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MAYOR'S FOREWORD

London's high streets and town centres have shaped the fabric of
our great city. They are a focal point for our culture, communities
and everyday economies. They support the most sustainable
models of living and working, including active travel and shorter
commutes. And they are where new ideas, new ways of living, new
businesses and new experiences are made.

Our high streets and town centres face many challenges, but our
research shows how much Londoners value them as places to meet,
socialise, access services, shop, work and live. These vital public
places boost wellbeing and benefit many different communities,
making them some of London’s most important spaces.

When we read the national headlines about the decline of our high
streets, the stories are always about retail. But this report - led by
experts and supported by my Mayor's Design Advocates — shows
that high streets are so much more than just parades of shops. And
while changes in the retail economy are important, this is far from
the only issue they face.

Our high streets and town centres are affected by both global
trends and national issues like austerity. Alongside the concerns
surrounding big retail, the wider economy is evolving rapidly. Jobs
and the nature of work itself are in flux due to advances in artificial
intelligence and automation. Workplaces are changing, with more
people working flexibly and remotely. Digital technology, big data
and new ways of delivering goods and services are all changing the
role of the high street. The urgent need for new housing is leading
to the restructure of many town centres. And increasing congestion,
air pollution and the climate emergency mean we need new, more
sustainable models of living, working and commuting.

In response to these challenges, my new London Plan calls for high
streets and town centres to adapt and diversify. This guidance will
help to support the implementation of ambitious, innovative and
fresh strategies so our high streets and town centres not only adapt
and survive but thrive.



As the case studies in this report show, when it comes to our high
streets, London's communities, businesses and local authorities
have shown extraordinary levels of enterprise, motivation and
commitment to delivering change. With this leadership in place, and
given the right support, | believe London’'s high streets are in a great
position to reinvent themselves, becoming even better places to
visit, to live and to do business.
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Sadiqg Khan
Mayor of London



INTRODUCTION

This guidance follows our earlier review of London’s high streets

as part of the Mayor's Good Growth by Design programme. It is
ambitious in scope and goes beyond everyday operational concerns
—important as those are. Our aim is to promote and support a
framework so our high streets can adapt and diversify.

We have taken a broad and inclusive look at high streets. These
complex and dynamic mixed-use urban corridors ensure easy
pedestrian access to everyday goods and services, places of work
and leisure. They are typically characterised by a variety of premises
that accommodate non-residential uses to support the wider
neighbourhood. They are linked to and sometimes synonymous

with town centres. Yet they can stretch way beyond and sit outside
of designated town centre locations. They play an important role

in civic and community life and are vital for London’'s economic
success. Retail is but one part of this.

In this guidance we advocate a ‘mission-orientated’ approach to the
development of 'adaptive' strategies for high street renewal. Such
strategies are comprised of the actions to be taken by purposefully
formed partnerships in response to specific place-based
environmental, social or economic challenges. Adaptive strategy
formulation and implementation is an iterative, interactive process,
characterised by adaptable planning, early adoption, evolutionary
development, continuous improvement and flexible responses.

Strategies of this kind focus on what is needed for a given high
street and its community - rather than a pre-chosen answer. And
then test their application. This may lead to a new or revised asset or
a tech-based solution. It could just as well lead to a new community-
led governance arrangement, a design code or a novel property
management model. In this way, we can use scarce investment in the
best way. We can fulfil a stated mission.

In this document we highlight a series of strategies and approaches
led by London boroughs. All are considering the problems high
streets face, coming up with hypotheses, setting goals, forming the



necessary partnerships and together prototyping solutions. For
some it's early days. Others have already made huge improvements
to the high street environment and related services — ensuring these
are focused on users' needs. This document showcases this activity
and extrapolates a series of related proposals. By so doing, it aims
to explore a range of possible solutions, share best practice and
scale-up what works across London.

We've developed principles and practices based on what we've
learnt from London’'s high streets and the partnerships led by
London's boroughs. Local communities and practitioners are invited
to use and test these in the development of their own 'adaptive
strategies’ and to achieve major and long-lasting positive change.

This guidance is in the spirit of City Hall's sponsorship of new
institutions and processes where boroughs and practitioners can
quickly learn from each other. Examples include the London Office
of Technology & Innovation and the Social Integration Design Lab.
Such initiatives demonstrate a will to work in partnership so that
the risks and rewards of innovation are shared. We will continue to
grow these joint resources and mission-driven ways of working.
This will ensure we take the chance to boost public value and make
high streets genuinely inclusive, participative, accessible, equitable,
innovative and prosperous places.

This is an invitation to consider the types of high streets we want -

in a London open to all. We must consider how to adapt policies and
actions to deliver this in the most efficient way.
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About this guidance

This guidance has been prepared for all involved in the development
of better and more resilient high streets. It supports local
partnerships to prepare adaptive strategies to deliver this goal.

Investing in high streets - (p15)

The guidance starts by asserting the public value of London’s high
streets and sets out why we should continue to intervene and invest
in them. It provides the strategic arguments to underpin efforts by
local partnerships to gain support for their high street improvement
projects. In doing so, it enables them to innovate and to generate
solutions to the challenges of today.

Adapting to the challenges - (p29)

The guidance then explores and collates the challenges high
streets face in general. The most prominent of these include the
climate emergency, the impact of digital technology innovations

on consumer behaviour and work patterns, and the need to
accommodate housing by restructuring town centres. It outlines
potential responses and provides support to local groups wishing to
build resilience at a time of great change.

Case studies: Learning from London’s high streets - (p79)

The guidance then examines 10 case studies of high street
innovation and renewal led by London boroughs or Business
Improvement Districts. Taken together, these highlight the range of
issues faced across London, and showcase the related leadership,
goal setting, coordination, experimentation and inclusive practice
needed to address them.

