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Introduction 

In 2012 Network Rail embarked upon its £700m Thameslink programme which will see London 

Bridge railway station significantly re-developed and train capacity increased. To complement the 

new station, and to coincide with the fact that many existing tenants of the 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 station over the next five years. Team London Bridge believes that 

this provides an ideal opportunity to ensure an appropriate long-term regeneration proposal is put in 

place – a proposal that should: allow the viaduct to fulfil its potential as a destination in its own right, 

be consistent with the nature of the area’s economy and heritage, and foster a strong sense of 

community. It is Team London Bridge’s assertion that the most effective way of achieving this is, 

through extensive consultation with stakeholders, to develop its own strategy for regenerating the 

viaduct and encourage Network Rail to implement it.  

The proposal detailed below is the culmination of a year-long Knowledge Transfer Collaboration 

(KTC) between Team London Bridge and London South Bank University to assess the potential of 
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developing a cluster of arts, crafts and technology businesses within the viaduct. This consultation 

process consisted of an interview & questionnaire with existing viaduct tenants, a two week long 

public exhibition, a series of focus groups with local businesses and residents, and numerous 

meetings with other stakeholders and interested parties. Since this project’s inception in November 

2012 a steering group has been guiding the process and their opinions have naturally been taken 

into consideration also. This steering group comprises: 

 Bermondsey Street Area Partnership  Network Rail 

 Camberwell College of Art  Railway Heritage Trust 

 Guy’s Hospital  Sellar Property Group 

 King’s College (London Bridge Campus)  Southwark Council 

 Leathermarket JMB  Team London Bridge 

 London South Bank University  

 

Entitled ‘Made in London Bridge’, the proposal seeks to reinvigorate the area’s heritage as a place for 

trade, manufacturing and innovation by creating a cluster of creative businesses, artists, craftsmen 

and independent retailers within the viaduct – all of which  come together to produce an ethos of 

‘making, selling and educating’. ‘Made’ not only refers to products such as artwork, fashion, 

furniture, food, music, software and digital media, but it also alludes to the creation of 

entrepreneurs, new businesses and new ideas. 
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Why Network Rail Should Work with Team London Bridge on Re-Developing 

the Viaduct. 

1. The ‘Made in London Bridge’ proposal has the explicit support of the wider business and 

residential communities. 

2. Team London Bridge can lead a proposal for Heritage Lottery Grant funding. 

3. The Made in London Bridge proposal will undergo a financial feasibility assessment in 

accordance with Network Rail’s development appraisal criteria. 

4. The proposal has been informed by and is consistent with the findings of the London Bridge 

Identity Project. 

5. Team London Bridge can help Network Rail access funding from the GLA for the employment 

and business development aspects of the project. 

6. Through the Southwark Plan and Bermondsey Neighbourhood Plan, Team London Bridge will 

work to facilitate an attractive and flexible planning framework. 

7. Team London Bridge will work alongside TfL, Southwark and Network Rail to design and fund 

public realm improvement adjacent to the new station. 

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

9. Team London Bridge would promote the Made in London Bridge project during both the 

implementation and operational stages – helping to bring in tenants and drive footfall.  
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Executive Summary 

 A biannual survey of local employees conducted by Team London Bridge found that 95% of 

those questioned are supportive of the idea for a cluster of arts, crafts and technology 

businesses. 

 The viaduct should become a destination in its own right. This can only be achieved by 

implementing a long-term 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 be a focus on education – both formally in terms of apprenticeships and 

qualifications, and informally through workshops and classes for the general public. The arts 

and crafts sectors are particularly accessible and thus provide good opportunities for learning 

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 arches. Independent retail, bars, 

restaurants and cafes are more appropriate for the arches as they continue the highly valued 

‘village feel’ of Bermondsey Street. 

 Offices/workspace for small and start-up creative businesses could be delivered by a specialist 

provider such as Club Workspace which has expressed an interest in leasing some of the 

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 students and graduates. 

 At least 25% of all businesses operating in the viaduct should be social enterprises – 

businesses that trade for a social and/or environmental purpose by re-investing profits as 

opposed to passing them on to shareholders. They are particularly good at providing training 

and employment opportunities (especially for the disadvantaged) and they outperform 

ordinary SMEs in terms of innovation, growth and employee diversity. 

 Pop-ups and temporary uses are a useful way of testing the proposal in the interim period 

before the viaduct’s re-development begins. Space for pop-ups should be retained in the 

completed scheme to keep the offer current and original whilst providing a stepping stone for 

start-ups.   
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Proposed Land Use Map for the London Bridge Viaduct 

This zoning aligns with Network Rail’s proposed land use strategy for the area. 

 Figure 1: Proposed land use 
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Type of Place 

 

 

Figure 2: 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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A Place for Arts, Crafts and Technology  

The consultation process showed significant support for the proposal to attract arts, crafts and 

technology business to the viaduct: with regards to the focus group and exhibition feedback, ‘a place 

for arts’, ‘a place for crafts’ and ‘a place for technology’ constituted 16% of the responses, and in a 

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

supported the proposal.  

“I agree with arts/crafts/tech as they are intertwined and linked – artists are anarchical 

and tech requires creative thinking.” (Exhibition) 

[On the idea for an ACT cluster in the viaduct] “Definitely for it. The London Bridge area 

is a little too tourist-oriented at the moment and I think that both locals and tourists 

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

London is so well-known for and so brilliant at. The tunnels and arches have the 

potential to provide impressive spaces for a fresh range of uses and 

experiences…Incredible opportunity!” (Team London Bridge User Panel Survey July 

2013) 

Those that chose ‘a place for crafts’ were keen to point out that the quality of the products had to be 

high – retailers that sold mass produced ‘naff’ or ‘tacky’ crafts would not be welcomed. As one local 

resident commented: 

“I want to say that I love the idea of lots of shops and galleries and this sort of thing, but 

it’s about having quality – not just any old tat from the people that aren’t that talented, 

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] about it in 

the guide book or whatever and then you go there and it’s just the same old rubbish as 

everywhere else.” (Focus group) 

There was also concern that the craft element didn’t make the proposal seem particularly 

progressive or innovative, it was described by one stakeholder as ‘a dirty word’ and one comment 

left during the exhibition demanded “no basket weaving”. Despite this perception craft is shaking its 

image problem (Hoggard 2004) and, especially when combined with technology, can certainly be 

innovative. 
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A Welcoming Place with a Sense of Community 

Perhaps the most heavily discussed topic during the consultation was ‘sense of community’ and the 

extent to which the viaduct should be seen as a ‘welcoming and inclusive place’.  Combined, these 

two types of place constituted 26% of the total focus group and exhibition feedback.  There was 

significant agreement that this should be a location where the area’s disparate communities – 

wealthy and deprived, residential and commercial, creative and corporate – are brought together. 

