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The London Plan – Examination in Public 2018 - 2019 

Matters for Consideration at the Examination in Public 

Matter 41 – Tall Buildings 

Reference ID: 2572/Canary Wharf Group Plc  

11 January 2019 

 

Written Statement on behalf of Canary Wharf Group Plc (“CWG”)  

DESIGN 

Matter 41: Tall Buildings 

M41: Would Policy D8 provide a justified and effective strategic framework for the development 

of tall buildings? In particular:  

a) Would the local definition of what is considered a ‘tall building’ provide an effective strategic 

framework to guide the location of tall building development? 

b) Where there is no local definition of what is considered a ‘tall building’, would the definition at 

paragraph 3.8.2 be justified and would it be effective?  

c) Would Policy D8, generally provide an effective framework to guide the location of tall building 

development, taking account of its wider surroundings and any cumulative effect?  

d) Would it provide an effective strategic framework for the assessment of the impact of tall 

building development? 

e) Overall, would Policy D8 provide an effective and justified strategic framework for the 

preparation of local plans, neighbourhood plans and development management in relation to this 

matter? 

             

Introduction  

 

1. Alongside the City of London, Canary Wharf is the most recognised tall building location in the 

UK and CWG has delivered many of these buildings. We also have a number of under 

construction (Wood Wharf) and future tall building schemes to bring forward including our 

North Quay site which is adjacent to the Canary Wharf Crossrail Station. These will make 

important contributions toward employment and housing targets on the Isle of Dogs.  

2. Overall, we have delivered more than 30 tall buildings (having regard to the definition of a tall 

building as set out in para. 3.8.2 of the Draft New London Plan) in London, including on sites away 

from the Isle of Dogs. Several of our buildings range from 50 to 60 storeys in height and are an 

iconic part of the London skyline.  
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a) Would the local definition of what is considered a ‘tall building’ provide an effective 

strategic framework to guide the location of tall building development 

 

b) Where there is no local definition of what is considered a ‘tall building’, would the definition 

at paragraph 3.8.2 be justified and would it be effective? 

 

3. It is unclear as to why the text of para. 3.8.2 has been amended in the ‘Draft new London Plan 

showing Minor suggested changes’ (EiP ref. NLP/CD/08) version of the Plan. Our view is that the 

para. 3.8.2 text as contained in the December 2017 version of the Draft New London Plan (EiP ref. 

NLP/CD/01) was consistent with the tall building thresholds as set out under Category 1C of The 

Town and Country Planning (Mayor of London) Order 2008 and provided a suitable and positive 

basis for defining tall buildings.  

 

4. By allowing local and potentially inconsistent definitions of tall buildings, the amended para. 3.8.2 

(and Part A of Policy D8) undermines a strategic framework to guide the location of tall building 

development. The use of local tall building thresholds could result in development being 

unnecessarily restrained with the consequence that homes and jobs targets can’t be met.  

 

5. As such, para. 3.8.2 should revert to the text set out in the December 2017 version of the Draft 

New London Plan (EiP ref. NLP/CD/01) which is consistent with the Mayor of London Order and 

Part A of Policy D8 should be removed. 

 

c) Would Policy D8, generally provide an effective framework to guide the location of tall 

building development, taking account of its wider surroundings and any cumulative effect?  

 

6. Our concerns set out in relation to questions a) and b) above are increased when considering some 

of the other proposed changes to Policy D8 as set out in the Draft new London Plan showing Minor 

suggested changes’ (EiP ref. NLP/CD/08) version of the Plan. For instance, the first part of the 

policy which acknowledged that tall buildings have a role to play in helping London accommodate 

its expected growth as well as supporting legibility across the city to enable people to navigate to 

key destinations has been removed. This was a positive statement and there should be a general 

acknowledgment that tall buildings are required to accommodate London’s growth. This is for 

example acknowledged in the introduction of the New London Architecture London Tall Buildings 

Survey (2018) (EiP ref. NLP/AD/45). The first part of the policy text should therefore be reinstated. 

 

7. Policy D8 as drafted provides no strategic framework to guide the location of tall building 

development. It only says that they should developed in sustainable locations that are identified 

in Development Plans. In the Mayor’s responses to the Panel’s Preliminary Questions (September 

2018) (EiP ref. NLP/EX/03) that Mayor states in response to PQ1: 

“The location of Tall Buildings is a strategically important matter having an 

impact on views and heritage assets across borough boundaries, the 

requirements for and provision of transport infrastructure, and the legibility of 
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the city. Many tall buildings also have a strategic function, whether providing 

significant quantities of new housing in opportunity areas and town centres or 

providing strategically important quantities of office floorspace in the CAZ.” 

