Welcome
76 Upper Ground, South Bank

Welcome to this Public Exhibition of our
proposals to modernise and extend the existing
IBM Building at 76 Upper Ground on the South
Bank.
The proposals, designed by Architects, AHMM and Landscape
Architects, Vogt, include;
• the extension and modernisation of commercial office space;
• opening up of the public realm space onto Queens Walk with
new restaurants;
• provision of affordable workspace; and
• a new pedestrian friendly entrance and reception area with
café, open to the public.
Before submitting a planning application to London Borough
of Lambeth early next year, we are keen to hear the views of
local residents, businesses and people working in and visiting
the South Bank area. You can provide us with your comments
either through speaking to a member of the project team here
today, filling out a feedback form, or by contacting us using the
details below:
• tel: 0207 566 7968
• e-mail: info@76upperground.com
• Address: Upper Ground Consultation, FREEPOST RRTGGGZK-ESHH, 20-24 Old Street, London EC1V 9AB
• website: www.76upperground.com

Aerial view of existing IBM Building

Existing IBM Building viewed from the South Bank (composite image)

Why bring forward these proposals?
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London is an extremely competitive office market
and in order to attract and retain global occupiers
and start-up businesses, buildings need to be
flexible, sustainable, attractive and inspiring. The
South Bank has been identified as a prime office
location in a prominent and easily accessible
area, within easy reach of Waterloo train station.
However, as with the Elizabeth House development,
the existing office stock is in decline and the IBM
building in particular requires major upgrade and
modernisation.
The IBM Building is a non-designated heritage asset (or “locally
listed”) and was designed by Sir Denys Lasdun, the same
architect as the Grade II* Listed National Theatre. The original
IBM Building completed in 1983, was designed to the office
principles of the 1970’s which are now out-dated. In particular,
the ground plane and main entrance of the building were
designed with vehicles rather than pedestrians in mind and
the ‘defensive’ design of the building does little to positively
connect to the public realm along the South Bank.

IBM Building, 1983 (Photograph)

IBM Building, 1983 (Photographs and Proposed Sketches)

IBM Building, 2019 (Photographs)

Opportunities
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The ground plane will connect positively with the adjacent
landscaped areas providing active frontages, a new main
entrance, restaurants and a café. All these interventions will
improve safety and security around the building;
Although regarded as a quieter part of the South bank,
Queens Walk is still regarded as a pinch point and the
proposals will provide greater circulation width and interest at
that part of the Walk;
The main entrance to the existing building is via a solid car
ramp up to the first floor. The new proposals will remove this
ramp and open the building up to pedestrians, activating the
ground floor;
Unused terraces will be brought to life providing occupants
of the building with well-being opportunities to relax and use
as ‘local space’, so that they populate the building, rather
than impacting on existing garden space, such as Bernie
Spain Gardens.

vehicular access
defensive frontage

1

Blank Public Realm between IBM Building and National Theatre

2

Inactive frontage along Queens Walk

3

Vehicle entrance off Upper Ground

4

Unused terraces facing the River Thames

delivery to rear

Former NT service road influencing ground floor of IBM building

South Bank’s History
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The collection of buildings along the South
Bank has played a significant role in British
architectural history and hosting some
of Britain’s most outstanding brutalist
architecture.

Over recent years, the public realm and all major buildings
along the South Bank have been subject to significant
improvement and refurbishment, to ensure that they meet the
current and future needs of users, visitors and people working
here.

It is an area that attracts visitors from all over the world and
represents one of London’s iconic locations and views when
seen from the north. Including the Millennium Wheel, Royal
Festival Hall, Southbank Centre and National Theatre, it is both
a significant visitor attraction, to both locals and tourists and
home to many including those on the Coin Street estates and
new modern apartments.

• The Southbank Centre: in 2018, The Southbank Centre
completed its refurbishment to pedestrianise the route to the
river between the Royal Festival Hall, Queen Elizabeth Hall
• The BFI: in December 2018, the British film Institute
and Hayward Gallery; to extend the popular Queen Elizabeth
completed its refurbishment with a new and modernised
Hall roof gardens; to create new performance spaces, and to
entrance and extended ground floor area. The program also
improve the connections between Southbank Centre and its
delivered a new balcony bar which offers visitors spectacular
neighbouring area.
views on the river and revamped interior.

1830’s Industry on South
Bank

1940

1945: Waterloo Bridge

1963-66: National Theatre originally designed as one of 1976: National Theatre
a pair

1950

1951: Festival of Britain,
Royal Festival Hall

1960

1980 Queen’s Walk Extended

1970

1967: Queen Elizabeth Hall 1972 London Weekend
1968: Hayward Gallery
Television

• The National Theatre: in 2015, the National Theatre
completed its refurbishment, which included the addition of
an all new aluminium clad theatre production facility, the reframing of an existing auditorium within a large education
centre, transforming an old service yard into a Riverside bar
and café, upgrading the entrance and foyer, and adding the
new production centre.