One focus group participant and business owner in particular recognised the benefit of bringing 

together the seemingly opposed ‘north’ and ‘south’ communities:  

“I know we would not exist as the Art Academy without both of those two worlds – the 

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 

art courses then going back to work the next day.” (Focus group) 

 

Although certainly in the minority, not all agreed with the concept of unification and saw 

the ‘commercial north’ as something to be feared rather than embraced:  

 

“The great thing about the arches is it stops those, or it helps stop all those people from 

More London coming into our neighbourhood, so it’s great having a barrier – it’s like a 

nice big Berlin Wall against commercialisation.  It’s really important.” (Focus group) 

Developing a sense of community primarily involves providing an environment which can be used by 

all demographics: 

“You can have a buzz as there often is around here with people under 30 in lovely suits 

but it’s got to be a place where people who live in the social housing around here also 

feel comfortable.” (Focus group) 

“Keep it diverse and multicultural. Not just for the wealthy.” (Exhibition) 

“…make use of the space that can be enjoyed/used by everyone.” (Exhibition) 

 

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 Street-esque 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 attractive and stable socio-

economic environment. 
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A Place to Learn 

Although not a high priority amongst the focus group participants – just 2% chose it as one of the 

desired ‘type of place’ options – ‘a place to learn’ was nevertheless discussed 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 during the exhibition for how the viaduct space should be used: 

“Community area to teach people skills that you have and are willing to pass on for 

free…PowerPoint, dancing, languages etc.” (Exhibition) 

“Arts, crafts and technology is a good focus  must include training space for NEETs 

[young people not in education, employment or training] etc.” (Exhibition) 

“Mixed use arts:  exhibition, performance, creation and sales. Cafes/lounges, free ‘come 

and have a go’ workshops.” (Exhibition) 

“…Introducing some craft sessions at lunchtimes or evenings would also be very good.” 

(Exhibition) 

The arts and crafts sectors are a particularly good vehicle for delivering training and education 

opportunities – both formal and informal – particularly because higher education qualifications are 

rarely needed as a pre-requisite. Apprenticeships are a common route into these sectors and there is 

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

to take on an apprentice. During one focus group some participants expressed concern that today’s 

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 the length of time 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 classes in activities such as 

painting, ceramics, clothes-making 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 City workers 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 vibrancy – it’s a sociable activity that can be undertaken 

outside of work or school hours. 



 

10 
 

A Vibrant Place 

The need for a ‘vibrant place’ was popular amongst stakeholders – 10% of focus group participants 

called for it although only 2% of the exhibition feedback comments directly referred to a vibrant 

place. There was a strong recognition that vibrancy doesn’t simply mean providing more bars and 

restaurants for local employees – London Bridge serves a wider community than that and hence 

there was a demand for the vibrancy to remain ‘beyond the 9-5’. Different communities use the area 

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

“There is a buzz to a certain extent with people going for a drink after work but then 

after that it [the London Bridge area] completely dies…it’s not just after work but also 

during the day…there’s [a need for] something to do rather than just go and drink.” 

(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 wishing to establish just such a multi-use space within 

the arches. To be known as the ‘Aristotle Project’ the business proposal is an arts club that will offer 

a programme of art, cinema and science workshops and performances during the day for children 

and the elderly; in the evening the programme will be adapted to suit the ‘post-work’ adult audience.  

 

An Innovative Place 

The desire for the London Bridge viaduct to become ‘an innovative place’ was particularly prevalent 

amongst the focus group participants – in fact it was the most popular choice with a frequency of 

14%. ‘Innovative’ applied primarily to the activities of the businesses that operate there and it was 

agreed that the technology element of ‘arts, crafts and technology’ proposal could bring innovation 

to the arts and crafts sector. This was verified by one participant – the 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 technology. Stakeholders believed that the 

most likely way to achieve ‘an innovative place’ would be to attract a large number of start-ups. 

Attracting the creative industries to the viaduct would certainly help to develop an ‘innovative 

place’: research from the Department 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 

engineering-based manufacturing or KIBS (Wilkinson 2007). 
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A Destination 

One of the primary reasons for undertaking this feasibility study was to make the viaduct a 

destination in its own right, rather than something that has to be navigated to reach one side or the 

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

“It's an excellent idea.  This [the arts, crafts and tech proposal] could create a whole new 

destination with a distinctive character (like Bermondsey Street succeeded in doing).” 

(User panel survey) 

 

“[the viaduct should] become a creative hub – destination for tourists and shoppers.” 

(User panel survey) 

 

“[the viaduct should] be a unique area of London that draws Londoners and tourists.” 

(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 attractor to the area. To reach 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 capitalise on if developed appropriately and to paraphrase a representative of 

Sellar Property Group, “business such as Starbucks don’t create destinations”.  

Developing the viaduct into a destination and visitor attraction does of course have 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 the idea for an arts, crafts and technology cluster – it would increase footfall to the 

viaduct and consequently improve their trade. 

 

Concluding Remarks 

From the consultation it is clear that stakeholders would like the viaduct to become an innovative, 

inclusive, vibrant and educational destination with a strong sense of community where the arts, 

crafts and technology sectors can flourish. With these principles in mind the following section will go 

on to propose a strategy for how the viaduct space should be used and managed, and it will also put 

forward examples of the types of businesses that would make suitable future tenants.   
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High Street Retail, Food and Beverage 

 

Consultation Findings 

The feedback from all methods of consultation was very strongly opposed to the idea of high street 

and chain operators occupying the viaduct – in 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 sorely lacks convenience and comparison goods retail 

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

Berkeley’s One Tower Bridge scheme or London Bridge Quarter where the footfall would be higher, 

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

The opposition to high street retail in the arches stems from a fear that the coveted independent 

nature of Bermondsey Street, which provides much of the area’s identity, would be threatened by 

the chain operators in the nearby arches.  

