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London Plan Examination in Public 

Matter 41: Tall Buildings 

Statement from City of London Corporation 

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? London Plan EIP 2018-2019: Panel 

Note 6 Annex 1 Matters (Nov 2018) 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? 

 

1. The City of London Corporation supports the requirement in Policy D8 for a plan-led approach 

to the location of tall buildings, and the Mayor’s intention to provide guidance on the design, 

construction, use and servicing of tall buildings and requirements for assessing the 

environmental impacts.  

2. The eastern part of the City of London has the highest density of business activity in the City, 

largely accommodated within a cluster of tall buildings. Tall buildings are a characteristic and 

iconic element of the City’s skyline, visible from across London. Tall buildings in the City are 

defined, in the emerging City of London Local Plan review (City Plan 2036) as those buildings 

which are 75m above Ordnance Datum in height. 

3. The City’s tall building cluster has developed through a plan-led approach, outlined in City 

Corporation Local Plans, including the City of London Core Strategy 2011, the City of London 

Local Plan 2015 and City Plan 2036. A key aim of policy is to ensure that tall buildings can 

continue to be delivered on appropriate sites, whilst not adversely impacting on the City’s 

unique environment, its built heritage and those areas outside of the City that may be 

sensitive to tall building development. 

3. As a planned cluster, the approach taken in the City is supportive of the wider approach 

proposed in the draft London Plan, Policy D8, which requires appropriate locations to be 

defined in Local Plans and assessed against impacts, locally and strategically across London.  

4. To assist the Panel in its consideration of Policy D8, the City Corporation considers that that an 

explanation of the approach taken by the City Corporation to tall buildings can illustrate the 

benefits of a plan-led approach, supported by appropriate evidence and the use of 

technology. Underpinning the City Corporation’s approach is an appreciation of the 

importance of local and strategic views of key landmarks. In particular, application of the 

City’s St Paul’s Heights policy and the Mayor’s London Views Management Framework, 

protecting views of St Paul’s and the Tower of London, have been instrumental in identifying 

areas where tall buildings can be considered.  
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5. The City Corporation has developed a range of modelling initiatives to support policy 

development and the assessment of individual proposals. These modelling initiatives take on 

board key elements of guidance within draft London Plan Policy D8 and illustrate how the 

principles set out in the London Plan can work effectively with local policy and consideration 

of local conditions to deliver successful tall building environments. 

6. The City Corporation’s modelling provides a holistic and comprehensive picture of the City to 

inform the development of policy and massing scenarios and respond to individual 

development proposals. Modelling projects include: 

a. Development of a 3D model of the City, which provides a greater understanding of the 

impacts of development, particularly tall building development, on both strategic views 

and local street views. 3D modelling is used to identify areas suitable for tall buildings to 

inform Local Plan development (for example current City Plan 2036 proposals to extend 

the City’s tall building cluster), and to assess individual development proposals. Developers 

are encouraged to provide 3D visualisations of their schemes to input into the model. The 

3D modelling is now being supported by the use of virtual reality assessments. 

b. A City-wide wind study to identify macro and local wind patterns and impacts. This study 

used both wind tunnel and computer simulations to give an accurate picture of wind 

conditions in the City, allowing mitigation to be considered and the design of new buildings 

to be informed by detailed wind assessments. Wind modelling forms a critical part of the 

consideration of the impacts of new tall building proposals, but has also been used to 

inform policy development by identifying how development can be used to deliver 

mitigation for wind impacts created by existing development. 

c. Air pollution modelling, enabling an assessment of the impact of wind patterns on 

dispersing air pollution and the potential role that tall buildings can play in improving air 

quality. 

d. Sunlight to ground modelling, which provides an assessment of average sunlight levels on 

the ground. This is used to inform negotiations with developers on specific schemes to 

ensure areas with good levels of sunlight can be protected, but also the potential for 

sunlight to be enhanced through development. This mapping is also used to inform the 

location of new areas of public realm and open space within the City’s tall buildings cluster. 

e. Sunlight and daylight modelling to residential uses has been used to identify the impacts of 

tall building development on residential properties within the City’s tall building cluster and 

those outside of the cluster.  

f. A City-wide pedestrian model has been developed to asses which areas of the City have the 

capacity on street to absorb the additional numbers of people generated by new buildings 

and to identify where new pedestrian routes through and around tall buildings should be 

provided. 

7. Through the use of such modelling and consideration of tall building proposals in a plan-led 

way, the City Corporation has been able to move from a reactive approach to tall building 

proposals to a proactive and positive approach, one which aligns with the direction of travel in 

the emerging London Plan. 
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Proposed amendment to Policy D8 

8.  Whilst supportive of the overall approach to tall buildings in the draft London Plan, the City 

Corporation considers that it could be usefully amended to clarify that the inclusion of publicly 

accessible areas within tall buildings should be free to enter and should normally be located at 

the top of the building to afford wider views across London. High level viewing platforms and 

uses are a much more meaningful in allowing the wider public to appreciate the elevated 

views which is a major public benefit given the substantial impact of tall buildings on the 

skyline. This would place London at the forefront of World Cities in delivering truly inclusive 

tall buildings which benefits the wider public. 


