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

development of tall buildings?  

41.1. Yes. The Policy interlinks with the draft Plan’s design polices and delivers on the 
objectives for the Good Growth policies. Consistent with the 2012 NPPF, the Policy 
ensures that the development of tall buildings is genuinely plan-led1 and that Local 
Plans in London ‘set out the opportunities for development [of tall buildings] and clear 
policies on what will or will not be permitted and where’ 2.  

 
41.2. The location and design 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 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 Central Activities Zone (CAZ). 

 
41.3. The approach taken in the draft Plan recognises that tall buildings are a strategically 

important matter that needs to be addressed in a consistent way. However, given the 
implications of tall buildings on local character and context, rather than setting out a 
London-wide definition for tall buildings and identifying the locations in which they 
will be acceptable for each borough, the Policy provides a framework for the 
development of detailed polices on tall buildings to be set at the local level, ensuring 
sufficient account is taken of both strategic and local issues.   

 
41.4. Policy D8 A requires boroughs to define what constitutes a tall building for 

development in their areas in their local plans. This approach is in accordance with 
national advice on tall buildings.3 To ensure Policy D8 B-D is effective when a borough 
does not have a definition in place, the supporting text has a default London-wide 
definition of tall buildings (please see the response to M41a-b below for more 
explanation on the rationale for the default definition).  

 
41.5. Policy D8 B ensures that tall building development is plan-led, in accordance with the 

2012 NPPF4 and national guidance5. It requires boroughs to identify where tall 

buildings are acceptable in their local plans so that their development forms part of a 

clear strategy for an area, and to provide clarity for the determination of development 

proposals.  

 

41.6. The Policy sets out the process that should be followed to determine where tall 
buildings are an appropriate form of development. This ensures that a consistent 
approach is taken to the identification of locations that are suitable for tall buildings 
across London, taking account of local characteristics to make the best use of land. 
The starting point for identifying where tall buildings may be appropriate is the 
requirements of Policy D2 A-C, which involve developing a clear understanding of a 
borough’s character and context. This can be used to identify sustainable options for 
growth and establish what the most appropriate forms of development are for an area 
in terms of scale, height, density, layout and land uses, in order to ensure that the 

                                                           
1 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, Paragraph 17 
2 NLP/GD/03: DCLG, NPPF 2012, Paragraph 154 
3 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 
4 NLP/GD/03: DCLG, NPPF 2012, Paragraph 17 & 154 
5 MHCLG, Planning Practice Guidance (PPG), Paragraph: 003 Reference ID: 26-003-20140306 Revision date: 06 
03 2014 
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most efficient use of land is made. Thus, through the implementation of Policy D2 A-
C, potential suitable location for tall buildings can be identified. Then by following 
Policy D8 B1-3, boroughs can determine if these locations are appropriate for tall 
buildings and, if they are, what height of building would be appropriate.   

 
41.7. This plan-led approach requires boroughs to develop a robust evidence base to justify 

where tall building development is appropriate and provides the opportunity to 
engage, through meaningful consultation, with the local community and other 
stakeholders (e.g. businesses, landowners, developers), as part of the plan making 
process and enables them to shape their surroundings.6 Defining tall buildings and 
identifying the appropriate locations for their development in the development plan, 
rather than only considering the issue at the applications stage, provides certainty to 
the local community and developers and helps streamline the development 
management process. This approach avoids a reactive, resource-intensive development 
management process, and missed opportunities for making the best use of land. D8 B 
delivers the objective of Policy GG2 by applying a design-led approach to making the 
best use of land. 