A selection of comments made during the exhibition in response to the question “which aspects of 

this [the ACT proposal] do you support?”: 

“I support preserving the current viaduct and creating a mixed use space for small 

businesses and shops. It would be a wasted opportunity to create the ubiquitous High 

Street with all the usual chains.” (Exhibition) 

“Keeping a local identity and keeping out Starbucks etc.” (Exhibition) 

“…it is important to support indigenous businesses – cafes, galleries, studios – not 

corporate chains e.g. Starbucks, Nero and McDonald’s.” (Exhibition) 

 

Proposed Strategy 

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 in other locations mentioned above.  
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Independent Retail, Food and Beverage 

 

Consultation Findings 

The demand for small, local independent leisure operators from stakeholders was particularly 

strong: 21% of focus group participants and 11% of the feedback left during the exhibition called for 

independents. As discussed above, the 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 perception 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 chains. A Shad Thames resident explained that because one 

of her local restaurants was operated independently rather than as a chain she felt more able to 

approach the owner with issues regarding anti-social behaviour or the public realm outside the 

restaurant. Additionally, any problems reported were more likely to be acted upon. Spittalfields, 

Borough Market, Maltby Street and the Shoreditch BoxPark were all used as examples to illustrate 

just how successful independent operators can be – not only in generating income for themselves 

but also in stimulating 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 

‘village’ feel, particularly because those that work there also live locally.  

“I love the feeling of community. Independent businesses, living locally will create 

fantastic energy and a true destination.” (Exhibition) 

There was however scepticism over the practicalities of independents especially with regards to 

affordability, with one employee of Southwark Council commenting during the exhibition: 

“Everyone asks for independent shops but do they shop there themselves? Most go to 

supermarkets because they are cheaper.” (Exhibition) 

This concern over affordability was shared by another:  

“The businesses should be accessible. Some of the fancy shops in Bermondsey Street are 

really expensive. We need a mix of shops for all residents – not everyone can afford £3 

coffees.” (Exhibition) 
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As part of 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 welcomed by the stakeholders, however there 

was concern as to the longevity of such a scheme and what happens after the five year period – the 

opinion was that the development of the viaduct should take the form of strategy dealing in 

timescales of decades rather than 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 would be to strongly encourage the 

presence of social enterprises – especially in the retail and leisure sectors. Social enterprises 

(organisations that trade for an explicit social and/or environmental purpose) contribute £18.5billion 

to the UK economy and employ almost a million people (DBIS 2013). According to research by Social 

Enterprise UK (2013), they have proven to be: 

 Innovative: 56% of social enterprises developed a new product or service in the last 12 

months compared with 43% of SMEs. 

 Diverse: 15% of social enterprise leaders are from Black, Asian and Minority Ethnic 

(BAME) communities. Only 11% of SMEs report having directors from a BAME 

background. 

 Fast growing: 38% of social enterprises saw an increase in turnover compared with 29% 

of SMEs6 in the last year. 

 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. 

 Good for society: 52% of social enterprises actively employ people who are 

disadvantaged in the labour market (for example long-term unemployed, ex-offenders 

and disabled people). 
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Proposed Strategy 

1. The retail element should be located primarily along St Thomas Street and Crucifix Lane. 

The siting of retailers at these locations aligns with Network Rail’s proposed land use 

strategy for the area and allows them to benefit from high footfall.  

 

2. Food and Beverage operators would be most suited to Crucifix Lane, Holyrood Street and 

the northern end of Bermondsey Street. 

 

3. Network Rail’s S106 obligation to lease the arches on St Thomas Street to independent 

retailers on affordable rents for a period of five years should form the basis of a cohesive 

retail strategy for the viaduct. This 5 year period should not be viewed as a stopgap after 

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

 

4. Retailers and F&B operators should, as much as possible, be chosen on the basis that they 

comply with a ‘Made in London Bridge’ ethos by selling locally made or sourced products. 

Special consideration will be given to retailers who wish to make their products onsite i.e. 

half retail unit and half workshop/studio. 

 

5. Products sold should be high quality but affordable. The luxury, Bond Street style model 

should be avoided as this will only serve a narrow segment of the local community. 

 

6. At least 25% of the retail and F&B operators should be social enterprises. 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.  
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Potential Tenants 

Brigade 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 

people through a partnership with the Beyond 

Food Foundation. In June 2013 Brigade was 

appointed exclusive caterer for a G8 conference on social investment. 

 

Elvis & Kresse is a social enterprise making 

luxury accessories such as wallets, belts and 

bags from recycled fire 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 stocked in more than 15 countries, 

including the USA, Australia, Switzerland, Italy and Norway. In 2013 they won the Positive Luxury 

Blue Butterfly in recognition of their positive impact on people and the planet. This business that 

combines social enterprise, craft and retail is perfect example of a potential retailer for the viaduct. 
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YrStore allows customers to design and print 

their own T-shirts 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 pop-up in Boxpark 

Shoreditch, the company opened a second 

store in Carnaby Street for one month in June 

2013, and in October 2013 they operated a ten 

day pop-up in Liberty. 

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

discussed in Chapter 8. With design and manufacturing based on cutting edge technology, YrStore 

epitomises the retail element of an arts, crafts and technology cluster and the ‘Made in London 

Bridge’ ethos. 

 

On your Bike – an independent bicycle, 

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 

required its re-location. If returned to the 

viaduct it 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 that of Lock 7 in Hackney and become a ‘cycle café’ – 

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 model. Whilst not necessarily aligned with the arts, crafts and 

technology concept, the cycle café would meet stakeholders’ demands for multi-use space and the 

vast number of people expected to use the bike parking facilities will drive regular footfall through 

the viaduct. 
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Pop-Ups and Temporary Uses 

 

Consultation Findings 

The growing use of pop-up shops and temporary retail experiences is being fuelled by both start-ups 

and online 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 such as Pop Up Britain, Appear Here, Spare Space 

and We Are Pop Up which match retailers with available spaces. The advantages of pop-ups over 

traditional retail models are numerous: online retailers can extend brand awareness into the real-

world; the limited time for which pop-ups operate courts intense media coverage; rents are often 

low as the properties are vacant; and they can be used as part of a product development strategy to 

test market demand for a new product with little risk or cost (Johns 2013; Chambers 2013).  

 

In August 2013 the Crown Estate offered a retail unit on Piccadilly to be used as a pop-up for six 

weeks. Strict rules were put in place to ensure that the tenants would ‘fit’ the street with the chosen 

occupiers selling products ranging from tweed jackets to Scottish shortbread (Evening Standard 

2013). According to the Financial Times (2013) one business saw its online sales grow 300% and 

another won a contract to supply John Lewis. This illustrates how pop-ups shouldn’t be just seen as 

stopgaps or gimmicks – they can form part of a wider strategy to promote the area’s character in 

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

 

During consultation, pop-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 a consequence, new 

footfall would regularly be brought into the area as each pop-up or temporary use brings with it a 

different consumer group.  

