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Appendix 15 
Design and Sustainability SPD 

Tall Buildings In Central Basingstoke

Planning Guidance on the Location and Design of Tall Buildings

The Ordnance Survey mapping included within this document is provided by Basingstoke 
and Deane Borough Council under licence from the Ordnance Survey in order to fulfil its 
public function in acting as a Planning authority. Persons viewing this mapping should 
contact Ordnance Survey copyright for advice where they wish to licence Ordnance Survey 
mapping for their own use.

This map is reproduced from Ordnance Survey material with the permission of Ordnance 
Survey on behalf of the Controller of Her Majesty’s Stationery Office © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil 
proceedings. Basingstoke & Deane Borough Council, licence number LA100019356, (2009).
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1.0 Introduction

1.1 Tall Buildings in Basingstoke

1.1.1 Basingstoke contains a surprising number of tall buildings given the relatively 
small population size, and these have helped to define the town’s character 
and identity. Since the expansion of the town in the 1960’s and 1970’s, 
the zoning of uses created opportunities for tall modernist buildings. The 
commercial district at Basing View in particular is recognised for its tall 
buildings. Fanum House, located at the far eastern corner of Basing View 
is over 80 metres (274 feet) high, and is reputed1 to be the tallest building 
between London and New York. Many of the other buildings in Basing View 
are of 18 metre to 36 metre heights.

1.1.2 This precedent for tall buildings has since continued, with buildings such as 
Crown Heights and Churchill Plaza strengthening the “high rise” character of 
the town centre. Government pressures to ensure that there is efficient use 
of land2, along with the desire to be close to town centres has resulted in a 
national surge in proposals for tall buildings. The design of tall buildings is 
therefore a key issue in Basingstoke.

 
 View from Norn Hill footbridge to the west
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1.2 Purpose of the Guidance

Purpose 

1.2.1 The purpose of the document is to provide guidance on the location and 
design of tall buildings in Basingstoke.

1.2.2 The guidance does not address structural safety, fire protection or means 
of escape. These matters are dealt with through building regulations but 
can influence the form of tall buildings and should, therefore, be carefully 
considered in any proposal covered by this guidance.

1.2.3 The tall buildings guidance can be applied to the whole of Basingstoke. 
However, the main focus of the study lies with the central area of the town. 
There are more opportunities for tall buildings in the town centre, as it is 
more economically feasible due to higher demand for floorspace. The Urban 
Characterisation Study of Basingstoke will assist determining proposals for 
tall buildings in the remaining areas in the town, in assessing whether a tall 
building would be an appropriate feature in the local context. 

 Status

1.2.4 The need for a policy for tall buildings was identified through the action 
plan that accompanies the Council’s recently adopted Vision for Central 
Basingstoke. The tall buildings guidance is to be adopted as a planning 
document, and form part of the Council’s Supplementary Planning Document 
(SPD) on Design and Sustainability. The guidance will therefore be a material 
planning consideration in the decision-making process for proposals for tall 
buildings. 

1.3 Planning Policy Background

 National Planning Policy

1.3.1 This document should be read in conjunction with Planning Policy Statements 
and Guidance:

PPS1 – Delivering Sustainable Development•	
PPS3 – Housing•	
PPS6 – Planning for Town Centres•	
PPG13 – Transport•	
PPG15 – Historic Environment•	

1.3.2 The Commission for Architecture and the Built Environment (CABE) and 
English Heritage have produced “Guidance on Tall Buildings”3, which identifies 
eleven criteria which should be used to assess proposals for tall buildings. The 
document has been subsequently endorsed by the Government. 
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1.3.3 This tall buildings guidance builds upon the information contained in 
“Guidance on Tall Buildings”, and is refined to specifically address issues in 
Basingstoke.

