Welcome
74-84 LONG LANE
Thank you for taking the time to
come along and view our proposals
for 74-84 Long Lane.
The project team have been working for
several years on plans to redevelop the site
with a sensitively designed new office building.
We would welcome any comments that you may
have on our proposals. Please take the time to
consider the information contained in these
boards and fill in a feedback form.
The display boards and feedback form are also
available online from 25 April to 10 May via
www.74longlane.co.uk
Existing site

Meadow Partners
Meadow Partners bought the site in late 2018.
They are a dynamic property company founded
in 2009 and have significant experience across
London, for example Alwen Court, Bermondsey.
Their management team has over 50 years of
collective development experience and property
investment experience in both London and
New York.
Meadow Partners has identified the lack of
modern offices catering to 30-80 person
companies in London and see 74-84 Long Lane
as a prime opportunity to build an exemplary,
high specification and environmentally efficient
office building to cater for modern requirements.
Alwen Court, Bermondsey

Panter Hudspith Architects
Architects

Panter Hudspith Architects (PHA) was founded
in Southwark in 1987 and is dedicated to creating
buildings of the highest quality that respond
sensitively to their context.
PHA has significant experience and commitment
to the borough. Simon Hudspith – founder and
project lead – has delivered a number of
exemplary projects in Southwark Royal Road,
a 100% affordable housing scheme in Kennington
which received Housing and RIBA awards.
They have most recently completed West
Grove Park in Elephant and Castle, providing
230 new homes above retail and community uses.
West Grove Park

Royal Road - PHA

The Site
74-84 LONG LANE

To Borough
Underground Station

Lon
gL
ane

It was historically the premises of the Selected
Rug & Matting Company.

Empire
Square

The site is neighboured by relatively new residential
development to the east and west. Southall Place
separates the site from Empire Square.
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The site is currently occupied by a four-storey
warehouse, office and ancillary use building,
with a three-storey extension to the west and south.
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Planning History
2017 - An application for 170 co-living residential units
and office space was submitted to Southwark Council.
This was later withdrawn due to considerable local opposition.
2017 - An alternative hotel scheme was drawn up but
never submitted.
2018 - Meadow Partners acquired the site and brought
forwards proposals for a office and ground café spaces.
2019 – Public consultation, including an in-person exhibition,
website and engagement with community groups and
local councillors.
2021 – Southwark Council did not validate the application
and Meadow Partners appealed to the Planning Inspectorate.
Planning Inspectorates Appeal Decision
In December 2021, the Planning Inspectorate dismissed
Meadow Partners appeal.

Withdrawn 2017 co-living scheme

The central concern of the inspectorate was in regards to
the elevation to Pilgrimage Street, which they stated lacks
depth and therefore dominates this side street.
“I conclude on this issue that for the reasons given above,
because of the design of the elevation on Pilgrimage Street,
and only because of that, the proposed building would cause
very significant harm to the spatial character of the area.”
The report is positive towards the height and design of the scheme,
recognising that this would be a suitable site for a tall building
and stating that the design’s “sense of movement” would
“bring a piece of architectural joy to the city.”
2022 – Project team revisit designs and seek to specifically
address the comments of the Planning Inspectorate whilst
still delivering office space and public realm improvements.

CGI of 2019 proposals
with 2017 scheme overlaid

Our Proposals
74-84 LONG LANE
We would provide a high quality office building
which responds to the diverse and varied context
of the local area which encompasses Georgian
and early Victorian streets and squares, London
Leather Market, Borough High Street and
London Bridge.

Affordable Workspace
In line with LB Southwark Council’s emerging
policies, we are looking at funding some
floorspace at discounted rent. It is unclear
at this stage what form this will take, but it
will be aimed at local businesses to preserve
their presence in the borough.

Indicative open plan office of high
quality affordable workspace

Public Realm Improvements
We want to improve the ground floor and
its impact on neighbouring developments.
Key aspects of our proposal at ground floor include:
•	An active and publicly accessible ground floor,
including a café during working hours
•	Almost doubling the width of Southall Place
from 4.5m to 8.5m
•	Improved planting and retention of mature tree
•	Upgraded and replanted ‘scrub land’ on
Southall Place
•	Set back entrance expanding the pavement
on Long Lane significantly

Wider frontage to Long Lane and greatly
improved public realm along Southall Place

Sustainable design
We want this building to be as environmentally friendly and sustainable as possible. This will create a
healthy and productive space for people to work while limiting the impact on the environment. Initiatives
include utilising air source heat pumps, an optimised façade/ envelope strategy to reduce energy demand,
reviewing environmental credentials of all major building materials, increasing biodiversity through
planting, and encouraging sustainable transport through providing secure cycle storage space and
changing facilities. The development will be subject to a BREEAM New Construction assessment
and will also use the following strategies:

Evolution of
our proposals
74-84 LONG LANE
We are aware of the concerns about previous applications for the site, particularly with regard
to the impact on Empire Square.
We have therefore carefully designed our proposed building to minimise impacts as much
as possible while maintaining a viable office development.
A full sunlight and daylight assessment will be submitted with our planning application for review
by LB Southwark Council.

Our key design
features include:

Introducing chamfers to
the building design by:

Creating steps and
additional setbacks:

Setting the building back
from Empire Square by:

Minimising the amount of
building immediately adjacent
to Empire Square

Pulling the building back
from residential buildings
to the south and west

Ensuring that the building’s
form allows daylight and
sunlight to reach the Empire
Square South Block

Setback building heights
respond to neighbouring
buildings

Widening Southall Place
Creating daytime activity
through a new cafe
Enhancing security by bringing
the site back into use
Using landscape features and
planting to create a buffer
between Empire Square and the
new building
Step 1

4.5

Step 2

Step 3

View from the North

View from the South
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Setback terraces reduce
the building mass
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Retaining the mature tree
on Long Lane

The tall element fronts
Long Lane
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What has changed?
74-84 LONG LANE
Following the Planning Inspectorates decision,
the project team have put considerable
thought in to how the proposals can more
sympathetically relate to Pilgrimage Street,
whilst still delivering valuable office space
and public realm improvements.

