




1 

Kingston Opportunity Area – Strategic Growth Board 
Friday 24 April 2015 

Planning Policy Briefing Note 

Purpose of this Note 

To set out the planning policy context for an Opportunity Area, and to identify the issues and 
options for the Council to prepare an Opportunity Area Planning Framework (OAPF). 

The Policy Context 

The Council’s key planning policy documents are the Core Strategy (2012), the Kingston 
Town Centre Area Action Plan (2008), as well as the London Plan (2015). Neither of the 
Council’s two development plans make reference to an Opportunity Area, therefore there is 
lack of a local policy hook for an OAPF. The London Plan provides the policy and general 
support for a Kingston Town Centre Opportunity Area as follows: 

London Plan (March 2015) Policy 2.13 ‘Opportunity Areas and Intensification Areas’:  

“Within the opportunity and intensification areas shown in Map 2.4, the Mayor will:  
a) provide proactive encouragement, support and leadership for partnerships
preparing and implementing opportunity area planning frameworks to realize these 
areas’ growth potential in the terms of Annex 1, recognising that there are different 
models for carrying these forward… and 
b) ensure that his agencies (including Transport for London) work collaboratively and
with others to identify those opportunity and intensification areas that require public 
investment and intervention to achieve their growth potential. 

Within LDFs boroughs should develop more detailed policies and proposals for 
opportunity areas and intensification areas.” 

The supporting text states that: 

“Planning frameworks, investment plans and other spatial interventions for these 
areas should focus on implementation, identifying both the opportunities and 
challenges that need resolving such as land use, infrastructure, access, energy 
requirements, spatial integration, regeneration, investment, land assembly and 
phasing. With support from strategic partners, they should set realistic programmes 
and timescales for delivery. The Mayor will continue to work with boroughs and other 
delivery partners to ensure that the development capacity estimates for the 
Opportunity and Intensification areas are up-to-date, realistic and aligned with 
strategic as well as local priorities…”  

Annex 1 Para. A1.4 specifically states:  

“The Mayor is working with boroughs and other partners to identify, assess and 
realise the potential for new Opportunity and Intensification Areas in terms of Policy 
2.13 including… in the Royal Borough of Kingston upon Thames (Kingston town 
centre).” 
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Developing a Kingston OAPF  
 
Meetings have taken place with the GLA to assess potential approaches to a Kingston 
OAPF. These have highlighted the following policy issues: 
 

i. The Status of a Kingston OAPF - The fact that Kingston is not formally designated as 
an Opportunity Area in the London Plan, and there is no reference to the Opportunity 
Area in the Core Strategy or Kingston Town Centre AAP, means that no policy hook 
in the Borough’s Development Plan exists. Therefore, an OAPF will lack statutory 
status and it will be difficult to give weight to such a document during the planning 
decision–making process for proposals in the Area. It is important that formal status 
of the Opportunity Area is achieved through policy.  
 

ii. Programme schedule – the preparation of an OAPF will need to be considered in 
relation to the London Plan and Borough’s Local Plan. There are two issues in this 
respect: 
 

a. Production of an OAPF ahead of the London Plan review  
It is estimated that an OAPF will take 18 months to prepare, i.e. adoption in autumn 
2016. A review of The London Plan has begun and is estimated for adoption in 2018. 
The preparation of an OAPF ahead of The London Plan will present the risk of the 
OAPF not conforming to a newly adopted London Plan, creating the need for a 
review of the OAPF.   
 

b. Production of an OAPF ahead of the Borough’s Local Plan review  
The Council received advice from the Planning Advisory Service in June 2014, which 
recommended an update of housing evidence to inform a review of the Core Strategy 
(towards production of a Borough-wide Local Plan), rather than a review of the 
Kingston Town Centre AAP. Housing evidence is currently being developed to inform 
the Local Plan, i.e. a Strategic Housing Market Assessment (SHMA), which will be 
followed by a Strategic Housing Land Availability Assessment (SHLAA). Should the 
Council progress with an OAPF prior to the Local Plan review there will be a reliance 
on town centre sites, which will be premature when sites are to be identified/allocated 
across the Borough.  

 
 
Options for an Approach to the OAPF 
 

i. The Status of a Kingston OAPF  
 
During discussions with the GLA, the following options were proposed: 

 
a. Option 1: If there is no policy hook in either the London Plan or Local Plan the 

OAPF will be prepared as a non-statutory planning document and therefore carry 
limited weight in the decision-making process. 
 

b. Option 2: The GLA has proposed that the Kingston Opportunity Area and 
associated OAPF are referenced in the Minor Alterations to the London Plan 
(consultation is planned for May 2015). This would create a policy hook in the 
London Plan and the OAPF would be developed as Supplementary Planning 
Guidance to the London Plan. As the London Plan will gather weight as it 
progresses through its preparation stages, work on the OAPF could occur 
simultaneously. 
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c. Option 3: The Council may produce an OAPF as an Area Action Plan, i.e. review 
the Kingston Town Centre AAP with an intensification of uses and expansion of 
its area boundary. Preparation would need to be simultaneous with the Local 
Plan to ensure that key housing and employment sites etc are identified across 
the Borough. This would allow a significant reliance for sites in the town centre, in 
line with intensification, with the remaining housing allocation being identified in 
the rest of the Local Plan. 

