
DRAFT NEW LONDON PLAN – EXAMINATION IN PUBLIC 

 

Statement on Matter M41 
 

Respondent Number  1684 

Organisation London Forum of Amenity and Civic Societies 

Contact name Michael Bach 

Email michaelbach@madasafish.com 

Telephone 0207 937 3825 

Dated 04 January 2019 

 
Matter 41: Tall Buildings 
 

Context:  
Between 2010 and 2016, under the previous Mayor, but particularly the Deputy 

Mayor (Sir Edward Lister), tall buildings were promoted, despite the apparently 
strong policy in the 2011 London Plan Policy 7.7, which was identical to that in 
the current (2016) London Plan.  

 
Since 2008 the Mayor has call-in powers (Mayor of London Order 2008), which 

was used by the previous mayor to call in major to override decisions by 
boroughs to refuse tall buildings.  As a result the advocacy of tall buildings by 
the 2008-2016 Mayoralty, there was a rapid increase in the size of the planning 

pipeline for tall buildings in London – see table below: 
 

Planning pipeline of tall buildings (>20 storeys):  
 

2013-14: 236 2015: 263 2016: 455  2017: 510 

 
From the New London Architecture, London Tall Buildings Survey, NLA, April 

2018 - NLP/AD/45 
 

Londoners have lost trust in both the London Plan and the Mayor of 
London, given the huge, largely unplanned increase in tall buildings due to the 
previous Mayor promoting tall buildings and, since 2016, the current Mayor has 

intervening to support tall buildings where the borough has refused the scheme.  
 

London Forum is extremely concerned about: 
 

•  the lack of a strategic approach to the location of tall buildings; 

•  the impact of tall buildings on local communities/neighbourhoods/ 
Londoners; but most of all 

•  the role of this policy in the Mayor’s assessment of applications notified to 
him and the nature of his interventions. 

 

These concerns are not new or peculiar to the current Mayor, as successive 
mayors have been advocates of tall buildings, despite their policies which should 



have protected the context and character of localities and avoided harm to 
communities.  

The current 2016 London Plan Policy 7.7: Location and Design of Tall or 
Large Buildings: 

 
•  requires the local authority to identify sites/areas where tall buildings 

would be appropriate in their Local Plan (London Plan 7.7 A and B); and  
•  sets policy criteria in its section C for tall buildings to: 

•  be generally limited to sites in the Central Activities Zone, as well 

as sites within Opportunity Areas, Areas of Intensification and 
town centres, that have good access to public transport (7.7 C(a));  

•  only be considered in areas whose character would not be affected 
adversely by the scale, mass or bulk of a tall building (7.7 C(b)); 

•  relate well to the form, proportion, composition, scale and character 

of the surrounding buildings, urban grain and public realm, 
particularly at street level (7.7 C (c));  

•  enhance the skyline and image of London (7.7 C (d)) 
•  not affect their surroundings adversely in terms of microclimate, 

wind turbulence, overshadowing, noise, reflected glare and sunlight 

and daylight (7.7 D (a)); and 
•  not impact adversely on local or strategic views (7.7 D (b)) This 

latter point has been expanded upon in the Draft London Plan Policy 
D8: Tall Buildings and in the Early Minor Modifications. 

  
This, with the proposed amendments above which are consistent with 
London Forum’s proposals on Matter 9 for spatial targeting in Policy 

GG2, provides a much better strategic policy framework than that 
proposed in the New London Plan Policy D8: Tall Buildings. Whether a 
site is appropriate for a tall building will be a matter for the Borough. 

 
London Forum proposes that the new Policy D8 should:  

 
•  provide strategic policy leadership on the location of tall buildings in 

London and include all these policy considerations from London Plan 2016 
Policy 7.7 as indicated above; 

•  as the first consideration, consider the impact of tall buildings on people - 

local communities, neighbourhoods and resources; and 
•  emphasise the need for tall buildings to make a positive contribution to 

the skyline, townscape and the scale and character of the area  
 

The Mayor’s intentions: 
 
In the Mayor’s “A City for All Londoners”, he set out his principles stressing:  

 
Housing and mixed land use (page 23) 

“With growth of this scale, it is important that current residents feel 
comfortable with local changes and that new developments are desirable 
places to be. 

 
I will therefore develop the city according to the principles of “good 

growth” 
 



We will build desirable places to live with environmental and social 
infrastructure, enterprise and leisure space, integrated into new zero-

emissions resilient developments – housing-led, mixed-use developments 
 

Other global cities show that it is possible to increase the density of our 
suburbs without sacrificing the “feel” of these areas.”  

 

Higher density and tall buildings (page 65) 
“Higher density does not necessarily mean high-rise; greater densities 

can be achieved through a range of designs, including mid-rise buildings 
where appropriate.” 

 

“But tall buildings will only be permitted if they can add value to the 
existing community – in line with the principle of “good growth”. That 

means that they must make a positive contribution to streetscape and 
skyline and that careful account must be taken of the way that the 
building relates to the activities at ground level, as well as the effect they 

have on local daylight, wind turbulence and noise.” 
 

The impact of tall buildings on communities 
 

The Greater London Assembly, Planning Committee in June 2018 took evidence 
on the issue of the tall buildings policy in the Draft London Plan. One of the key 
conclusions by Sunand Prasad (Past President of the RIBA) was the importance 

of the impact that tall buildings have on communities/neighbourhoods – and that 
this should be the first consideration before visual, functional and environmental 

impacts as proposed in Policy D8C.  
 