 Local Planning Policy

1.3.4 Local planning policy relevant to tall buildings in Basingstoke is as follows:

Adopted Local Plan (1996 – 2011)•	
Design and Sustainability Supplementary Planning Document, including •	
the Appendix on Construction Statements and “Places to Live”

1.3.5 The adopted Local Plan highlights the need for high quality development in 
Policy E1:

“Proposals for new development will be permitted provided that they are of a 
high standard of design, make efficient use of land, respect the amenities of 
neighbouring occupiers, and do not result in inappropriate traffic generation or 
compromise highway safety. All development proposals should therefore:

Respond to the local context of buildings in terms of design, siting, •	
density and spacing, reinforce attractive qualities of local distinctiveness 
and enhance areas of poor design; extensions should respect their host 
building
Provide a comprehensive landscaping scheme, where appropriate, •	
enabling the development to successfully integrate with the landscape 
and surrounds, and not result in the loss of or have a potentially adverse 
impact on protected trees; and 
Not generate traffic of a type or amount inappropriate for roads, •	
properties or settlements in the locality, and provide safe and convenient 
access for all potential users, integrating into existing movement 
networks and open spaces; and 
Provide a co-ordinated and comprehensive scheme that does not •	
prejudice the development of adjoining land; and 
Incorporate features to minimise the energy consumed in the construction •	
and future use of the building, conserve water and minimise water use; 
and
Create attractive public spaces, which are safe, minimise opportunities •	
for crime, facilitate public enjoyment, and foster the legibility of the built 
environment; and
Minimise the potential for pollution of air and soil and not create noise or •	
light which harms living and working conditions or the public’s enjoyment 
of the built and natural environment”.

1.3.6 Although these issues are designed for all development types, considerations 
such as impact on the local context, provision of high quality open spaces and 
landscaping are particularly relevant to the design of tall buildings.
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1.4 Role of Tall Buildings

Definition of Tall Buildings 

1.4.1 The CABE guidance avoids rigidly defining a tall building, as perceptions 
on what a tall building is may vary depending upon the character of the 
surrounding context:

“It is clearly the case that a ten-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.”

CABE and English Heritage (2003) para 4.6

1.4.2 For the purpose of this document, a tall building is defined as a building which 
is higher than 18 metres (approximately six storeys). This is considered to 
be an appropriate benchmark to determine whether a building is classified 
as being tall, due to the prevailing “tall” character of the central area of 
Basingstoke. 

Role of Tall Buildings

1.4.3 The high profile nature of tall buildings can have a major impact upon the 
image of the town. If the quality of the building is of a high standard, then tall 
buildings can raise design expectations, and improve overall perceptions of 
the town. 

1.4.4 There are several advantages to having tall buildings in Basingstoke:

Reinforce the existing ‘vertical’ character of the town centre•	
Act as beacons for areas of regeneration•	
Stimulate further investment•	
Improve entrances and arrival points into the town centre•	
Create sustainable buildings which are well-served by public transport •	
and local services
Become a landmark within the urban fabric and improve legibility•	
Maximise the use of the land.•	

1.4.5 However, tall buildings can also present a number of issues and challenges:

“…by virtue of their size and prominence, tall buildings can also harm the 
qualities that people value about a place. Where tall buildings have proved 
unpopular, this has generally been for specific rather than abstract or general 
reasons. In many cases one of the principal failings is that many were 
designed with a lack of appreciation or understanding of the context in which 
they were to sit.”.

CABE and English Heritage 
(2007) para 1.2
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1.4.6 The design and location of a tall building is therefore critical. This document 
seeks to guide developers, planning officers, members and the public on these 
issues. 

2.0 Town Centre Tall Buildings Assessment

2.1 Topography

2.1.1 Topography has an important role in contributing towards the character of the 
town. Basingstoke is situated on rolling hills which are typical of the Downs 
area4. The openness of the surrounding countryside creates long-distance 
views into the town (see 2.2). The Basingstoke Downs are also visible from 
within the town, creating a green backdrop to the urban area. 

2.1.2 The diagram below shows the topography of the central area in Basingstoke. 
The town centre is self-contained within a valley formed by the River Loddon 
which runs east to west, with hills enclosing the area to the north (South View) 
and to the south (Fairfields). This creates a natural boundary to the town 
centre, and reduces the visual impact of the tall buildings within the central 
area from the surrounding suburbs. Locating tall buildings in an elevated 
position outside of the defined Central Area could cause an adverse impact on 
the character of the area. 