 
41.8. In accordance with national guidance7 and advice8, Policy D8 C identifies the potential 

impacts that tall buildings can have and provides a framework for assessing them, to 
inform the identification of appropriate locations and height for tall buildings in plan-
making at the local and neighbourhood level (D8 B), as well as in assessing 
development proposals. The impacts are grouped under the headings of visual, 
functional and environmental impacts and Policy D8 C1-3 provide criteria for the 
effective assessment of each of these impacts. As Historic England advises in its 
national advice note on tall buildings9, Policy D8 C4 ensures that cumulative impacts 
of proposed, connected and planned tall buildings are considered when assessing tall 
building proposals and plan-making. D8 C delivers the objectives of Policy GG1 AA 
and E by ensuring that new tall buildings positively contribute to London and reinforce 
or enhance the identify and legibility of neighbourhoods. It delivers the objective of 
Policy GG6 C by ensuring that tall buildings are safe.  

 
41.9. Policy D8 D supports the provision of publicly-accessible spaces in London’s more 

prominent tall buildings so that the public can benefit from the views of the city and 
beyond afforded from the tops of these buildings. To ensure the provision of viewing 
areas in tall buildings is genuinely a public benefit, paragraph 3.8.4 sets out clear 
requirements for the nature of the public’s access to the space. D8 D supports the 
delivery of Policy GG1 AA, C, and F by ensuring development positively contributes to 
London and creates places where everyone is welcome.   

 
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?  

 

41.10. Yes. As Historic England states in its advice note on tall buildings, ’What might be 

considered a tall building will vary according to the nature of the local area. A ten-

                                                           
6 NLP/GD/03: DCLG, NPPF 2012, Paragraph 17 
7 MHCLG, PPG, Paragraph: 023 Reference ID: 26-023-20140306 Revision date: 06 03 2014 
8 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 
9 ibid  
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storey building in a mainly two storey neighbourhood will be thought of as a tall 

building by those affected, whereas in the centre of a large city it may not. …’10.  

 

41.11. Policy D8 A recognises that London is a large city with a diverse townscape. It has the 

greatest range in building heights of any city in the UK, from single storey buildings to 

an 87-storey (310 m) building. What is considered a tall building in one area of 

London may not be considered tall in another. Many of the impacts of tall buildings 

will be relative to the existing townscape. For example, if a 40-metre-high building is 

proposed in the City of London, its visual impacts on the surrounding townscape 

would be significantly less than that of a 40-metre-high building in a suburban 

residential area in outer London. Thus, in order to plan for and manage the 

development of tall buildings across London, it is more effective for boroughs to 

define what is a tall building based on local context rather than impose a blanket 

definition of the height of tall buildings across London. A local definition of tall 

building accords with the 2012 NPPF, which requires that local policies should be 

based on understanding and evaluation of areas’ defining characteristics, and ensure 

development responds to local character and history.11   

 

41.12. The Policy provides a consistent strategic framework for planning for and assessing tall 

building developments. It provides the flexibility for boroughs to determine, based on 

local evidence, what development it is appropriate to apply the Policy to. It also allows 

for definitions of tall buildings to reflect the changing character of areas (for example, 

Opportunity Areas). 

 

41.13. A local definition of tall buildings, based on local context as set out in the Policy, will 

also be more effective than a London-wide definition This is because if a London wide 

definition is too high for a borough then the Policy will not be applied to buildings 

that locally are considered tall and have significant impacts on the surrounding areas. 

Whereas, if the definition height is too low for an area, the Policy will unnecessarily be 

applied to assessing building proposals which are not tall in the context and will be an 

ineffective Policy for planning where tall buildings should be developed. 

 
a. 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?  

41.14. To ensure the Policy can be applied in the absence of a local definition of what is 
considered a ‘tall building’, a default definition is provided in paragraph 3.8.2. As part 
of the minor suggested changes to the draft Plan, the definition has been amended 
for clarity following consultation feedback.12 The minor suggested changes set out 
that the default definition of a tall building applies to buildings that are higher than 
the threshold height set for the referral of planning applications of Potential Strategic 
Importance (PSI) to the Mayor. The threshold heights for an application of PSI are set 
out in The Town and Country Planning (Mayor of London) Order 2008.13 This 
legislation provides the justification for the default definition of a tall building as being 

