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We have a historic portfolio of over 900 railway arches which are 

home to some 400 businesses. Our arches are spread London wide 

and positively impact the city and how people experience it. 

As Transport for London’s (TfL's) property company, Places for 

London has a thorough understanding of how to manage an estate 

integrated into the transport network. This is evident in our arches 

estate which sits immediately below the operational railway. This 

sector plan sets out how we will protect and enhance the future 

of our arches:

Our arches are the home for 
businesses seeking historic 
and unique spaces in London. 
The businesses in our arches 
are a diverse range of uses and 
entrepreneurs. We bring them 
together into a partnership 
driven community to help  
us all to thrive and to  
grow our contribution to 
London together.

EXECUTIVE SUMMARY 
D

R
A

FT

1. Enhancing our historic arches

2. Creating arches destinations

3. Delivering improved customer experience and
operations
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Our vision is to be the home of businesses seeking historic  

and unique spaces in London. My team and I are continually impressed by  

the ingenuity and entrepreneurship we see from our arches customers; from new  

restaurants to mechanics adapting to changes in the industry and the green transition. 

It is our job to support that ingenuity and entrepreneurship and deepen the positive  

impact our arches have on their local communities and London as a whole. We do this through 

our Partnership approach.  

Partnership means aiming for mutual success with a clear understanding of our respective responsibilities 

including a market rent and providing a safe environment for all. It means strong relationships between 

us and our customers. It means always looking out for ways to support our customers. That could be 

skills training, like our programme with the Heart of the City or improvements to the space around the 

arches to better attract the local community, like our public realm proposals at Acton Mews. Partnership 

means curating our sites with a mix of businesses that will be successful together and building positive 

relationships between us, our customers and our neighbours.

We are committed to this kind of active management of our arches and the  

involvement of our customers in how we do things. Our arches are a key part of the  

Places for London Great Estate, just as light industrial space and space for innovation and 

new ideas is a key part of the wider London ecosystem. 

We are proud to be custodians of these incredible properties 

and to work with the businesses that call them home.

Jo Fisher
– Head of Arches, Places for London
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We are a major owner of commercial 

railway arches and know the opportunities 

and responsibilities that come with these 

assets. As such, we  know the opportunities 

and responsibilities that come with these 

assets. We embrace our role as part of 

TfL’s vision to be a strong, green heartbeat 

for London and  the Mayor’s London 

Growth Plan, and our contribution will 

include fostering jobs and business growth 

on our estate and providing better and more 

accessible public realm to make sure our 

arches connect and do not divide 

neighbourhoods.

Our Arches Plan is guided by our 

Investment Strategy, including its targets on 

revenue and operating margins. The Plan 

sets out how we will do that. We support 

the growth of Places for London's total 

return to TfL, grow the value of our assets 

and contribute fully to Places for London's 

green and social objectives.

APPROACH OVERVIEW 
D
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PORTFOLIO CONTEXT 
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Brent Cross
Golders Green

Kilburn

Shoreditch
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Haggerston
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Hammersmith

Kew Bridge

Putney Bridge

East Putney
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Tower Gateway
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Our 900 plus arches are distributed across London. In some places it forms distinct runs, in others it is alongside other arch ownership, 
or fragmented across a larger area. 

Each portfolio and run has a different set of needs, and will be developed on different programmes.

This page shows where in London our arches are located. Each railway viaduct is broken into different runs of arches by bridges and 
crossings. Our key locations include the railway viaducts making up the District, Piccadilly, Jubilee, Hammersmith & CIty and Windrush 
lines. This variety is fundamental to the resilience of our arches. With our customers and communities we find the unique characteristics 
of each set of arches that make them distinct, memorable and contribute to the area’s identity and sense of place.