 

“Presumably what’s very interesting about that short-term thing is that it brings footfall 

that hasn’t been there before over a period of time...there are just new people coming 

into the area.” (Focus group) 

The length of term that constitutes ‘temporary’ was a source of discussion amongst focus group 

participants: whilst some said four months, others suggested two to three years. This debate was 

based on 
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Flexible and Multi-Use Space 

 

Consultation Findings 

The most requested type of retail or leisure use for the arches was ‘flexible/multi-use’ space with 

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 place for all parts of the demographic at all times 

of the day, and it therefore seemed logical that premises shouldn’t be restricted to certain types of 

use. Borough Market’s recently opened Market Hall was cited as an example during one of the focus 

groups as it is 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 multi-use space could include art galleries 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 consequently 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 implications 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.  

 

Proposed Strategy 

1. As an initial trial, two units in the viaduct should be classed as ‘multi-use’ and designated for A1 

(shops), A3 (food and drink), A4 (drinking establishments), B1 (business), D1 (non-residential 

institutions) and D2 (assembly and leisure) simultaneously. 
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Gallery and Exhibition Space 

 

Consultation Findings 

From the focus group and exhibition consultation the idea for gallery and exhibition space in the 

viaduct was reasonably popular, however the main demand for this use came predominantly 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 these institutions already have such dedicated exhibition spaces, 

they tend to be seen as ‘part of the university’ and as such not openly accessible public spaces. The 

New Designers exhibition 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. 

 

Proposed Strategy 

1. In a similar manner to the Hofplein viaduct in Rotterdam, one unit within the viaduct should 

operate as a shared exhibition/gallery space for the businesses occupying the viaduct. Artists, 

designers and crafts people in particular rely on showcasing their work to the public and so this 

would be of great use to them. 

 

2. This space would also be made available to London’s art and design colleges and universities so 

that they can exhibit their students’ work to the general public – enhancing their prospects of 

employment and a career. There are numerous 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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Community and Education 

 

Consultation Findings 

‘Community use’ was particularly popular amongst stakeholders and follows from a desire for the 

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 actually entail 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 middle 

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 desire amongst 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 develop training schemes and apprenticeships to link its students with the 

tailoring sector. Such links between private business and educational institutions should strongly be 

encouraged as part of the regeneration proposal for the viaduct. 

This educational ethos 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 immediate area, to learn new 

skills. 

 

Proposed Strategy 

1. At least one unit in the viaduct should be dedicated to ‘D1 Non-residential institutions’ so that it 

can operate as a community/educational hub. However, cafes, performing arts venues, craft 

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

 

2. Businesses operating in the viaduct must be encouraged to offer training opportunities such as 

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

Fab Labs 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 these 

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 and advice.  

The UK’s first Fab Lab opened in Manchester in 

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 career in design, fabrication and 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 11-16 year olds.   

The current provision of Fab Labs in London is rather poor: most tend to be small, rather dis-

organised ‘hackspaces’, although Makerversity in Somerset House is the exception. With a central 

location and numerous creative businesses, schools and universities that would undoubtedly benefit 

from the services the labs provide, a Fab Lab in London Bridge could help put the city at the 

forefront of the growing trend for digital manufacturing. It would also act as the core element for 

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

localised manufacturing, innovation and education. 
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The Goodlife Centre, 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 

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 premises and is looking 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 customer base of professionals working in and around The 

City. 

The Aristotle Project is a proposal for a joint arts club and community 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 children delivered through after school courses and workshops. 

During consultation with Guy’s Hospital the idea was put forward for a café serving healthy food 

and drink which would also function as a community space where people could learn how to live 

healthier lifestyles – perhaps undertaking activities such as cookery classes. This space could also be 

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

The School for Startups is a social enterprise that provides loans, education programmes, events and 

online support for new businesses. The presence of the School for Startups (or a similar such 

organisation) could help attract start-ups to the area and therefore achieve the ambition of making 

the viaduct a place for small business and entrepreneurs. 
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Offices 

 

Consultation Findings 

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 exhibition calling for it. However, stakeholders 

were careful to emphasise that this should be office space for small, creative and preferably start-up 

firms. This needn’t be limited to arts, crafts and technology business – it would include all firms 

working in the creative industries such as advertising, 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 tools and applications 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 level of fit-out. One focus group 

participant, a director from property consultancy Farebrother, had more input than most on this 

topic: 

“Further down towards the arches as you run down Great Suffolk Street, as you head 

down to the Elephant, Network Rail is being really successful with shell and core. So, 

using a unit like this with power, with drainage, you can get a mezzanine in it – fantastic 

space … I’ve seen a whole mix down there who are generally start-up and need a bit of a 

leg up. London College of Communications down at the Elephant – that’s a great source 

of businesses. You know, young guys coming out wanting to kick on and that sort of 

accommodation where the landlord doesn’t have to spend a huge amount on fitting the 

space out (dry, power and drainage) and then you as a landlord don’t then expect a ten 

year lease you expect something relatively short term, a sensible rent and it just drives a 

different tier of the market.” (Focus group) 

There was some debate in the focus groups with regards to providing these office spaces to start-ups 

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 for start-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 Development Manager at Network Rail whose 
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opinion was that start-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 them to leave and move to a more suitable 

premises (which loses Network Rail a tenant). Despite 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 and entrepreneurs. In combination with this, 8% of the feedback suggested 

establishing a business advice and development centre in the viaduct.  

 

Proposed Strategy 

1. The offices should be located predominantly on Druid Street and the eastern end of Holyrood 

Street which is in line with Network Rail’s ambitions for the area. Druid Street will receive low 

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

 

2. The arches should be sub-divided into multiple units to allow as many small businesses to occupy 

the space as possible. 

 

3. Rents should be affordable in order to attract start-ups and small firms. 

 

4. At least 25% of the available office space should be leased to social enterprises. 

 

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-

term office space. This approach removes Network Rail’s need to manage multiple tenants and 

will ensure a long-term and reliable income stream for them. 
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Potential Tenants  

These will include a multiple variety of businesses operating in the creative industries and, as 

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

 

Club Workspace is a network of business 

clubs currently located in Clerkenwell, London 

Bridge, Kennington, Chiswick and Bankside, and 

there are plans to open another six across 

London. These clubs operate as drop-in 

business bases providing desk space, free Wi-Fi, 

refreshments, networking events and business 

development workshops and 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 day-a-week 

access to any venue of their choice and up to 

£400 for 5 day-a-week access with their own 

dedicated workstation.  

