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DRAFT NEW LONDON PLAN – EXAMINATION IN PUBLIC 

Matter 41: Tall Buildings 
  

JOINT WRITTEN STATEMENT 
LONDON BOROUGH OF RICHMOND UPON THAMES 

LONDON BOROUGH OF WANDSWORTH 
 

1.1 This statement has been prepared jointly by the London Borough of Richmond upon 
Thames and London Borough of Wandsworth, and it relates to Matter 40 (Tall 
Buildings) only.  It should be read in conjunction with Richmond and Wandsworth 
Councils’ responses to the draft New London Plan consultation, submitted on 2 March 
2018. 

 
1.2 The Councils welcome the plan-led approach to defining what is considered to be a tall 

building, based on local context – local judgement regarding the location, impacts and 
heights of taller buildings is essential to good decision making. However, due to the 
removal of the strategic steer and a shift of emphasis in this policy, the Councils 
believe it could result in inappropriate development in boroughs – such as in Richmond 
– that have a high-quality and historic built environment that is particularly sensitive to 
the impacts of tall buildings. In addition, the policy introduces a very resource intensive 
requirement on boroughs, which is of significant concern to the Councils.  

 
1.3 The response by the London Borough of Richmond upon Thames and London 

Borough of Wandsworth in relation to the Panel’s questions is as follows:  
 
1.4 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? 
 

1.5 The Councils largely agree with part (A) of Policy D8 and the principle of leaving it to 
local Development Plans to define what is considered a tall building. However, there is 
a concern that the previous London Plan’s strategic steer on where tall buildings should 
be encouraged (i.e. the CAZ, opportunity areas and town centres) has been removed, 
and instead a very resource intensive requirement is now being introduced that 
requires boroughs to provide detailed and extensive assessments of where tall 
buildings should be located.  
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1.6 Notwithstanding the removal of the strategic steer, it is noted that the Mayor proposes 
a change to add “for specific localities” in part (A). Paragraph 3.8.2 provides some 
additional guidance and states that “Boroughs should define what is a ‘tall building’ for 
specific localities”. Part (B) of the policy expands on the ‘sustainable locations’ for tall 
buildings, which are supposed to be identified in Development Plans. The Councils 
support the suggested change in part (B) that “Tall buildings should only be developed 
in sustainable locations that are identified in Development Plans.” These suggested 
changes will make it clear that outside of these identified areas/localities, tall buildings 
will not be acceptable. However, the Councils request that the London Plan re-
introduces a strategic steer but also being accommodative of the local character on 
where to focus tall buildings in light of the very resource intensive assessment that 
boroughs will have to carry out for their areas to identify these suitable locations in the 
first place.  
 

1.7 With regard to the local definition, as an example, the adopted Richmond Local Plan 
includes two borough-wide definitions for ‘taller’ and ‘tall buildings’, with the first being 
significantly taller than the neighbouring buildings, but less than 18 metres in height, 
and the latter being defined as a building of 18 metres in height or higher. Because the 
characters and settings across London and within boroughs can vary, it should be left 
to local authorities to set out in which parts of their area a tall building may be suitable 
and where higher densities should be achieved without recourse to tall buildings.  
 

1.8 The definition at paragraph 3.8.2 for tall buildings, i.e. over 25 metres in the Thames 
Policy Area, and over 30 metres elsewhere in London is however not justified. A one-
size fits all definition cannot be applied across the whole of London, where inner 
boroughs are characterised by some significantly tall buildings, tall landmarks and 
skyscrapers, with outer London boroughs, such as Richmond, being predominately 
suburban in character with low to medium rise buildings. There is no justification as to 
why the threshold is 25 metres; why is it not 18 or 20 or 22 metres; and there is also no 
justification as to why it only applies to the Thames Policy Area; why not in 
conservation areas or other sensitive areas, such as adjacent to, or in the vicinity, of 
listed buildings or World Heritage Sites. The Councils therefore question what the 
Mayor’s evidence is for 25 and 30 metres respectively.  
 

1.9 In the absence of robust and credible evidence, the Councils request the deletion of the 
following sentence in paragraph 3.8.2 (red strikethrough = deleted text): 
Where there is no local definition, the policy applies to buildings over 25m in height in 
the Thames Policy Area, and over 30m in height elsewhere in London. 