Refinements to the materials
The facade materials now propose a gradient from
darker tones the base of the building to lighter
tones at the top. This creates a stronger variation
between the nine volumes that comprise the
overall massing.

In the diagrams below you can see the many
steps that have been taken in direct response
to the Planning Inspectors’ comments, adding
depth and articulation to the East facade onto
Pilgrimage Street.
In addition to the massing changes, a refined
palette of materials are intended to enhance the
legibility of the individual blocks and therefore
reduce the visual dominance of the scheme.
We will also be introducing additional planting
around the entrance and in the upper floor
terraces, along with an increased number
of bicycle spaces.
We are interested in your opinions on these
changes, and whether you think they are
an improvement on the previous proposals.
Please take the time to fill in a feedback form.

Amendments to the massing

The flatness of the
submitted proposal’s
elevation to Pilgrimage
Street was deemed
the sole reason for
refusal at planning.

Recessed elements
of the massing create
depth across middle
and upper floors.

Further recessing and
projecting of the
previous building’s
components adds to
the overal articulation.

Rotating the uppermost
volume reduces the
scale of the building
and adding in a second
entrance activates
the facade onto
Pilgrimage Street.

Sketch Massing Update
74-84 LONG LANE

View from West along Long Lane
Planning Inspectorate’s comments from
2019 scheme:
“In the context of Long Lane....In terms of its
height, and its relationship to surrounding
buildings and streets, given the changing
height context, I ﬁnd no architectural
anomaly or spatial incompatibility from
the proposed building on this site.”

Submitted scheme
from 2019

The amended top of the building and
Pilgrimage Street facade are subtly revealed
through the trees from this viewpoint.

Proposed

View from North from Crosby Row
Planning Inspectorate’s comments from
2019 scheme:
“In views from Crosby Row, the rotation of
the mid-section of the building would add a
ﬂeeting but intense moment of architectural
drama in the street...”
Whilst much of the proposal remains the
same from this viewpoint, the recessed
North-east corner element to the upper
ﬂoors onto Long Lane reduces the scale
at the top of the building.

Submitted scheme
from 2019

Proposed

View from South at Tabard
Gardens
Planning Inspectorate’s comments from
2019 scheme:
“The distinct separation of these masses in
views from the rear, especially from Tabard
Gardens, demonstrate how the arrangement
of simple forms would settle the building
into its close context, as well as harmonising
with the more distant context of taller
buildings like the Shard and Guy’s Hospital.”
From this viewpoint, the proposal retains
much of the earlier principles and the
amendments subtly reduce the volume
of the building on the upper ﬂoors.

Submitted scheme
from 2019

Proposed

CGIs
74-84 LONG LANE
View from South along Manciple Street
Planning Inspectorate’s comments
from 2019 scheme:
“The back of the building would be more exposed
in views from further aﬁeld. Here though, the mass
of the building would be relieved by the modulation
of the substantial steps in the ﬂoor plates, together
with the projection of the mid-section. The ﬁne
articulation of the façade language within the
distinctly modulated sections would ground the
scale of the forms.”
The reduced volumes
now proposed to the
upper ﬂoors reveal
more sky around
the Shard from this
viewpoint and the
articulation to the east
facade along Pilgimage
Street enlivens
this elevation.
Proposed scheme
Submitted scheme from 2019

View from South along Pilgrimage Street
Planning Inspectorate’s comments
from 2019 scheme:
“ ...the lack of articulation across the elevation, at the
broad le between the blocks which form it, its lack
of depth to the primary or block level layering would
have the eﬀect of making this elevation appear a single,
monolithic mass... this elevation feels divorced from
the more dramatic primary layering, movement, and
lightness so elegantly articulated in the other elevations
of the building. It lacks their architectural delight.”
The additional depth
and articulation now
proposed to this facade
through the changes to
the massing are clearly
evident, particularly to
the middle and upper
ﬂoors. The reﬁned
materiality enhances
the legibilty of each of
the diﬀerent elements
that come together to
form the building.

Proposed scheme
Submitted scheme from 2019

Benefits
74-84 LONG LANE

Flexible office space
for growing businesses
in the area

Improved public
realm with high
quality architecture
and café space

New employment
opportunities as
Southwark bounces
back from the pandemic

New affordable
workspace

Making efficient use
of a brownfield site

Benefits to local shops
and services

Increased distance between
the new building and
Empire Square

CIL contribution to
local infrastructure

Improved security through
daytime activity

Feedback
74-84 LONG LANE
It is important for us to know what you
think about Meadow Partner’s vision
for 74-84 Long Lane
Meadow Partner is committed to consulting with
the community. Please take the time to complete
a feedback form.
You can fill in a feedback form either in-person at
our public consultation or on-line at our website
www.74longlane.co.uk .
The deadline for sending in your feedback
is 10 May.

What Happens Next?
Below is an indicative timeline:

26 April 2022

Public Exhibition

10 May 2022

Deadline for feedback

June 2022

Submit planning application

October 2022 	Anticipated decision
by LB Southwark Council

Summer 2023	
Construction commences
(subject to permission)

Contact Details
You can find out more information about the application by contacting the project team via:
Phone: 0800 2987040 (Monday - Friday 9am - 5.30pm)
Email: feedback@consultation-online.co.uk
The display boards and feedback form will be available online from 25 April to 10 March via
www.74longlane.co.uk