1980

Riverside access roads

1983 IBM building
designed to respond to
National Theatre

1998 service road at front
pedestrianised

1990

2007 Royal Festival Hall
refurbished and extended

In respect of 76 Upper Ground we aim to submit a
planning application to London Borough of Lambeth
in early 2020. Construction will commence as soon as
possible once planning consent has been granted. The
works are anticipated to start in early 2021 and will take
approximately 3 years to complete.

2008 Doon Street consent

2000

2015 National Theatre
side road pedestrianised

2018 ITV site consent

2010

2018 Southbank Centre
refurbished

2019 BFI refurbished

2020

Heritage and Design
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Proposed massing strategy

Proposed massing strategy

Proposed massing strategy

Proposed massing strategy

Proposed massing strategy

Proposed massing strategy

Shifted volumes

Strata and base

Contextual response

Transparent enclosure

Tower silhouettes

Rooftop volumes

The proposed design solution respects the
principles of the original design and builds
upon the opportunities presented by Sir
Denys Lasdun’s existing building, including
importantly the notion of ‘stratification’ of the
building composition.
The scheme design uses the existing architectural components
of the IBM building to deliver a re-imagined building that
responds positively to the site context today. The proposals
respectfully adapt the building, using the language of layers
and strata, and how this responds to the National Theatre
in particular; reconfiguring the exterior of the building and
finessing the use of banded cladding and terraces to enhance
the usability and outlook of the building, whilst maintaining a
positive and subservient relationship to the National Theatre.

1. Shifted volumes (new upper floors)

2. Strata and base

The project team are continuing to research how the
existing panels were manufactured, including the quarry,
contractor and the colour of cement employed, to ensure
that the difference between new and old is as subtle as
possible.
• The site is subject to an important view to St Paul’s which
restricts the height of the building. Importantly, the proposals
enhance this strategic view which has been impacted by the
existing building.
• Every effort will be made to retain the existing facade panels
and new panels will be manufactured using the same
construction techniques to minimise differences between old
and new. The panels themselves will be raised to maximise
daylight into the space.

ITV

National Theatre

Hayward Gallery

Existing materials along South Bank

IBM Building

View of proposed IBM Building along South Bank

3. Contextual response

4. Transparent enclosure

5. Tower silhouettes

6. Rooftop volumes

Upgrade and Extension
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The building will be extended, modernised and
improved, including:

New lightweight extensions
reduce embodied energy load.

Biodiversity enhanced
across the roof tops.

Building and components
recycled where possible.

New roof terraces for all
occupants.

• Improvements to the public realm around the building,
providing active frontages and making it more pedestrian
friendly.

Bio-solar roofs and ASHP
compliment energy strategy.

Solar gains controlled by
overhangs.

Stormwater attenuated by blue roof
and biodiverse planting, re-used for
irrigation and in WC’s

Simple and intuitive
controls.

Energy minimised through
optimised fabric.

• Replacement of first floor vehicle entrance with ground floor
pedestrian entrance.
• Modernising and improving the layout of office spaces to
accommodate new technologies and more flexible working
arrangements.
• Landscaping of outdoor terraces to provide local amenity
space for occupants.
• A new reception at ground floor of the building including
public access to a new café.

1

Floorplates remodelled and extended by two storeys,

2

Terraces landscaped for the office users (c.8000sqm)

3

Energy performance

5

More active frontage (retail)

6

Vehicular entrance redesigned for pedestrians

respecting the National Theatre and architectural strategy

• Remodelling and an extension of two storeys, respecting the
existing architectural principles and façade design.
• A highly sustainable and energy efficient design solution.
• The proposal will significantly improve the manner in which
the building engages with the conservation area and with
the adjacent public realm, in particular Queens Walk and the
National Theatre.

4

Public Realm transformed

Active Ground Floor
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The existing ground floor of the building will be
redesigned, removing the defensive edges and
providing an active and welcoming perimeter to
the new building, relating more positively with
its context, enhancing the river walk and the
South Bank Conservation Area.
This is similar in approach to the well-received adaptations
at RFH and the National Theatre (grade I and II* statutory
listed buildings) – both of which (like IBM) adopted blank and
defensive ground floor frontages when built.
A modest number of restaurants will be located facing onto
Queens walk, with the aim that they will be complementary to
the local offer rather than competitive.
The forecourt of the building facing Upper Ground will be
upgraded and provided with taxi drop off’s and disabled
parking spaces, (the latter with electric charging points) The
proposals will co-ordinate with the emerging ‘Spine Route’
plans promoted by London Borough of Lambeth.