The consultant team behind this guidance worked with the boroughs
to develop a series of ‘'what if' scenarios based on their existing
proposals to draw out lessons for others and show the way ahead.

Each tackles a different set of challenges. At Tottenham High Road,
for example, the council is using Social Value Leases to deliver
inclusive regeneration and promote social integration (p151). The
Walthamstow case study shows how the high street can be adapted
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to support civic and cultural uses (p193). In South Norwood, the
strategy is to embed community participation into regeneration
by enabling a community group to take over the role of managing
property on the high street (p203).

These case studies are supplemented with inspiring examples of
related projects from across the UK and beyond. These collectively
provide useful insights and ways forward for those embarking on
any aspect of high street regeneration.

Developing adaptive strategies - (p217)

The report concludes with a set of principles and practices. These
have been informed by the investment case, the examination of
challenges and the study of boroughs' existing and extrapolated
activity. Each can be used to support experimentation and
innovation as part of realisable proposals and strategy making.

Principles include the need to create long-term participatory
structures, (p224), to design and plan for intense, mixed uses (p230),
and to be willing to experiment and prototype (p234). Each of the
principles is explored in detail alongside useful action plans and
references.

Essays

The narrative of the document is supported by ‘thought-starter’
contributions from economist Mariana Mazzucato, Professor in
the Economics of Innovation & Public Value at the Institute for
Innovation and Public Purpose at University College London (p16),
and from Mayor's Design Advocates Dan Hill (p30) and Wayne
Hemingway (p74). Together, these stimulating insights help frame
the discussion as well as advocating specific approaches.

Appendices - published online

The guidance is supported by the following appendices:
1. Guidance on evaluation and monitoring

2. Relevant data sources

3. Relevant literature
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This guidance suite is intended for all local authorities, agencies,
practitioners and community representatives involved in developing
proposals for high street renewal. It is designed to generate ideas,
actions and possibilities to help London’'s high streets and town
centres adapt to meet the challenges, not just of today, but of the
future too.

2
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London's
high streets

Investing in high
streets

4
Developing
adaptive
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13






1.
INVESTING IN
HIGH STREETS



PUBLIC VALUE AND THE HIGH STREET

A thought-starter from the UCL Institute for
Innovation and Public Purpose
by Professor Mariana Mazzucato

What is public value and why does it matter?

High streets are places where public and private investments meet
citizens. Who are the streets for? How are the benefits distributed?
Is the wealth created reinvested back into the streets oris it
siphoned off? These are all key questions to develop a new notion of
the public good behind the high street.

And yet public good needs to be contested, not just as something
that fulfils objectives unfulfilled by private good. In the words of
artist Olafur Eliasson’, public space cannot just be a ‘doormat’

for private space. Furthermore, the people who nurture public
space must be themselves nurtured. To reinvent the public good,
it is useful to go to first principles around ‘public value' — as value
created collectively for a public purpose.

This requires an understanding of how public institutions can
engage citizens in defining purpose (participatory structures),
nurture organisational capabilities and capacity to shape new
opportunities (organisational competencies); dynamically assess the
value created (dynamic evaluation); and ensure that societal value is
distributed equitably (good growth)2.

How can we create public value on the high street?

The value of the high street, in London and across the UK, should
not be understood through the number of shopfronts or other
organisations occupying the physical space. Instead, it needs to be
calculated by considering how choices are made about occupancy,
inter-dependency and cooperation between different stakeholders.

1 Godfrey, M., Olafur Eliasson: In Real Life. Tate Publishing, 2019
2 Mazzucato, M. and Kattel, K. Getting serious about value. Working Paper Series.
UCL Institute for Innovation and Public Purpose, 2019
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How do these organisations interact, and how can they relate to one
another in a way that develops value in the public realm, for all? This
is an economic and practical, rather than a conceptual question.
Conditions of occupancy can be put in place for high street
stakeholders to design the transformation of any given high street,
in recognition of their role in the economy. To create public value, we
need capitalism to be purpose-driven, and for public purpose to be
at the heart of how governments, companies and citizens interact.

The role of mission-oriented policies and approaches - those that
are challenge-driven, outcomes-focused, and aimed at solving
certain problems, rather than investing in specific sectors — can

be vital for our high streets. Mission-oriented innovation activates
these cross-sectoral and cross-actor collaborations and creates
unexpected spill-over effects. Taking on missions could make for a
high street which has public value creation at its heart, and specific
missions — such as carbon reduction aims, or inclusive growth aims
—agreed by local people as its adaptive strategy.

Understanding how to involve citizens both in the formation of
missions and in public value planning and implementation, is key
to making both citizens, and their high streets, more resilient

and radical. We must find the processes, tools and approach to
co-designing to harness the power of public, private, and citizen
actors towards missions which create and sustain public value.
Our high streets provide a unique geographic and cultural platform
to enable this.

17



INVESTING IN HIGH STREETS

Mariana Mazzucato's short essay advocates a broader evaluation
of high streets — one that goes beyond the traditional focus on
retail and commerce, to consider and promote the delivery of wide-
ranging public value and greater local impact.

The diversity and breadth of activity on London's high streets
has over time forged a complex economic and social ecosystem
comprised of many participants and assets. While this system is
vulnerable to multiple challenges, it has shown a capacity to be a
strong platform for problem solving and renewal.

A broad case for intervention exists based upon the breadth of
outcomes offered up by this ecosystem. It has the potential to
address inequality and — uniquely in London - there is significant
opportunity afforded by high and often frustrated levels of demand
for redevelopment. An understanding of this wider value proposition
can enable the development of strategies for renewal to leverage
the true value of investment.

