
 
 

Land and Property Committee 

Date:  1 October 2025 

Item: Our Arches Plan 
 

This paper will be considered in public 

1 Summary 

1.1 This paper provides the Committee with a summary of the Places for London 
Arches sector plan, ‘The Future of our Arches’ (the Arches Plan), a draft of which 
is attached at Appendix 1.  

2 Recommendation  

2.1 The Committee is asked to endorse the draft Arches Plan. 

3 Background  

3.1 Our Arches Plan is the second of Places for London’s sector plans to be 
published, following the Retail Plan which was endorsed by the Committee at its 
meeting on 16 July 2025. Each sector plan takes direction from the Places for 
London’s Investment Strategy, which was also approved by the Committee at its 
meeting on 16 July 2025. The Investment Strategy provides a clear direction for 
each of the sector plans while ensuring alignment with Places for London’s 
corporate goals. Our Arches Plan was shared with and discussed by Places for 
London’s Executive Group on 19 August 2025. An outline of the Arches Plan was 
discussed at the Places Delivery Group on 11 September 2025. 

4 Places for London’s Arches Estate 

4.1 Places for London’s Arches estate comprises over 900 properties. This portfolio 
sits in the historic viaducts that support the transport network, with some arch 
runs, including Wood Lane and Latimer Road, dating back to the 1860s. Our arch 
locations range from key growth neighbourhoods, such as Shoreditch, to 
established residential areas in Putney, with large runs of arches under the 
Windrush, Hammersmith and City, District and Jubilee lines.  

4.2 Places for London’s Arches tenant base is primarily small businesses. There is a 
diverse range of uses, including retail, offices, industrial, hospitality and 
experiential leisure. The variety of these over 400 tenants means that the Arches 
estate can serve the needs of local communities and economies across London, 
supporting vibrant town centres and destinations and the wider ecosystem of 
businesses the city needs.  

4.3 The integration of the arches within the transport network infrastructure reinforces 
the priority of health, safety, and statutory compliance. Our property managers, 
property compliance managers and suppliers are proactive and vigilant – and we 



 
 

have a programme of regular inspections and assurance visits. We also 
continually assess the safety risk profile of our tenant base. 

4.4 We recognise that some uses may have a higher risk profile than others, for 
example distilleries or mechanics but that, with the right controls and behaviours, 
these can be adequately controlled and managed. Our focus on safety therefore 
starts with due diligence in tenant selection, and ongoing engagement with our 
tenants to mitigate the risk, and ensures our tenants work with us to achieve our 
safety objectives. 

4.5 We work to make the arches and public spaces safe for tenants, visitors and local 
communities. Given the proximity to operational railway infrastructure, we will 
continue to have a strict policy of taking action against tenants who are repeatedly 
non-compliant or have a history of unsafe practices and safety breaches. We will 
drive continuous improvement as part of our Safety, Health and Wellbeing 
Strategy. 

4.6 Places for London’s Investment Strategy sets ambitious growth targets for the 
arches sector, with an objective to increase Gross Rental Income in arches from 
£12m in 2024/25 to £28m in 2032/33. This will require a compound annual growth 
rate of 11 per cent over that period. It will also see the proportion of Places for 
London investment income from arches rise from nine per cent in 2024/25 to 13 
per cent in 2032/33. 

4.7 We are confident in our ability to meet these targets. Almost one third of the 
growth in income will come from the major refurbishment projects at locations 
including at Kilburn, Kingsland and Lockton Street. A similar increase in income 
will be driven by addressing voids in the arches estate and through new lettings. 
20 per cent of the growth will be driven by working with local authorities to agree 
changes in use and the wider investment into public realm to improve 
accessibility, connectivity and wayfinding. The remining 20 per cent will be 
organic growth over the Business Plan period. 

4.8 We are a major owner of commercial railway arches in London. By taking a more 
active approach to managing our arches estate, we will fulfil its potential to deliver 
more financial, social and environmental benefits for our city and to contribute 
positively to the transport network and communities it is embedded in. We draw 
on our learnings and those of our peers, including in forming our standardised ‘kit 
of parts’ approach to our arches specification (an agreed set of components that 
are used at every arch project) and our current approach to indexed, but capped, 
rent reviews which make sure we have a stable, sustainable rental income.  

