dzi Kol N] [/ 2dzy OAf Qa / dzf G§dzZNB ¢ S| Y eniirigsSront &&tilts G K1 G
and makerdookingfor affordable stuéb and workshop space so there is clearly strong demand in

the area.

The Heritage Crafts Association suggested that furniture design and manufacturingndidgéather

products, gold, silver and coppemithing, texiles, gunmaking, cermiand toymakingvould all be

ddzAdl ot S OGAGAGASA G2 GF1S LXIFOS Ay GKS | NOKS
Camberwell College of Art explaingthat workshops providin@D printing,rapid prototyping, laser

cutting and CNCcémputer numerical control) nraufacturing equipment and services would work
particularly well in the London Bridge/Bermondsey due to the abundance of architecture, product

design and performing arts firms that would all uses such facilltleazersities, schools and colleges

R 2 y Qifarilg HdiR access to such equipment either so they would also be potential users.
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1. Workshops and studios should be located in the arches along Druid Street and the eastern end of
HolyroodStreet. An exception to this would be those businesses which both manufacture and sell
from the same premises as these could be located along St Thomas Street and Crucifix Lane
where footfall will be higher. Workshops and studios will also require véntilavhich would be
easier to install in the Druid Street arches which, unlike those on St Thomas Street and Crucifix

Lane, are not Grade Il listed.

2. Some workshops and studios could also double as retail units, as happens in the Viaduc des Arts.

3. Network Rail should consider granting a long lease to a specialist studio/workshop provider such
as Cockpit Arts or Goldsmiths University (see below). The spaces would then be developed to an
appropriate specification and tenant management would be vastly simgliir Network Rail.

4. Activities that use highly flammable or explosive materials will not be suitable as they pose a

significant safety risk to the operational railway line above the arches. For this reason some crafts

such as glassblowing would not faitable.
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was established in 1986 and
operatesas a social enterprisand isi KS ! Y
only creative business incubator for designer
makers. It currently has two sites in Londgn
Holborn and Deptford¢ which collectively
house 165 designenakers. Cockpit alsbasits

own dedicated business development team

advising tenants on matters such as marketing,
finance, scalability, sales and employment. They also run open studio events which allow makers to

sdl directlyto the public and also educatbem about the process of contemporary crafts.

A 100sqft studio in Holborn rents for £245.(hich includes a £22.80 services fpey monthand a
similar sized space in Deptford for £204.@thich includes a fA services feeper month. This

equates to £29.49/sqft and 24.48/sqft per year respectively.

are considering developing a
creative incubator hub for its art students. Although
the University is under some pressure to utilise the
as®ts it has available at the New Cross campus they
would ideally like the hub to be in SE1 and agreed
that the London Bridge viaduct would be a

particularly suitable location.

Having a university presence in the arts, crafts and tech hub would be hugsdyidal ¢ as has

been suggested by much of the literature on industrial clustering. Goldsmiths is a highly respected
institution and it would add great credence to the identity of the viaduct as a place for education
and creativity. It would also bringvaorkforce of talented, creative students which is a demographic

that is currently absent from the London Bridge/Bermondsey area.
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