 
All options are to be explored and legal advice is currently being sought regarding the 
most appropriate option. A verbal update will be provided at this Board meeting. 

 
ii. Programme Schedule 

 
The Council will work closely with the GLA to ensure conformity with the London Plan 
as it progresses through its own policy review. In addition, the Council will assess the 
approaches taken by other London Boroughs to the preparation of an OAPF. 











 

5.  Key policy update 
 
 Draft SHMAA headlines 

We are in a contract with Mole Valley, Elmbridge and Epsom and Ewell to do a joint 
SHMAA.  This is coming to a close with a draft completed which we have shared with the 
London boroughs around us.  
 
Some headlines – ownership of 2nd homes within the SHMAA area is at 74, which is the 
highest of all authorities.  20% of all housing stock is 4 bedrooms, 50% of housing stock 
is older than 1919.  Deprivation is very low and earnings are at a 35% increase since 
2002, and people who have a Degree is higher than the London and national average. 
House prices are higher than the London average and rents are increasing faster than 
London as a whole. 

 

6.  Key planning application update 
 
Viv Evans presented a Powerpoint presentation and tabled handouts. 
 
 Post Office Site 

The application from St George has gone from 21 stories to 19 and now it has been 
amended to 16 stories.  There has been a great improvement to the previous plans and it 
is now going through the planning procedure with a decision date of 5th November. 
Historic Royal Palaces have withdrawn their objections and hopefully this may go 
through, with 328 units and 2 listed buildings being restored with mixed retail use on the 
ground floor. 
 
 Eden Walk shopping centre 

The application is about to be submitted on 30th October and the model shown in the 
presentation is as it was rather than what it is in the latest submission.  There will be 380 
residential units above a spectacular regeneration of the shopping centre with a Sky 
restaurant which will have views of Hampton Court.  The public consultation attracted a 
debate around the height with two visits from Historic England. Presentation showed the 
views of the amended height at various locations around Kingston.  There will be a 
design meeting tomorrow. 
 
 Development and Housing Regeneration Pipeline 

Gasholder site – this is coming through at the moment for student and residential 
accommodation up to 9 stories high.  This will include a Linear Park with mixed cycle and 
pedestrian use.   
 
A new Arts and Creative Industries Centre for Kingston College on Richmond Road is 
complete and open. 
 
Hilton Doubletree Hotel – the hotel is built and the contact has been signed just waiting 
for the hotel to be kitted out. 
 
Spenhill – this has been sold to Meyer Bergman who have put in for affordable housing 
up to 16 stories high.  Meyer Bergman are mostly shopping centres not a house builder, 
and they are refusing to engage with Kingston on design, we would struggle to agree on 
the current form. 
 
Lidl – the decision has gone to Committee for their Headquarters in Tolworth. 
 
Tolworth Tower – application from CNM Estates for new towers of different heights along 
the Broadway with 315 units and retail with 87 units in the tower from office to residential, 
with more modern office accommodation. 
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looking at an increase of 4 posts.  The Estate Regeneration team will be a more structured 
team, with an Economical Development team and we will be rebalancing the existing 
resource.   Planning for Growth project will need to set up the stakeholder group, and will 
need the support from Kingston.   2 consultants are already interested so this does need to be 
done soon, as well as engagement with the public.   

4. Key policy update 
 Kingston LDS

Following on from the advice received from   we are going to merge the Local 
Plan and the OAPF and bring the revised LDS to DC Growth Committee for approval. RBK will 
bring a ‘direction of travel’ document in late Spring.   

 Housing Zone submission
CRE is in the early stages of the Housing Zone and there is a need to produce a master plan for 
that site.  Bid was submitted on 23rd January for 11 sites with 1700 homes, hoping to  start 
development on site in this financial year 17/ 18. 

 Status of other briefs within Area Plan boundary (Cambridge Road Estate, Riverside
Area)

Eden walk development brief has been adopted and sits under the core strategy. 
Riverside SPD will be commissioned in around 6 8 weeks showing how we treat the riverside 
from Canbury Gardens to the southern quarters. 

Mini Holland in the OA – Station Plaza is affected by Wheatfield Way and about to go to public 
engagement in the Spring up to station plaza through to Kingston Bridge to design a new 
bridge over the road and remodelling the Plaza.  We are waiting for a design brief to come 
through and will on site in about 18 months. 