London Forum strongly agrees with this – this will need a new 

subsection D8 C (1) for impact on local communities 
(see proposals later in this statement)  

 
How is the tall buildings policy currently being used? 
 

Mayoral call-in is being “used” to promote intensification – higher densities, and 
often high-rise. The Planning Decisions Unit is ignoring London Plan policy on tall 

buildings. Call-in is being used to override borough decisions to refuse tall 
buildings in order to grant planning consent for intensification. This is the very 
opposite of what the Mayor intended, namely: 

 
•  to leave decisions on the appropriateness of tall buildings in their area to 

the borough; and 
•  to be sensitive to the acceptability of tall buildings to local communities. 

 

What is the use of a policy if you don’t apply it? 
 

The result is that the current London Plan Policy 7.7 and the emerging Policy D8 
are being ignored as long as a scheme produces intensification. 
 

The changes London Forum proposes above and below for NLP Policy D8 
would ensure tall buildings are approved only in places where they are 

appropriate, enhance the local area and make a positive contribution to 



the London skyline, do not cause harm to local neighbourhoods nor 
overloading of infrastructure and facilities and recognise the need for 

current communities to feel comfortable with scale and nature of 
change. 

 
Opportunities resulting from redevelopment 
 

London Forum strongly supports Historic England’s guidance on taking 
advantage of the opportunities that arise from redeveloping tall buildings and 

proposes that this be inserted in the explanatory text:  
 

“The existence of a tall building in a particular location will not of itself 

justify its replacement with a new tall building, as it may improve the area 
to replace it with a lower building”.   

 
 
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 and 

neighbourhood plans in relation to this matter?  
 
 

M41 a) – The answer is ‘No’  
 

A new introductory paragraph, based on the 2016 London Plan Policy 
7.7 A and 7.7 B, should be introduced to replace the current one that is 
proposed to be removed by the MSC alterations. 

 
 See the PROPOSALS at the end of this statement.   

 
 
M41 b) – Yes. It is justified and would be effective if Policy D8 has the opening 

paragraphs suggested above and the additions proposed below. 
 

Paragraph 3.8.2A by the MSC is fully supported. 



 
M41 c) – No, it would not be effective without the improvements as above. 

 
M41 d) and e) – Yes, if developments are “developed in sustainable 

locations that are identified in Development Plans” as in the MSC addition. 
Those locations should be identified by inclusion of the text from the current 
London Plan Policy 7.7 section C. In addition, as proposed above, the list of 

impacts need to be preceded by a new proposed test of the impact on local 
communities (see below).  

 
NB: There is a need for greater consistency between GG2, D6 and D8 as 
to the definition of “sustainable locations” for tall buildings, with much 

greater emphasis on public transport accessibility and capacity. Sites for 
tall buildings will be identified by a further round of “sieving”. 

 
PROPOSALS 
 

There needs to be: 
 

A new introductory paragraph before Policy D8, based on the 
current London Plan Policy 7.7 A, should be introduced to replace the 

current one deleted by the MSC:  
 
“Tall buildings should be part of a plan-led approach to changing 

or developing an area by the identification of appropriate, 
sensitive and inappropriate locations. Tall buildings should have a 

positive impact on their local surroundings and on the skyline.”   
 
Policy D8 B should be modified as follows:  

  
“By following the processes required in parts A, B and C of Policy D2 

‘Delivering good design’ boroughs should identify on maps in their Local Plans 
and by Site Allocations the places where tall buildings would be appropriate 
sensitive or inappropriate in principle, and can make a positive contribution 

to the skyline, townscape and the scale, in shaping the character of the area, 
and should indicate the general building heights that would be acceptable, 

taking account of: 
1)  the community, visual, functional, environmental and cumulative impacts 

of tall buildings; 

2) their contribution to new homes, economic growth and regeneration 
3) the public transport connectivity and capacity of different locations 

4) the social and other infrastructure that will be required before tall 
buildings are delivered.  

 

Policy D8 B 3) Add 'and capacity' after "connectivity”.  
That is because tall buildings, such as those in the City or The Shard, may be 

close to stations, but may result in pressure on capacity. 
 
At the end of Policy D8 B should be inserted the entire section C of 

the 2016 London Plan Policy 7.7 to expand the criteria for ‘Locations’. 
 

 



Policy D8 C 1) a) - add a new section 1): 
 

1) Impact on the local community and the character of the area 
 

Renumber the remaining sub-sections on impacts  
 
 

Policy D8 C new 2) a) iii in line 2, after “direct” add 'positive' 
 

Policy D8 C new 2) d) the last sentence should apply to all locations, not just 
ones with heritage assets.  
 

Policy D8 C new 2) e) should have added 'and should conform to the 
requirements of each WHS Management Plan.' 

 
Policy D8 C new 3) should have a reference to paragraph 3.8.2 for which 
applications for tall buildings should be referred to the Mayor. 

 
Policy D8 C new 3) should have an additional section to state 'Tall buildings 

should not carry advertising panels.' 
 

Policy D8 C new 3) a) the words 'particularly in the case of fire.' should be 
added at the end. 
 

Policy D8 new C 3) d) the following words should be added at the end - 'If the 
capacity of social infrastructure and public transport is not sufficient, the 

development may need to be phased.'. That would be consistent with other 
parts of the Replacement London Plan where consideration is given to the access 
and capacity of services, facilities and public transport, [as in Policy D6 B 3] 

 
Policy D8 new C 3) e) the words 'planned for funding,' should be added before 

the word 'delivered'. 
 
Para 3.8.1 Line 4: After “public transport” add ', have sufficient public 

transport capacity....’ 
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