 

 © Crown copyright, LA100019356, (2009).
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2.2 Long Distance Views

2.2.1 The first impression of Basingstoke is often gained from entering the town 
from roads on higher ground outside of the settlement. From these locations, 
the land generally falls towards the shallow valley of the River Loddon (see 
2.1). From many of more prominent locations, the cluster of tall buildings is 
clearly visible on the lower ground in the centre of the town, surrounded by 
vegetation and lower built form that occupies the rising ground. 

2.2.2 The diagram below illustrates some of the principle long-distance views along 
the main trunk roads into the town, looking towards the tall buildings in the 
centre. However, it should be noted that this is not an exhaustive list of all 
views of the town from the surrounding higher ground. 

2.2.3 The photographs show how the cluster of tall buildings in the central area of 
Basingstoke are clearly identifiable, even at long range distances of between 
0.5 and 5 kilometres.

 

 

 
© Crown copyright, LA100019356, (2009).
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1. View approaching Basingstoke from 
Kingsclere Road (A339) with rooftops of 
tall buildings visible over the hills.

2. Roofs of tall buildings are visible 
when approaching Basingstoke from 
Aldermaston Road (A340).

3. Approach to the town from Churchill 
Way West (B3400), with Victory Hill and 
Skyline Plaza visible.

5. View to the north from the A339, with 
Skyline Plaza visible in the backdrop.

7. Long distance view from the M3 at Heather Row bridge, towards Basingstoke.

6. Approach to the town from the 
A339 Ring Road. Fanum House is a 
prominent landmark.

4. View to the northeast towards the 
town centre from Winchester Road 
(A30), with Fanum House being 
particularly prominent.
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2.3 Open Spaces

2.3.1 Basingstoke contains a number of open spaces. The diagram below illustrates 
the range in types of open space with the town centre. Tall buildings could 
have a detrimental impact upon these areas. Most of the town parks have 
views of tall buildings. However, tall buildings often have a role in creating 
an urban setting for these spaces. One example of this is at Glebe Gardens, 
where tall buildings are clearly visible to the north of the park. Although this 
feature contributes towards the character, it is important that tall buildings 
do not overshadow or dominate open spaces, and where possible, improve 
linkages to the open space. 

 

 
© Crown copyright, LA100019356, (2009).
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2.4 Conservation Areas and Listed Buildings

2.4.1 There are over forty listed buildings in the town centre area. The diagram 
below shows the three conservation areas located within the central area: 
South View (to the north of the railway station), Basingstoke Town (which 
includes Top of the Town) and Fairfields (to the south of New Road). Additional 
conservation areas have views of the town centre, including Brookvale 
Conservation Area, which is located to the west of the town centre. 

2.4.2 Any development must preserve or enhance the setting of conservation areas 
and listed buildings. Consideration should also be had towards the impact of 
development upon Buildings of Local Interest. Tall buildings can have a major 
impact upon the local area, and must therefore have particular consideration 
towards the sensitive character and setting of conservation areas and listed 
buildings. 

 

 
© Crown copyright, LA100019356, (2009).



Appendix 15  12  Appendix 1513  

2.5 Character Areas

2.5.1 Tall buildings can have a major impact upon the character of the local area. 
The Urban Character Study for Basingstoke (UCS) identifies over eighty 
character areas within the town. Each of the character areas has key features 
which contribute towards local distinctiveness. The diagram below shows the 
eight character areas which adjoin the central area of Basingstoke. 

2.5.2 In most of these character areas, a tall building is likely to be inappropriate and 
out-of-keeping with the character of that area and as such would most likely 
cause a harmful impact. However, the character of the central area is defined 
by the tall buildings, which suggests that there may be scope for additional tall 
buildings in this area.. 