8. The locations identified in the response above should be identified in Policy D8. As set out in para. 

37 of our Representations to the ‘New Draft London Plan Consultation: December 2017’ (dated 2 

March 2018) (“March 2018 Representations”), the current London Plan (policy 7.7) provides 

guidance as to the most appropriate locations for tall buildings – the Central Activities Zone, 

opportunity areas, areas of intensification and town centres that have good access to public 

transport. Given the expected level of development set out in the Draft London Plan for these 

areas and in order to be positively prepared, we consider that this important strategic direction 

for the location of tall buildings should be carried across to the new London Plan to ensure that 

locations for tall buildings are not unnecessarily restricted. This would accord with the Historic 

England Advice Note 4 – Tall Buildings (2015) (EiP ref. NLP/DE/013) which refers in para. 3.4 to 

plans identifying areas appropriate for tall buildings.  

 

d) Would it provide an effective strategic framework for the assessment of the impact of tall 

building development? 

 

9. As set out in para. 38 of our March 2018 Representations, with regard to part C 1) (a) iii of Policy 

D8, it is not always necessary to have a transition in height with adjacent buildings or open spaces. 

Those adjacent buildings may be for instance commercial buildings which have little design or 

amenity qualities to protect (and potentially a redevelopment site themselves). Similarly, a tall 

building could provide an important reference point for or help frame an adjacent open space. It 

is common for tall buildings to be built adjacent to buildings of significantly lower height, and for 

them to be adjacent to parks, without any transition in scale and without any harmful 

consequences.  The last sentence of C 1) (a) iii could be interpreted to mean that there should be 

mid-height ‘foothill’ buildings between any tall building and a park or a low rise building, which is 

not necessary or practical as a general principle. 

 

10. Ultimately the appropriateness of the transition should be determined on a case by case basis 

during the determination of the application which other policies within the plan already address 

(i.e. Policy D6 which acknowledges that making the most efficient use of land will mean developing 

at densities above those of the surrounding area on most sites (para. 3.6.1)). The last sentence of 

Part C 1) (a) iii of Policy D8 also states that the transition in scale between the tall building and its 

surrounding context is needed to protect “amenity” or “privacy”. However, part C 1) (a) of Policy 

D8 is concerned with visual impacts. There are other policies in the Draft London Plan to address 

privacy and amenity (e.g. Policy D1 part 8).  

 

11. Furthermore, in allowing an appeal in December 2018 (Appeal Ref. APP/E5900/W/18/3194952) 

for a tall buildings scheme on the Isle of Dogs, the Inspector considered the transition point (para. 

23) and stated: 

“With regard to the more immediate context, there would be a dramatic change 

in height which would be very apparent to neighbouring occupiers to the west of 

the site, but this would not be significantly different to the change in scale to the 
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north along Millharbour. The towers would be relatively slim compared to many 

other lower but more bulky schemes in the area. There would also be a clear line 

of separation provided by the Millharbour road and a parallel service road. I also 

consider that the appeal scheme would appear distinctly residential in character, 

compared with the data processing buildings adjacent. In time, planting in the 

new pocket park facing Millharbour would help to mitigate for the contrast in 

height and bulk of the proposal. The towers would be relatively slender and 

would not dominate or ‘loom’ over surrounding development.”  

12. The Inspector also stated in para. 26: 

“The Council is concerned that the scheme would set a precedent for other 

developments which could erode further the policy aim of building heights 

stepping down from Canary Wharf, but every potential site has different 

characteristics and attributes. Designs and materials will vary. Schemes coming 

forward should be assessed on their individual merits.” 

13. A copy of the Appeal Decision is included at Annex A however it is clear from the extracts above 

that the appropriateness of a transition is a detailed design matter that should be left to the 

Development Management process.  

 

14. A strategic framework should not be considering detailed design matters and it is therefore our 

view that the final sentence of C 1) (a) iii should therefore be removed: 

“Immediate views from the surrounding streets – attention should be paid to the 

base of the building. It should have a direct relationship with the street, 

maintaining the pedestrian scale, character and vitality of the street. Where the 

edges of the site are adjacent to buildings of significantly lower height or parks 

and other open spaces there should be an appropriate transition in scale 

between the tall building and its surrounding context to protect amenity or 

privacy.” 

 

e) Overall, would Policy D8 provide an effective and justified strategic framework for the 

preparation of local plans, neighbourhood plans and development management in relation 

to this matter? 

 

15. For the reasons set out above, Policy D8 would not provide an effective and justified strategic 

framework for tall buildings. It is negatively drafted, focusing on impacts and not the benefits of 

and need for tall buildings. It also unnecessarily focuses on matters of detail that would fall under 

other policies or processes. In order to be effective and justified and therefore sound, it is our 

view that the changes to the policy text set out above should be incorporated.  

 

Word Count: 1,507 
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Annex A – Appeal Decision APP/E5900/W/18/3194952 

 


