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Hackney Co-operative Developments Community Interest Company 

Dalston Works (3 Bradbury Street) Redevelopment 

Tenant Consultation July-September 2017 

Facilitated by Dolly May (Unit B6 & HCD General Council member) and Anja Beinroth (HCD 

employee and HCD General Council member) 

Overview and timeline 

Phase 1: 

21 July - 16 August 2017 Consultation survey open. 22 responses received.  

21 July 2017 E-mail and letter to Bradbury Street tenants announcing 
consultation and invitation to complete survey. Letter with 
consultation link posted in each letterbox and placed on 
noticeboard inside Bradbury Street building. Hard copy 
questionnaire made available by noticeboard. Also face-to-face 
invitation to participate by speaking to tenants on site.  

27 July 2017 E-mail reminder to Bradbury Street tenants to complete 
questionnaire.  

30 July 2017  15 responses received by original 28 July deadline collated into 
summary report.  
Deadline extended to 16 August to allow more people to respond.  

8 August 2017 E-mail to tenants with reminder to complete questionnaire and 
confirmation of revised start date for Phase 2. 

 

Phase 2:  

29 August – 15 September 
2017 

Installation in meeting room C5  
including initial design model and plans for proposed development, 
findings from Phase 1, frequently asked questions and responses, 
and invitation to leave feedback in feedback box and via email. 

29 August 2017 E-mail to tenants confirming launch and timescale of Phase 2 
installation.  

4 September 2017 Reminder e-mail to tenants confirming Q&A sessions.  

5 September 2017 E-mail from CEO to tenants with invitation to Q&A on 5 September 
and ongoing one-to-one meetings throughout September and into 
October 

5 September 2017 Presentations and Q&A with HCD CEO and architect,  
2x two-hour sessions 1-3pm and 5-7pm in unit C5, Bradbury Street. 

21 September 2017 Consultation Phase 2 closed. Written submissions left in feedback 
box collected.  

 

Phase 3: 

September 2017 HCD CEO meeting tenants individually 
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Consultation results  

Phase 1 

Phase 1 Survey responses 

22 survey responses received by 16 August 2017,  

including 2 from meeting room users who are not workspace users/tenants in the building 

Summary of responses 

 ○ 1= poor             ○ 2= could be better           ○ 3= good enough          ○ 4= good          ○ 5= great 

Average response: 2.41 (could be better). 

 

○ 1= poor             ○ 2= could be better           ○ 3= good enough          ○ 4= good          ○ 5= great 

Average response: 1.5 (poor/could be better). 
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○ 1= poor             ○ 2= could be better           ○ 3= good enough          ○ 4= good          ○ 5= great 

Average response: 3.00 (good enough). 

 

What are the main points you love about the building as a whole? 

Near to the station, the balcony for fresh air, small corridors of studios so it feels like neighbours. 

The old looking brickwork 

The shared meeting rooms are pleasant enough when we've used them 

Open Space for community 
Mixture of tenants  
Amazing transport links 
Rich programme of events/ workshops etc. for community. 

We love the cultural diversity and neighbourly vibe of the building. 

the community 

Culture of the square and the squares potential 

The feeling of community. Affordability. Friendly staff. Nice neighbours. 

We like that there is a balcony. 

Great location 

(like:) Good space, relatively tidy 

The wonderful variety of people/businesses here. The light. The location - easy to access via 
transport and also close to shops cafes etc. Having a space outside for relaxing and socialising. 

- Views of the square 
- Large windows looking onto Bradbury Street. 

- Nice people 
- Not corporate 
- The good bits of life in the square 
Love the fact that is light and airy with a sense of space 

Love the fact the building is always busy and vibrant 

The tenants and the community it brings together and opportunity given to people. 
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It works, and looks well. The walkway deck access is brilliant for the workspaces and for use as 
part of the square. Along with market pods they make Gillett Square an amazing, lively and 
wonderful space. 
I love the walkways and the connection to all the life of the square. It is unique in making its users 
feel part of that much larger community. The inside/outside connection is uplifting and makes me 
feel good about the space I inhabit. 

Fairly economical 

It's location 

 

What are the main points you love about the shared spaces (kitchen, toilets, 
walkways)? 

Don't love anything about the shared spaces. They're terrible. But I do appreciate the working 
microwave on 1st floor far end kitchen (aka the clean and working kitchen.) 

The balcony overlooking the square 

The internal walls have just been painted which makes a big difference 

Mixture of businesses and that walkways are open so you can see community using space, 
disability access. 

  

none 

Don't like any ...They all need major improvement 

  

The toilet’s doors are often unlocked which is good if you forget your card 

none 

Easy to access 

I like the vista the open walkways provide but dislike being watched everytime I go to the toilet 
kitchen or photocopier 

none 

Nice view from the walkway. 

There is nothing I like about the toilets or kitchen. Love the walkways 

Only the walkway - sense of openness 

The walkways and the interaction 

The walkway and lower decks are very good places for passing meetings and are essential 
features, very precious and prudential, as are the market pods. 

See above - the walkways provide a point of contact to stop and chat, for other users, as well as 
this amazing view over all the comings and goings in the square. 

Not great. 

Shared spaces need improvement 

 

What are the main points you love about your hired space? 

south facing windows with lots of natural light, can easily walk outdoors, affordable, free to 
change how I use it (furniture and colour, and selves etc...) 

The relationships with the square 

The large open windows bring in lots of light & we love our colourful interior 
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Ground level and access to open outdoor space 

It is light, airy and spacious. 

having it 

HCD Has a friendly team 

Our neighbours are friendly and helpful. The size is ideal for our current scale. It is very 
affordable. We were able to decorate it to meet our needs. 

We love our room with the skylights, the main studio and the balcony. 

It is a good location 

n/a 

Having a sash window that I can open wide and let the air through- I dislike permanently enclosed 
spaces. 

Nice and bright on the Bradbury Street side of the office. (Would be good if it was just as bright 
on the Gillett Square side of the office.) 

- Light, ceiling lights, people 
- Near home 
Its reasonably priced 

There is nothing I like about this space 

 

C5 - It is a lovely room. It dual aspect over Bradbury St & the square make it very special, light and 
pleasant to meet/meditate/train in. 

It's full of character + I love the dual aspect: Bradbury Street one side, Gillett Square the other. 

Not great 

Small but comfortable 

 

What are the main points you dislike about the building as a whole? 

No reception for meeting people, street drinkers surrounding the door is intimidating to clients 
(especially female clients), no plants anywhere. Or a nice communal space to relax in or meet 
people in. Lack of meeting rooms overall. And a lack of spontaneous use of meeting rooms. 

Lack of security 

Its not very aesthetically pleasing to the eye, security is a huge problem, some doors dont shut 
properly the rubbish from the Jazz bar, which is often used as a urinal & fence outside the main 
entrance is very unsightly. The large electrical leads are tripping hazards on days when they need 
a power source to the square 

Toilets and size of units (currently too small for our business) 

The toilets are always filthy; often there are a few aggressive peopel on the square either drunk 
or high, and it's detrimental to the children of the area as well. There is sometimes a disrespect 
for the post/mail that comes in and people receive ours and then don't give to us. 

cleanliness, poor design 

Toilets, lack of real kitchen facilities, not being maintained lack of clear signage 

It is very noisy, general square activity isn't too problematic but sometimes there are people 
shouting directly under our window. People loiter near the entrance - this is something we have 
got used to but when we have groups attend for training it makes them uncomfortable. 

1. The entrance is unsafe: allowing the gathering of homeless and drunk men outside the front 
door. It would have been better if we can use the Vortex side entrance.  
2. Intrusive noise: coming from some of the rehearsals in the vortex particularly the big band, on 
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Thursday drumming from parent and baby dancing (Vortex). It will be good to have some 
effective sound insulation. 
3. Smell pollution: the rising smell of jerk fried chicken which is very prominent on the various 
balconies.  
4. The lift gets broken and no sign indicates this. 

No security, poor condition of existing buidlind 

Access for vagrants too easy. Vomit, sex, drugs, smoking constantly. Feels unsafe, no CCTV, no 
security. 