     

 
© Crown copyright, LA100019356, (2009).
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1. Lancaster Road 2. Queen Mary Avenue

3. Norn Hill South 4. Eastrop Lane

5. Riverdene 6. The Rushes

7. Brookvale North 8. Brambleys Drive
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2.6 Transport Interchanges

2.6.1 The two main transport interchanges are the railway station and the bus 
station, which are located centrally within the town centre. The diagram below 
shows areas which are within five minutes walking distance of the bus and 
railway station. The main vehicular movement into the town is focused on the 
inner ring road and the east-west link along Churchill Way. 

2.6.2 High densities are best placed in sustainable locations, particularly in areas 
which are accessible and have a good provision of public transport – this 
ensures that the high densities of users of the buildings are best placed to take 
advantage of the services provided. 

 

 
© Crown copyright, LA100019356, (2009).
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2.7 Local Views

2.7.1 Basingstoke contains a number of views across the town (see diagram below). 
Tall buildings are an important feature in views across the town. Most of the 
views have tall buildings providing a backdrop, with the focus of the view 
being in the foreground. Tall buildings also terminate views and vistas into the 
town. The view from South View is more sensitive, as the main views towards 
the south are between gaps of existing tall buildings. Particular consideration 
will be required to maintain the views from the conservation area where 
appropriate. Important views are also formed when approaching Basingstoke 
by train from the west.

 

 

   
© Crown copyright, LA100019356, (2009).
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1. Southview
South View, as its name suggests, 
has views of the open countryside to 
the south.These views are currently 
restricted to positions where 
there are clear gaps between tall 
buildings. Any new proposals must 
be sensitive to these long-distance 
views, particularly in its context of 
creating a setting to South View 
Conservation Area.

2. Eli Lilly Building
The Eli Lilly building forms part of 
the built backdrop along the railway 
line. The open view along this 
section give the building a presence 
from the railway, and marks the 
arrival into the town centre.

3. Churchill Way West
The central hedge and tree planting 
along the road creates a linear 
channel along Churchill Way West.  
The view is punctuated by tall 
buildings, which provides a vertical 
emphasis into the skyline.

4. Brookvale
The buildings at Victory Hill sit to 
the back of this view in Brookvale.  
Set at a higher ground level, and 
with a large scale and mass, these 
buildings are a major feature on 
Rayleigh Road.
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5. Flaxfield Road
At the northeastern end of Flaxfield 
Road, the ground drops away 
sharply. In the foreground, there is 
a series of horizontal features (The 
Malls, and a car park), which is 
framed by the tall buildings which 
rise up into the skyline to the back 
of this view.

6. New Street
This view is channelled by the 
buildings along New Street. At 
the end of this vista, the spires of 
St Michaels Church are visible, 
punctuating the tree line of Glebe 
Gardens. 

7. Market Place
Channelled view from the Market 
Place towards St Michaels, where 
the land drops steadily away. The 
linear view is emphasised by the 
buildings along Church Street, 
and lead the eye to the trees in 
the middle distance located in the 
Garden of Remembrance.  Behind 
these rises Winterthur House. 

8. New Road
View from New Road, with Festival 
Place creating a horizontal 
emphasis. Churchill Plaza fills up the 
skyline, and closes views out of the 
town. 
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9. Eastrop Lane
View from Eastrop Lane towards 
Basing View, with Matrix House 
and Snamprogetti House creating a 
general backdrop.  The tall buildings 
do not dominate the views as they 
are set well back from the buildings 
in the foreground, and the distance 
between the perceived heights is 
not substantial. 

10.   Churchill Way East
The vista along Basing View – the 
linear view corridor is reinforced 
by the central line of trees, the 
boundary vegetation of Eastrop 
Park, and the repeated punctuation 
of buildings along Basing View.  
Churchill Plaza terminates the view 
in the far distance. 

11. Basing View
A channelled view created by 
buildings either side of Basing 
View Road.  The view is reinforced 
at a more “human” scale by the 
landscaping line, which runs 
alongside the road.  The view 
is terminated by the former IBM 
building. 