New Public Realm

Retail

Retail

Workspace

Lobby

Core

Workspace

Upper Ground

Proposed Ground Floor Plan

View of proposed main entrance from Upper Ground

Office Space, New Jobs and Environment
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The building, currently occupied by IBM can
accommodate 2,300 workers. The building
will be extended to provide space for an
additional 1,900 workers. The floor plates will
be designed such that they can be easily subdivided to provide flexibility to accommodate a
range of companies of varying sizes.
A new Affordable Work place offer, will provide opportunities
for at least 180 workers located on the ground floor of the
building. This will provide a carefully managed business space
for individuals and SME’s to develop and grow, including
supporting business advice and mentoring services for small
companies.
The building will be designed in accordance with the draft
London Plan and seek to achieve the highest of environmental
standards and will aim to achieve;
• BREEAM excellent as a minimum;
• WELL Gold Standard;
• Reuse of the buildings existing superstructure retaining over
70% of the existing buildings structure by mass;
• Fuels will be all electric and procured from either green
energy suppliers or carbon offset to improve air quality in the
location;
• Blue roofs to retain rain water and aid with local surface
drainage capacity;
• Rain water harvesting to be provided in order to recycle rain
water;
• Photovoltaic panels providing a proportion of the buildings
energy use;
• Intensive landscaped areas attracting local flora and fauna
• 600+ cycle park spaces for use by the occupants to take
pressure off local public transport.
• There is no car parking provided on the site, apart from two
disabled parking spaces.

Proposed central core focus: entrance lobby

Landscape
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Located immediately adjacent to the River
Thames and the Tidal Estuaries, IBM is a site of
Importance for Nature Conservation (SINC).
This natural context, together with the large outdoor terraces
which define its architectural character, are central to the
development of a sustainable landscape proposal. The
proposed design includes extensive green roofs, outdoor
terraces and balconies which together offer a significant
improvement to the overall biodiversity of the site and
contribute to meeting the aims of the London Habitat Action
Plan, BREEAM and Urban Green Factor.

Sketch proposal for Public Realm along Queens Walk

Veolia Headquarters. Paris, VOGT

Terraces levels proposal

Sketch proposal for Terrace (Level 5)

Meadow and Grassland

New green roofs will provide habitats for nesting birds, improve
air quality, help to reduce noise, and contribute to urban
cooling. An extensive new meadow and grassland incorporate
a variegated topography with river gravels, shrubs and native
flowers to create a complex soil - a mosaic of habitats for
invertebrates and protected wildlife, such as the black redstart
and streaked bombardier beetle.
The proposals will integrate photovoltaic panels with low
spontaneous vegetation that require the minimum of
maintenance. Planting will be encouraged and designed such
that it can grow naturally in order to enable the habitat most
appropriate to the site and its location by the Thames.
At ground level, every effort has been made to maximise the
public’s enjoyment and use of the space, including activating
all the edges of the building and widening of the Queens Walk
‘pinch point’. The Upper Ground forecourt and entrance to the
building will co-ordinate with local ‘spine route’ proposals.

View of existing IBM terraces from National Theatre, 2019

View of proposed terraces from National Theatre

Black Redstart

Brown Banded Carder Bee

Hyde Park London UK

Cut River Stone Floor

Benefits
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The scheme will provide the following benefits:
• Employment opportunities for an additional 1,900 jobs;
• Help to re-establish South Bank as a prime office location;
• Transform the South Bank environment and pedestrian
experience;
• Improve public routes and spaces;
• Affordable workspace, providing opportunities for 180
workers to create new business.
• Additional food and beverage units, creating new jobs and
improving the Queens Walk experience;
• Access for occupants to use green space within the
buildings rather than local amenities;
• More local benefits through CIL and S106 contributions;
• Additional business rates;
• Coordination with South Bank spine route improvements;
• Ecological and biodiversity improvements; and
• Sustainability, health and well being benefits such as
BREEAM excellent and WELL Gold, using green energy to
help reduce pollutant emissions in the locality;
• Air quality improvement with no fossil fuel burning.

Proposed Public Realm along Queens Walk

Next Steps
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Thank you very much for visiting this Public
Exhibition.
We would very much like to hear your views and comments, so
please complete one of the Feedback forms which you can do
fill in today or take away and return to us by Freepost.
• tel: 0207 566 7968
• e-mail: info@76upperground.com
• Address: Upper Ground Consultation, FREEPOST RRTGGGZK-ESHH, 20-24 Old Street, London EC1V 9AB
The exhibition boards are also displayed on our website
www.76upperground.co.uk where you can also leave your
comments.

View of proposed IBM Building from Victoria Embankment