This map shows the scale of our different 
arch locations and is not intended to 
show exact numbers of properties.
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Trussley Road, 
Hammersmith

1 Kingsland Road, 
Hackney

Refurbishing arches 
around London 

Wood Lane Arches
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Our arches follow a ‘kit of parts’ approach and means we have an agreed set of components that are used 

at every arch project and makes sure that businesses can get up and trading as quickly as possible. Our 

approach also means we maintain consistent quality of refurbishment and sustainability, protect the railway 

and achieve economies of scale to the benefit of us and our customers. Each set of arches will have its own 

identity, drawing on our heritage and looking to the future. Our approach means we bring ‘turn key’ 

properties to the market. We are investing in our arches across London, including at:

OUR APPROACH TO ARCHES DESIGN 
D

R
A

FT
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Holland Park Autos

at Silchester Road Arches.
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Growth of Small and 
Independent Businesses

Increased Demand for Flexible 
and Characterful Spaces

Rise in London’s  
town centre locations

Market Rents with Higher 
Service Expectations

MARKET CONTEXT 
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Wood Lane Arches
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THE ARCHES IDENTITY:  
IN HISTORY AND TODAY

We embrace their nature and heritage in our 

Arches Design Guide which looks at the design 

of our arches from the scale of a single arch 

refurbishment to a run of dozens of arches. Our 

Arches Design Guide outlines a base standard of 

fit out that we will carry out and a kit of parts for 

placemaking, including signage and greening. 

The arches ‘brand’ has the potential to add value 

to our sector, from attracting in new businesses of 

varied types - from hospitality to offices to leisure 

to light industrial - and engaging the communities 

around our places. We will explore how we can 

build this brand through our communications 

and marketing. Our brand is based on our 

partnership approach and the unique nature of 

railway arches in the commercial property market.

Arches are part of London’s 
heritage and an important 
example of adaptive reuse.
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STRATEGIC GOALS 

Sector goal Rationale

We will improve our customer experience and operations as part of our 
partnership approach. Where we can match the needs of our customers, we 
drive more value for them and us. Improved customer experience de-risks 
our investments, making sure that we continue to create value through the 
life of an asset. Where we can support the good growth of businesses on our 
estate, it makes our income more resilient while supporting our customers’ 
aspirations and meeting our shared social and environmental aims.

3. Delivering
improved customer
experience
and operations

We will draw on local demographics, community insights, property data and 
market advice to create asset plans for our arches. These plans will guide how 
we invest in placemaking and curate the mix of businesses at our places. This 
asset plan approach will drive holistic value for us and London.

2. Creating arches
destinations

Our arches are historic assets with a long term future as productive and 
attractive commercial properties. To meet the needs of our customers and 
legislative and market requirements, we will invest in our arches to keep them 
fit for the future. We will take a strategic approach to our works programme 
and seek more flexible planning uses where appropriate.

1. Enhancing our
historic arches
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Crossfit

at Putney Bridge Arches.

1 2
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The Vision
To be the home of businesses seeking historic 

and unique spaces in London. Working in 
partnership with those businesses for growth.

Our strategic principles and enablers 

Sustainability and Inclusivity | Digital | Innovation and research | Partnering 

And our Places for London safety, compliance and people culture

Our strategic goals

Enhancing our 
historic arches

Creating arches 
destinations

Delivering improved 
customer experience 

and operations

Value drivers

Investing in 
key locations

Bringing our 
estate up to a 
standard, fit 
for purpose 
condition

Putting in 
place flexible 

planning 
wherever 
possible

Better asset 
planning and 
curating our 

tenant mixes

Providing a 
better 

customer 
experience
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Arches Plan Overview

This plan sets out a commercial, 

customer and community focused 

approach to growing the value of 

our arches estate. By continuing 

to invest in our portfolio, better 

planning our places and by 

providing an improved experience 

for our customers and communities 

we will drive long-term value.
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Driver Goal Rationale

2. Investing in key
locations

Invest in high value locations, identify opportunities 
to divest or acquire, a proactive programme of 
stakeholder engagement to facilitate a rolling 
programme of upgrade works to the wider estate 
based on a standardised kit of parts, growth 
through achieving flexible planning uses.

By using richer insights to create commercially 
successful, socially useful places that serve their 
local communities, with a wide range of uses and 
improved public realm, we create more value for all. 

Matching customer experience to the needs of our 
customers drives value. It de-risks our investments 
by protecting value through the life of an asset. 
Customer growth means our customers achieve 
more and our income is made more resilient.