The entrance - too much rubbish, people hanging out, doesn't feel welcoming or safe. It's really 
difficult trying to not let people in who shouldn't come in. Also as it is a bit hidden it is difficult for 
people to find. 
Decor - drab and cold 

Main entrance location - very tucked away in corner 

- The stench of urine at the front door 
- The increasing levels of intimidation coming in and out 
- The increasing incidents of violence witnessed in the square. At least one a week recently 
Security access - too easy to get into the building and walk around. Hate the toilets. 

Toilets Toilets Toilets and again Toilets! Security issues are a problem. 

The facilities needs improving and upgrading 

The entrance area outside is a mess.  

It has very poor insulation. 

Needs better maintenance / painting / repairs etc." 

There's nothing I dislike. 

 

What are the main points you dislike about the shared spaces (kitchen, toilets, 
walkways)? 

The toilets near the main stairs are intolerable! They smell of urin and are tatty, and often have 
piss on the seat and/or floor. I can not suggest clients use those. And sometimes they do on their 
way to my studio and i am deeply embarrassed. The kitchen near main stairs is useless, often 
broken fridge and/or microwave, and it smells funny. 

Dirty toilets 

The toilets are usually in a very bad way, the doors don't close properly 

Toilets 

Toilets. They are not often clean. 

cleanliness, poor design 

All the above ...But the worst thing is the toilets positioning..The smell when you bring in clients is 
embarrassing...Also locals using the toilets and leaving it in a state 

Some of the toilets are OK but some are terrible. The meeting room needs smartening up - it is a 
bit embarrassing to take potential clients there. 

The toilets are flooded, broken, dirty and too small.  
Narrow walkways are bad for disabled people.  
The lift is adequate but often it does not work or malfunctions and this is not acceptable. 

The toilets STINK! The kichens are small 

Kitchen - filthy, don't use it, no sign - I worked here a year before I even knew it was there 
Toilets - too much access by vagrants, should be key accessable, smell, for weeks toilets were 
broken 
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Walkways - bland, no security 

The state of the toilets due to people coming in and abusing them. It's not a space which you feel 
proud to bring visitors into - one of my visitors said "is this a prison?" 
Exposed cold walk from office to toilet 
Lack of prep space in kitchen 

Really run down - needs TLC. 

- Our kitchen is very basic, no toaster etc., no cooker/oven 
- Toilets by main stair/lift are better than they were but still fairly unclean 
Toilets to small 

Toilets Toilets Toilets and again Toilets! Security issues are a problem. 

The toilets needs modernisation and rebuilt 

Toilets are very poorly decorated and maintained.  

Lights often don't work." 

There's nothing I dislike. 

Toilets seats useless. Never stay up. 

 

What are the main points you dislike about your hired space? 

Single glaze windows that dont shut properly, meaning it is cold in the winter. The storage heater 
is frustrating as you cant change its temp during the day, so it is often punmping out not enough 
or too much as the weather changes. And it doesn't last into the evening if you have it in the 
morning. 

  

Its very hot in summer as there is no ventilation. Through the fan we get smells from the 
restaurant or people smoking dope. 

Size - we've been enquiring about a space at least 10x10sq.m to host bigger indoor fitness and 
creative events. We rely heavily on the outdoor space and are often washed out! 

There is an old leak in the ceiling and one light does not work properly, the windows are also 
lined with old leak marks and although we've repainted with our own budget, they leak comes 
through and is permanenlty there. The windows are not in best condition either. 

poor design 

There should be a an online booking system for the meeting room...Difficult to get things because 
not always someone here 

The floor isn't flat. It's quite dark. 

Lack of storage space and some lack of good light. Defective entrance lock. Cladding in poor 
condition and a panel fallen off. 

lack of running water, old sash windows, poor sound insulation and heat insulation. Ancient 
strorage heater 

People in front of entrance/walkway smoking/loitering intimidating clients/staff 

Bars on the window :( The way the door bangs. Lack of storage. Hasn't been repainted in 7 years - 
looks rather worn. The lack of insulation - really cold in winter. The heating system - either 
freezing or boiling. 

- dark on the Gillett Square side of office. 
- bad ventilation (really hot in summer / really cold in winter) - feels stuffy a lot of the time.  
- radiators need upgrading. 

- It's either freezing or too hot. Storage heaters are rubbish.  
- The horrific smell when the fried fish starts on Bradbury Street. 
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furniture needs updating and equipment 

Lack of good quality furniture. To many things around and not put away, too cluttered, red 
cushions are tatty. 

Just shared facilities i.e. toilets 

C5  
Some of the chairs are broken and don't get mended.  
The storage is poor.  
People often don't clean up after use. 

There's nothing I dislike. 

Noise from square and chatter from offices. 

Windows let in air; heaters need regulation. 

 

What would you love to see included in the future building and workspaces? 

More meeting rooms, of various sizes. A better lighter, brighter and safe 'reception' area. Maybe 
a sofa and table for people to wait at for example. 

  

Art on walls from local artists / Plants or greenery to make the building look more friendly & 
cared for. A proper entrance thats secure & welcoming. 

More indoor community spaces - with a rich mix of SME businesses from retail, fitness, hospitality 
etc. NOT commercial businesses like Starbucks! 

A cleaner community area, less dirty toilets, more greenery and an outside community terrace 
maybe? 

quality materials used to create a long lasting, well designed space 

A gym to represent health and well-being for tenants..Could be used as a chance for hcd to make 
money? Toilets away from clients and with codes so square cant use them...Rooftop 
space...Rooms to hold events like tenant networking night or used to put on client events 

A nice meeting/training space - we use this at least every other week to train new volunteers and 
it would be great to have white boards/built in projector. 
Nicer toilets. 
It would be nice to have a casual seating area - perhaps with a small kitchen/coffee machine so 
that if we are having a small meeting we could meet outside of our small office, but don't have to 
hire the meeting room. 
I love the community vibes that come from the square but if a shelter and toilets were built it 
would make a difference to some of the anti-social behaviour experienced. 
More light into offices. 
Better post system - it doesn't feel that secure. 
Front door that closes properly. 
Better door/corridor system - at the moment we have to take a key card to go to the toilet. 
Nicer windows - the sash windows are hard to keep open, they swell with the seasons and are 
sometimes hard to close. I don't like having bars on the windows. 

Double entry system, with card that would effectively keep unwanted intruders out. 
Adequate WC facilities (potentially also working with others to create some outside the building 
to prevent external people coming inside) 
Balcony for smoking 
Part of balcony to be be roofed over to use when it rains. 

Replace windows and rotting sills with double-glazing, upgrade heating, new toilets, better 
security 

CCTV, security 
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entrance receptionist 
clear fire safety (muster points) 
prevent vagrants blocking entrance 

Staffed reception area plus parcel room. Front entrance designed so people don't 
urinate/sleep/gather/smoke/threaten. Security presence and a double door system which 
prevents people without pass getting in. Back exit escape route so you can avoid  
Bigger lift 
Indoor bicycle storage/parking 
Showers 
Much nicer toilets. Could there be "public" toilets, toilets for visitors, and toilets only 
workers/tenants can access? 
Clearer/better recycling facilities 
A more friendly/welcoming look for the space 
A storage area where people with large items/equipment can store - preferably ground floor 
Another meeting space 

Larger communal spaces. 

- Better heating. 
- Better kitchens 
- Secure cycle parking 
- Safer entrance. 

better desk, chairs and maybe a tv 

A shower and bigger toilets. 

Accessibility, more open space, modern toilets, more meeting space and storage if possible 

*What is being proposed?* There is no indication here of the current plans that HCD 
management has. The Aug 'improvements' must retain the existing key features - and rents must 
not rise 
WHAT future building & workspaces? This is completely ineffective as a consultation if it does not 
set out a proposal. I would be fiercely opposed to a) knocking it down b) changing its spatial 
relationship to the square 

More modern 

A quiet room 

 

From your ideas, what are the three most important things to you? 

Clean and pleasant and smat toilets. Communal space for meeting or having lunch. Access to 
outdoor space without leaving then building 

Planting, renewable energy (eg; solar), a good marriage with the square 

All three mentioned above are important to me. [Art on walls from local artists / Plants or 
greenery to make the building look more friendly & cared for. A proper entrance thats secure & 
welcoming.] 