THE VALUE IN LONDON'S HIGH STREETS

There are over 600 high streets in London.” Together these make

up 20 per cent of all the high streets in the UK.?2 Each one serves a
unique community and hinterland, some are highly successful, while
others are struggling. The GLA's definition recognises the high street
as a supportive urban ecosystem. It includes not just the premises
fronting the street, but also all land use within 200m of the high street,
several blocks back and all the floors above. Jobs, businesses, other
non-residential uses and the homes we live in are all part of our
understanding of the high streets as places. High streets typically
have more retail at ground floor facing the street, but they support a
huge range of uses above and behind, and an interdependent mix of
different activities and characteristics. Taken together, these have a
multiplier effect in creating value of many types.

1. High Streets for All. GLA, 2017 - High street definition based on the method developed by
UCL/M. Carmona in 2013 and further analysed and refined by the GLA Regeneration team

2 High Streets in Great Britain. Office for National Statistics (ONS) (original source: Ordinance Survey),
2019. Definition based on clusters of 15 retail addresses within 150 metres, linked to roads
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London's high streets are vital to its economy. New ONS research
suggests that high streets and their immediate surrounds are
home to over 200,000 businesses?® equating to 41 per cent of all
businesses in London. They also host nearly 1.5 million jobs* or
28 per cent of all jobs in the capital.

High streets and town centres accommodate a vast range of
activities and sectors. Together, these fulfil different needs and
create value in different ways. Across London, over half of all

high street businesses are classified as offering 'business and
professional service' activities. A further 10 per cent offer 'business
support' services. Just over 40 per cent of all high street businesses
are in 'higher-value' or ‘’knowledge-intensive businesses’' —a number
which is growing at about 1.5 times the rate compared with London
as a whole.

3 UKBusiness Count. ONS, 2018
4  Business Register and Employment Survey (BRES). ONS, 2017
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High streets are also home to the everyday economy and provide
the goods and services Londoners need for everyday life. Start-
ups from across the spectrum are attracted to the well connected,
affordable and low threshold enterprise workspace that high
streets offer. 12 per cent of high street businesses constitute
‘manufacturing, warehousing, transport and wholesale' and around
10 per cent are ‘construction businesses'.® There are also a large
number of ‘public sector’ activities which provide the critical social
and civic functions underpinning high streets' wider value.

High streets are typically associated with their retail and leisure (for
example food and drink) functions. Yet these uses currently account
for just under 20 per cent of businesses in London’s high streets
and town centres.®* Much media focus has been placed in recent
years on the ‘decline of high streets' — specifically retail.

Certain parts of London have witnessed big problems in this area,

in line with the rest of the UK. However, the mixed-use ecosystem
around London's high streets has proved to be relatively resilient
overall. In fact, even where there may be high street shop-front
vacancies, other uses above and behind the street front have the
potential to compensate for these if carefully planned. Over the past
five years, the number of businesses and jobs on and around high
streets have increased by 45 and 21 per cent respectively.” This
exceeds average growth rates across London's economy as a whole.
In the same period, the number of high street retail businesses
increased by 20 per cent, compared to the London-wide rate of

18 per cent.® This shows a tendency for start-ups and business
incubation on London's high streets.

Whilst high streets appear to be a resilient urban typology

in London, this varies widely across the city. For example, in
Metropolitan centres, growth in the number of businesses and jobs
is much lower than for high streets in general.® Some of London's
larger centres are seeing a downturn in retail-related jobs and

UK Business Count. ONS, 2018
UK Business Count. ONS, 2018
BRES. ONS, 2017
UK Business Count. ONS, 2018
BRES. ONS, 2018
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businesses, which is significant by national standards. In the three
years from 2015-2017, retail employment in Kingston town centre
fell by 15 per cent.’ The latest data shows that Croydon town centre
has an overall vacancy rate of 22 per cent across all use classes.!

Clearly high streets are about much more than retail. High Streets
for All'> recognises that London’s high streets serve a wide range
of Londoners in multiple and inclusive ways. They are highly social,
diverse and accessible spaces. As such, they have a crucial role

in supporting social, economic and environmental benefits across
London's neighbourhoods. London's high streets are an effective
and spatial catchment where it is possible to respond locally to
far-reaching, wider societal issues. Particularly significant is the
observation that high streets often cater for groups who are at risk
of marginalisation or under-representation. These include the young,
the elderly, jobseekers and those with young families. In fact, 51 per
cent of people who visit high streets are not in work, compared with
27 per cent of Londoners overall."?

10 BRES.ONS, 2018
11 Local Data Company, 2019
12 High Streets for All, GLA research, 2017
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CROSS-CUTTING AREAS FOR INTERVENTION

High streets feature across many different policy areas. They are
complex places where intelligent investment can achieve cross-
cutting goals.

High streets & social integration

London's high streets offer vital opportunities for Londoners to mix.
The Mayor's Strategy for Social Integration sets out the three pillars
of social integration - relationships, participation and equality."
High streets are particularly important for disabled Londoners,
young people, women and older Londoners. As such, they have an
important role to play in how these groups build relationships and
participate locally, as well as how equality barriers are addressed.

Plans to improve and expand the collection and analysis of data

on human and social aspects of London, such as wellbeing and
community cohesion and social integration, will help to link social
policy outcomes with investments taking place across other policy
agendas. In this way, high streets are a crucial source for developing
further evidence, which can be applied nationally as well as in
London.

High streets & well-being

High streets provide an easy-to-reach reason to leave home which
is good for both physical health and mental well-being. Sixty-three
per cent of survey respondents for High Streets for All had walked
to their high street,’ showing a high propensity for active travel
amongst high street users. However high streets have the potential
also to conflict with healthier lifestyles for Londoners. Air quality
mapping shows that poor air quality often spikes on high streets
(other than pedestrianised ones) and only slightly improves on
adjacent streets.