Enhancing our 
historic arches

Creating 
arches 
destinations

Delivering  
improved customer 
experience  
and operations

4. Better asset planning
and curating our
tenant mixes

5. Providing a better
customer experience

3. Working with local
authorities on
planning uses

STRATEGIC GOALS 

1. Bringing our estate up
to a standard, fit for
purpose condition

1 4
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Improving data and processes through 
new billing and accounting system and 
use of Power BI. Improved digital assets 
including social media and website.

STRATEGIC GOALS 

Corporate  
goal

Principle

Harness technology and data to streamline our 
operations, adding efficiency and value for our 
teams, partners and customers. 

Digital

Piloting new initiatives including new 
safety in public realm guidance and 
business support.

Taking a broad view of innovation, including 
technology and also piloting new initiatives 
around process, placemaking and customer 
support to add value.

Innovation

Working with partners including Grow 
London Local, the Heart of the City and 
letting agents.

Applying our partnership approach to our supply 
chain, including our lettings agents, strategic 
consultants and contractors.

Working in 
partnership

Net Zero Carbon roadmap, meanwhile 
uses and our Lockton Street business 
growth hub.

Deliver measurable impact through ESG, 
customer business support and community 
engagement. Building long-term value in line with 
best practice and regulatory commitments.

Sustainability  
and Inclusivity

Creating new asset plans based on 
local data and community engagement, 
including working with local residents, 
stakeholders and schools in Kilburn.

Better understanding our customers, 
communities and neighbourhoods allows to 
better manage our portfolio, plan our projects 
and work with the businesses on our estate.

Research  
and insights

Examples in Progress
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Investing to improve 
property condition
We are proud of our historic arches 
estate and are taking on the challenge 
of adapting them for the future. We 
will need to invest in our arches to 
meet tenant and legislative demands, 
including on environmental performance 
and climate adaptation. We will use 
our Arches Design Guide, which puts in 
place a standardised design. Investment 
in our public realm will prioritise safety, 
accessibility and signage, so support our 
tenants, their customers and everyone 
using our spaces.

Goal 1:  
Enhancing our historic arches

The importance of 
refurbishing our arches 
and the impact on 
existing customers
We need to invest in the condition of our 
arches to make them ready for the future. 
We need to make them more energy 
efficient and put in place the features our 
tenants need including dedicated metering 
and utility supplies for each arch. 

We will minimise the overall impact on our 
tenants while making the needed works 
economically viable by refurbishing multiple 
arches – or ‘runs’ of arches – at a time. That 
may require us to move some tenants to 
allow us to upgrade their arches. 

We cannot guarantee that tenants will 
be relocated or return to the arches they 
previously occupied. We may not have 
available arches or works may change the 
appropriate uses of the arches. 

Where tenants have a good record of rent 
payment, health and safety and statutory 
compliance, met their lease obligations and 
worked well with us and our neighbours, we 
will aim to find them alternative space if they 
cannot return to the arch they previously 
occupied. We will seek to maintain a stock of 
vacant arches to allow for this relocation.

Investing in  
priority assets
We are creating asset plans for all of our 
locations on our arches estate. We will 
prioritise investment on locations with 
the highest value or where a relatively 
high level of vacancy gives us the 
opportunity to look afresh at a place. 

Most of our arches are not directly 
adjacent to a town centre or high street 
and will remain most suitable for light 
industrial uses. 

Our arches estate also includes locations 
that are adjacent to a town centre or 
high street and that can best serve the 
local community and economy with 
a wider range of uses, whether event 
spaces, restaurants, gyms or spaces for 
education. At these locations we will seek 
to provide an enhanced public realm. 

Understanding 
planning uses
We will proactively engage with local 
authorities and other stakeholders to 
facilitate our investment programme. 
We will seek planning uses that reflect 
the needs of the local community 
and economy, support historic uses 
and support the new and different 
businesses that are increasingly 
attracted to these characterful spaces. 
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Goal 1:  
Enhancing our historic arches
Being proactive in 
identifying properties 
for disposal and 
opportunistic in 
strategic acquisitions
We are guided by our Investment Strategy 
principles for our disposal and acquisition 
activity. We will seek to dispose of 
properties where they are not part of 
a cluster of properties or where it is 
uneconomical to return to a compliant 
condition for letting or meanwhile use. 
We will consider opportunities to acquire 
properties that enhance our portfolio. 