Afforadble Rent, Indoor Space, Disability Access, 

Cleaner toilets, more secure entry, less leaks 

big windows, secure entrances, better bathrooms 

1 Facilities need improvement such as kitchen toilets 2 Add a gym 3 Rooftop space 

Meeting Room 
Toilets 
Communal Seating area 

Entrance: having more than one and to be secure 
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Toilets 
Lifts 

Repair and upgrade the existing building, implement a greater level of access security, tone down 
over ambitious plans with what is not a huge amount of money 

1. safety 2. security 3. clenlyness (away from drugs/alcohol) 

Staffing / security for entrance, better toilets, bigger lift 

1. Ventilation / air quality improved in hired space. 
2. Quality of shared areas improved. 
3. Main entrance made more obvious. 

  
Clean and bigger toilets, better meeting room facilities. Cafe linked to the building on the ground 
floor, meeting room on ground floor. 

As the property manager, I regularly receive complaints from Tenants and Visitors about the 
toilets and the fact they are too small. Lack of security, especially over the weekends and 
evenings. 

Energy savings, meeting space and upgrading of the facilities 

Basically, the building, the decks and market pods are fine. All that is needed is better 
environmental performance, better repair and maintenance. 
1. The walkways 
2. The relationship to the square 
3. Its character 

Cleanliness, security and moderness. 

Windows, toilets and heating system. 

 

 

We would now like your views on some specific aspects of the building.  
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As a tenant and user of the building, how important to you are the following: 

 

1. Shared areas 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

one response with comment:       1 – unless it's Markos running it! 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

Plus one response:           ??? 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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In order of importance: 

Important:  

Shared space overlooking the square 3.82 

Access to outdoor space without leaving the building 3.73 

100% smoke free building 3.50 

Breakout spaces 3.36 

Less important:  

A cafe within the building 2.82 

Power points (sockets) outside your unit 2.36 

Hot-desking facilities 2.09 

Smoking area without leaving the building 1.45 

 

Meeting rooms:  

for 2-5 people seated,  

for 6-15 people seated,  

for up to 30 people seated,  

other:  

¶ Workshop/ Dance Rooms for 30 people 

¶ 1 larger 1 smaller - bit infuriating when you want to use it but its occupied by 2 people meeting  

¶ Gym       (one response – see below) 
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2. Meeting rooms - how important are the following? 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

Anything else? 

¶ Drinking water can be bottles or jugs that refill at a clean tap. 

¶ Gym 

¶ Would like a shower in the building 

¶ C5 at the moment has posts in the middle of the room and you cannot always easily see the 

people in the meeting. 
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In order of importance: 

Important:  

Natural light 4.27 

Versatile furniture arrangements 3.86 

Drinking water facilities 3.82 

Not being overheard 3.68 

Completely collapsible furniture 3.45 

Tea/coffee making facilities 3.36 

Projector-friendly 3.14 

Not being overlooked 3.14 

Less important:  

Whiteboard 2.77 

Flipchart 2.59 

Blackboard and chalks 2.09 

 

 

3. Shared kitchens - how important is it that they include... 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 

 

○ 1= not at all         ○ 2= not very important         ○ 3= a bit        ○ 4= important        ○ 5= very important 
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In order of importance: 

Important:  

Drinking water access 4.50 

Storage space 3.05 

Microwave 2.91 

Refridgerator 2.77 

Less important:  

Crockery (cups, plates, bowls) 2.36 

Basic pots and pans 1.91 

Cooker (hob) 1.82 

 

How do you feel about this development opportunity?  

Like it is very short notice and anxious about the disruption. 

1) worry is that the development may ruin the relationship with the square. 2) worry the effect 
on the local traditional trader, tenancy becoming unaffordable 3) worried about gentrification 4) 
would love to see the building development make the building more secure and cleaner and 
environmentally friendly, but not at the expense of the traditional cultural Hackney. Don't want 
to see the loss of the little spaces. Maybe review the tenancy of what type of business has the 
pods, to support the square. Supporting more community focused creative businesses like NTS. 

I think its a great opportunity for HCD. Excited but apprehensive about the impact of the building 
works on bradbury street shops. 

Excited about opportunities to grow as a business within HCD, however, worried about rent rising 
and not potentially not having a space for 12 months etc. 

Good, hoping it won't effect the security too much meanwhile the construction is going on; as 
well as interfere with our productivity. Overall though should be great for hte building 

worried 

Needed 

Good - I think it's an exciting opportunity 

Hopefully it will improve some of the critical aspect of the building. We have concerns as to how 
long it will take and the level of disruption it will cause to our day to day work. We have concerns 
about the hire costs after the development. 

Its a good thing but be realistic about how far 825k will go. 

Great you have a real chance to improve 

positive. building can be better. 

I feel it will be useful in improving the quality of spaces. 

It is exciting for the building! Should be good, but only if it is done well. E.g. recent repainting of 
stairwell was carelessly done and doesn't give the feel of quality it could have done. 

excited 

Excited 

I welcomed it 

WHAT DEVELOPMENT OPP? 
Consultation without having this information is pointless and misleading. 

WHAT development opportunity? Where is the proposal? It is impossible to do an effective 
consultation without presenting a proposal.  
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I am very worried that any proposal should respect the trading units and the walkways and the 
relationship. 

Hopeful. 

Wonderful 

 

Do you have any questions for HCD at this point? 

How long will we be disrupted for? Will we have to move somewhere else for a bit? Will we be 
reimbursed for any moving costs and/disruption to productivity. 

What is the future of the pods? Can you give the small businesses a business guarantee? How can 
HCD encourage and support the people running the pods so that they support the square? 

Yes please can we be kept aware of any issues that might concern us eg I fully anticipate there to 
be a lot of dust /dirt from the building works. It would be great to know when they are due to 
start & how long they may last so we can plan accordingly thanks. 

After running The Hoopermarket for three years we have bigger ideas for a community, fitness, 
arts space. Whom do we submit our proposals to? 

Yes maybe we can arange a meeting? I am concerned for security in the building while the 
construction goes on, and we also cannot budget any rent increase. 

are we going to be able to move back in and have life continue as it has been? or are these 
changes going to drastically change the way the square operates? who is the architect 

How will you tackle the square influence? 

Will our tenancy be effected? Will we have to relocate at any point? Will our costs increase? 

We need to know the timeframes and the likelihood of us having to move out for the duration as 
soon as possible. 

How long will this take? How much inconvenience will there be? 

n/a 

  

- 

Why do so many people in the square use the toilets? Why do so many have cards? 

how long will the project take 

Will every tenant have to leave the building when works commence? Timescale 

Decamping of tenant is very crucial and must be planned with the builders 

See above. HCD should communicate its current plans with all local stakeholders. 

Why are you doing this? Money spent on upgrading the WCs and kitchens might be worthwhile, 
but destroying the unique nature of the square, as rumour has it you plan to do would be 
something I will resist through every channel. 

None. 

Will the development come at a cost to tenants? 

 

 

Do you have any other comments at this point? 

Should have started this earlier and communicated with up better 

  

Appreciate some of my answers arent so relevant as I dont have much access or usage of the 
main building but wanted to respond incase others dont bother to do so 
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Really want to make sure the current businesses are supported and not thrown to the side (like 
Brixton Arches etc.). Want to keep the same sense of strong community, playfulness and 
happiness within the building and square. 

See above 

  

no 

We really like being part of HCD, as a small charity it's really important for us to be based in the 
community and will be great if we can entertain more of our partners/funders with better 
facilities. 

This response has been completed with input by all our staff and clients. 

Knock through the first floor toilet into one. 

Maybe video access on main door so we can see who wants access, prevention of vagrants 
getting in (please) our clients are beginning to leave its costing us money. 

The toilets issue needs to be resolved from a wider standpoint with the council - its the impact of 
the lack public toilets in the square. The purpose and policy of the pods in Gillett Square needs to 
be considered carefully 

- 

Making the place, particularly entering the building, safer and cleaner is crucial. We are used to it 
but inviting clients to come here is a total gamble. Will it stink of piss, will they be terrified by the 
dominoes crew? It's not good.  

would love a cafe in building - this will stop unwanted visitors. 

  

To ensure clear communication is circulated very fortnight 

  
If you need more space, building up an additional floor would be easy. Building out into the 
square - as rumour has it you propose to do - would be a disaster. 

No 

Toilet facilities should be placed on the square to prevent or minimise intrusion into the building. 