5. Key planning application update 
 Tolworth Tower

Resolution to grant planning permission will be this month, they have made significant 
changes. There were objections and a petition with Ward Members lobbying against it.  The 
Committee considered it acceptable.  This is the first key regeneration site outside the town 
centre.  
 Post Office Site

Decision was made to refuse this site. The current amended scheme was shown on the slide, 
12 story sits between the old post office and the exchange, St George have reduced to 8 and 
taken off some of the mass and bulk.  There have been a couple of meetings with local 
residents groups and there has been a change in material and design which has been received 
more favourably.  Further comments received from Historic England and no longer objecting 
on the grounds of impact on the Grade II listed buildings.  This will be returning to Committee 
on site 25th February. 

GLA will be doing a top up stage 1 report in February due to the changes.  GLA want the 
decision at Committee immediately to expedite the stage 2. 

 Lidl Headquarters in Tolworth
Gateway are the consultants employed by Lidl to do the parking and traffic study.  GLA have 
met at Pre app and have asked for more information. They need to provide this to enable a 
decision to be made.  This is going to the Mayor on 11th February.   Hotel is being constructed 
by Whitbread at the moment on the site adjacent to Lidl.  Impacts of these schemes on 
Tolworth Roundabout will need careful assessment. Need to start scoping Tolworth in the 
local plan. 
 Eden Walk shopping centre

Changed committee date to come in March and to GLA at the end of March 
 Development and Housing Regeneration Pipeline

Presentation. 
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Issues with current approach 

• Most of the opportunity area is already 
planned. K+20, North Kingston Design Brief, 
Eden Quarter SPD. Live applications Eden 
Shopping Centre and The Old Post Office Site. 

• Sites in the town centre too small for anything 
more than a sites allocation document.  

• Major opportunities for growth such as 
Tolworth are excluded.   
 

 
 



Hierarchy of documents 

• Direction of Travel

• Kingston Opportunity Area Plan

• Local Plan



Options 

Move OA plan up  
 

• Direction of travel OAPF 
 

 
 

• Kingston OA Plan 
 

• Local Plan 

Move the OA plan down  
 

• Direction of travel document 
 

• Kingston OA Plan 
 
 
 
 

• Local Plan including a chapters 
which form part of a OA plan  



Growth - Areas of search 
• Out of and in-town retail 
• Utilities land 
• Waste land 
• Edge of boroughs 
• Industrial land – strategic and local 
• Council Estates / Public Land 
• Areas with pre-planning applications 
• Overlooked areas 
• Crossrail 2 
• London Land Commission 
• Smaller sites of ‘white land’  



Opportunity Areas & 
Intensification Areas 



Strategic Industrial Locations 



In and Out of Town Retail Sites 
> 1 hectare 



Industrial and Utility 



Town Centres 



Crossrail 2 



Crossrail 2 South / 
Kingston 

Examples of  
Areas of search… 



Context has changed 

• We have the proposed Crossrail 2 route with 
10 stations in RBK (TfL masterplanning along 
the route) 

• Timetable for the new London Plan and new 
Mayor’s Direction of Travel document 
removes the need for the document to be a 
DPD. 



Kingston Crossrail OAPF 

• Broaden the scope of the document to look at
opportunities for growth across the borough.

• Show the benefits of releasing and rationalising land uses
around the Crossrail stations to protect the surrounding 
low density residential/sensitive areas. It will strengthen 
the arguments for taller denser developments in Kingston 
town centre and around Tolworth.  

• It will be a good overarching policy document for the local
plan to follow on from.

• On plan this could be presented as satellite areas around
stations or as a corridor along the CR2 line.



Benefits of widening scope of OA 

• Move away from the site allocation approach. This can
be picked up in the Local Plan which will speed up
production of the OAPF document.

• Make the most of Crossrail 2.
• Lead discussions on growth and development across

the borough of Kingston. Comprehensive strategy for
growth and change in the borough of Kingston not just
Kingston town centre e.g Tolworth

• Could be used as RBK’s Direction of Travel document.
• Dovetail and steer TfL Crossrail 2 masterplans





City in the West 



Crossrail 2 Delta 
/ Kingston 

Looking for growth 

Croydon-Wimbledon 
Tram Link /Brown 
Belt

Lower 
Sydenham 







City in the West - Next steps 

• In process of securing GLA resources to finish
the document

• Follow similar format to the City in the East
document

• Deadline June 2016
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Way forward 

• Title of document
– Direction of travel for the Kingston Opportunity

Area

• Status of document
– Explicitly linked to London Plan policies on town

centre intensification & intensification around
transport improvements.



Way forward continued… 

• Taking the document forward with new Mayor

• New London Plan

• Resources
– Mapping/DTP/GIS

• Timescales
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Next steps 

• Review findings

• Widen the study area to include the other
growth areas

• Resources and timetable next iteration of the
study