Interface with 
other sectors
We will add to our Places for London Great 
Estate by providing a rich mix of uses, from 
light industrial and makerspace to leisure and 
retail. We will work with the rest of Places 
for London to share best practice and learn 
from each other. 

MP Moran 

at Kilburn Arches
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Investing in Kilburn, opening up the arches 
to the High Road for the first time, delivering 

upgraded arches and new public realm.

CASE STUDY:

Kilburn Arches

We are working to invest in the arches opposite 
Kilburn Underground station to provide 
refurbished arches and new public realm for 
local businesses and the local community. 
We are improving 12 arches and opening up 
the arches to Kilburn High Road for the first 
time. The area between the arches will include 
semi-mature trees, resurfacing to make the 
space accessible and new planting. Kilburn 
Arches are an integral part of the character and 
history of Kilburn. Recognising this, and taking 
a One Kilburn approach, we engaged with the 
local community as we planned the project, 
including individual conversations, meetings 
with local institutions, community meetings, 
ongoing newsletters during construction and 
projects with the local secondary school. Kilburn 
Arches will be an example in how we approach 
our arch estate, where we bring together 
discussions on economics, community and 
place to make sure our arches support growth 
for us, our customers, and local communities 
and economies. We are working with architects 
DK:CM and took part in the pilot of the 
Mayor’s guidance on safety in public spaces 
for women, girls and gender diverse people. 
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Hackney: Kingsland Road 
and Acton Mews

We have prioritised two assets based on their 
high value and relatively high level of vacancy.

Putney Bridge: Ranelagh Gardens, 
Station Arches and Munster Road

Works are underway or set to start soon at 
Wood Lane, Kilburn, Lockton Street in North 
Kensington and Trussley Road in Hammersmith. 

Kingsland Road, 
Hackney

Goal 2:  
Creating arches destinations

Our priority assets

Ranelagh Gardens, 
Putney Bridge

Wood Lane

Kilburn Arches

Lockton Street, 
North Kensington 

East Putney

New Kings Road, 
Fulham

Ravencourt Park, 
Hammersmith

Hammersmith 
Town Centre

Trussley Road, 
Hammersmit
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Understanding the local area and engaging with the 
local community.

Providing a tenant mix that best serves the location 
(we must have uses with an active presence and that 
respect our neighbours, for this reason we may rule 
out uses like ‘dark kitchens’ in our arches).

Supporting small businesses and driving their growth.

Meeting our Sustainability & Inclusivity 
Strategy goals.

Keeping our places accessible and well-maintained. 
Continually improving on safety and risk as part of our 
Safety, Health and Wellbeing strategy.

Supporting safety in public spaces for women, girls 
and gender diverse people, including taking part in the 
Mayor’s pilot through our Kilburn Arches project.

Goal 2:  
Creating arches destinations
Approach to asset planning
We plan our assets in line with our Arches Design Guide. We bring together property data, market context 
and insights about and from the local community and area to set how we will invest in the location. If a 
location is not one of priorities we will still seek to upgrade arches where any become vacant, following the 
same fit out process that makes the arches ready for incoming businesses.

We will provide a basic, but appropriate, level of public realm focused on safety, security and accessibility. 
Where the location is suitable, we will incorporate greening, enhanced drainage and space to sit and dwell. 
In our priority assets, we will take a more bespoke approach to design. 

All of our asset plans will be underpinned by
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Supporting our existing businesses by making 
routes to and from Haggerston station safer, 

more accessible and more attractive

CASE STUDY:

Acton Mews, 
Hackney

We are working with Hackney Council and  
Publica on plans to improve the public realm  
at Acton Mews, between Haggerston and Hoxton 
stations on the Windrush line in Hackney.

Our arches in Hackney host a diverse range 
of businesses, including gyms, mechanics, a 
gin distillery, restaurants and event spaces. 

We want make the routes between our arches 
on Acton Mews and Haggerston station 
more accessible by improving the surfaces 
and installing new lighting and signage 
and making the area safer by embracing the 
Mayor’s guidance on safety in public space 
for women, girls and gender diverse people. 