We at Unit C3 have a unique problem. When it rains there is a puddle in front of our door. It 
appears that this is the lowest point of the passageway so the water settles at this point. If this 
could be looked at, it would be highly appreciated. 

 

The following comments were received in an e-mail: 

There are various practical considerations during any building work that might occur regarding 
access etc to Culture House and some of the other tenants lower down Bradbury Street 
1) Access to Culture House. 
An entry to allow people into Studio Upstairs etc would be required during the course of any 
construction work. 
2) Disabled access to Vortex 
The Vortex is supposed to have a working  lift to help disabled access, provided by HCD. 
Unfortunately this has not been working for the past 5 years. So we have been using the lift in 
Bradbury Street as required. It is used by the Vortex 10-15 times a month at present. Probably the 
solution is for HCD, who is the responsible party for the disabled lift in the Vortex, to finally repair 
it. 
3) Fire exits 
One of the main fire exits from the Vortex is via the walkway on the first floor. Similarly, it is one 
of the fire exits from the Servants Jazz Quarters. 
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These comments are in addition to any others, that might emerge more generally over the next 
week. 

 

How would you like to receive further information about this development and 
how it will affect you? 

Leaflet in the postbox 

  

By email please 

e-mail 

email or telephone 

email 

  

Email 

Email - ideally with weekly or bi-weekly updates on any new developments 

email 

Memo/e-mail/postbox 

email 

Letter/Memo delivered to unit. 

  

  

email please 

By email 

By information posted on noticeboard and HCD website. 

By leaflet / notice in the entrance hallway. 

  

By email 

 

Key learning points:  

¶ There is strong consensus that the building needs improvement, especially toilets and kitchens.  

¶ The building needs to become more welcoming and secure, and nicer-looking. 

¶ A bigger lift would be welcome. 

¶ Heating would benefit from improvement.  

¶ Tenants need information and reassurance about disruption to their business.  



HCD Dalston Works (3 Bradbury Street) tenant consultation July-September 2017  Page 27 

Phase 2 

A model and information about the plans was displayed in meeting room C5, along with responses 

to questions asked and concerns raised in phase 1. 

Phase 1 feedback  
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Frequently Asked Questions 

Why are you doing this? 

We are delighted to announce that Hackney Cooperative Developments (HCD) have 

been successful in securing £825k for the redevelopment of 3 Bradbury Street.  

This is an exciting opportunity to improve your experience of both your spaces and  

the building as a whole. 

These works will improve and add to the existing work-space provided at Bradbury 
Street by adding an additional floor and partially covering side overlooking Gillett 
Square. HCD led the development of this public space with partners, and continues to 
animate the square with a regular programme of community events. 

As well as improving the environmental performance of the building and reducing the 
carbon footprint, the works will add at least 475 square meters of new work-space, 
which will be made available to new and growing start-ups and small to medium 
enterprises at reduced rates. 

What are you trying to achieve? 

¶ Improvements to the building (environmental performance, quality of work-space 
and shared spaces, better security within the building and surrounding areas) 

¶ Addition of new work-space 

¶ Retention of the ‘pods’ on Gillett Square 
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¶ Continued positive dynamic between the building and Gillett Square, and 
maintaining the unique nature of the square and its appeal to all sectors of the  
local community 

How much will the project cost? 

The build costs for the proposed works are in the region of £1.3 - £1.5 million.  
This is being funded through the GLA and through finance raised by HCD. 

1. Consultation 

1.  Why have you 
consulted with 
tenants without 
providing plans or 
designs? 

HCD decided to take an open approach to consultation with 
tenants, choosing to gather feedback and opinion as to 
what works and what doesn’t with the building ‘as is’. 

The response from tenants - their suggestions, ideas and 
priorities - has been unconstrained by any particular design 
proposal. These have been considered and integrated into 
design proposals as part of this second phase of 
consultation. 

Tenants now have the opportunity to see how their initial 
feedback has been incorporated into a design to improve 
the building. 

2.  HCD should 
communicate its 
current plans with all 
local stakeholders. 

Consultation with the wider community will happen in due 
course. HCD have decided that the first audience to be 
consulted as to what improvements can be made to the 
building should be the current tenants, who are most 
directly affected. 

2. Timeline 

1.  What is the timeline 
for the development 
process? 

This is still to be confirmed, but consultation will run until 
Friday 15th September and HCD are currently working 
towards works starting between January and March 2018. 

As part of the consultation process, HCD have prepared an 
overview of the anticipated timeline with key milestones to 
share with tenants. 

2.  How long will works 
take? 

This is still to be confirmed, but HCD anticipate works taking 
between nine and 12 months, with completion no later than 
end of March 2019. 
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3. Security 

1.  Has security for each 
unit and the building 
generally (scaffolding 
enables easy access) 
been considered? 

Yes, security of the site during works is a key priority for 
HCD, who have relevant experience with their current site 
redevelopment at Downham Road. HCD will ensure that 
building contractors take all necessary steps to ensure the 
site is secure during and outside construction hours. 

Part of the rationale for redeveloping the building is to 
make it more secure for tenants and users of the square. 

2.  How will these works 
help to tackle anti-
social behaviour in 
the square? 

One of the key aims of the project is to maintain the 
connectivity between the building and the square. HCD are 
also keen that works can help to tackle anti-social behaviour 
and this has been factored into the most recent design; 
looking to remove areas where anti-social behaviour takes 
place; sheltered and out of lines of sight. 

3.  How will the building 
be made safer? 

Current designs propose a brand new entrance, located 
with greater visibility. Additionally, the current designs 
propose a two-phase entry; firstly into a reception area, and 
then a second secure entrance to access upper floors. 

Ensuring that unauthorised access to the building is 
stopped, or at least drastically reduced, is a core objective 
of these works. 

4. Design 

1.  Who is the architect? The GLA (lead funders) recommended HCD work with 
Hawkins Brown and [Y/N] Studio (collaboration). Hawkins 
Brown were the original architects who designed the 
building.  

Tenants will have an opportunity to meet the architect, hear 
a presentation on the current designs and ask questions on 
Tuesday 5th September, at either 1-3pm, or 5-7pm.  
These sessions will be held in meeting room C5. 

2.  How have you 
arrived at the current 
design? 

The current design has come as a result of the first phase of 
consultation with current tenants, as well as input from HCD 
and the architect. 

3.  Can we have a gym? 
Can we have a dance 
studio?  

These are interesting ideas but we won't be able to 
accommodate them in this design because  

a) we don't have enough money from the GLA as part of this 
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 project and  

b) even if we did, the GLA are looking for additional 
workspace/jobs created and the by-product of our work;  
start-ups and new businesses. 

Whilst these ideas are not without merit, it is not possible in 
this phase of development, but HCD will look at the reasons 
behind these ideas and whether we can do anything else to 
help (such as health and wellbeing activities in the 
square/meeting areas)? 

5. Construction 

1.  How much 
inconvenience will 
there be? 

These are major works and as such, there will be 
considerable disruption in terms of access, noise and dust. 

HCD’s overwhelming preference was to phase the works,  
in order to minimise disruption to the tenant community. 
However, in order to stay within time and budgetary 
constraints, HCD have had to accept that existing tenants  
(of first and second floors) will need to relocate to 
alternative premises during works. HCD is currently 
exploring options to provide tenants with alternate 
accommodation within Hackney. 

2.  Will our tenancy be 
affected? 

Yes, there will be a need for tenants to relocate for the 
duration of the works. 

HCD are putting plans in place to relocate tenants to 
alternative premises within Hackney, and minimising 
disruption through a relocation package, which is being 
developed. 

A relocation package may include support with moving, IT, 
HR and marketing/communications. 

3.  How will access 
to/from the Dalston 
Culture House and 
serving fire exits be 
maintained 
throughout the 
building works?  

Maintaining full access (and suitable fire exit provision) 
to/from Dalston Culture House during works is a key priority 
for HCD, the architects and builders. 

It is currently envisaged that the stairwell adjoining the units 
on Bradbury Street and Dalston Culture House be utilised 
for this purpose, with the entrance at ground floor level 
brought back into use following relocation of existing pods. 

4.  What impact will 
there be for the 

HCD are committed to minimising impact and disruption to 
tenants of retail premises on Bradbury Street. 
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tenants of retail 
premises on 
Bradbury Street? 