                                                           
10 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 Paragraph 3.2 
11 NLP/GD/03: DCLG, NPPF 2012, Paragraph 58 
12 NLP/CD/09: GLA, Table of Changes – Minor Suggested Changes to the Draft new London Plan, August 2018, 
MSC.3.121 - NLP/CD/09, GLA, Table of Changes - Minor Suggested Changes to the Draft new London Plan 
13 The Town and Country Planning (Mayor of London) Order 2008, Schedule, Part 1, Category 1C.  
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a building of buildings over 25m in height in the Thames Policy Area14 and over 30m in 
height elsewhere in London.  

 
41.15. For buildings within the City of London, the Mayor of London Order 2008 sets a 

different height threshold for a PSA of buildings over 150m in height. This definition 
for a tall building in the City of London has not be used in the default definition in 
paragraph 3.8.2 because it is considered that buildings lower than 150m in height will 
have significant impacts and the City of London should be able to apply the policy to 
development lower than 150m in height.  

 
41.16. Providing flexibility to apply the Policy to buildings under 150m in height allows the 

City of London to follow the approach to defining a tall building that it takes in its 
monitoring reports. The City of London’s Local Plan Monitoring Report defines a tall 
building as a building 75m Above Ordnance Datum (AOD).15 In its report, Tall 
Buildings in the City of London, it also monitored buildings between 50-75m AOD 
because, as its report states; ‘buildings between 50-75m AOD often provide a context 
for tall buildings and many are affected by a number of Protected Views policies 
outlined in Core Strategic Policy CS13’16. It is therefore considered that the Policy will 
be effective for managing development in the City of London by providing the default 
definition of a tall building set out in paragraph 3.8.2.  

 
b. 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?  

 
41.17. Yes, the Policy sets out a clear and effective framework to identify where tall buildings 

may be an appropriate form of development that takes account of their wider 
surrounding and cumulative impacts, and is in accordance with Historic England’s 
advice.17 As described in paragraphs 41.6 - 41.7 above, the identification of 
appropriate locations for tall building should form part of the process by which a 
borough establishes its spatial options for growth, as set out in Policy D2 A-C. With a 
thorough understanding of local character and context, boroughs can establish which 
areas have capacity for growth and where within these areas tall buildings can play a 
positive role in shaping the character of the area. Policy D8 requires that tall buildings 
are only developed in sustainable locations and Policy D8 B1-3 guides boroughs to 
identify where these sustainable locations will be. Policy D8 C1-3 address the impacts 
tall buildings can have on their immediate and wider setting, and provides criteria for 
assessing each of these impacts, which can be applied to determine if a location is 
suitable for a tall building development. The Policy (D8 B1&C4) specifically requires 
that the cumulative impacts of tall buildings must also be considered when planning 
where tall buildings may be appropriate and in assessing tall building proposals.  

 
41.18. To ensure that cross borough impacts of tall buildings are considered at the plan 

making stage, the policy requires boroughs to engage with neighbouring boroughs in 
the process of identifying suitable locations for tall buildings.   

 

                                                           
14 The boundary of the Thames Policy Area is defined in borough’s local plans and in maps which accompanied the 
Town and Country Planning (Mayor of London Order) 2008. 
15 City of London, Local Plan Monitoring Report – Tall Buildings, 2017 
16 City of London, The Tall Buildings in the City of London - part 1, 2018 
17 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 
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41.19. Other policies in the draft Plan inform and guide the location of tall building 
development; for example, the polices on strategic and local views (Policies HC3 and 
HC4) and the setting of London’s World Heritage sites (HC2), as well other heritage 
assets (Policy HC1). Policy D8 C provides clear criteria for assessing these issues.  