13 All of Us: The Mayor's Strategy for Social Integration. GLA, 2018
14 High Streets for All, GLA research, 2017
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Whilst there are an increasing number of measures being put in
place to improve this, it remains a critical issue. Analysis shows
that local authorities with higher deprivation also have more high
street fast food outlets. A growing body of evidence shows the
link between exposure to fast food outlets and obesity.”® Through
the careful management of developments, design, investment and
planning policy (i.e London Plan), high streets can support healthy
diets and lifestyles.

High streets & environmental sustainability

High streets must adapt to meet challenging environmental targets.
These have the potential to become leading models for sustainable
living, piloting the way towards zero-carbon living and responding to
a new climate. The Mayor's London Environment Strategy sets out
targets to achieve this by 2050, if not before. They include London
being zero carbon and having the best air quality of any city.'®

Considerable changes are needed now to limit the worst effects of
climate change. High streets and town centres will have to adapt
to accommodate a circular consumer and business economy of
recycling, reuse and waste management. Infrastructure will need
to adapt to low-carbon public transport, and low-carbon delivery
logistics. High streets are a network of places near to where most
Londoners live or work. As such, they can play an important role in
the low-carbon economy of reuse, lower waste and more sustainable
transport. The restructuring of London’s high streets presents

a huge opportunity to innovate in this respect. For instance,
Copenhagen has just set in motion ambitious plans to be the first
carbon neutral city by 2025. This will be achieved through more
efficient energy generation and use, even greater modal shift to
cycling and walking, and improving building performance.’

15 Obesity and the Environment: regulating the growth of fast food outlets.
Public Health England, 2014

16 London Environment Strategy. GLA, 2018

17 Co-create Copenhagen: Vision for 2025. City of Copenhagen, 2015
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High streets & civic and cultural spaces

Outside the Central Activities Zone (CAZ), high streets often host

a concentration of London's cultural infrastructure. This includes
places of both cultural production (workshops, rehearsal spaces,
creative manufacture) and consumption (cinemas, arts centres,
libraries). Over 80 per cent of London’s cultural production and
consumption spaces are on or within 200m of a high street.’®
However, beyond this, London's high streets are themselves a
celebration of different cultures. This is manifestly on display
through their food offerings, religious ceremonies and overt cultural
diversity. All have a role to play in social integration, health and
well-being. Civic institutions on high streets benefit from high levels
of accessibility and can contribute to cross-pollination of footfall
between the myriad uses.

High streets are also at the heart of 24-hour London as places
for work, entertainment and public transport. They have the
potential for a much greater mix of uses, and improved safety
and accessibility during the day and night, as championed by The
London Night Time Commission's 2019 Think Night report.” The
Mayor's Cultural Infrastructure Plan also sees "reimagined high
streets" as part of the vision for the representation of culture in a
changing world.®

18 Cultural Infrastructure Plan. GLA, 2019
19 Think Night. London Night Time Commission, 2019

20 Cultural Infrastructure Plan. GLA, 2019

24



Areas of cultural consumption intersecting with London's high street, 2019

Number of places
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High streets & data

Smarter London Together, the Mayor’'s roadmap to making London
"the smartest city in the world" describes how "the smart city of
the future involves real-time metrics, data analysis and services
focused on the needs of the citizen." It adds, "how we treat data is
an infrastructure issue for the city, as important as our road, railway
and energy networks".?" Digital advances have created challenges
for high streets, such as the increasing share of online retail, but
they offer opportunities to use technology to harness a greater
understanding of high street use to help ensure that they are
responsive, citizen-driven assets. London has the intellectual capital
to pioneer such initiatives.

21 Smarter London Together. GLA, 2018
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A CASE FOR INVESTMENT

London's strong business base and enterprising culture will
continue to find new ways to inhabit London's high streets. However,
intervention and strategic coordination is needed so high streets
can adapt to the challenges ahead. Only by diversifying can they
deliver good growth — growth that is socially and economically
inclusive and environmentally sustainable — to benefit all Londoners.

The investment case for high streets has traditionally focused on
the delivery of economic and commercial value defined by an uplift
in spending, productivity and land values. The Mayor of London's
High Streets for All developed the case for investment based on the
inherent social value of high streets. A further broadening of that
case is made here based on London's high streets capacity to pilot
renewal and address inequality.

While statistically, London’'s high streets appear to be doing well
overall, in reality the picture is uneven. Many high streets in London
are performing well, but others are visibly struggling, as are the
communities they serve. A quarter of London’s high streets intersect
with communities in the top 20 per cent of Index of Multiple
Deprivation.?? The report — London and the UK: A Declaration of
Interdependence’ shows that unemployment rates in London are
above the national average. Wealth inequality, and the proportion of
people living in poverty (when adjusting for housing costs) are both
higher than the rest of the UK.2® There are also significant variations
in employment and income across the capital. London is the most
unequal region in the country — much of this is played out on its
high streets.

The city needs new investment and new strategies for adaptation
and diversification to support innovation and renewal. These can
be calibrated to support those who are most excluded, to enable
them to participate and to benefit from London's opportunities and
successes. We must invest in London’'s high streets to maximise

22 English Indices of Deprivation 2015. Ministry of Housing, Communities
and Local Government, 2015
23 London and the UK: A Declaration of Interdependence. GLA, 2019
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Local-level indices of multiple deprivation intersecting with London’s high streets, 2019
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public value, to fund inclusive economies, to create healthy streets, to
enable social integration and to embrace new technologies. We must
ensure this investment reaches those who are most in need in our city.

High streets represent their local population and provide the
perfect location to pilot participatory activities, innovation and
more inclusive practices. Each has in its DNA the ability to create
an adaptive strategy to enable continuing resilience and to increase
public value. Many London boroughs are already preparing high
street and town centre strategies to tackle acute deprivation and to
take advantage of strong consumer demand. This is a combination
and opportunity unique to the capital. The Mayor is committed to
delivering good growth in London. He has prioritised this throughout
his strategies, such as the draft London Plan, and investment
programmes, such as the Good Growth Fund.