Beyond the resulting noise and dirt from building works 
(which we will work with builders to ensure is minimised as 
much as possible), we are expecting that Bradbury Street 
retail tenants will be largely unaffected. 

5.  Will there be any 
changes to the units 
located in the 
Dalston Culture 
House (west side of 
the square) or only 
to Dalston Works 
(south side of the 
square)? 

These works will not directly affect the units at Dalston 
Culture House (although there will be an indirectly positive 
impact as improvements are made to a neighbouring 
building and shared areas). 

Works of refurbishment and/or maintenance to units in the 
Dalston Culture House remain the responsibility of HCD as 
landlords. Any maintenance issues should be reported to 
property@hcd.coop . 

6. Alternative accommodation 

1.  Where can I trade 
from while the 
building works are 
taking place? 

For HCD tenants in the first and second floor, alternative 
accommodation for use during the building works is 
currently being secured. 

Proposed alternative accommodation will be in Hackney 
and on similar terms to current lease arrangements at 
Bradbury Street. 

Alternatively, some tenants may choose to find their own 
alternative accommodation during works. 
 

All tenants will have the opportunity to resume trading in 
their unit (or a different unit, subject to negotiation) when 
works are completed. 

For HCD tenants in the pods on the ground floor, relocation 
of the pods within Gillett Square is being explored, so that 
there is no or minimal disruption to tenants. 

7. Support for HCD for tenants 

1.  Will I be reimbursed 
for any disruption to 
my business? 

HCD are in the process of putting together a relocation 
package, which will enable tenants to take advantage of 
support and services as part of their temporary relocation. 

This could include: 

¶ Moving support and services 

¶ IT support 

¶ HR support 
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¶ Communications and marketing support 

More detailed information is being compiled and will be 
communicated to tenants ASAP. 

8. Post construction 

1.  Will I be able to 
return to my unit at 
the same price and 
will discounts still be 
granted to charities, 
social enterprises 
and SME’s? 

HCD are committed to supporting their tenants through the 
provision of affordable (up to a maximum of 70% of market 
value) work-space and business support to help support 
growth. 

HCD have set a cap of 10% on the amount by which rents 
may increase, following the works, enabling tenants to 
budget accordingly. This is yet to be finalised and further 
information will be provided to tenants in due course. 

Additionally, HCD will not conduct a further rent review on 
any of the accommodation at Bradbury Street affected by 
this redevelopment for at least 24 months from the 
completion of works. 

The upgrading of current accommodation to provide 
modern, safe and fit-for-purpose work-space to HCD 
tenants and the increase in floorspace are the core drivers 
for the redevelopment of the building. 

2.  Will my unit have 
changed in any way? 

There may be minimal loss of floor space as a result of 
insulation works to walls, floors and ceilings, however this is 
expected to be negligible and off-set by the improvements 
to the building in terms of environmental performance, 
safety, security and design. 

3.  Will we get better 
toilets? 

Yes. Works to the building will allow for refurbished and 
improved shared spaces, including toilets, kitchens and  
break-out areas. 

4.  Will we get new 
windows? 

The options relating to windows facing onto Bradbury Street 
are being explored currently.  

As a minimum, works will be undertaken to improve the 
current windows in terms of repairs, environmental 
performance and appearance.  

New windows may be possible, but this is subject to cost. 



HCD Dalston Works (3 Bradbury Street) tenant consultation July-September 2017  Page 37 

9. Pods and Gillett Square 

1.  Will the 
redevelopment 
affect the pods and 
outdoor space in the 
square? 

Yes, it will affect the pods and how people access and move 
through the square. 

The pods will be retained on the square (subject to 
necessary consents in regards to a possible relocation). 

There are no plans to change the square itself and HCD has 
a clear desire to retain the positive connection between the 
building and the activity within the square, as well as ensure 
that the square remains accessible to current users.  

This consultation exercise will also help to shape the 
relationship between the building, its tenants, the pods and 
the use of the square. 

2.  If the pods are 
moved, will they still 
have power and 
running water? 

HCD are exploring the feasibility of locating the pods 
elsewhere within Gillett Square and ensuring continued 
provision of electricity and running water. This is subject to 
surveys and will be affected by the costs incurred in 
connecting the pods to utilities. 

3.  How long would it 
take to relocate the 
pods? 

This depends on the desired location within the square, 
whether power and water can easily be connected, and 
obtaining necessary permission/s from London Borough of 
Hackney. 

HCD are exploring options at this time and will provide 
tenants with an update ASAP. 

10. The future of Gillett Square 

1.  Who can 
tenants/stakeholders 
approach with ideas 
for the square? 

HCD will continue to work with local stakeholders and 
partners to curate a programme of regular community 
activity in Gillett Square, as well as other events to celebrate 
the space and benefit tenants, stakeholders and the public. 

Any suggestions/ideas relating to activity at Gillett Square 
should be directed in the first instance via the Gillett Square 
website http://www.gillettsquare.org.uk/propose-an-
event 

2.  How will those who 
use the square, but 
aren’t tenants, be 
able to comment on 

HCD are consulting with current tenants on designs as a 
priority. Following this phase of consultation and with the 
submission of a planning application to Hackney Council, 
wider users of the square will have the opportunity to see 

http://www.gillettsquare.org.uk/propose-an-event
http://www.gillettsquare.org.uk/propose-an-event
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the proposals? the designs and make their representations both to HCD 
and Hackney Council. 

HCD are committed to ensuring that any works to their 
building do not detract from the positive influence the 
square has on the community and those who use it. 

 

Phase 2 Consultation session  

A presentation and question and answer session was held twice on Tuesday 5 September, with 

presentations from project architect Alex Smith of [Y/N] Studio and HCD’s CEO Edward Quigley, 

facilitation by Dolly May (Unit B6 & HCD General Council member) and notes taken by Anja 

Beinroth (Unit B7 and HCD General Council member).  

The following tenants attended the consultation sessions:  

 Session 1   1-3pm  Session 2   5-7pm 

Unit Company & Representative(s) Unit Company & Representative(s) 

B1 HCD – Leah Keene, Victor Faponnle 

and Claudette Spencer 

B5 Urban MBA – Kofi Oppong 

B2 Resico – Vanessa Muir and Cerise 

(?) 

C3 ACT Training Services - Richmond 

Tyser 

B11 KEEN London - Nicole Curtin G1 & G2 Kaffa Coffee – Yared Markos  

C4  

ex-B5 

Studio Uribe - Tiffany Phillips (with 

baby Aaron) 

G4 Hoopermarket – Obie Campbell 

G1 & G2 Kaffa Coffee – Yared Markos & 

Shane Kenny 

G6 The Tailor – Tony Babs 

G3 Computer Hut – Masoud … G7 Aso Rock – Olu Adesina 

E1 & E2 Vortex Jazz Club – Tim Ward and 

Colin Daly 

G8 JJC – Ewart … 

E3 Studio Upstairs – David Fried G9 NTS Radio - Femi Adeyemi and Sean 

McAuliffe 

  G10 Salama Tea & Coffee – Abdul Latif 

  10c Brad-

bury St 

Gujarati Rasoi - Urvesh Parvais 

 

Phase 2 Consultation session notes 

Edward Quigley – HCD  

The primary objectives of the development are: to improve the building and its environmental 

performance for the current tenants, to create more affordable workspace, to retain the existing 

tenant community, and to retain a diversity of users both in the building and in the square.  

HCD’s aim was for a development that would change the appearance but not the spirit of the 

building; improve the workspace but not sterilise the square and stifle the good things that are 

happening. HCD wants to improve tailgating, security, toilets, and bring it up to a fit-for-purpose 

standard.  
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The people pictured in the design imagery – predominately white – were included for scale, but 

should not be seen as representative of current or future users of the building and square. HCD 

believes in cultural diversity and is not looking to gentrify or change the make-up of the area.  

HCD is a community interest company committed to supporting local businesses, and does not 

intend to lose tenants through the development. HCD aims to retain tenants on existing terms, not 

gentrify either the building or Gillett Square. HCD has made a commitment to cap any rent increase 

to max. 10% and freeze rents at that level for at least two years after tenants return to the 

improved building. The aspiration is for 100% of tenants to come back into the building when it’s 

refurbished. 