Conversations with the company’s managing director have indicated that Club Workspace would be 

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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Workshops and Studios 

 

Consultation Findings 

As well as the more conventional office or work space, the viaduct should house a number of 

workshop and studio premises to cater for artists, crafts people and performing artists (music and 

dance studios for example). 13% of the focus group members chose ‘workshops and studios’ and 2% 

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 which, such as Monmouth Coffee and Jensen’s Gin, already 

operate very successfully from railway arches east of Tower Bridge Road. Discussions with 

Southwark Council’s Culture Team revealed that they are often inundated with enquiries from artists 

and makers looking for affordable studio and workshop space so there is clearly strong demand in 

the area.  

The Heritage Crafts Association suggested that furniture design and manufacturing, high-end leather 

products, gold, silver and copper smithing, textiles, gunmaking, cermics and toymaking would all be 

suitable activities to take place in the arches. With regards to the ‘tech’ aspect, the Dean of 

Camberwell College of Art explained that workshops providing 3D printing, rapid prototyping, laser 

cutting and CNC (computer numerical control) manufacturing 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 facilities. Universities, schools and colleges 

don’t ordinarily have access to such equipment either so they would also be potential users.  
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Proposed Strategy 

1. Workshops and studios should be located in the arches along Druid Street and the eastern end of 

Holyrood Street. 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 ventilation which would be 

easier to install in the Druid Street arches which, unlike those on St Thomas Street and Crucifix 

Lane, are not Grade II 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 simplified for 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 be suitable. 
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Potential Tenants 

Cockpit Arts was established in 1986 and 

operates as a social enterprise and is the UK’s 

only creative business incubator for designer 

makers. It currently has two sites in London – 

Holborn and Deptford – which collectively 

house 165 designer-makers. Cockpit also has its 

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 

sell directly to the public and also educate them about the process of contemporary crafts.  

A 100sqft studio in Holborn rents for £245.72 (which includes a £22.80 services fee) per month and a 

similar sized space in Deptford for £204.00 (which includes a £19 services fee) per month. This 

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

 

Goldsmiths University are considering developing a 

creative incubator hub for its art students. Although 

the University is under some pressure to utilise the 

assets 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 hugely beneficial – 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 bring a workforce of talented, creative students which is a demographic 

that is currently absent from the London Bridge/Bermondsey area. 
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Rogue Studios is currently located in a railway 

arch in Bermondsey and provides rehearsal and 

recording studios for music and other 

performing arts. Past recording artists and 

clients have included Muse, Phil Collins, XFM 

and EMI. The ‘making’ aspect of Made in 

London Bridge includes music as well as more 

tangible products such as clothing, jewellery 

and furniture. 

 

Jail is a design studio and workshop fabricating 

contemporary furniture, art installations, pop-

up exhibition space and window displays for 

Burberry and Selfridges. Services include design 

consultation, CAD modelling, metalwork, 

carpentry, engineering, app and digital 

development, CNC milling and 3D printing. 

 

 

3D Print UK is a Bermondsey-based company 

offering a 3D printing service which allows 

artists, engineers, architects and product 

designers to rapidly manufacture prototypes or 

undertake low volume production runs. This is 

a useful service for firms who are unable to 

afford resources associated with owning their 

own 3D printing equipment. 

Considering the volume of artists, architects and product designers in the London Bridge area 

services such as those offered by 3D Print UK could be in strong demand. There could also be 

significant links with Guy’s Hospital and King’s College as the medical industry has readily adopted 

3D printing – prosthetics manufacturing in particular. 
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Watson Brothers is a high-end shotgun and 

rifle maker currently based in Shoreditch. All 

their guns are made by hand with each 

employee undertaking an apprenticeship in a 

specialised field such as woodwork or 

engraving. London has a world renowned gun 

making industry and with its elements of design, 

art, craftsmanship and employing of apprentices 

it epitomises the Made in London Bridge ethos.  
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Links with the London Bridge Identity Project 

 

 

In May 2013, Team London Bridge appointed an internationally experienced team of place branding 

experts consisting of Placematters, Zulver & Co. and Ideado Consulting to help us and the entire 

London Bridge community establish a compelling Place Brand for the area. The desired outcome is 

that this brand be used to better promote London Bridge and inform its future development – 

ensuring that it retains its individuality whilst simultaneously becoming a pleasant, thriving place 

which serves the various communities residing there. 

To direct the project, a representative Steering Group consisting of Network Rail, More London 

Estates, London Bridge City, Sellar Property, Bermondsey Street Area Partnership, The Bridge 

Lounge, Team London Bridge, Imperial War Museums, Shangri-La Hotels and Southwark Council was 

established.  

A total of 519 people contributed to a four week consultation during June 2013. 50 of these were in-

depth face to face interviews. 61% of participants came from local business, 34% were local 

residents, and the rest were leisure or business visitors to the area.  

The research shows that the area is unexpected and surprising: it’s constantly evolving, 

extraordinary, pioneering, welcoming, and vibrant. It encourages creativity, aids connectivity and 

has a strong sense of community. These characteristics consequently give rise to the brand: ‘London 

Bridge Revealed’. 

The table on the following page illustrates how the ‘Made in London Bridge’ proposal embraces the 

area’s existing character and seeks to epitomise the brand essence of a place that is globally 

significant, historic and vibrant place of modern commerce, enterprise and creativity. 

http://www.zulver.com/
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Research Findings of the London Bridge 
Identity Project 

 

 
‘Made in London Bridge’ Proposes… 

  

London Bridge is a vibrant and stimulating 
place with a broad range of business, social and 
cultural activities. 

Almost half of all respondents feel the need for 
more cafes, pubs, bars and restaurants. 

 A vibrant mix of creative businesses and 
independent bars, cafes and restaurants. 

 
 Spaces to host a range of cultural events, 

programmes and businesses. 
 
 A world-class public realm and active street 

frontages with retail and light 
manufacturing/craft. 

  

London Bridge is a welcoming place for new 
enterprises, visitors and residents. 

Nearly 53% of respondents think that London 
Bridge could do with more and better quality 
business space for small businesses. 

 

 Improved public realm and a more porous 
viaduct which will attract pedestrians and 
increase perceived safety. 

 
 An environment that provides for and 

welcomes start-ups and entrepreneurs. 

  

London Bridge is pioneering and 63.5% of 
respondents wish London Bridge to be an 
‘innovative’ place in the future. 

 

 Arts, crafts and creative businesses that 
embrace technology to innovate. 

 
 Innovative business models such as social 

enterprise. 

  

London Bridge has an industrial heritage of 
making and creating. 