We will work with our tenants to improve 
their gates and entrances. Together, we will 
make the estate more attractive and our 
tenants’ businesses easier to find, supporting 
our mutual success and creating a better 
place to work, work out or go out.
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We involve our 
customers

We consistently involve 
our customers in how 
we make decisions and 

change, including through 
our surveys and customer 

advisory groups.

Clarity throughout
We are clear on our terms of 
business and what we should 

expect from our customers and 
what they can expect from us. 

Our partnership approach and the standards we keep adds value to and de-risks the investments we make in our portfolio. 
Being clear on our terms of business means we are clear that we, our customers and our neighbours should expect that we 
hold high standards. This includes having respectful relationships, paying rent on time and upholding health and safety and 
compliance obligations.

Value for both us, 
and the customer

We have a service model that 
underpins growing mutual 

value for us and our customers, 
removing friction where we can 
and adding value where we can 

have most impact.

We ‘grow our own’
We look to ‘grow our own’, both 

helping our existing customer base 
and attracting and supporting 

new businesses on to our estate 
through meanwhile uses and 

business incubation hubs. 

Our partnership approach:

Goal 3:  
Improved customer  
experience and operations
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Goal 3:  
Delivering improved customer 
experience and operations
Helping our customers’ 
businesses to thrive

We will provide our customers the 
support they need to grow, driving 
our mutual success. This will not be 
the same for every business. It will 
include signposting to resources and 
our customer forums for some and 
for others it may be upskilling like our 
pilot with the Heart of the City or the 
growth of new customers through 
our business incubators. 

Additional  
social value

We take a balanced, portfolio wide 
approach to social value. On our arches 
estate, this will include ‘growing our 
own’ by supporting new businesses 
onto our estate with stepped rents and 
business support - starting at our arches 
at Lockton Street in North Kensington. 
These will be targeted programmes, with 
our partnership approach based  
on a market rent elsewhere. Places for London  

Customer Conference

at Motel Studios at  
Geffrye Street Arches.

Services and  
service charging

The services we provide must meet 
the expectations of the market and our 
customers. We will have a clear service 
value proposition which provides a basic, 
reliable service for most of our estate 
and an enhanced service at priority 
locations. We will recharge our customer 
for services that they benefit from but 
be clear and transparent about what 
they get and what they pay.

Developing our  
customer community

We and our customers get value from 
connecting with each other, sharing best 
practice and crowding in expert advice 
and guidance. We aim to build customer 
trust and engagement which then means 
we are able to work together with our 
customers on stretching initiatives to 
drive Good Growth for London, whether 
decent pay, business growth, emissions 
reductions or greening.
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Fostering opportunity for new, local 
businesses and supporting them to grow.

CASE STUDY:

Lockton Street’s 
Places for Growth

We take a partnership approach to all of our 
customers. Overall, our approach is based on a 
market rent, with a supportive, caring landlord 
that will seek to support growth opportunities 
for our customers where we can. In a small 
number of locations, we will proactively 
incubate new businesses. At these locations we 
will support new businesses to start up, 
understand the responsibilities of running a 
commercial premises and grow into businesses 
that pay a market rent, while supporting jobs and 
financial opportunity. Our Places for Growth 
model starts with a discounted rent, which steps 
up to a market rent over four years. With our 
partners, we will provide proactive business 
support 
and mentorship as well as bringing Places for 
Growth businesses into our wider customer 
community. We will encourage applications 
from groups underrepresented in their relevant 
industry and seek a mix of uses that 
complement each other and serve the local 
community.
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Active360

at Kew Bridge Arches.
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Sustainability &  
Inclusivity commitments

MEASURING OUR PROGRESS 

Asset plans in progress

Capital investment

Property compliance

Net Zero Carbon roadmap

Customer satisfactionAsset value growth

Occupancy rates

Income growth

Cost management and 
operational efficiency

Arches

at Wood Lane

We will measure our progress across existing and new key performance 
indicators within Places for London and by benchmarking against our 
peers. These will include:
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Bergamot Boutique Cafe 

at Wood Lane Arches.
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We’d like to thank our customers, 

service partners and our own 

Asset Management teams. 

Signature Brew Taproom

at Acton Mews Arches.
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