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1. From 01.43.22-01.58.10: Failure to assess impact of proposed development 

2. 02.47.07 – 02.47.48: Designation of Kingston as “opportunity area” unsound 

1. Am I right that you do not want me to talk about whether the policies are justified and consistent 

with policy because that is coming later? I was looking at it as a whole… 

Inspector: we are interested in character and appearance… 

CTS: Would the development proposed be likely to affect the character and appearance of existing 

places within the Opportunity Areas including with regard to heritage assets and their settings?  

Absolutely. I believe it would be hugely detrimental . And why? Firstly, I think the process for 

establishing opportunity areas is unsound. It doesn’t take in to account the views of communities, it 

doesn’t take in to account borough character studies, for example, across the board. I know this is 

true in a lot of places and I know there is one in Kingston which was done but which hasn’t been 

used at all in putting us forward as a nascent “opportunity area”. 

In terms of the process, it’s been done behind closed doors, it’s secret, no-one knows about it and, 

in the case of Kingston, it was approved, the “Direction of Travel” which has been used as the 

document to set up a nascent “opportunity area” was approved in Kingston on one day and was 

then approved by the GLA two business days later, and the call-in was meant to have lasted for 

another three weeks. So it by-passed the call-in procedure therefore disenfranchising residents and 

stopping them from having the ability to challenge the decision. And I’ve gone through every single 

reply to the Direction of Travel and there’s a huge number of substantive issues that were raised, by 

English Heritage, by Natural England, by lots of different statutory and local resident respondees. 

So, why else would it be hugely detrimental? I think my colleagues already covered about the 

character of neighbourhoods. There are a lot of different neighbourhoods, I mean Kingston is a 

specific place. I don’t know the demographics of all the other “opportunity areas” but I imagine; you 

are taking a whole Borough and you’re putting lots of different “opportunity areas” in it. Wherever 

that might be, the neighbourhoods are going to have different characteristics and by imposing a top 

down target (Inspector: so it’s top down target that’s a concern?), it’s one of the things (Inspector: 

and the process?). And, getting on to my next point, there is no strategic environmental assessment 

done of the effect on biodiversity and the natural environment including natural heritage assets and 

the wider setting. And I think that it is critical when you are talking about the environment, you have 

to look at the wider setting.  

In my view, this is the failure of a public body to engage with its statutory duty conferred under the 

Natural Environmental and Rural Communities Act 2006  which extends the Countryside and Rights 

of Way Act 2000 on the duty of public bodies and statutory undertakers to ensure due regards to the 

conservation of biodiversity. 
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I mean. Let’s just be real for a minute. We’re talking about the preservation of bats, dormice, newts, 

large blue butterflies, otters. This is real nature we are talking about. And it’s very important. It’s a 

national issue that we are talking about: the conservation of wildlife, of nature. And it’s being 

overridden. 

We’re not looking at strategic impact assessments or an ecological impact assessment. They should 

be done. There is case: I don’t know if you are aware of it; you might be more than I – the Woolley 

case, which establishes that it was insufficient for a local planning authority to make reference to the 

existence of regulations as an informant on a planning consent.  

And I believe that this provides evidence that the plan is unsound in its disregard for this and it’s a 

very very important issue for all of us, for anyone looking at “opportunity areas”, as my colleagues 

across the room (I nod towards representative from Kingston Council) are, or anyone judging it. This 

is in all our interests. It is for us and for the future. 

The reason why I think it would have a detrimental impact? Because it’s not evidence based. That’s 

been talked about before. We don’t even know we’ve got the sites where these things can be built. 

And again it assumes a high density of development. There is something, there is a play-off going on. 

I don’t know if it goes on everywhere, but in Kingston there are strategic environmental assessments 

going on that protect the already protected areas. So they protect places like Richmond Park, they 

protect the heritage assets. They are MEANT to protect them. Richmond Park say on their website 

they are not being protected. But a strategic environmental assessment pushes development to 

other places. So what you need is the other two assessments: the ecological impact assessment and 

a strategic impact assessment. Without them, certainly, a place like Kingston , and I imagine all the 

other “opportunity areas” are in a lose-lose situation because you push it away from this little asset 

here – which needs protecting – and you push it over there. I think that’s a really key point. I’ve 

probably laboured that enough. 

So, it’s a balance between protecting nature, protecting places like Richmond Park, the Arcadian 

Thames in Kingston, everything. You’ve got to look at it holistically and you’ve got to look beyond 

the Borough of Kingston.  

Kingston doesn’t have Richmond Park. Richmond Park isn’t in Kingston. But it’s right there. This must 

be true about so many places. They are not in your little Borough but they’re right next to you, or 

even further away, they have an impact. Then there’s the heritage sites. (I’ll just finish). There is no 

heritage impact assessment. For somewhere like Kingston, that’s very important and I just wanted to 

quote quickly what David English from Historic England said.  

He said: “Considering the emerging areas of opportunity, it is clear there are potential contradictions 

between the growth areas and the conservation of Kingston’s most sensitive heritage assets”. And 

he believes that a robust examination needs to take place and evidence needs to be provided. And I 

think that the plan is unsound in the absence of such an assessment. 

2. Kingston designation as “opportunity area” unsound 

In the next part of the session, I speak with Jennifer Robinson, UCL professor, speaking with Just 

Space. JR has stated that opportunity areas have never been reviewed, that it is not acceptable to 

remove half the city and replace it with something that it is not possible to investigate properly 

without an assessment and review of the impact of existing opportunity areas and calls for a new 

statutory and compliant approval process for opportunity areas. The Inspector then tries to prevent 

me from speaking. 



C Shah:  I just have one thing to say if that’s alright please? 

Inspector: Very, very briefly  

C Shah:  I will be very brief. I will look at what I have written down and I will say it very briefly 

Inspector: And specifically, on the point of how the planning framework should be taken forward? 

It’s a fairly straightforward thing. 

C Shah: This is planning frameworks; it’s not H generally? 

Inspector: Go on then 

C Shah: Okay. I just wanted to reinforce… 

Inspector: You don’t need to reinforce 

C Shah: Okay, okay….but what I wanted to say is that there is absolutely no evidence – this is the 

only place I can say it, it’s about what’s in the London Plan – for Kingston to be in it because it’s an 

unsound designation… 

Inspector: Okay, thank you 

C Shah: …and you heard what I said earlier about the process by which it was approved?  

Inspector: Yes. Thank you. 

 