12. Norn Hill Bridge
View from Norn Hill Bridge towards 
the town centre, showing an open 
view of the central area from the 
railway line. 
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A. The open foreground creates 
a panoramic view of the town 
centre from Doswell Way in 
South View. The tall buildings 
enclose and shut down views 
in the middle ground. The 
buildings only allow glimpses to 
the long distance views to the 
countryside to the south. 

B. Panoramic views towards Basing 
View are created between 
houses at Riverdene. The 
changing ground levels create a 
range of views as Basing View is 
approached from the south. 

C. The open foreground and 
sloping topography creates wide 
panoramic views of the central 
area from Basingstoke Common. 
Fanum House is particularly 
prominent in the middle ground 
of the view.
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2.8 Arrival Points and Existing Tall Buildings

2.8.1 The existing tall buildings are located in a west-east strip in the centre of 
Basingstoke, running the same direction as the valley. As discussed in 2.2, 
the cluster is visible from long distances, and clearly indicates the extent of 
the central area. The taller buildings within the central cluster include Fanum 
House, City Wall House, Churchill Plaza, Crown Heights, Winterthur House, 
the former IBM building, and Crown Heights.

2.8.2 The key arrival points into the town centre are at Victory Roundabout and 
Eastrop Roundabout. There are additional arrival points to the south of Chapel 
Hill, at Winton Square, and to the north of Hackwood Road, but these are of a 
smaller scale. 

 

 

Cross-section through the central area

          

West East

© Crown copyright, LA100019356, (2009).
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1. Victory Hill 2. Winterthur House

3. Mid Point (with Brook House in
 foreground)

4. Crown Heights (foreground) and 7 -
 Skyline Plaza (background)

5.   Churchill Plaza (left) and 7 - Skyline 
 Plaza (right)

6. Normandy House, with St Clements
 House in the foreground

8. Snamprogetti House 9. Matrix House, with 7 - Skyline Plaza
 in the background
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10. Loddon House, with 8 - Snamprogetti 
House in the background

11. Northern Cross

12. Viewpoint 13. Grosvenor House, 14 - Network 
House, and 15 - City Wall (L to R)

16.   Fanum House
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Central Strip of Tall Buildings

© Crown copyright, LA100019356, (2009).



Appendix 15  24  Appendix 1525  

2.9 Summary 

2.9.1 The tall buildings assessment has identified the following factors which should 
be considered in determining suitable locations for tall buildings: 

Existing tall buildings in central Basingstoke have an important role in •	
contributing to the character of the area.
The existing tall buildings are located within a central cluster strip in the •	
town, located in the shallow valley of the River Loddon.
The cluster strip of tall buildings in Basingstoke is clearly visible in long •	
distance views of the town, and marks the extent of the town centre.
Existing tall buildings have an important role in framing and creating a •	
setting to the local views within the town.
Tall buildings are visible in the background in the town centre parks, •	
creating an urban backdrop to the open space. However, the buildings 
should not overshadow or over dominate the space.
The town includes three conservation areas and over forty listed buildings •	
– any new tall buildings should have special consideration to the setting 
of these sensitive areas, and ideally be set at a distance to minimise the 
visual impact.
The cluster strip has good access to public transport, being within walking •	
distance of both the bus station and railway station. Any tall building 
proposals should be placed within convenient distance of public transport 
links.
Existing tall buildings in Basingstoke have a role in identifying the arrival •	
points into the town, which improve the legibility of the town. 
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3.0 Location of Tall Buildings

3.1 Tall Buildings Zone

3.1.1 Tall buildings should generally be located within the cluster strip to the south 
of the railway line in Basingstoke, as illustrated in the diagram below. Any 
exceptions to this must be fully explained and justified using the criteria 
described in Section 4.0 and the Urban Character Study, particularly in relation 
to how the development responds to the local area. 

3.1.2 It should be emphasised that the tall buildings zone does not mean that all 
buildings in this area should be tall, but the zone does offer opportunities for 
clusters of such buildings.