5 Market Context and Trends 

5.1 The arches sector is being reshaped by changing consumer behaviour, the nature 
of London after the coronavirus pandemic and as a polycentric city, demand for 
industrial space and unique spaces for workspace and hospitality, and by the 
growth and diversity of London’s small and medium businesses. These trends are 
noted in the appendix, and our plan is designed to respond to these changes, 
ensuring Places for London’s arches estate remains relevant, resilient, and 
primed for long-term value. 



 
 

6 Opportunities, Challenges and Value Drivers 

6.1 The Investment Strategy outlines Places for London’s position as a market leader 
in managing arches and in driving commercial and social value from this 
specialist asset class. The same focus on proactive management, community 
integration and high-quality design and sustainability that comprises the Great 
Estate mindset described in our Retail Plan will be followed in our Arches Plan.  

6.2 The opportunities and challenges facing the arches sector include: 

(a) mix of locations with varying rental levels and high street adjacencies; 

(b) strong demand for a variety of uses; 

(c) high levels of vacancy in some areas; 

(d) consumer demand for a rich mix of uses; 

(e) existing planning uses for industrial in areas; 

(f) basic level of services for tenants; and 

(g) under-investment in property condition and public realm. 

6.3 The value drivers for the arches sector include: 

(a) investing in key, high-value locations; 

(b) bringing our estate up to a standard, fit-for-purpose condition; 

(c) putting in place flexible planning uses where appropriate, working with local 
authorities; 

(d) strategic asset planning and curation of our tenant mixes including working 
to meet local aspirations; and 

(e) providing a better customer experience.  

6.4 These value drivers inform our Arches sector goals.  

7 Sector Goals 

Enhancing our Historic Arches 

7.1 In line with Places for London’s Investment Strategy, the Arches Plan outlines the 
need to invest in priority assets. Our priority assets are those where we can add 
value based on rental values or levels of existing vacancy. We will also invest in 
the property condition across the estate, using a standardised ‘kit of parts’ that 
allows this investment to be viable. We will enhance the portfolio further by 
working proactively with local authorities, seeking flexible planning uses that 
reflect local aspirations. The range of different uses on the arches estate means 
we can learn from and support our other Places for London sectors, including 
retail and offices. 



 
 

7.2 We recognise the importance of refurbishing our arches and the impact this could 
have on existing customers. We will minimise our overall impact on the customer 
base and make our investments viable by refurbishing multiple arches at once. 
For individual customers, this will mean they may need to leave the arches. We 
will seek to minimise the impact, including undertaking works at the end of leases 
rather than mid-lease where we can to reduce the impact on tenants and 
revenue. We cannot guarantee that customers can go back to their previous arch, 
but we will hold a stock of vacant arches to support relocation, and we will 
prioritise those tenants with good records of compliance, payment and wider 
contribution. 

Creating Arches Destinations 

7.3 Each run of arches, like each neighbourhood in London, has its own identity. We 
will bring this through in our asset planning. Our approach to asset planning is 
informed by our Arches Design Guide. We also draw on the London Underground 
Station Design Idiom and TfL’s specialist heritage teams. Our asset plans will be 
underpinned by an understanding of the local area and engaging with the local 
community. We will provide a tenant mix that best serves the location and that 
supports small businesses and their growth. We will work to improve the 
accessibility of our places and keep them well-maintained. Safety is our top 
priority, and this extends beyond the arches themselves – we supported the 
creation of and continue to implement the Mayor’s Safety in Public Space: 
Women, Girls and Gender Diverse People. We work with the Mayor’s Design 
Advocates to improve our projects, including at Ranelagh Gardens by Putney 
Bridge station and at Kilburn Arches.  

7.4 We are currently undertaking works at Kilburn Arches (in the London Boroughs of 
Camden and Brent), Lockton Street Arches (in the Royal Borough of Kensington 
and Chelsea) and Wood Lane Arches, Munster Road Arches and Trussley Road 
Arches (all in the London Borough of Hammersmith and Fulham).  

7.5 Work is underway to plan and design our next set of priority assets at 1 Kingsland 
Road and Acton Mews (in the London Borough of Hackney) and Ranelagh 
Gardens and Putney Bridge Station Arches (in the London Borough of 
Hammersmith and Fulham).   

