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Tall buildings, 
grounded 
ambition.

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.

S P EA K E R  TOM  SLE IGH

R O L E  CHA IR ,  PL AN NI NG  &  T R AN SPOR T A TION  COM MI TT EE  C I T Y  OF  L ON D ON  

L O ND O N C OR P OR AT I O N
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T H E  G A T E W A Y

LIVERPOOL STREET /

A tall building enabling a transport-infrastructure 

transformation at the UK's busiest station .

118 M
P A SS E N G E R S  A  Y E A R

Heathrow Airport: 83m
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S K Y L I N E  T I M E L A P S E

THE CLUSTER /
unprecedented pipeline 
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B L O C K  T R A N S F O R M A TI ON
A N I M A T I O N  T O  B E  A D D E D

C I T Y  O F  L O N D O N  ·  U R B A N  B L O C K S  ·  2 0 1 6 –
2 0 2 5

2 0 2 5

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.
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C I T Y  O F  L O N D O N  ·  P E D E S T R I A N  P E R M E A B I L I T Y  ·  
2 0 1 6 – 2 0 2 5

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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T H E  C I T Y  C L U S T E R  ·  2 0 1 6 – 2 0 2 5

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.
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C I T Y  O F  L O N D O N  ·  E X I S T I N G  →  C O N S E N T E D

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.

P E D E S T R I A N P E R M E AB I L I T Y T R A N S F OR M A T I O N

L E F T  —  E X I ST I N G

R I G H T  —  C ON S E N T E D  ( R S HP )
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EX IS T IN G CO NS EN TED



70 GRACECHURCH /
new pedestrian route 

0 3  ·  P E RM EA B I L I T Y
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FRAMING THE CITY /
views of City landmarks 

0 3  ·  P E RM EA B I L I TY  A N D  
F R A M I N G
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60 ALDGATE /
public route — Harrow Alley — 
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—  C A S E  S T U D Y  ·

85 Gracechurch: a 
permeable 

permeable 
building.
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85 GRACECHURCH /
new civic public hall 

C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

1 2  

8 5  G R A C E C H U R C H  S T R E E T—  C A S E  S T U D Y  ·



LEADENHALL MARKET /
Victorian market 

C A S E  S TU DY  ·  8 5  G R A C EC HU RC H
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H E N TR A N C E F R O M  G R A C EC H U R C H S TR E ET

N E W  C I V I C  T H R E S H O L D

NEW ENTRANCE FROM 
GRACECHURCH /

The new entrance of the public hall from 

Gracechurch Street — a generous, legible civic 

civic welcome, visible the length of the street.
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H H I S T O R I C A L  P R E C E D E N T

P R E C E D E N T  ·  C . 1 8 6 8

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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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

PUBLIC HALL / covered civic room 
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

PROGRAMMED SPACE / pop-up retail and events 
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

PUBLIC TERRACE / elevated public terrace 
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8 5  G R A C E C H U R C H  ·  B E L O W  G R O U N D

ROMAN BASILICA /
Access below to the remains of the Roman Forum and Basilica , recently discovered during excavation — 
preserved in situ beneath a 21st

preserved in 
-century tower.

C A S E  S TU DY  ·  8 5  G R A C EC HU RC H D ES C E N T  TO  TH E  F O R U M
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

FORUM & BASILICA / Roman Londinium 
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C A S E  S TU DY  ·  8 5  G R A C EC HU RC H

FREE TO VISIT / free-to-visit public exhibition 
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V I D E O  ·  H E A T  S T R E S S  T O D A Y

C L I M A T E  ·  M A P  0 1

HEAT STRESS /
The heat-stress profile of the Square Mile today 
today —

—
 red marks where summer heat is already 

already approaching dangerous levels.

S C E N A R I O  ·  P R E S E N T  D A Y

C OO L E X T R E M E
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V I D E O  ·  2 0 2 5  →  2 0 8 0

C L I M A T E  ·  M A P  0 2

2080 /
Tall buildings — properly designed — can 

mitigate heat stress by creating shade, shelter 

shelter and air movement at the ground plane.

plane.

S C E N A R I O  ·  2 0 80  P R OJ E C T I O N

C OO L E X T R E M E
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0 4  ·  C L I M A T E

63 ST MARY AXE / shade, shelter and climate resilience 
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0 4  ·  C L I M A T E

55 BISHOPSGATE / Shade and shelter 
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7-DAY GROUND PLANE / seven-day, into-the-evening 
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0 5  ·  P U B L I C  R E A L M A L D G A T E  S Q U A R E ·  F I N S B U R Y C I R C U S  ·  GR E Y F R I A R S  S Q U A R E

Aldgate Square Finsbury Circus Greyfriars Square

CITY-LED PUBLIC REALM /
The City is doing its bit too — transforming the public realm 

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

we 

Greyfriars.
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0 5  ·  P U B L I C  R E A L M

2 8  

LONDON WALL WEST / Generous greening and soft landscaping 



P U B L I C  R E A L M  ·  T H R E E - D I M E N S I O N A L

PUBLIC REALM IN 
3

3
D 

D 
/

/
Pressure on the ground plane means we are re-inventing public realm as a three-dimensional concept — 
public roof gardens and elevated terraces layered through the Cluster.

public roof 
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C L O S I N G

—  T H E  C O M P A C T

Tall buildings pay for the station, re-knit the street 
street grid, protect heritage, mitigate heat, and 
and deliver civic space in three dimensions.

0 1

Transport

0 2

Permeability

0 3

Heritage

0 4

Climate

0 5

Civic space
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N L A  ·  T A L L  B U I L D I N G S  S U M M I T

Thank you.
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