NLA - TALL BUILDINGS SUMMIT LONDON - APRIL 2026

I O u n d e d How the City of London's tallest new schemes are quietly
quietly re-making the ground plane — delivering new

new routes, new civic space, and a climate-resilient public

public realm.

ambition.

ROLE CHAIR, PLANNING & TRANSPORTATION COMMITTEE CITY OF LONDON
LONDON CORPORATION
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01 - THE GATEWAY LIVERPOOL STREET STATION

THE GATEWAY

LIVERPOOL STREET /

A tall building enabling a transport-infrastructure

transformation at the UK's busiest station .

118 v

PASSENGERS A YEAR

Heathrow Airport: 83 m
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03 - PERMEABILITY

RE-INVENTING THE CITY'S ALLEYS

CITY OF LONDON - URBAN BLOCKS - 2016-2025
2025

RE-INVENTING THE
CITY'S ALLEYS /

A ground-floor transformation as we increase
increase public realm and deliver new routes
routes through planning — breaking the City's
City's largest urban blocks into a walkable grid.

grid.

Block size
perimeter (m) and walking time (min)
B o- 200
W 200 - 400  5minwalk
400 — 600
600 — 800 10min walk
"~ "800 — 1,000
~ 1,000 — 1,200 15min walk
B 1,200 - 1,600 >20min walk
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03 - PERMEABILITY
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TEN YEARS OF PERMISSIONS

CITY OF LONDON - PEDESTRIAN PERMEABILITY -
2016-2025

NEW PUBLIC ROUTES /
ROUTES /

Every red line is a new public route delivered
through planning permissions in the last ten years —

a masterplan built one building at a time.
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03 - PERMEABILITY THE CITY CLUSTER

THE CITY CLUSTER - 2016-2025

RE-INVENTING THE
CITY'S ALLEYS /

Zooming in on the Cluster: new public routes
incorporated into tall-building permissions —
existing alleys re-opened, new ones cut through

consented schemes.

Block size

perimeter (m) and walking time (min)
B o- 200

W 200 - 400  5min walk

400 — 600
600 — 800 10min walk
"800 - 1,000

"~ 1,000 — 1,200 15min walk
B 1,200 - 1,600 >20min walk

0 100 200m @
— —
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03 - PERMEABILITY 55 BISHOPSGATE -
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EXISTING CONSENTED

99 BISHOPSGATE - 55 OLD BROAD STREET

CITY OF LONDON - EXISTING - CONSENTED

BISHOPSGATE AXIS /
/

Three tall buildings — 55 Old Broad Street, 99
Bishopsgate, 55 Bishopsgate — providing linked
public routes between Liverpool Street Station

and the City Cluster.

PEDESTRIAN PERMEABILITY TRANSFORMATION

LEFT — EXISTING

RIGHT — CONSENTED (RSHP)
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70 GRACECHURCH

A new pedestrian route cut straight through the tower footprint where previously there was none.
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03 - PERMEA
FRAMING

FRAMING THE CITY

New public routes opening up views of City landmarks — the towers framing the City, not hiding it.

it.
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03 - PERMEABILITY 7 &,

60 ALDGATE

A re-invented pub and a public route — Harrow Alley — carved under a tall building. Heritage, permeability and density
permeability and density working as one.




85 GRACECHURCH STREET

85 Gracechurch:

One tower. A new civic hall, a new pedestrian
route, a preserved Roman forum, and a rooftop
rooftop vantage. Density paying for civic

infrastructure.
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— CASE STUDY -

85 GRACECHURCH STREET
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today congested, often cut off from its streets.

The beloved Victorian market 85 Gracechurch will re-connect

LEADENHALL MARKET




CASE STUDY - 85 GRACECHURCH ENTRANCE FROM GRACECHURCH STREET
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NEW CIVIC THRESHOLD

NEW ENTRANCE FROM
GRACECHURCH /

The new entrance of the public hall from

E
Il 12
L -

Gracechurch Street — a generous, legible civic

civic welcome, visible the length of the street.
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CASE STUDY - 85 GRACECHURCH HISTORICAL PRECEDENT

PRECEDENT - C.1868

SPREAD EAGLE INN /
/

The historical precedent for the new public hall — a
covered civic courtyard, returned to the City in a 21st-
century form.
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Re-invented forthe modern City:a , open to all, returning

P U B L I C H A I- I- returning the_'typology to the Square Mile.
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— programmed civic space, not a lobby

not a lobby with benches.

Curated with

PROGRAMMED SPACE
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- CASE STUDY - 85 GRACECHURCH
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Access up to an — a vantage point over Leadenhall

P U B L I C T E R RAC E Market and the ever-changing Cluster.
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CASE STUDY - 85 GRACECHURCH DESCENT TO THE FORUM

Leadenha'.'. Streetl

Cornhill
Lea
85
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85 GRACECHURCH - BELOW GROUND . - . . . .
Access below to the remains of the Roman Forum and Basilica , recently discovered during excavation — preserved in

RO MA N BAS I LICA / preserved in situ beneath a 21st-century tower.
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The archaeological heart of , preserved in situ beneath a

F 0 R U M & BAS I I.I CA 21st-century tower.
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CASE STUDY - 85 GRACEClRCH

PUBLIC EXHIBITION
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. Density paying for civic

A focal point of a new,

for civic infrastructure.
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04 - CLIMATE HEAT STRESS — TODAY

21 Jun 2020 - 09:00

HEAT STRESS /

The heat-stress profile of the Square Mile today —
today — red marks where summer heat is already
already approaching dangerous levels.
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04 - CLIMATE HEAT STRESS — 2080

21 Jun 2080 - 09:00

. CLIMATE - MAP 02
2080 /

Tall buildings — properly designed — can
mitigate heat stress by creating shade, shelter
shelter and air movement at the ground plane.

plane.

SCENARIO - 2080 PROJECTION
|

coolL EXTREME
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63 ST MARY AXE New public realm offering at street |

street level.
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designed in from day one — a climate-resilient ground plane.

ground plane.

55 BISHOPSGATE

NLA 2026
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05 - PUBLIC REALM
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We are striving for ground floors with vibrant retail

7' DAY G RO U N D P LA N E vibrant retail — activity beyond the nine-to-five.
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05 - PUBLIC REALM ALDGATE SQUARE - FINSBURY CIRCUS - GREYFRIARS SQUARE
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Finsbury Circus | Greyfriars Square

Aldgate Square

CITY-LED PUBLIC REALM /

The City is doing its bit too — transforming the public realm we

realm we own directly at Aldgate, Finsbury Circus and Greyfriars.

Greyfriars.
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05 - PUBLIC REALM A THREE-DIMENSIONAL PUBLIC REALM

PUBLIC REALM - THREE-DIMENSIONAL

Pressure on the ground plane means we are re-inventing public realm as a three-dimensional concept — public roof

P U B |_|C R EA LM | N 3 D / public roof gardens and elevated terraces layered through the Cluster.
3D /
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Tall buildings the station, re-knit the street
street grid, protect heritage, mitigate heat, and
and deliver civic space in three dimensions.

Transport Permeability Heritage Climate

Shade, shelter, air movement. In three dimensions.
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NLA - TALL BUILDINGS SUMMIT END OF PRESENTATION

Thank you

Tom Sleigh - Chair, Planning & Transportation Committee - City of London Corporation
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