3.2 Taller Buildings

3.2.1 There are opportunities for a cluster of taller buildings around major public 
transport interchanges (railway station and bus station) and at arrival points 
within the town centre. 

3.3 Landmark Buildings

3.3.1 Isolated landmark buildings could also be constructed to the east of Basing 
View (Fanum House) and to the west of the Churchill Way underpass, which 
would act as anchors and would help to identify the extent of the central area 
in Basingstoke.

 

 
© Crown copyright, LA100019356, (2009).
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4.0 Design Guidance for Tall Buildings

4.0.1 A planning application for a tall building will need to be judged against the 
following criteria. All these issues should be considered at the outset of a 
design, to help guide the design and siting of a development at a conceptual 
stage. 

4.0.2 A full planning application should be submitted with a Design and Access 
Statement which illustrates how the following criteria have informed the 
design. Full details on supporting information required for the planning 
application is listed in the Checklist at the end of the document.

4.1 Relationship with Context

Urban Form

4.1.1 The tall building should have a built form which is sympathetic to the existing 
urban fabric and grain, and adopt a scale and massing which is appropriate to 
the context of the local area. The building should have a positive relationship 
with the surrounding buildings.

 Topography

4.1.2 Tall buildings should be positioned to relate to the natural topography and 
landforms. By doing this, tall buildings can be built in low lying areas and 
can take advantage of the topography, therefore gaining more storey height 
without impacting on lower buildings on the surrounding higher grounds.

 Visual impact 

4.1.3 Tall buildings should be designed to strengthen existing views and vistas 
where appropriate, and not detract or be harmful to key views both within the 
town and into the town. 

 Historical Townscape

4.1.4 Tall buildings should not be located in areas which could harm the setting of 
conservation areas and listed buildings. 

4.1.5 It is important to recognise that setting could refer to buildings in the immediate 
vicinity of a listed building. However, in cases with particularly prominent listed 
buildings, the setting may refer to the townscape as a whole. A tall building 
could therefore have a major impact upon the setting of a listed building if it 
would obscure a key view of the building. Proposals for tall buildings should 
also have consideration towards Locally Listed Buildings. 
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4.2 Building Design and Form

 Building Quality

4.2.1 The tall building must demonstrate a high quality of architecture, detailing and 
use of materials given the prominence of the building. This includes its scale, 
form, massing, proportion, silhouette, facing materials and relationship to its 
context. Architectural quality is particularly important at the ground floor level 
(at the pedestrian scale) and at the top of the building, and its impact upon the 
skyline. 

 Roofline

4.2.2 Special consideration must be had towards the design of the top of the 
building. The roof is likely to be highly visible, and a prominent feature within 
the skyline. Any radio and telecommunications masts and service cores should 
be considered at the outset, to ensure that they are integral to the overall 
design of the roof. 

4.3 Land Use

 Appropriate Mix of Uses

4.3.1 A tall building must complement adjacent land uses, and where possible, 
accommodate an appropriate mix of uses. The high concentration of users 
associated with a tall building often offers opportunities to create a mix of 
uses. 

The tall buildings must be compatible with the surrounding land uses to •	
create a successful environment which responds to local need.
Mixed use schemes, which create activity throughout the day, are to be •	
encouraged where appropriate. 
Ensure that the active and lively functions within the building are visible •	
from the ground floor, to maximise activity along the frontage, particularly 
if they are public uses. 



Appendix 15  28  Appendix 1529  

4.4 Impact upon the Public Realm

 Impact upon the Street 

4.4.1 The tall building should have a positive relationship with the street. The 
building must have consideration towards the human scale, to ensure that it 
does not become overbearing in the street. This can be achieved by:

Creating a high quality public realm and associated landscaping to •	
support the scale of the building
Ensuring that there is an active street frontage with good natural •	
surveillance over the public realm
The public and private realm should be clearly defined•	
Entrances should be clearly visible, and legible from the public realm•	
Particular care should be taken when detailing the building elevations to •	
ensure that the lowest part of the building relates directly to the human 
scale and perspective.