A strategic approach is in place and local support is strong.
However, significant structural investment is required to address the
challenges, and build the collaborative partnerships to realise the
unrivalled opportunities presented in London.
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2.
ADAPTING
TO THE
CHALLENGES



London is layer upon layer of communications infrastructure. For
most of the city's existence, this manifested itself as physical
transport, shaping the city as a river carves stone. Deep-down a city
designed for the horse and cart, London is also fully adapted for the
20th century modes of the car and truck. Now it is facing a new wave
of urban communications infrastructure, in the form of Amazon,
Uber, Airbnb, WeWork and whatever they turn into. As with the car,
these technologies fundamentally transform what the high street
does, what it is. And just as with the car, city government and urban
planning is often left playing catch-up.

One can endlessly debate the London high street. For, somewhat
uniquely compared to other world cities, London is the high street.
There are endless variations right across its huge sprawl: north,
south, east and west, Regent Street, Highgate, Camberwell Church
Street, Kingsland Road, King's Road.

And most of these are largely organic, unplanned delights. There
are American-style malls in London, of course, but few to challenge
the sheer distributed mass of high streets. Occasionally a carefully
planned street significantly shapes London: lan Nairn describes
Regent Street as “the tube of space which is still Nash's, dividing
Soho from the West End smoothly, firmly and with complete
understanding.” But few streets are Regent Street, and few planners
are Nash.

Most of London is messy, complex and unkempt, and gloriously

so, as it is the sheer out-of-control vibrancy and diversity of the
London high street that makes it work. Stepping out of the tube at
Barking, say, is to be immediately plunged into a “bath of multitude”,
as Charles Baudelaire would have put it if he had ever got the
District Line out east. It is a churning, unruly tangle of mobile phone
shops, bus stops, vape shops, butchers of meat of various hues,
newsagents crossed with 7/11s, flats leaning into the street above
the shops, signs in all languages.
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Part of the reason that Britain's high streets are the subject of
constant hand-wringing is that, as in line with Napoleon's jibe about
Britain being a nation of shopkeepers, Britain is good at shops,

and shopping, for better or worse. Yet if shopping is what London
does, we must increasingly reconcile the fact that Amazon is where
we shop. Thus, whilst some of those Barking butchers will be

fine, there will be far fewer, and the bus stops will remain as other
'mobility as a service’ provider can shift a population at the scale
of London’'s as well as the bus and Tube can. The real challenge
here is e-commerce. Amazon is one of the world's most powerful
companies, developing its physical infrastructure as much as its
digital services and products. It has already transformed London.
Not, as previous waves of new infrastructure have, but by running
new applications on the same old hardware.

Without active intervention, this kind of shopping manifests itself
on the one hand as thousands and thousands of small vans — overly
large for the context, yet largely full of air — crawling backwards

and forwards over the city at huge cost to climate, health and
community, and on the other hand as empty shopfronts in

high streets.

There is a positive vision here, in which e-commerce is deployed

for things that e-commerce is good for, with more coherent shared
logistics reducing individual car traffic as a result, creating space on
road and street for more meaningful and sustaining activities than
shopping. Yet shops remain present, if fewer in number, for both
transactions and experiences, i.e for what they are good at, whether
it's a grocer laden with local fruit, or a high-service experience like a
guitar shop, or being able to find a packet of crisps and a pint of milk
at 11pm.

Other challenges posed by new technology, such as autonomous
mobility will also play out on the high street. Again, we have options:
shared mobility, autonomous or otherwise, could reduce the number
of cars required by 80 per cent, revealing a street not defined by
parking and queues of traffic but instead by vibrant life, whether
biodiverse green and blue infrastructure or kids playing football,

a far more social space.
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So the increasingly rapid collapse of the old retail patterns across
the UK is combining with better options in terms of shared mobility
and logistics. Taken together, a physical/digital retrofit of the

high street becomes possible, and can be supercharged by other
initiatives: new forms of local engagement and participation; co-
working spaces and studios, unlocked easily via digital services
ensuring high utilisation; policies to encourage local independent
retail; new forms of fabrication; a more varied housing offer. All could
be set within a newly fluid, open public realm, woven with the green
and blue of re-emergent London marshes.

To some extent, these new initiatives enable a return to a more
diverse high street model, which, without romanticising, could be
glimpsed in an early 20th century London. Equally familiar are locally
produced goods, made and sold locally. The high street can be

the crucible for the forging of new spaces to think, make, sell, live
and move around, at once familiar, and yet enabled by emerging
technologies and contemporary cultures.

But how do we approach this complex brief? One thing is clear: we
cannot use the old tools to approach an entirely new challenge.
The traditional methods of architecture, planning and urban design
cannot move at the speed of Amazon, Al, or autonomous shuttles
— or Extinction Rebellion, for that matter. We need to find new
modes of engagement, and a richer array of toolkits and practices,
to address the high street: prototypes, actions, acupunctures, all
framed by a continual inquisitive reflection on "what the high street
is for”.