 Emphasising this heritage of making by 
providing work space for artists, craftsmen, 
musicians, designers and tech firms.  

  

There is a strong sense of community in the 
area. 

 Community facilities and a range of leisure 
and retail that is accessible to all 
demographics. 

  

The area has a rich independent retail offer – 
especially around Bermondsey Street. 71% of 
those surveyed would like to see more 
independent retailers in the area. 
 

 Predominantly independent retail, leisure 
and food & drink which draws on the existing 
character of Bermondsey Street. 

  

The area has an abundance of cultural 
attractions. 

40.6% of respondents described London Bridge 
as currently a ‘cultural’ place. However, 70.7% 
would like London Bridge to become ‘cultural’ 
in the future. 

 

 Creative businesses and cultural venues and 
organisations that complement those 
currently occupying the area. 
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Implementing the London Bridge Place Brand in the Viaduct: 
 

Website 

In a similar fashion to the Viaduc des Arts in Paris (see below) the London Bridge viaduct should have 

its own dedicated website to ‘reveal’ the businesses, activities and events occurring in the somewhat 

hidden arch spaces. It would also serve to re-enforce the notion that the viaduct is a destination in 

its own right.  

 

Open days and classes  

These would serve to ‘reveal’ the activities of the businesses by showcasing products and teaching 

their skills to the public. 

 

Shared social and events space 

A space in the viaduct for tenants and local businesses to host exhibitions, product launches and 

social events would serve to ‘reveal’ businesses to one another; consequently leading to greater 

collaboration, innovation and creativity. 

 

Public realm 

A world class public realm that is uniform throughout the area with improved way-finding that 

would encourage pedestrians to discover what is currently a rather inaccessible and uninviting place. 

Uniform arch facades – which could incorporate the brand logo – might also serve to create a 

coherent sense of place. 

http://www.leviaducdesarts.com/
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Possible Funding Streams 

 

 

The capital costs for re-developing the viaduct will be met by Network Rail, however if these costs 

can be minimised by drawing on external funding sources it becomes more financially viable for the 

rail operator to lease the refurbished arches at a lower rent – thus providing the necessary 

conditions for a thriving cluster of small, independent and creative businesses.  

 

Heritage Lottery Fund 

One funding stream of the HLF – Heritage Enterprise – offers grants of up to £5million to rescue 

neglected historic buildings and sites and unlock their economic potential. One particularly relevant 

example is Butcher Works in Sheffield: a 200 year old cutlery factory that used Heritage Enterprise 

funding to convert the building into workshops, a gallery and a retail outlet for craftsmen who in 

turn offer apprenticeships to students of nearby Freeman College.  

Bids for the fund can only be made to “bridge the gap that prevents a historic asset in need of repair 

from being returned to a beneficial and commercial use1”, and the application must be led by a not-

for-profit organisation, which in this instance could be Team London Bridge.  Heritage Enterprise 

projects are also only eligible if they aim to achieve all of the outcomes listed below. 

The heritage asset will be: 

 better managed 

 in better condition 

With the investment, people will have: 

 developed skills 

 learn about heritage 

With the investment: 

 environmental impacts will be reduced 

 the local area/community will be a better place to live, work or visit 

 the local economy will be boosted 

 

                                                           
1
 Heritage Lottery Fund (2013) Heritage Enterprise: Application Guidance. 
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Railway Heritage Trust 

The Railway Heritage Trust was established to assist the operational railway companies in the 

preservation and upkeep of listed buildings and structures, and in the transfer of non-operational 

premises and structures to outside bodies willing to undertake their preservation. The Trust awards 

grants on the basis of 10% to 40% of repair or restoration costs, excluding professional fees and 

project management costs. Being partly Grade II listed and an exemplar piece of the work of 

renowned railway architect Charles Henry Driver, the London Bridge viaduct has significant heritage 

value and would be eligible for a restoration grant from the Railway Heritage Trust. Andy Savage, 

executive director of the RHT, is a member of the ‘Made in London Bridge’ steering group and the 

Trust would be an obvious partner in a bid for Heritage Lottery funding. 

 

Southwark Council 

Funding from the Council, especially via Section 106 agreements, would predominantly be directed 

towards public realm improvements although there may be funding for educational and 

employment programmes. Team London Bridge are currently convening a group, which includes the 

Council, TfL and Network Rail, to begin a discussion on the future of London Bridge’s public realm – 

Tooley Street, St Thomas Street, Crucifix Lane and Druid Street in particular.  

 

Greater London Authority 

Initial discussions with the GLA regarding the ‘Made in London Bridge’ proposal have been positive 

and have suggested that – due to the proposal’s focus on education, skills training, new business and 

employment – funding could be made available to support job creation. More detailed discussions 

with GLA as to the precise nature of this funding are needed however. 
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How the ‘Made in London Bridge’ proposal delivers Southwark 

Council’s Planning, Economic and Cultural Policies 

 

 

London Bridge 

 
The ‘Made in London Bridge’ proposal delivers these policies by: 

 Further enhancing the existing cluster of creative and cultural businesses in London Bridge. 

 

 Encouraging small, local businesses in the creative sectors. 

 

 Bringing activity to railway arch frontages and proposing a vibrant mix of entertainment, 

cultural, leisure and business uses within them. 

 

 Developing the viaduct in to a cultural destination in its own right. 

Policy Document Policy 

 
London Plan 
 

 
“Strategic cultural areas (Map 4.2 and Policy 4.5Af) identify, protect and seek to 
enhance significant clusters of these institutions and their settings including 
Theatreland in the West End, the South Bank/Bankside/London Bridge…” 
 
“Mixed leisure and culture related development should enhance its distinct offer as 
part of the South Bank Strategic Cultural Area, and partners should work to develop 
and accommodate synergies with the existing centre of medical excellence.” 
 

 
Core Strategy 
 

 
4.20 “[In London Bridge] Small local businesses, including creative and media 
businesses will continue to thrive alongside large global companies, major tourist 
and cultural facilities, bars, cafes and restaurants. New shops and facilities will be 
provided to better meet the needs of local people.” 
 
4.25 “We are working with Network Rail to make sure the railway arches continue to 
be well used for a mix of entertainment, cultural, leisure and business uses. The 
frontages of railway arches will be improved and where possible opened up onto the 
street to bring new life to areas, such as along St Thomas Street.” 
 

 
Draft SPD 
 

 
“The station could also become a major destination in its own right offering a mix of 
commercial uses both within the arches and in an air-rights development over the 
platforms.” 
 