The key risks of the development are: not getting the designs right; not properly addressing the 

needs of current tenants; not managing how tenants are accommodated during the building works; 

not finding the right new tenants to move into the new spaces; making the building and/or the 

square inaccessible or exclusive as a result of the development. HCD is committed to minimising 

these risks.  

Alex Smith – [Y/N] Studio 

The architects, [Y/N] Studio, collaborate with Hawkins Brown, whose Russell Brown designed the 

building as it is now. Alex Smith previously worked for Hawkins Brown for ten years. His design aims 

to capture the spirit of the original scheme/design. 

The proposed development is a mixture of refurbishment and extension of the current building.  

This is the beginning of the design process. The model and drawings here are an early stage design, 

imagery should be seen as functional and indicative, not final. The design has not yet been 

discussed with planning officers or presented to the wider public. There is a lot of detail still to be 

developed and a lot of specifics still to be filled in. This is where tenants’ input would be invaluable.  

Minimal changes are proposed to the historic Victorian facade on the southern side of the building, 

apart from better insulation/windows, so the appearance of the building from Bradbury Street is 

due to remain largely unchanged. The major change will be on the north side, with the replacement 

of the existing roof with an additional floor and new pitched roof, and replacement of the Gillett 

Square frontage, by adding a new semi-transparent frame structure over the existing building. This 

would not be made of glass, but some kind of lightweight, insulating polycarbonate cladding fitted 

onto a steel frame, similar to the frontage of the Dalston Culture House (Vortex Jazz Club). The 

exact materials had not yet been selected, but it will not be like a greenhouse.  

The new structure would allow as much light to penetrate as possible, and would still open out 

onto the square in places and retain ventilation while adding weather protection. The existing 

walkways would be reimagined and redesigned, creating level access with the Dalston Culture 

House for the first time. Walkways would be around 2.5 metres wider than they are now and 

flexible in their design. They would be external but screened. They could include small enclosed 

breakout/meeting spaces, inviting people to linger and look out over the square, as well as 

transparency between floors or double-height space in places. Some parts would open to retain the 

interaction with the square – the final design will likely be much more open than it currently looks 

in the model and drawings. The walkways could be a nice inbetween space between indoors and 

(technically) outdoors. The positive connection with the square offered by the walkways is 

understood and valued by the architects. 
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The top floor would offer a new kind of workspace. The initial idea for this space had been to create 

rent-a-desk shared workspace, but based on feedback received HCD currently believed 5-6 

individual units would be more appropriate. These would have similar footprints as existing 

workspaces, but be much taller. Each unit would be about 5 metres wide and run the depth of the 

building over the pods. The modular nature of the frame structure meant that they could be 

configured individually, for example including mezzanine floors or even private roof terraces. The 

new units would be accessed via an extended lift and stairwell, and a new outdoor walkway on the 

Bradbury Street side. Plans include a new outdoor roof terrace/garden on top of the ‘drum’ at the 

east end of the roof, which would be accessible to all tenants.  

The existing workspaces on the first and second floors would not change very much, but would 

benefit from better insulation and heating, and improvements to the shared areas including the 

toilets and kitchenettes. Different options including new double-glazed / draft-proofed windows 

were being considered to improve insulation; cost would be a factor. The frame structure would 

also provide some added insulation.  

The ground floor of the new building on the Gillett Square side would offer a lot of flexibility in how 

it could be configured, and would likely include a new, more secure entrance into the building (with 

a double door system and potentially a reception area and/or an atrium overlooking the entrance), 

and individual trading units that could be re-let to existing pod tenants (rather than a new café 

occupying the whole space as suggested in the pictures). The ground floor was now expected to be 

much less open plan and transparent than pictured - separate smaller units make more sense for 

HCD. The ground floor layout would be ‘flexible’ in the sense that it will have walls, but they would 

not be structural and could be taken out to create larger spaces. Only the columns supporting the 

frame will be fixed. The aim is to build a flexible structure that can be changed later on. Flexibility 

doesn’t need to be scary – we want to allow people to be able to grow and shrink without having to 

leave the building. 

The market trading pods won awards when they were built, and have become permanent when 

they were designed to be temporary 15/20 years ago. It will be necessary for them to move in order 

to modify the building and support the frame. It is proposed to retain the trading pods in the square 

by moving them to a different location, thus creating another ‘side’ to the square with a new active 

frontage.  

The options for where the pods could be relocated to are still being explored in negotiation with 

Hackney Council. They would likely move to either the north side alongside the car park or the east 

side including where the current bin store is located.  

The proposed development will not disrupt the shop units on Bradbury Street, which will remain as 

they are. Bradbury Street shops will be able to stay during the building works, but first and second 

floor tenants and pod holders will have to move out. 

Questions and answers 

Whose idea was the development, and how did it reach this stage?  

HCD identified funding to potentially improve the building, and appointed architects in consultation 

with funders GLA. The brief was to improve the building, bring it to a good standard while retaining 

the existing tenants and adding more workspace. HCD aims to provide truly affordable workspace 

but at a quality that matches modern workspace and that is the envy of commercial occupiers. 
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The architects started with a blank sheet, taking a fresh look at the building to create more 

workspace and improve the performance of the building, without assuming who might move in 

where. The look and feel of the new building was not instructed by HCD at all, but is based on the 

constraints of what could be achieved with the available budget. 

Comment: Glass is dry, there is no spirit on it. Camden was developed in exactly this way – glassy, 

beautiful, modern – but the Camden spirit has died. The magic of Gillett Square… the architecture 

should strengthen and protect that, as well as making the building beautiful. Affordable space, 

bigger space are good but maintaining daily life is important. We need to maintain the magic of the 

square. The marriage of square and building needs to be maintained: Don’t cut the connection 

between people and businesses. It should come together to make everybody happy. 

£1.6m to achieve everything in this design feels tough – creating a smaller amount of new space 

but really well might be a better investment? 

HCD’s challenge is to achieve the best design while satisfying the GLA funding criteria: accessibility, 

additional floor space… It’s an ongoing conversation. The GLA have been very clear on their drive 

for as much workspace as possible. HCD’s choice was to not accept the money and thus not be able 

to improve the building, for some time – or to try and get it right for as many people as possible, 

while satisfying the GLA. 

How much extra workspace will be created?  

There will be no additional lettable units on the first and second-floor expanded walkways, but 

some shared meeting spaces are likely to be created there. Most of the new workspace will be on 

the new top floor. The initial proposal to the GLA was to create approximately 475 square metres of 

new affordable workspace.  

What are the eco-friendly improvement features of the current design? 

That is not absolutely fixed, but potentially: replacement of heating system, better glazing, and the 

cladding will improve thermo-efficiency. There isn’t a huge amount you can do with an old building 

like this other than stop heat leaking out. The new roof will stop heat leaking. There’s probably no 

insulation in the roof now; adding a whole insulated floor will keep a lot more heat in. Removing 

and rebuilding the walkways will create better level access. The detail has not been designed yet. 

What exactly is planned for first floor and second floor units? We decorated ours ourselves, spent 

money on it… and the floor is uneven! 

HCD want tenants to return to a modern, clean, redecorated building, with flat floors. Ready to 

walk in, plug in a computer and work. 

Would it not be better to create more workspace on first and second floors rather than extended 

walkways?  

It would be hard to do that within the budget, as the walkways would then need to become fully 

insulated indoor spaces. The best opportunity to create workspace is at the top of the building. 

Is the current usage class of the ground floor, where the pods are, retail or workspace, and what 

will be its future usage?  

It’s probably not clearly defined at the moment, and its future usage will be defined by the tenants 

who choose to move in. The ground floor space will likely be designed to house individual units in 

order to give current pod tenants the choice between moving back into the building or staying in 



HCD Dalston Works (3 Bradbury Street) tenant consultation July-September 2017  Page 42 

their relocated pod. It will still be possible to set up a café on the ground floor. However, HCD 

would not manage a café in the building so a tenant would need to run it. 

Is there still going to be a larger meeting space in the new building? 

Yes, the phase 1 feedback has given a clear indication that tenants want meeting spaces of different 

sizes. A variety was clearly asked for and this will be taken into account in the designs. The new 

walkways will create the potential for really small meeting spaces to use spontaneously, without 

the need to hire them.  