Delivering Improved Customer Experience and Operations 

7.6 We will continue to become easier to work with for our tenants and to improve our 
operations to meet the expectation of our tenants and the ambition we have for 
our priority assets. Customer experience and improved operations underpin the 
investment we are making in our estate. We are committed to supporting our 
tenants – 95 per cent of Places for London’s tenants are small or medium sized 
businesses – through a partnership, relational approach.  

Underpinned by Data-driven Insights, Innovation, Sustainability and 
Inclusivity 

7.7 We will harness new technology to streamline our operations and use a variety of 
internal and external data sources to help guide our leasing, tenant mix, and 
shape asset strategy.  



 
 

7.8 Arches will continue to support our Sustainability and Inclusivity Strategy and its 
goals, including through supporting environmental performance and climate 
resilience in our projects, making our places more accessible and inclusive and 
promoting opportunity and jobs on the estate. 

7.9 We will drive social and community value, including engaging with our neighbours 
through the planning process for projects and supporting growth and opportunity 
through our Places for Growth programme which will start at our Lockton Street 
Arches with initially discounted rents escalating to market rents over four years 
offered to local new and growing businesses alongside proactive business 
support and mentoring. 

8 Our Arches Plan in Action: Completed and in Progress 

Kilburn Mews 

8.1 We are investing £14m in Kilburn, opening the 11 arches to the High Road for the 
first time, delivering upgraded arches and new public realm. We have engaged 
with the community to consider economics, community and place to make sure 
the arches support growth for us, our tenants and local communities and 
economies. We are on site and making good progress and expect to welcome 
new tenants in spring 2026. The 11 arches are on the Camden side of the High 
Road, but we take a ‘One Kilburn’ approach to our wider arches that span the 
borough boundary into Brent. The site was mostly vacant, with a small number of 
previous tenants. Those tenants were placed on discounted rents of £12 per 
square foot owing to the upcoming works. Our project will increase the value of 
the arches to £40 per square foot, meeting the returns set out in our Investment 
Strategy and driving overall income for the site to £700,000 per annum, while 
providing high quality space for businesses. 

Acton Mews 

8.2 We are supporting our existing tenants at Acton Mews in Hackney by making 
routes to and from Haggerston station safer, more accessible and more attractive. 
We will improve the surfaces and install new signage and lighting. We will make 
the areas safer, following the Mayor’s Safety in Public Space: Women, Girls and 
Gender Diverse People. With our tenants, we will make the estate more attractive 
and our tenants’ businesses easier to find, supporting our mutual success and 
creating a better place to make, work, work out or go out. Acton Mews will be an 
example of how we look beyond the property itself, improving the public realm to 
make our estate more valuable for us, our tenants and all those we welcome to 
the space. We are currently seeking to attract tenants for a small number of 
vacant arches at Acton Mews and the works will support them and our existing 
tenants to pay a sustainable, growing market rent.  

Lockton Street’s Places for Growth 

We are promoting opportunity for new, local businesses at Lockton Street Arches. 
We will be offering initially discounted rents that step up to the market rent over 
the course of a standard lease, with proactive business support also provided. 
New tenants will move into ready-to-use or ‘turnkey’ arches with lights, flooring, a 
kitchenette and accessible toilet. Our investment in the properties is £4.4m. We 



 
 

want to grow our own tenants, supporting new and existing tenants to meet their 
own goals – working and work together with us on financial, social and 
environmental value, in doing so supporting good growth. Tenants will be placed 
on initially discounted rents stepping up to a market rent of between £23.50 and 
£27.50 per square foot and meeting our return targets on average across the first 
lease and that exceeds our targets once the new tenants have moved to the 
market rent.  

9 Assurance  

9.1 The Arches Plan was presented to the Independent Investment Programme 
Advisory Group Places for London sub-group (IIPAG-Places) on 4 September 
2025. IIPAG-Places will use continuous assurance to better understand the 
differences between current uses and the proposed future split to consider 
whether the target uplift in income for the sector is credible. 

 

List of appendices to this report: 

Appendix 1: Draft Places for London: The Future of our Arches 
 

 

List of background papers to this report: 

Places for London Investment Strategy paper, Land and Property Committee 16 July 

2025 

 
 
Contact Officer: Daniel Lovatt, Director of Asset Management, Places for London 
Email: DanielLovatt@tfl.gov.uk  
 

mailto:DanielLovatt@tfl.gov.uk

