





The 11 indicative schemes

are estimated to deliver

an approximate total of
260,000m? commercial
floorspace, 65,000m?
community floorspace and
3,700 homes when completed.

Developments will have a
significant economic impact
by providing new floorspace
for businesses to locate and
supporting employment and
economic output or GVA
(Gross Value Added). New
housing will also increase the
local household population and
generate additional household
expenditure for the wider area.

The plan also indicates in
yellow the area visions and site
allocations extracted from the
New Southwark Plan Preferred
Option - Area Visions and Site

Allocations (February 2017)
which indicate the potential for
additional future change.

The New Southwark Plan itself
contains two policies specific
to the Low Line and railways
arches themselves; policy. 27
and 49. Whilst these seek to
maximise commercial and
community uses within the
arches and encourage public
realm improvements, these
policies only go so far and are
quite blunt instruments at this
time.

The diagram shows there is
significant change underway
close to the Low Line. The
scale and proximity of new
development has the potential
to inject life and success into
the Low Line if managed
carefully, and provided
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developments properly
consider and respect their
relationship with this
valuable asset.

New developments should
actively engage with

and respond to the Low
Line. They should allow
breathing space for it to act
as a pedestrian link; take
account of its Victorian
heritage through materiality
and vernacular; use active
ground floors to front the
arches where appropriate;
create small pocket spaces
alongside the arches;

and avoid unnecessarily
overshadowing space.

2 Footprint of case study site
under construction or in
pipeline

Site of new development under
construction or in pipeline

Allocated site

Allocated site with approved
development

The projected
employment and
population impacts of
these 11 development
are shown graphically
below:
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Summary of key ideas...

Business and economy

The Low Line is a well established successful
business ecosystem. Arguably its importance
to Southwark and central London is greater
than the data alone suggests, given its role in
providing space for a broad range of business
types, at a range of price points.

Consultation with businesses across the Low
Line has highlighted a number of challenges,
including increasing commercial values, the
quality of the physical environment and the
strength of business infrastructure in certain
locations and spaces.

Looking ahead, local partners should prioritise
efforts to support the ongoing evolution of the
Low Line as a diverse and resilient business
environment.

Specific considerations might include:

e Proactive work to raise the profile of the
Low Line economy, and to better connect
and network Low Line businesses

e Consideration of the levers which might
be used to protect important ‘anchor’
businesses, and to reduce the sense of
the ‘transience’ within the local economy

e At the same time, continued
encouragement of enterprise and
innovation across the Low Line,
recognising the arches as an important
‘launch pad’ for nascent and young
businesses.

Place and space

Completing connections alongside the Low
Line is a clear priority, and integrating

links beyond these with local high streets,

parks and destinations is equally important.
However, establishing a meandering thread
connecting pieces of the Low Line puzzle rather
than a thoroughfare will allow for practical
considerations such as servicing and operational
uses, and maintain a sense of discovery.

There is the need to balance the unblocking of
the route whilst working with local character
and urban fabric. The Low Line will be at its
best when it reflects the neighbourhoods it
traverses rather than creating a homogeneous
environment. Tailoring the response within
the arches.and at adjacent development

sites to local neighbourhoods and providing
understated and intuitive wayfaring will aid this.

Looking ahead, the Low Line will benefit

from a collaborative approach between

partners increating responsive schemes. Key

considerations include:

* Meandering connections alongside the
Line, but also beyond to local high streets,
parks, destinations and new developments.

* A Low Line aesthetic - reflect the historic
and industrial character and local identity
through materials, proportions, fagades
and features. This should not preclude a
contemporary design response.

¢ Create a variety of spaces - yards, lanes,
passages, streets, squares - alongside
the Line through building alignment, and
consider the aspect of these.

* Provide active ground floor frontage
alongside the arches, and consider
complementary uses to those in the arches.

¢ Maintain a range of arch typologies and
vary the fit-out options to cater to different
businesses and maintain variety.

e Consider appropriate and varied scale and
massing alongside the arches.

From top: interstitial open
space at Union Yard Arches,
Flat Iron Square and
Borough Triangle.
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The framing of spaces
through building line, and the
aspect of these in relation to
the sun can have a significant
impact on character.

. Arches

. Surrounding buildings

% Open space created



KEY QUESTIONS FOR FURTHER CONSIDERATION

Q1: Given the Low Q2: What role could
Line's breadth and proactive planning
diversity, what is the policies play in

best way to build local protecting diversity
economic identity and of space within the
business connections Low Line?

and networks?

People and community

While the social and community function

of the Low Line varies across its length, it

plays an important role in shaping the lives of
local people: both in terms the amenities and
services that it accommodates, the jobs and
opportunities that it supports, and the influence
it has on local movement and environment.