“The railway arches onto St Thomas Street should be refurbished and 
brought into active use to help revitalize the street.” 
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Culture 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Providing space for cultural and leisure activities. 

 

 Providing affordable office/studio/workshop space for the creative industries – especially start-

ups. 

 

 Developing the viaduct in to cultural tourist destination in its own right. 

Policy Document Policy 

 
London Plan 
 
 

 
4.33 “Strategic cultural areas identify, protect and seek to enhance significant 
clusters of these institutions and their settings including…the South 
Bank/Bankside/London Bridge.” 
 
4.34 “Culture also plays a valuable role in place shaping, especially by engaging 
younger people in wider community activity. It is therefore important to expand 
London’s cultural offer beyond central London…as well as maintaining and 
enhancing the quality of facilities in and around CAZ.” 
 
[London Bridge, Borough & Bankside Opportunity Area] “Mixed leisure and culture 
related development should enhance its distinct offer as part of the South Bank 
Strategic Cultural Area.” 
 

 
Core Strategy 
 

 
3.8 “…Successful creative industries will thrive particularly in the strategic cultural 
areas. There will be a wide range of arts and cultural facilities for Southwark’s 
multicultural and very diverse community.” 
 
“The [Bankside, Borough and London Bridge] opportunity area will continue to be 
home to a mix of uses providing high quality office accommodation alongside world 
class retail, tourism, culture and entertainment facilities and public spaces.” 

 

 
Draft SPD 
 

 
“The opportunity area is an important location for arts, culture and creative 
industries…we will support the continued success of a diverse range of arts, cultural 
and entertainment enterprises and the cultural, social and economic benefits that 
they offer.” 
 

 
Southwark Cultural 
Strategy Action Plan 
 

 
“Review council wide approach to cultural provision within regeneration 
consultation, including support for creative and cultural industries.” 
 
“Work with strategic partners and internal council departments to look at the 
opportunity for affordable space, start up and incubator spaces.” 
 
“Develop clear guidance and training support in relation to buildings and spaces for 
those looking to start up a building based cultural enterprise.” 
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Design, Conservation and Heritage 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Showcasing and enhancing the viaduct’s distinctive architecture.  

 

 Focusing on making and selling – the ‘Made in London Bridge’ ethos – as it relates to the area’s 

heritage of industry, trade and commerce. 

 

 Providing active street frontages and significant improvements to the public realm which will 

make the area more safe, pleasant and accessible. 

Policy Document Policy 

 
Core Strategy 

 
SP12: “Development will achieve the highest possible standards of design for 
buildings and public spaces to help create attractive and distinctive places which are 
safe, easy to get around and a pleasure to be in.” 
 
This will be done by: 
 

1. Expecting development to conserve or enhance the significance of Southwark’s 
heritage assets, their settings and wider historic environment, including 
conservation areas, archaeological priority zones and sites, listed and locally 
listed buildings. 
 

2. Making sure that the height and design of development conserves and 
enhances strategic views and is appropriate to its context, the historic 
environment and important local views. 

 

 
Draft SPD 
 

 
“New development will recognise and enhance the different character and roles of 
places and respect their past.” 
 
“The [station] site lies close to Bermondsey Street and Borough High Street 
Conservation Areas. Development must not have a negative impact on the character 
of these conservation areas.” 
 

 
Characterisation 
Study 

Issues to be addressed: 

 Lack of active frontages to the railway viaduct which lines St. Thomas Street. 
Heritage: 

 Future development of the railway arches lining St. Thomas Street should be 
sympathetic to the history of the structure and enhance its condition. 

Urban structure and built form: 

 Proposals along St. Thomas Street and Crucifix Lane should be of a high 
architectural standard with opportunities to provide active edges to enhance 
the streetscape both to the south side and along the arches of the railway 
viaduct which lines the northern side of the road. 
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Jobs and Businesses 

Policy Document Policy 

 
Core Strategy 

 
SP10: “We will increase the number of jobs in Southwark and create an environment 
in which businesses can thrive. We will also try to ensure that local people and 
businesses benefit from opportunities which are generated from development.” 
 
This will be done by: 
 

 Protecting existing business space (B use classes) and supporting the provision 
of around 400,000 sqm – 500,000 sqm of additional business floorspace over 
the plan period in the Bankside, Borough and London Bridge opportunity area. 

 Protecting industrial and warehousing floorspace and enabling growth in new 
sectors such as green manufacturing and technology in the following strategic 
and local preferred industrial locations: Bermondsey; Old Kent Road; 
Parkhouse Street; Mandela Way. 

 Protecting small units in the locations listed above and encouraging provision 
of flexible space to help meet the needs of the local office market and 
independent retailers. 

 Protecting creative, cultural and tourism facilities and encourage new facilities, 
particularly in strategic cultural areas. 

 Targeting new jobs and training opportunities which arise from development 
towards local people. 

 
5.80 “We are protecting small units to ensure a supply of premises suitable for SMEs. 
This policy will apply to both business (B class) units as well as retail (A class) units.” 
 

 
Economic Wellbeing 
Strategy 
 

 
1. Employment: narrowing the gap with the London employment rate. 

 Every young person will leave school or training ready for work and more 
aware of how to start and develop a business. 

 Local skills provision and training is of the highest quality and backed by a local 
college of choice with strong employer and community links. 

 Promote and support opportunities for work based learning, specifically 
working with schools, academies and colleges. 

 Make the best use of apprenticeships. 
 

2. Southwark: the place of choice to start and grow a business. 

 Council decision making takes full account of business needs, interests and 
opportunities. 

 Better quality, more flexible, better managed and affordable business space is 
available for start-ups and businesses that are ready to grow. 

 More jobs and business growth opportunities are brought by regeneration, 
development and better use of employment land 

 Take a balanced view on the many different land use needs, including 
establishing expectations and principles for the amount, design, size, location 
and affordability of commercial space in new developments and regeneration 
schemes. 
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The ‘Made in London Bridge’ proposal delivers these policies by: 

 Increasing the number of small business units available in the viaduct. These will be targeted at 

creative SMEs and start-ups and the majority will be let on affordable rents. 

 

 Creating flexible and multi-use space. For example independent retailers that also manufacture 

their products from the same premises. 

 

 Stipulating that at least 25% of businesses should be social enterprises. These are ideal for 

employing and training local people (especially the disadvantaged), and they would also partner 

with and support the voluntary and community sectors. 

 

 Encouraging links between businesses and local universities or colleges. Goldsmiths University 

have expressed an interest in establishing a work space hub for their students in the arches. 

 

 Creating a vibrant mix of retail, leisure, business space and community & educational facilities. 