 
41.20. Some respondents to the draft Plan consultation raised concerns that the draft Plan 

does not stipulate the different types of areas that tall buildings would (or wouldn’t) 
be considered appropriate. However, the process boroughs are required to follow set 
out in the Policy will ensure that tall buildings are planned for in the most appropriate 
and sustainable locations (as explained above). Following this process will generally 
focus tall building development into areas that have opportunity for significant change 
and/or already have tall buildings, and are well connected by public transport, such as 
parts of the Central Activities Zone, Opportunity Areas and some town centres. 
However, it would not be appropriate to suggest that these places are always suitable 
locations for tall buildings as these areas have diverse characters and attributes. Whilst 
tall buildings will be appropriate in parts of these areas, identifying general areas in 
London Plan policy could lead to development uncertainty by raising expectations that 
tall buildings can be built on sites that are inappropriate for tall buildings. Policy D8 
provides a clearer and more consistent approach to identifying where tall building 
development is appropriate in London.    

 
41.21. As discussed above, local definitions of tall buildings are more effective in managing 

the impacts of tall buildings and thus determining where they can be developed. It 
would also not be effective for the Mayor to identify specific locations for tall building 
development in the Plan. Even using the default definition of tall buildings set out in 
paragraph 3.8.2, it is not practical for the Mayor to determine every location in which a 
building of 30m (or 25m in the Thames Policy Area) may be an appropriate form of 
development in London.  

 
41.22. The Mayor is committed to utilising tools such as 3D modelling in identifying 

appropriate areas for tall building, as well as assessing tall building proposals. 3D 
modelling can also help Londoners engage with the planning process more easily, by 
seeing a tall building proposal in its context with the surrounding cityscape and not in 
isolation.  

 
 
c. Would it provide an effective strategic framework for the assessment of the 

impact of tall building development?   

 
41.23. Yes, as discussed in paragraph 41.8 above, Policy D8 C1-4 provides clear criteria for 

assessing the different and cumulative impacts of tall buildings. By requiring the 
identification of locations that may be acceptable for a tall building in Development 
Plans, many of the impacts of a tall building will have been addressed at the plan-
making stage. This provides greater development certainty for proposals that accord 
with the development plan in terms of location and building height. It also enables 
assessment at the development management stage to focus on the impacts directly 
related to the proposed development, rather than on the wider issues about the 
suitability of the location and the building’s height.  
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41.24. Where boroughs have yet to identify the locations for tall building development in 
accordance with the Policy, the impacts of tall building development can be 
consistently assessed across London using the criteria set out in D8 C1-4.  

 
 
d. 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?  

 
41.25. Yes. In accordance with the 2012 NPPF18, the Policy will ensure that tall building 

development is genuinely plan-led through local development documents and 
neighbourhood plans, and it sets out clear expectations for the location, quality, and 
design of tall buildings for effective assessment of tall building development 
proposals.   

 
41.26. Paragraphs 41.4 - 41.9 above explain how Policy D8 A-B provides a clear, effective 

and justified framework to be followed in the preparation of local plans in regard to 
tall building tall building development. This framework ensures, in accordance with 
Historic England’s advice note19, that tall buildings are properly planned as part of an 
exercise in place-making, informed by a strategy for the future of growth of a place, 
rather than tall buildings being planned in an ad hoc, reactive, piecemeal manner. It 
will enable meaningful public consultation at the plan-making stage on the 
fundamental questions of where tall buildings are appropriate and what height is 
acceptable, reduce the scope for unnecessary, speculative applications in the wrong 
places, protect the qualities that make an area special20, and ensure that the best use if 
made of land.   

 
41.27. As explained in paragraphs 41.8 above, Policy D8 C1-4 provides clear criteria to be 

applied to the development management of tall buildings. These criteria will inform 
the design of tall building proposals and enable their assessment to determine if they 
are an acceptable form of development.   

 
 
 
 
 
 
 
 
 

 

                                                           
18 NLP/GD/03: DCLG, NPPF 2012, Paragraphs 17 & 58 
19 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 
20 NLP/DE/013: Historic England, Advice Note 4 – Tall Buildings, 2015 