4.4.2 It is not considered acceptable for buildings to be designed with no 
consideration to the street scene. Where the existing precedent is for buildings 
to have a poor relationship with the street, every attempt should be made to 
overcome the issue. 

 Routes and Movement

4.4.3 A tall building can improve accessibility of both the site and the local area. This 
also includes opportunities to improve legibility and permeability. 

The prominence of tall buildings enables them to become “landmark” •	
features within the town. They can also improve legibility of both the 
immediate area and the wider townscape assist by opening up, or 
appropriately enclosing views. 
Where possible, strengthen connections with improved site permeability, •	
creating safe, direct and accessible pedestrian routes. 

4.5 Environmental Considerations

 Sustainable Design and Construction

4.5.1 Sustainability criteria will be used to assess proposals for tall buildings. 
Particular consideration should be had towards energy efficiency, and use 
of renewable energy. Consideration should also be had towards waste 
management and methods to reduce water consumption and flood risk (such 
as rain water harvesting or Sustainable Urban Drainage Systems [SUDs] for 
example). 

4.5.2 Solar gain - a tall building should be arranged to ensure that the internal 
spaces gain sufficient natural daylight, to improve the quality of the interior, 
and reduce the need for artificial lighting during daylight.
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4.5.3 Green roofs and walls can play an important part in contributing towards 
biodiversity, as well as visually softening the building and creating 
opportunities for communal amenity spaces for the occupants.

 Microclimate

4.5.4 Tall buildings can have a significant impact upon the microclimate. The 
environmental implications of a tall building must be fully assessed to 
demonstrate that there would be no significant detrimental harm to the 
microclimate. The following should be taken into consideration in the design 
of the building, and where appropriate, amendments should be made to the 
building form to minimise the impact:

Overshadowing – tall buildings can cast large shadows, and could •	
overshadow neighbouring buildings and open spaces. A shadow diagram 
showing the shadowing of a building during different times of the day 
throughout the year is a useful tool in testing the impact on shadowing of 
a new building. 

Wind – tall buildings can divert winds to the ground floor, creating •	
uncomfortable climatic conditions in the public realm. This wind effect 
can be mitigated by good design and siting of buildings. Wind modelling 
may be required to support a planning application for a tall building (see 
Checklist). 

 Longevity and Flexibility

4.5.5 Tall buildings should be designed to last. Tall buildings should be designed 
to be adaptable to ensure that the building can be flexible to changing 
requirements. The building should be designed to accommodate conversions, 
following changes in social and economic demands. There also should be 
consideration towards long term maintenance and management issues. 

4.6 Transport

 Impact upon Local Infrastructure

4.6.1 The impact of additional users following the construction of a tall building on 
the local transport infrastructure should be assessed. Tall buildings should 
promote, and where appropriate, strengthen, sustainable modes of transport. 
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5.0 References

 1.  See BBC website at:http://www.bbc.co.uk/hampshire/content/image_
galleries/basingstoke_gallery.shtml 

 2. Planning Policy Statement 3 “Housing” (2006). 

 3.  Guidance on Tall Buildings. CABE/ English Heritage (July 2007).

 4.   Basingstoke and Deane Landscape Assessment, Basingstoke and 
Deane Borough Council (2001). 

6.0 Checklist

6.1 In addition to the plans and particulars required by 1App, it is recommended 
that the following information is provided in justifying a proposal for a new tall 
building:

Wind modelling – to show how a proposed tall building should related to •	
existing buildings, and to show how wind tunnelling has been mitigated
Sunlight and shadow diagram – to ensure that the building benefits •	
from sufficient natural daylight, and that it does not create excessive 
overshadowing into neighbouring properties. 
Sustainability Appraisal•	
Transport Assessment•	
Effect of tall building upon the public transport infrastructure•	
Visual Impact Assessment – to illustrate to impact of the tall building •	
upon both long distance views and local views. This should include 
photomontages, 360 degree angle views of the building, photomontages 
and cross sections, where appropriate. 

6.2  Proposals for tall buildings may also require Environmental Impact 
Assessments. 


