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Problemsbulldmg up for taII bulldmgs

TTlm Smlth of Iooks at why the gomg may get tougher for “sky hlgh" prOJects

The Tast few years have seen a prepon— :
derance of proposals for tallbuildings, *
especially in and around the City of
London. Whilst earlier schemes such

“as the Heron Tower and the Shardof -

- Glass were promoted successfully recent -

will become much harder to drrve L
through - ‘

TaII bulldmgS' fans and detractors

' The planning term “tall burldrng" does
notnecessarily 1n1p1y askyscraper. -

* The definitionin the CABE/Enghsh
Heritage pohcy guidance (see below) -
statesthata tall burldlng isone which is
significantly taller than its surroundmgs
In a densely developed area like the City
this will indeed usually mean a very tall
building, but in terms of planmng context
is everything. :
- The Mayor of London has never made o
asecret of the fact that he supports the ‘
pr1nc1p1e of tall buildings. The prospect of
alarge amount of floorspace on a relatively
small development footprint is, he says,

atthe heart of sustarnable planmng inthe

capital. :

Ob]ectors to'tall bu1ld1ng proposals
typically include English Heritage and
local conservation groups. Although both
Heron and the Shard succeeded at inquiry
each was won in the face of concerted
opposition from EH. o

The “undecideds” may well include -
therelevant local planning authorlty
(depending on which one the proposal
falls within). Some authorities are more
willing to contemplate tall building
proposals than others. Perhaps the
most important undecided will be the
influential design advisory group CABE.

The views of CABE will be scheme-specific .
and dependent upon the overall quality of -

the design and masterplanning, without -
any apparent pIedlSpOSlthIl foror agamst
tall burldrngs

B _Why are thmgs becommg

more diffi cult?

‘ There are a number of reasons but here
_are some of the more 1mportant ones:

‘1.CABEand Enghsh Heritage had

o pubhshed ]ornt pohcy guldance adwsrng
‘indications are that tall burldmg proposals .

onwhere tall burldlngs are appropnate

*This guidanceisinthe process ofbeing
. revrewed and thereisa consultatlon -
draft revrew ottnow (w1th the consul-
- tation belng returnabléin May 2007)

Asa consequence the Secretary of State o

" appears if anythrng tobe attachlng greater
‘ werght to the vrews of CABE and EH

currently

" 2.the protectron of World Herrtage f '
' Sites has become much more prominent

politically. The de51gnatron of these srtes

- falls to the UNESCO and it has begun to -

make its presence feltin the contextof
domestic planning apphcatrons )
Designated Sites in the UKinclude

the Tower of London and the Palaceof
* Westminster, and UNESCO has expressed

concern about the effect of some tall ‘
building proposals on views of these sites.

-Itisknown from recent appeal and call-in

decisions that the secretary of state takes
UNESCOs criticisms seriously -

3. partly as a product of the above many
local planning authorities are in the
process of revising their supplementary
guidance on the protection of strategic
views, In central London these include

- not just the Tower of London and the
Palace of Westminster but also St Paul’

Cathedral, As a consequence planning
policies are becoming more restrictive
4. the likely enlargement of the
Mayor’s planning powers[1] is causing a
distraction in some quarters. In view of
the Mayor’s consistent support for the

‘principle of tall buildings many commen--
tators are noting his expected new powers

and speculating on the tall building

- proposals he may wish to try and force
. through : ‘

So what does the future hold?

- Inshort: amore difficult passage for -

tall building proposals than they have
experrenced before.
In order to maxmrnse prospects of

© successitis clearthat ‘ R
AL tallbulldmgsproposalswillhave o

demonstrate archltecture of the highest
quahty CABEwill contlnue toplayavery
nnportant rolein adwsmg the Secretary of
State and local authorities on the accept-

. ability of schémes 1nvolv1ng tall buildings.

In the past CABE hasbeen criticised for
being influenced more by theidentity
of the architect than the quahty of the
scheme, suggesting that investment
by clients in top quality architectural
practices will be money well spent

" B.proposals willalsoneed a strong

foundationin planmng policy. Schemes
are much miore likely tobe re]ected if
policy does not spec1ﬁca11y approve the
location as one suitable for a tall building.
Inmost cases this will mean a greater
investment of time for clients in estab-
lishing with planning authorities a firm
policy background, leading in turn toa
longer period before applications can be
submitted
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[l currently the Mayor has the power to

direct the refusal of a strategic planning
application by the Boroughs. If the new
Greater London Authority Billisenacted |
in its current form he will also have the
power to intervene and recover a strategic
planmng application for the purposes of :

. grantingit.,

The Billis currently in the House of

‘ Lords and, all being well, is predicted to
- receive Royal Assent in the autumn of
2007. f