Only an engaged, diverse and adaptive toolkit ensures these
acupunctures and interventions can be carefully stimulated, curated
and managed. Each generates multiple kinds of value, as well as
multiple multidisciplinary perspectives and practices. For these

are not simply spatial strategies, but require holistic approaches
across everything from environment to employment, experience

to engineering, economics to ethics, led by truly many disciplinary
teams, working to a form of mission-oriented innovation.
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London's laissez-faire culture enables a form of generalised
resilience. It is a city that is big enough to ensure that the high

street always has something happening, for now at least, but is

this something “good growth"? Not necessarily. We now need to
bend ideas and activity in certain directions, as we face a series of
interlinked existential crises: climate, health and social justice. These
wicked problems will need a more active hand on the tiller, steering
London towards the ‘north stars’ of clear societal outcomes.
Redirecting the disruptive power of Amazon et al as if with a judo
move, we might substantially remove the two aspects that diminish
today’s high streets — banal franchise retail, banks and betting shops
on the one hand, and dirty, dumb 20th century mobility on the other.
The question of what fills those spaces and activities is not clear, yet
it is fascinating and urgent, and London is a city more than creative
enough to figure it out. But the question needs to be asked - and
asked well.
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HIGH STREET CHALLENGES

“You never change something by fighting the existing reality.
To change something, build a new model that makes the
existing model obsolete.” R. Buckmister Fuller, 1982

This section sets out the significant challenges faced by London's
high streets and town centres. Each challenge requires public
authorities to act in a strategic manner, drawing on evidence and
insight to form specific partnerships and proposals. The trends
that are driving change, and the opportunities for intervention, are
highlighted to support better strategy making.
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Changing social habits and expectations

The evolving consumer economy

Adapting to and mitigating climate change

Delivering intensification and mix

Delivering on housing demand

Managing data, digitalisation and technology

Austerity and the loss of social infrastructure

Unacceptable levels of pollution and congestion

Evolving jobs and work styles

Changes to public amenities and civic services

Rethinking of traditional governance structures
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Changing social habits and expectations

Since the late 1980s, behaviours, habits and expectations have been
increasingly orientated towards unique encounters and experiences,
as an expression of what people value.” The emerging experience
economy values what seems scarce, which today includes time,
individuality, authenticity and feelings of well-being. Ikea's head

of sustainability said in 2016 that, “we've probably hit peak stuff”.
The total amount of material consumed in the UK is now falling,

as the average person is buying less 'stuff'.2 There has been a
corresponding decline in ownership as an aspiration, with 78 per
cent of millennials (who make up around 30 per cent of Londoners)
choosing to spend money on experiences rather than things.?

A reduction in ownership also corresponds with concepts of “right-
sizing", scaling down, being more mobile and having more flexible
and agile work styles and lifestyles. Also related are concerns about
provenance of goods, local and ethical sourcing, sustainability and
craftsmanship.

London has an increasingly time-poor working population, which
creates the need, desire and expectation of convenience, such

as the availability of prepared food and same-day goods delivery.
Credit card figures from 2017 showed that spending in restaurants
went up 16 per cent in a year. At the same time, department stores
suffered a 1 per cent drop in spending and household appliances
fell by 2.5 per cent. Theatres and cinemas however encountered a
13 per centrise.* This presents both opportunities and challenges
for high street businesses and services. The changing lifestyles of
Londoners brings more demand for London to operate 24 hours a
day. Londoners have the latest bedtimes in the UK. Two-thirds of
us regularly run errands, socialise or take part in culture or fitness
activities at night.5 High streets are some of the safest places to be
during the night. They have a role to play in making the best use of
buildings and spaces to support this activity.

B. Joseph Pine I, James H. Gilmore. Welcome to the experience economy. HBR, 1998
UK Environmental Accounts: How much material is the UK consuming. ONS, 2016
Millennials; fueling the experience economy. Harris Poll for Eventbrite, 2014

Simon Usborne. Just do it: the experience economy. The Guardian, 2017

Think Night. London Nighttime Commission, 2019
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Opportunities for high streets:

6

Maximise opportunities for social interaction, cultural,
and authentic experiences by planning, designing, managing
and curating high streets and town centres.

Improve high streets for walking and cycling, which is shown
to dramatically increase the number of people stopping,
sitting and socialising.®

Through management, actively promote environmental
issues, such as reuse and waste-reduction, as well as
the high street's contribution to these initiatives and to
sustainable lifestyles generally.

Support society's need and desire for convenience in
the high street offer.

Promote high streets as places for leisure, entertainment
and non-retail experiences.

Plan and design for the 24hr economy — remember to
“Think Night."

Promote digital interaction with the high street and its
businesses or establishments.

Promote social media sharing of experiences related to
the high street #myhighstreet.

Support, through planning policy, a vibrant mix of uses.
Support, through the planning process, flexibility for
meanwhile, nested and ancillary uses.

UCL. Street Appeal. Transport for London, 2019
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The evolving consumer economy

Nationwide, large well known retailers are visibly failing at a faster
rate than they are opening.” The UK's economy is having an impact
on retailers’ top lines through pressures on consumer spending,
including the falling value of the pound and rise in consumer prices.
Brexit has the potential to reduce demand and increase costs. Rents
and rates in London also remain a problem for retailers, despite the
downward adjustments already in play.

Changes in retail can affect London's high streets differently than
other parts of the UK. This is linked to the nature of its economy,

demographics, diversity, scale and urban form. Vacancy rates are
on average lower than elsewhere in the UK. However, they are still
often a problem. The recently reported 7.4 per cent figure masks
a dramatic disparity across London.?

The New London Plan concludes that taking into account projected
growth in household, commuter and tourist spending in London,
1.6m sgm of comparison goods retail floorspace will be needed
between 2016 and 2041.2 Without good planning the future
distribution of retail floorspace is likely to be uneven. Future
growth is unlikely to be in the formats we are used to. It's likely that
many small high streets and town centres will see a decline in the
requirement for retail floorspace.* However it is a complex picture.
Independent retailers, a prominent feature of London's smaller high
streets, are less affected by the trends than chains.

London has taken heavily to shopping online. Internet sales are
commanding a higher proportion of what is a growing retail market
overall. This is particularly true for electrical goods, books, music
and games. This growth is predicted to continue for a while but then
flatten out in time.®

Centre for Retail Research. Who's Gone Bust in Retail?. Centre for Retail Research, 2019
Building Blocks: Data by City. Centre for Cities, 2018 (High street vacancies map data)
Draft London Plan. Mayor of London, 2018

Draft London Plan. Mayor of London, 2018

Consumer Expenditure and Comparison Goods Floorspace Need in London. GLA, 2017
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While online retail is growing, online and retail-park businesses

are now looking for a high street physical presence on the high
street. Examples include lkea, B+Q, Amazon and furniture suppliers
Sofa.com and Made.com. This is because of the importance of a
physical interaction between brand, customer and product, and to
manage online returns. "Click and collect” is also still a major growth
area, managing the complexity of delivery and returns.