The ongoing evolution of the Low Line economy
is creating new and more opportunities, but
challenges are also being encountered regarding
the ‘relevance’ of the arch economy to local
people, and instances of conflict between new
uses and long-standing communities.

Looking ahead, partners will need to work
together to ensure that the Low Line continues
to balance the needs and priorities of different
communities.

This might include consideration of:

¢ The types of support and mechanisms
which could help local residents access
employment and business opportunities
across the Low Line.

¢ The way in which Low Line businesses
can be encouraged to act responsibly and
with social conscience, to engage and
connect local communities.

¢ The proactive interventions needed to
ensure that the Low Line continues to
evolve as a ‘good neighbour’, mitigating
risk of conflict between business and
resident communities.

¢ The Low Line could house and offer
community amenities, particularly in more
deprived areas.

Q3: What leasing Q4: What scope is

approaches can be there for partners to

applied to help to work together to embed

‘curate’ the business collective social and G
mix, protect ‘anchors’, community ethos and

and encourage ‘responsibility’ across

enterprise? the Low Line?
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A diverse economy and balance of uses will create a
more resilient low line.

The location of an arch in relation to the CAZ, Congestion
Zone and ULEZ will inform suitable uses, as will the type

of arch space, access, setting and aspect. These could be

useful considerations as part of a lettings strategy.
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Approaches, roles and

responsibilities

Unlocking the long term success of
the Low Line and its integration into
the south London neighbourhoods it
traverses will depend upon the inputs
and actions of a number of people and

organisations.

DEVELOPERS /

ARCHITECTS

Does the scheme open
up routes and spaces
alongside the Low Line?

How do buildings relate
to the arches and space
alongside this? e.g.
frontages and scale

Do proposed uses next to
the Low Line complement
uses in the arches?

Do proposals help to
establish an overall

| cohesive identity to the Low

Line, whilst responding to
local distinctiveness?

Does the network of
routes in the scheme
help to connect the Low
Line with surrounding
neighbourhoods, green
spaces and community
uses?

How can activities and uses

— within the arches act as a

catalyst for nearby uses?

A number of key questions are set

out below, which provide useful cues
for key considerations that relate to
the multiple partners involved in
delivering a sustainable and resilient

future for the Low Line.

ARCH OWNER/HEAD

LEASEHOLDER

How does the arch type and
setting and context inform
the suggested arch uses?

Does the proposed balance
of uses in the arches support
a cohesive local offer?

Do the proposed uses
contribute to diversity across
the Low Line as a whole?

Can any of the arches

be usefully opened up to
improve connectivity in the
local area?

Can refurb options (and
related costs) be tiered to
attract a range of business
types and sizes?

How can the overall
performance of a group of
arches being monitored, to
ensure sustainable long-term
success rather than faltering
or overheating?

How can a strategic and
estate-wide view of arches
enable a mixed approach
to lease lengths and rental
levels? Can this create a
resilient and diverse mix of
tenants and services?

ARCH
BUSINESS OPERATOR

Can you invest in your
arch space and frontage to
contribute to a successful
Low Line? Can you
coordinate this with your
neighbours?

Do you have connections
with nearby businesses and
can these be strengthened
as part of the Low Line?

Do you have connections
with the local community?
Can you provide local job
opportunities, and contribute
to community activities?

Do you have suggestions
for third party investment/
activities that relate to the
Low Line?

Do you have a means of

L raising these with your

landlord or local BID?

BID / COUNCIL /
LOCAL GROUPS

What are the priority
projects for improving links
alongside the Low Line?

What are the priority
projects for creating new
spaces (that do not fall
within development sites)

Which empty sites can
be used for meanwhile
activities whilst awaiting
development?

What meanwhile uses at
these sites will be raise the
profile of the Low Line?

What community and local
business activities can help
support a sustainable,
successful Low Line?

Can local businesses

and communities help by
taking on projects to help
with these? Can they be
involved in funding bids?
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The Low Line Horizon Scanning study was
commissioned by Better Bankside, Team London
Bridge, Blue Bermondsey, The Arch Co. and
Southwark Council. Undertaken by Allies and
Morrison Urban Practitioners with Hatch Regeneris.
The study sets out the varying characteristics of the
Victorian railway viaducts, the uses and activities they
are home to, and the neighbourhoods they traverse.

The Low Line Partners L
Please contact the following =B l u E
organisations for further P

. . VISIT AND EXPLORE THE HEART OF BERMONDSEY
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Allies and Morrison ’:}H HATCH
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telephone
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web

Allies and Morrison
Urban Practitioners

85 Southwark Street
Llondon SET OHX
020 7921 0100
020 7921 0101

alliesandmorrison.com