 

 Developing the entire viaduct into a new creative, cultural and tourism facility in London Bridge 

which is a strategic cultural area. 

 

 

 

 

 

 

 

 

 

 
3. Thriving town centres and high streets. 

 Businesses are enabled to play a greater role in community life – investing in 
public realm, involved with schools, supporting and partnering with the 
voluntary and community sector. 

 High streets benefit from fewer empty shops and a greater mix of uses, with 
more visitors for shopping and leisure. 

 

 
Characterisation 
Study 

 
Land use: 

 Opportunities to develop retail and further creative uses, such as galleries and 
workshops, within the arches of the railway viaduct to the north of St. Thomas 
Street and Crucifix Lane should be explored. 
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Community, Learning and Lifestyle 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Providing community and education facilities such as the FabLab, Aristotle Project, the Goodlife 

Centre and a shared exhibition/event space for the businesses in the arches.  

 

 Encouraging businesses to offer classes for the general public as well as more formal 

apprenticeships. 

 

 Working with Guy’s Hospital who have expressed an interest in running a health café cum 

community space to promote healthy lifestyles. It might also act as a place of relaxation and 

mental wellbeing for patients and their relatives. 

 

Policy Document Policy 

 
Core Strategy 

 
SP4: “There will be a wide range of well used community facilities that provide 
spaces for many different communities and activities in accessible areas. 
Development will help create safe, healthy and mixed communities.” 
 
This will be done by: 
 
1. Facilitating a network of community facilities that meet the needs of local 

communities. 
2. Ensuring development provides flexible community spaces that can be shared 

by many groups, where there is a local need and an identified occupier for the 
space. 

3. Supporting the retention and improvement of facilities which encourage 
physical activity and ensuring that development promotes healthy lifestyles and 
addresses negative impacts on physical and mental health. 

4. Ensuring development provides for increases in local health facilities in 
partnership with NHS Southwark. 

 

 
Draft SPD 
 

 
“Local people will share in the benefits of regeneration and investment in the area, 
such as through employment and training schemes. This will include new and 
improved community and youth facilities.” 
 
2.1.8: “Where there is a local need, new development should provide flexible 
community space that can be shared by many groups. It will be important that 
developers work with the council and community groups to identify occupiers for 
the space to ensure they are used effectively and that their use can be sustained and 
managed.” 
 
2.1.8: “We will use S106 obligations to secure contributions to the operation, 
management and maintenance of community facilities to ensure they can continue 
to be funded over the long-term.” 
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Detailed Planning Guidance – St Thomas Street 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Revitalising Crucifix Lane as well as St Thomas Street with retail, leisure and business use which 

will increase east-west pedestrian flows. 

 

 Improving the public realm both around and through the tunnels. 

 

 

 

 

 

 

 

 

 

 

Policy Document Policy 

 
Draft SPD 
 

 
Revitalise St Thomas Street by: 

 Improving the streetscape and bringing active frontages to the street. This will 
include improving the railway archways and using them for active retail and 
entertainment uses. 

 Creating priority for pedestrians and better links from the station and through 
the viaduct. 

 Improving links east-west along St Thomas Street to take pressure off Tooley 
Street and the Riverside Walk. 

 New development should be positioned at least 10 metres from the street 
edge, in order to increase pavement widths along St. Thomas Street. This will 
assist with pedestrian flows and allow the possibility of tree planting. 

 Providing public space and pedestrian priority at the important junction with 
Bermondsey Street. 

 

 
Characterisation 
Study 

 
Open space and public realm: 

 Tree planting along St. Thomas Street should be considered as part of 
proposals to redevelopment sites to the east of Weston Street including the 
railway arches, providing a green link between Borough High Street and 
Tower Bridge Road. 
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Detailed Planning Guidance – Bermondsey Village 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Building on the existing character of Bermondsey Street in terms of historic architecture, small 

business space, light industry, cultural space and independent shops, cafes, bars and 

restaurants. Developing the viaduct in accordance with our proposal will effectively see 

Bermondsey Street expand northwards. 

 

 

 

Opportunity Site – St Thomas Street car park and adjoining sites 

 

The ‘Made in London Bridge’ proposal delivers these policies by: 

 Complementing the retail, community, leisure, business and entertainment uses required in any 

development of this site. 

 

 

Policy Document Policy 

 
Draft SPD 
 

 
“This will be a vibrant and historic quarter centred around Bermondsey Street. As 
well as housing there will be a mix of commercial uses providing cultural space, small 
business space, light industry, independent shops, restaurants, cafes, pubs and 
bars.” 
 

Policy Document Policy 

 
Draft SPD 
 

 

 The site is appropriate for residential uses. 

 A mix of other uses should be provided. In order for development to create a 
new destination to draw people south of the viaduct and revitalize St Thomas 
Street, a substantial proportion of active uses should be incorporated into the 
development. These would include retail (A class), community, leisure and 
entertainment (D class) uses. 

 This should include the provision of a major leisure, arts, cultural or 
entertainment facility to provide public benefit and create a significant amount 
of footfall. 

 Existing B class floor space should be re-provided on the site, preferably as small 
business units. 
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Section 106 

 

How the ‘Made in London Bridge’ proposal delivers these s106 objectives: 

 Section 106 could go towards funding the community & educational facilities mentioned 

previously (FabLab, Aristotle Project and the Guy’s Hospital health café/community centre in 

particular). 

 

 It could also contribute to the substantial public realm improvements around the arches. 

 

 S106 has been used to commit Network Rail to providing affordable retail space to independent 

operators for a period of five years along St Thomas Street. A similar agreement could be 

entered into for retail and business space in the remainder of the viaduct going eastwards to 

Tower Bridge Road. 

 

 

 

 

Policy Document Policy 

 
Draft SPD 
 

 
Priorities for how s106 Planning Obligations will be negotiated and collected 
have been set out by both the Mayor of London and community councils 
within Southwark. 
 
Bermondsey Community Council has identified the following priorities: 

1. Increasing the quality and quantity of open spaces 
2. Increasing the quality and quantity of community facilities 
3. High quality of learning (schools and other channels) 
4. Traffic/transport improvements 
5.  Improve town centre environment and retail offer 

 
In terms of employment and enterprise contributions will be used for a range of 
projects including: 
 

 Improving local retail environments 

 Employment and training schemes 

 Business support 

 Affordable and flexible business space 

 Skills and training 

 Building London Creating Futures 

 The SART 

 Southwark Works 

 Business Extra and Southwark Business Desk – support to businesses. 
 
 