 
1.10 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? 
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1.11 The Councils consider that Policy D8 leaves the decision as to which areas / localities 

may be appropriate for tall buildings to local authorities. As stated above, the London 
Plan should provide a strategic steer on the location of where tall buildings should be 
encouraged, i.e. the CAZ, opportunity areas and town centres. Parts (B) and (C) place 
a significant burden on local authority plan-making functions and resources if all of the 
criteria have to be addressed when defining suitable areas/locations for tall buildings, 
and if such an assessment has to be carried out for an entire borough.  
 

1.12 The majority of the Mayor’s suggested changes are welcome as they reduce to some 
extent the previous over-emphasis that has been placed upon the role of tall buildings 
such as in the contribution of delivering housing. However, the Councils remain 
particularly concerned about part (B) of the policy and the resource intensive exercise it 
introduces for boroughs. Part (B) suggests that all boroughs should identify sustainable 
locations for where tall buildings may be an appropriate form of development. However, 
this ignores the fact that in some boroughs, such as Richmond, due to the local context 
and character, there are very limited opportunities for tall buildings, especially in the 
context of paragraph 3.8.2, which defines them as buildings that are “substantially taller 
than their surroundings and cause a significant change to the skyline”.  
 

1.13 Therefore, the following change should be made to the overarching text of part (B) of 
Policy D8 to reflect the guidance in paragraph 3.8.2 (red bold = new text; red 
strikethrough = deleted text):: 
 
Where appropriate and supported by evidence, boroughs should identify any such 
locations on maps in Development Plans and should indicate the general building 
heights that would be appropriate in these locations, taking account of: 
 

1.14 Both Richmond and Wandsworth Councils support a design-led approach to taller 
buildings and higher densities. However, the policy and its supporting text should more 
explicitly refer to the fact that growth can be achieved through a range of sensitive 
forms of intensification that respect local context and character rather than relying on 
tall buildings. For example the VNEB Tall Buildings Strategy, which seeks to ensure 
that the growth respects the local context of the extension of the CAZ, the protected 
viewing corridors and the character of the area created by the Power Station on the 
skyline. This is of particular importance as the evidence in practice shows that where 
the Mayor/GLA have required developers to deliver a higher percentage of affordable 
housing in their schemes, the solution most often taken by the developers in response 
to this request is to increase the height of the development and add extra storeys.  

 
1.15 In addition, whilst it is agreed that visual, functional, environmental and cumulative 

impacts of tall buildings (point 1) as well the public transport connectivity of locations 
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(point 3) are key considerations when identifying locations for tall buildings, as a 
minimum point 2 should be deleted as this does not relate to a specific locality and it 
could be argued that a tall building would always be able to deliver a substantial 
number of new homes, regardless of its location. 
 

1.16 In order to make the policy effective and justified, and to ensure that additional height 
to support new housing does not weaken other policy objectives, including those 
referenced in Policy D2, including careful design and place-making considerations, the 
Councils request the following change to part (B) of policy D8 (red bold = new text; red 
strikethrough = deleted text): 
 
Where appropriate and supported by evidence, boroughs should identify any such 
locations on maps in Development Plans and should indicate the general building 
heights that would be appropriate in these locations, taking account of: 
1) the visual, functional, environmental and cumulative impacts of tall buildings (set out 
in part C below) 
2) their potential contribution to new homes, economic growth and regeneration 
3) the public transport connectivity of different locations. 
 

1.17 d) Would it provide an effective strategic framework for the assessment of the 
impact of tall building development? 
 

1.18 The Councils largely support policy D8 with the Mayor’s suggested changes, subject to 
the requested changes as set out above. The extra detail provided for tall buildings in 
part (C) of the policy is welcomed and is considered to be helpful for assessing the 
impact of tall buildings.  
 

1.19 e) Overall, would Policy D8 provide an effective and justified strategic framework 
for the preparation of local plans and neighbourhood plans in relation to this 
matter? 

 
1.20 As set out above, there is a concern that the previous London Plan’s strategic steer on 

where tall buildings should be encouraged (i.e. the CAZ, opportunity areas and town 
centres) has been removed, and instead a very resource intensive requirement is now 
being introduced that requires boroughs to provide detailed and extensive 
assessments of where tall buildings should be located as part of the preparation of their 
local plans / development plans. The policy itself, particularly part (C) sets out very 
detailed advice and guidance, which is welcome for the assessment of proposals and 
schemes that involve tall building developments. However, it is a very onerous 
requirement to expect this level of detail to be carried out on a potentially borough-wide 
area in order to identify the suitable locations.  
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