How many toilets will there be? Will you be able to fix the bad smell, which we understand is due 

to the way the toilets have been designed?  

This is the kind of detail that has not yet been worked out in the current design. Toilets and kitchens 

have not yet been designed, but will need to become bigger and better. There has been clear 

feedback that the existing toilets are inadequate and too small, as well as smelly and dirty, so 

replacing the toilets is a given. Ventilating straight up to address smell is an option since we’re 

taking the roof off the building. This will be considered in more detailed designs. 

Cleanliness and maintenance are separate issues which cannot be fully fixed through the 

refurbishment but which HCD is committed to addressing through ongoing high quality 

management thereafter. 

There are a lot of tenants in the building, and not a lot of property in Hackney, do you have any 

idea how temporarily relocating tenants might work? 

Yes, we have given this a lot of consideration. The aim is to minimise disruption as much as we can. 

HCD is expecting to take over 10,000 square feet open shell space in Woodberry Downs, north 

Hackney, in the next few months; we hope that will accommodate most tenants. HCD is also talking 

to Hackney Council about other spaces/options. HCD is aiming to provide ready-to-move-into units 

in Woodberry Downs on the same terms as units in Bradbury Street, with relocation support, or 

help tenants with moving costs if they find their own alternatives.  

Could HCD use some of the budget to subsidise tenants to move into market-rented premises 

nearer by? 

It would be hard to cut back costs on the scheme – it’s already tightly budgeted. HCD does not have 

the resources to find different sites and units for all of our different tenants. We think part-funding 

a move and providing temporary space within Hackney, and getting you back into the building on 

similar terms, is a pretty good deal.  

How will you make sure the pod tenants are not treated as an afterthought?  

The pods and businesses within the pods are incredibly important to HCD, and also to the main 

funder of the development – the GLA. The GLA want to see the creation of new workspace and 

retention of pods on the square, if possible. HCD does not see pods or their occupiers as a 

‘problem’ – they and their occupiers contribute to the square. Both pods and occupiers need to 

remain on the square. But HCD needs to establish what is workable, and where electricity and 

water can be connected.  

When the pods are moved, tenants will have a choice whether to stay in their pod, or move into a 

new unit on the ground floor of the building, in a similar location to where they are now. Either 

way, HCD wishes to retain its current tenants including those in the pods.  
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If existing tenants choose to move into the new building, but pods are relocated within the square 

as planned, this would create the potential for HCD to reinstate the original concept of the market 

pods, which was to create temporary trading spaces to support start-up businesses for six months 

to a year, while they become established enough to then move on into permanent premises. The 

current pod tenants have become permanent, so the pods no longer function like that at the 

moment, but they could do again.  

Comment: The pods have a really special space in the square – if you take them away, and build a 

lovely looking building, you’ve lost what’s special in the square. You’re saying to pod holders: you’re 

not as important as this new building that’s arrived. We feel that you want us out, that you’re going 

to up the rent… 

Comment: There is the risk that you will do the main work to the detriment of the pods. If the pods 

are moved, the message is they are temporary – this will be the beginning of the ends of the pods. 

Hackney has a very small amount of communal space – they won’t want to give it up to pods. 

Temporary market stalls have turned into permanent trading spaces with permanent tenants. 

Existing tenants deserve to be accommodated back on the ground floor, valued as tenants. HCD 

needs to design a space that accommodates them on the ground floor, and create a temporary pod 

space during the works. The model doesn’t showing the pods properly – which indicates they are 

not valued, suggests they will be out. 

There’s the architecture of the pods, and the culture / people of the pods. Are we talking about 

keeping the pods, the architecture or what they represent? Which does the GLA want retained? 

Both. The pods were empty units, tenants have invested to make them what they are. 

Is the north side of Gillett Square still public highway rather than owned by the Council – if so, 

can the pods move onto it?  

The aim is to retain the pods, in a different location on Gillett square. HCD doesn’t yet know what 

to suggest as the best solution as we are still establishing what is possible. Discussions are at an 

early stage; Hackney Council is broadly supportive of the plans, but everything will be subject to 

normal planning process and permissions.  

What’s the plan for relocating pods – how much will it cost tenants, how disruptive will it be, how 

can we get plumbing, electricity etc.  

We still have to establish with Hackney if and how we can do it, and get planning permission. All 

costs associated with moving the pods, and making them secure and fit for purpose would be part 

of the project. Tenants would not be charged for the move. The desire is to minimise moving time, 

make it as short as possible to enable tenants to continue trading. 

Comment: There is a gas supply running from the Aso Rock shop unit on Bradbury Street to the pod 

in Gillett Square, this is crucial to the business but it’s hard to see how that would work if the pod is 

moved.  

Some pods have kitchens, extractors etc. During the building, if you allow everyone to come back, 

would we still have a kitchen to return to – or would we have to spend money again to make it a 

useable space? 

We would like to work with you and cover at least some of the fit-out costs if you decide to move 

back into the building, but it’s too early to tell what we would be able to afford.  
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Could you not just move the pods forward a bit and keep them where they are? Can’t you build 

round them?  

That would be difficult as the foundations of the frame structure need to go into the ground. The 

new columns support the space on the top. Existing walkways don’t provide the level access we 

want. The plan is as cost-effective as can be, as few new foundations as possible. Getting it 

supported on top of the existing structure may not be possible. If none of the structure touched the 

ground, we’d have to bridge from the Culture House to the other end. Crossrail style engineering… 

that’s unlikely. 

Will the pods be safe if they back onto the car park instead of a building? How will you stop them 

being vandalised, broken into and peed on? How can I sell food if people urinate nearby? If you 

put them in front of the cars, it will need CCTV and lighting etc. Also, will the car park become less 

safe if sight lines are blocked by the pods?  

The anti-social behaviour and security would need to be addressed so that pod tenants can run 

their businesses in safety.  

You can affect ASB with architecture. What we’re trying to do is to take the original pods, relocate 

them in the square where we can make more sides to the square. Closing the car park to extend the 

square is unlikely to happen in next decade, Hackney won’t sell the car park. There’s not enough 

surveillance in the square now – moving the pods could limit the space people can do things they 

shouldn’t. 

The value of the social interactions and the people and the community is critical. You can design out 

crime to a certain extent. But the other element is the management and working with other 

agencies. It may be that HCD has dropped the ball in that area a bit in the last six months. It isn’t 

going to be a purely architectural solution. 

We need a proper solution for lack of toilets in the square. The square needs a proper public 

toilet – can you not do something about that? 

Gillett Square does need a public toilet, but this needs to be addressed by Hackney Council. HCD 

will continue lobbying – but all councils are doing away with toilets, they cost £150-200,000 a year 

to run and all Councils are facing cut-backs. There may be creative solutions… but there’s no easy 

answers.  

Is there consideration in this plan of the future of the whole square, including potential 

development of the other (north) side? Any marriage between this development, future 

development of the square and opposite development? 

This development will not prevent future development of the square. The relocation of the pods 

will be the only thing affecting the future of the square. HCD would welcome a dialogue with 

Hackney Council now, to protect the square and inform plans for development.  

HCD will obviously have an interest in future development. If something starts to happen, we will 

make representations about what is important and what needs to be retained/extended. Use our 

relationship and credibility with the Council to influence development. Speak up and lobby for our 

tenants, to ensure any development benefits and enhances, not detracts. Maybe go further and 

shape a vision for the future of the square as a whole – but that’s for another consultation.  
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HCD’s General Council will be presented with a medium-term (3-5 year) strategy for animating the 

square and the investment HCD needs to put in to facilitate this. Animating the square costs money 

but generates the social return that HCD wishes to see.   

What is the main reason for HCD to do this? What’s the objective for the wider good of the 

square, for what the building achieves? 

Offering workspace and other kinds of support to more Hackney businesses. HCD wants to see 

more tenants, more of you in this building. Developing the building will solve built environment 

issues. We then need to deliver management of the building and animation of the square. The bad 

elements of the square, the anti-social behaviour, needs to be tackled, and HCD can do more in 

terms of management of the square. We need to keep doing what we’re doing well and increase on 

that; do more in the space that’s good for the businesses - animation on the square that supports 

our businesses and doesn’t exclude the community. It’s the truest representation of community 

you’ll find anywhere.  