In the face of this competition, the challenge is for more traditional
retailers to invest in innovation in order to evolve and remain
interesting to consumers. For example, the beauty products sector
is now providing exclusive in-store services, like makeovers and
make-up tutorials, in carefully-designed, enticing spaces.®

The increasing need for London to densify is also shaping the
retail sector. The 'big box' retail park typology, often supported
by car-use, is out of favour. Instead, these under-used sites
present prime opportunities for future mixed-use development,
including residential and non-residential uses more suited to

a walkable street.

6 L. Niven-Phillips. In the flesh: how beauty is luring customers back to the high street.
The Guardian, 2019
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Opportunities for high streets:

Diversification of commercial uses on high streets to support
a vibrant economy.

Vacant retail units and rent adjustments can encourage
non-retail commercial uses to re-enter town centres,

such as businesses previously located in business park
environments.

Technology can enable engagement with the collaboration or
sharing economy and revitalise underused spaces.

High street partners can build in entertainment and unique,
authentic experiences around retail, including co-design.
Click and collect collaborations between online and high
street stores can drive high street footfall.

Businesses can embrace an omni-channel existence,
investing in both physical and online stores.

For smaller retailers, emerging retail digital platforms, such
as Google NearSt, can boost high street retailers' marketing
and online presence.

Diversification of larger floor plate stores can include a
variety of different services which cannot be obtained online,
including co-working space, showrooms, artist studios, pop-
up markets, cafés, bars, fitness classes, education classes,
workshops, salons, on-site repairs, alterations, personal
stylists and more.

High streets units can have a different uses at night than
during the day, getting more value out of the space.



Microsoft, in Vancouver, has converted an old department store into office space for up to 750
people. Image credit: Architizer

> — == — = s
The Department Store, in London, is a landmark Edwardian department store which has been
refurbished and reimagined to house workspace, retail units, a cafe, large event space, post

office, restaurant and bar. Image credit: The Department Store
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https://thedepartmentstore.com/

Adapting to and mitigating climate change

The Mayor's London Environment Strategy sets out plans to make
London a net zero carbon city by 2050. This presents big challenges
for town centres and high streets, such as integrating more efficient
energy networks, and shifting to zero emission vehicles to reduce
CO2 emissions from transport, servicing and logistics.

Due to the urban heat island effect, London can already be up

to 10°C warmer than rural areas. This will only worsen with rising
temperatures and population densities, impacting Londoners' health
and comfort. The risk of surface water flooding for thousands

of homes and businesses will also increase. This year, London is
expected to have a water resource gap "of over 100m litres per day"
and increasing.’ London's high streets and town centres must adapt
physically to accommodate more extreme climatic conditions and
reduce their contribution to climate. They must also pave the way
for a future which relies on consuming less and consuming more
sustainably. Given the role of the consumer economy, this poses
huge challenges for high streets. But there are opportunities too for
retailers and service providers prepared to adapt.

Buildings and transport are the main contributors to London’'s Green
House Gas emissions, with workspace generating 37 per cent.?

New buildings in restructured high streets will need to be designed
and built to high sustainably standards. Retaining, reusing, and
upgrading London's existing building stock will be vital too. Seventy
per cent of all buildings will have to be EPC-C rated by 2030 to
avoid the worst effects of climate change.?® Physical and economic
strategies for high streets must be built around reducing waste and
moving towards a closed-loop circular economy.

1 London Environment Strategy. GLA, 2018
2 London Environment Strategy. GLA, 2018
3  Zero Carbon London: a 1.5° compatible plan. Mayor of London, 2018
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Opportunities for high streets:

Facilitate sustainable living by optimising on the inherent
qualities of high streets. Improve walkability and accessibility
to public transport. Support the co-location of homes, jobs,
amenities and services to create a greater local focus.
Ensure new buildings monitor actual energy use and collect
data on whole life cycle carbon emissions.

Promote the adaptation, refurbishment, and reuse of existing
buildings to conserve embodied energy stored in the existing
building fabric and improve energy performance.

Mitigate the urban heat island effect by planting more trees,
creating green spaces in and around high streets and town
centres and introducing more shaded areas.

Support urban greening, sustainable drainage systems
(SUDs) and permeable surfacing to manage rainwater and
reduce flood risk.

Promote healthy streets guidance for public realm design.
Within major restructuring and regeneration schemes,
demonstrate proactive response, considering wind, solar
orientation, natural light, shading, and flooding.

Local policy for town centre designations could expand to
set ambitious standards around limiting waste and promoting
reuse. For example, single use plastics could be restricted,
supporting one of the Mayor's key ambitions.

Improve access to publicly available drinking water fountains
in order to reduce reliance on single-use plastics. Businesses
could also offer water refilling services.

Provide training for businesses and the public on how to
reduce waste and promote reuse.

The proximity and critical mass offered by high streets could
be optimised to facilitate a culture of mending, ethical trade,
exchange, re-use, recycling and upcycling.

Promote waste consolidation for businesses, such as
preferred supplier schemes in order to reduce vehicle trips,
streamline services and improve recycling rates.
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Connecting Colliers Wood, in London, is a public realm improvements project linking the station,
park and river Wandle. It includes swales and rain gardens.
Image credit: Gort Scott and Jakob Spriestersbach
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Elephant Park Energy Hub, in London, integrates community uses such as an arly years nursery,
café and playground, with a combined heat and power plant which serves local residents and
businesses. Image credit: Morris and Company
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Delivering intensification and mix

Office employment projections suggest there will be 619,300 more
jobs in London by 2041, a 31 per cent increase, bringing the total to
2.6 million jobs. This could translate into a demand for between 4.7
and 6.1 million sgm of office floorspace ver the next 20 years.” The
Mayor supports the delivery of commercial space on high streets
and in town centres to promote urban vitality, support enterprise
and the economy.

Secondary office space around the Central Activities Zone fringe is
disappearing at a rapid rate. Rents are more than doubling on what
remains.? This is partly due to housing pressure and the national
planning policy’s Permitted Development Rights (PDR) which allows
the easy conversion of B1 office space to residential use. This
resulted in 22 per cent of existing B1 office space obtaining ‘Prior
Approval’ for conversion between 2013-2015 in outer London.?
Older B1 stock tends to be more ‘affordable’ and the most prone to
conversion — exacerbating affordability challenges.

Even where commercial floor space is replaced, it can have an
impact on the local economy and businesses - particularly artists,
creative industries and start-ups. To retain capacity, support future
economic growth, sustain communities and high street vitality, we
must protect non-residential space in London.

High streets can help meet the Mayor's ambition for London to be

a better place at night. Some 1.6 million people work at night in
London and many more people regularly work in the evening and
want to access a wide range of goods and services after 6pm.* The
night-time economy has a key role to play in preventing the decline
of the high street. High street vitality can be supported by better
planning of night time activity, for example, later opening hours
could be encouraged for all types of businesses, especially those in
the food, leisure and culture sectors.

Ramidus Consulting. London Office Policy Review 2017. GLA, 2017
London Office Policy Review 2017. GLA, 2017

London Office Policy Review 2017. GLA, 2017

Think Night. London Night Time Commision, 2019
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Opportunities for high streets:

Deliver mixed-use developments driven by the optimal
design for non-residential space, rather than the space left
over after residential development.

Retain a healthy stock of existing mixed-use buildings, where
appropriate, to conserve embodied energy, support existing
tenants and retain affordable workspace.

Promote a healthy and sustainable city by ensuring public
services, jobs and retail are all within walking distance from
from public transport and where people live.

Draw on the increased numbers of residents with mixed-use
developments, promote community participation and local
advocacy opportunities.

Promote and deliver more diverse uses including those which
contribute to social value.

Generate new economic clusters taking advantage of
proximity to large ‘anchors’ like education, healthcare or
research institutions.

Encourage the inclusion of production and light-
manufacturing uses within mixed-use typologies.

Safeguard pubs as integral social and community spaces.
Promote new and innovative models of housebuilding. Such
as cooperative housing and co-housing models which can
also include community-orientated mixed uses.
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Caxton Works, in London, combines light industrial units at ground floor level with residential
above demonstrating the potential for forward thinking and bold mixed-use typologies in the

capital. Image credit: Studio Egret West
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Green Rooms, in London, is a converted Art Deco showroom which now houses a social
enterprise art hotel, workspace, function rooms and café bar.
Image credit: SODA and Lewis Khan
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Delivering on housing demand

Tackling London’s housing crisis remains one of the city's biggest
challenges. The growth in London’s affordable housing stock has
not kept pace with decades of job and population growth. This is
made worse by rising construction costs, wage stagnation and
austerity measures limiting public sector resources. The Mayor
sees high streets and town centres as good places for residential
intensification. This is already being delivered across London,
especially outer London, meaning more people will be living on
and around high streets. Huge changes are needed. That's why
the draft London Plan supports and encourages the adaptation
and restructuring of town centres. This will enable them to take
advantage of existing infrastructure and benefit from higher
populations of residents. With this comes the opportunity and
imperative to support a wider mix of uses and housing types. Higher
density development will also help reduce carbon use per head.

This is a chance to reconfigure our high streets using the knowledge
that we have gained especially over the last decade. This includes
better allowing for a range of uses for work, making, cultural and
community within urban blocks and mixed-use buildings, coupled
with well-designed street frontages and public realm. The housing-
led nature of some mixed-use projects can limit the ambition and
scope for a wider stakeholder-led regeneration process. However,
itis important to also include existing businesses and community
stakeholders in regeneration conversations in order to create more
resilient and vibrant mixed-use neighbourhoods and high streets.

With increased intensity of both residential and mixed uses, noise is
likely to be a growing issue. The Agent of Change principle should be
used to ensure that new developments incorporate good acoustic
design principles and so protect existing uses.
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Opportunities for high streets:

1

Take advantage of the co-location of homes, amenities and
public transport networks to promote active travel by foot
and bike and use of public transport.

Improve footfall in high streets and town centres by
increasing the number of residents, thereby supporting
local shops and services.

Carefully consider the density and design of different
housing typologies to allow for high quality living
environments with generous amenity space for residents.
Safeguard existing non-residential tenants and landowners.
Where businesses might need to be relocated, provide
support and or compensation where necessary.

Engage local stakeholders to understand how non-residential
and residential uses might be integrated in the site-specific
context.

Incorporate high quality non-residential units, carefully
designed for appropriate threshold space onto public realm,
floor to ceiling heights, daylighting, servicing arrangements,
storage facilities and space unobstructed by residential
services.

Promote net zero carbon and principles of design for new
developments in order to meet the targets set out in

"Zero Carbon London: 1.5 deg Compatible Plan"

Convert, extend and retrofit existing under-used buildings to
residential use above ground floor level, using high energy
efficiency standards.

Support intensification with efficient localised energy
networks such as district heating and power hubs.

Zero Carbon London: A 1.5°C compatible plan. GLA, 2018
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Greencity, in Zurich, is a new sustainable urban district and the first certified '2000-watt site' in
the country. Building site A1 is a mixed-use building comprising commercial at ground floor level
and generous facilities for its residents including courtyards, roof gardens and a communal room
running th