Comment: The square is unique and special in London. For all the fights and drugs, there’s so much 

positive. Pod architecture and legacy helps maintain that community. It’s an intrinsic part of that. If 

we design something new and swanky, we will lose authenticity and integrity. 

Comment: But the building needs to change. Clients don’t want to come here. Having to fight with 

people on the door… and I’ve had fights with people when I’m trying to shut the door. The building 

needs change. 

Comment: Compared to Central London, anti-social behaviour in Dalston is nothing… We should all 

work together, rather than blaming the building, or the pods… it’s a social issue. Nothing to do with 

architecture. 

Will the square be more in the shade, if the building gets taller? 

Inevitably, there will be a bit less sunlight reaching the square once the building is taller. How much 

of a difference this will make will depend on the exact design/shape of the structure and the 

materials used.  

Will expanding the building further out into the square mean that the Dalston Culture House will 

lose some of its windows?  

When we get a full picture and everything measured accurately, we will be able to address this and 

discuss issues with the Culture House occupiers. Options would be to have windows look out onto a 

semi-open space or cut the building short to allow light to still get in.  

What disruption will there be to Dalston Culture House during the works? We need to maintain 

lift access and fire exits.  

Yes, this needs more detailed discussions on logistics. That is likely to happen through a 

combination of group and one-to-one meetings, with architects and then contractors. 

Two years go quick. How can we be sure rents won’t become unaffordable?  

The increase will be no more than 10%, maybe less, and guaranteed for two years. After that there 

will be a rent review – but HCD will never be charging commercial rents. We are here to support the 

local economy. History shows that we have never hiked rents. HCD is very fortunate to be in a 

position to decide what we charge – so we can manage truly affordable workspace. This is in our 

constitution and values. Our properties are long leasehold or freehold, which we got at below-
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market rates so we don’t have to charge market rents to do what we do. Approximately 85% of our 

income comes from affordable workspace. It will always be below market rent.  

What is the revised timeline going to be? The published one looks very optimistic. 

It is not expected to change. It is ambitious but we think achievable. HCD would like to start work 

on site in February/March next year and will probably apply for planning permission in October. 

When will there be a finished design?  

Soonish. Planning permission is about the external appearance of the building and where the pods 

go (not the detailed design inside). 

Will HCD seek formal sign-off with everyone (the tenants) before going to planning? 

Generally, we want to have tenant support, as much as possible. As CEO, I am keen to meet with 

everyone individually, to carry on the conversation. 

Is there a separate website for this development?  

Not yet; as we go to public consultation / soon there will at least be a page on the HCD website. At 

the moment, it is a limited conversation – we are talking to tenants. Public consultation will follow 

later. 

Phase 2 written feedback received through comments box  

1. From Marawa the Amazing – not dated (see also e-mail above) 

The model drawing has potentially 1 brown person. Every other representation is a white hipster.  

I don’t normally care about race – but if you want to make this seem like the current population of 

G. Square is not welcome – this image has done the trick! 

Y Marawa Pod #4 

2. From Adam Hart – 1 September 2017 

Contrary to HCD’s statement here 

This design was essentially made well before any consultation [It started over a year ago!] 

The consultation is no more than a way of getting this design “approved”.  

It is a charter for  

¶ Displacement of the poor 

¶ ethnic cleansing 

¶ gentrification 

¶ the end of most of what HCD stands for / meant to be as a Community Interest Company  

Adam Hart (ex-CEO HCD) 

3. From Dr Frances Holliss – 2 September 2017 (also received by e-mail) 

Dear HCD Consultation  

I am a local resident (have been for 30 years) and rent the Bradbury Street C5 meeting room for an 

hour each week. I saw the proposal for the building when I was there yesterday and, aware that a 

consultation is taking place, would like to give you my feedback. I'm an architect. 

1. Inside/outside space? 
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There seems to be some confusion in the scheme about the status of the space that's being created 

behind the new glass screen - is it internal, habitable space, or semi-external space? The proposed 

ground floor cafe and top floor open plan workspace must, however, be habitable spaces. But with 

a glass/ polycarbonate facade/ roof, it seems these spaces would be uninhabitable in winter, 

through cold, and in summer, through heat. I can't see how the current lack of thermal insulation 

could meet building regulations. It seems inevitable that levels of heating/ air conditioning would 

be necessary, in the current proposal, that would be both economically and environmentally 

unacceptable.  

2. Smelly toilets 

Yes the toilets are smelly. But I would suggest this is because there has been a management 

problem at HCD for some time now. There have also been pieces of broken furniture in C5 for 

months - and the carpet often has dog hairs on it (I'm allergic...), despite the fact that we have 

raised the issue and use the room first thing in the morning after the cleaner has been (one of the 

other Families Need Fathers room users brings a guide dog, I understand). The HCD sign onto the 

Square has been missing letters for ages. The interior decorations have been carried out to a poor 

standard. The whole building has been neglected. I think it is inappropriate to suggest (as the 

consultation appears to) that renovating the building will solve these problems. Without 

management changes, I suggest it would only be a matter of time before any new toilets become 

smelly and fall into disrepair etc etc. 

3. Relationship to HCD's core values 

The proposal seems to be focused, from an outsider's perspective, on a desire by HCD to move 

upmarket to cater more for the Dalston hipster than HCD's traditional constituency of marginal 

businesses run by disadvantaged members of society, and community organisations. Basic maths 

seems to point to an inevitable increase in rents. I question the wisdom of embarking on a project 

that is likely to result in this, by an organisation with such a remarkable social and cultural track 

record. 

4. Spatial relationship to Gillett Square 

The proposal is inward-looking and seems to ignore the relationship of the building to Gillett 

Square. The spatial and social layering of the existing set-up, with its open walkways and small 

trading pods, creates a remarkable, internationally recognised, urban space. People come from all 

over the world to visit it; droves of architectural and urban design/ planning students, also from 

across the globe, study it. The trading pods are inherent to this and have been an immensely 

successful experiment in creating low-cost space for marginal businesses. It is difficult to 

understand why they are not at the heart of the current proposal for this building. Half seem to 

have been abolished and the other half moved in an unconvincing way to a constricted and 

unserviced site that is not owned by HCD - it seems probable that in reality they would vanish 

altogether.  

It looks very much as if there may be social reasons for this. Gillett Square is at times a very "black", 

male space, its population including some people with social and mental health problems. It is 

probable that the current scheme would sweep this away. In doing this, it would also, at a 

stroke, destroy something of immense value. There is a terrific danger that accusations of social 

and ethnic cleansing might stick. Gillett Square has achieved that rare holy grail, regeneration 

without gentrification. The current proposal is, in my view, likely to reverse this and give the green 
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light to gentrification. I would like you to think very hard about the wisdom of this, given HCD's 

status as a Community Interest Company.  

There is no doubt that the building could benefit from renovation. I would suggest that replacing all 

windows with modern draught-sealed double glazed units, massively insulating all external walls 

from the inside, reworking kitchens and WCs, soundproofing and upgrading the meeting room, 

upgrading the entrance security system, upgrading the lifts in both buildings, improving signage, 

and maybe installing wifi throughout the building, might be a better way to spend the grant funding 

that I understand lies behind the current proposal. This would resolve the issues raised by tenants 

without destroying both the livelihoods of those in the trading pods and this unique and hugely 

successful urban space. It would also be achievable in a piecemeal way without decanting 

businesses - many of which might not survive the disruption - off-site. 

All best wishes 

 

Key learning points:  

¶ Finding a good solution for the businesses in the pods is a critical success factor of this project.  

Proposals must demonstrate an understanding of the needs of the businesses in the pods and 

the role the pods play in the square, generally. 

¶ Imagery is important, and can be misleading. 

¶ There is a risk that proposals may give the impression that HCD are looking to gentrify the 

square, despite our history as a provider of work-space to marginalised individuals and groups 

and track-record in community-led activity in Gillett Square. 

¶ General support from many HCD tenants for works of improvement to the building, and efforts 

to create more meeting/congregation space and make the walkways more functional. 

¶ Proposals need to be developed further to be more reflective of and sensitive to the qualities of 

the building, its relationship with the square and particularly any new ground floor space 

retaining the qualities of the current pods. 

 

 


