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Mr Toby Feltham                               Our ref: P00442431 
Royal Borough of Kingston Upon Thames        
2 Guildhall 
High Street 
Kingston upon Thames  
KT1 1EU 
 
         30th September 2015 
 
Dear Mr Feltham,  
 
Arrangements for Handling Heritage Applications Direction 2015 & 
T&CP (Development Management Procedure) (England) Order 2015 
DEVELOPMENT SITE AT FORMER POST OFFICE, KINGSTON UPON THAMES  
Application No 14/13247 
 
Thank you for your letter of 8th September 2015 notifying Historic England of the revised 
information relating to the above application.  
 
Historic England welcomes the alterations that have been made to the scheme since our last 
letter dated 13th May 2015. We particularly welcome the reduction in the height of the tallest 
elements of the scheme, and the reconsideration of the detailed design approach. We have 
therefore concluded that the extent of harm to the historic environment would be reduced in 
comparison to the earlier proposals. Nevertheless, in our view these changes do not 
eliminate harmful impacts which we believe should be avoided. The scheme is therefore not 
in line with national planning policies contained in the NPPF or the Council’s policies relating 
to heritage, design or this town centre.  
 
This letter should be read as an addendum to our previous advice, where we set out the 
impacts of the previous proposal on the setting of the heritage assets in and around Kingston 
town centre in detail. This letter identifies issues that in our view remain outstanding, which 
your Council should address when they are considering the latest proposals.  
 
Setting 
In our letter of 13th May we advised that the methodology for assessing the impact of the 
proposals on the setting of heritage assets was flawed. It was therefore with disappointment 
that we noted that the Officers’ committee report (23rd June 2015) also failed to address this 
issue properly. We would re-emphasise that best practice methodology for assessing the 
impact of proposals on setting is that contained in the Historic Environment Good Practice 
Advice in Planning Note 3 ‘The Setting of Heritage Assets’, 
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(https://content.historicengland.org.uk/images-books/publications/gpa3-setting-of-
heritage-assets/gpa3.pdf/).  
 
Paragraph 12 of the Advice Note sets out a 5 step approach which was not followed by the 
applicants. Unfortunately, it was also not followed in the previous committee report (or the 
addendum) and we refer you to paragraphs 184-211 of that report. Despite clearly stating 
that these paragraphs treat setting, they make no mention of the most recent guidance. 
Furthermore, in the analysis of the impacts (paras. 194-211), the report focuses on the impact 
on townscape views from fixed location points, without considering: 
 

• what elements make up the setting of the heritage assets;  
• what contribution setting makes to the significance of the heritage assets; and 
• how that significance (as opposed to the view) would be affected by the proposals.  

 
We would emphasise to your Council how important it is for your decision-making to be clear 
on the difference between setting and views, and to be robust in your approach to the 
consideration of impacts upon setting. This is because of the requirement for you to have 
special regard to preserving listed buildings and their settings as set out in Section 66 of the 
1990 Act. You will be aware that great weight should be given to the protection of heritage 
assets and their settings. Therefore, we would urge you to ensure that this consideration is 
fully addressed as part of your assessment of the latest proposals.  Once you have 
established the extent of harm, individually and cumulatively, you will need to be clear if and 
how the public benefits clearly and convincingly outweigh the harm.  
 
Tall buildings guidance and site specific policy 
Historic England considers that the two tower elements, now proposed at 16 and 12 stories 
tall, are too high and are the principal causes of harm to the setting of heritage assets.  The 
lower tower requires a reduction of 4-6 storeys to comply with the recently adopted SPD. In 
order to avoid harmful impacts on the setting of nationally and locally important heritage 
assets, the taller building also needs to be further reduced. The revised Townscape, Heritage 
and Visual Impact Assessment correctly notes that the town centre suffers from the impacts 
of several insensitive post-war developments (para. 17.5). These, it goes on to say, have 
‘undue dominance on Kingston’s skyline in near and distant views’. Unfortunately, the 
current proposals still seek to match the height and prominence of these developments, 
outweighing efforts to draw on the positive elements of the site’s context to inform the 
design. As the CABE/English Heritage Guidance on Tall Buildings (2007) notes, due to their 
prominence tall buildings can harm the qualities that people value about places. It goes on 
to state that: 
 
“there have been too many examples of tall buildings that have been unsuitably sited, poorly 
designed and detailed, badly built or incompetently managed … The existence of a tall 
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building in a particular location will not of itself justify its replacement with a new tall building 
on the same site or in the same area.” 
 
To be acceptable, very large developments should be in an appropriate location, of excellent 
design quality in their own right and should enhance the qualities of its immediate location 
and wider setting. For this reason we consider it is disappointing that the latest proposals will 
not be taken back to the design review panel to provide an impartial assessment of the 
design quality. In our view, while the revised proposal would have a better relationship to its 
context than the previous designs, we consider that it would still fail to meet the advice in the 
Tall Buildings guidance due to the height, bulk and elements of the design, which do not 
preserve or enhance the setting of surrounding heritage assets.  
 
In our view the most successful parts of the new scheme are those that comply with the Eden 
Quarter Development Brief SPD. This is both in terms of the restoration and reuse of the two 
listed buildings which we support, and the guidance on building heights (figure 8), which 
suggests that the most appropriate height for most of this development site is between 6 and 
8 storeys. The larger elements that surround the listed buildings on the site and intrude 
visually on surrounding conservation areas, cause harm to both types of heritage asset. This 
emphasises the value of masterplanning this area and the importance of new development 
conforming to the Council’s adopted policies and guidance. 
 
Recommendation 
The policy tests in the NPPF require ‘great weight’ to be given to the conservation of heritage 
assets and their settings. In our view, the proposals would still cause harm to the setting of 
the listed buildings on the site, and detract from the setting of the Market House. Historic 
England considers that the development would detract from the Kingston Old Town 
Conservation Area and the Fairfield/Knight’s Park Conservation Areas, failing to meet the 
statutory test to preserve or enhance the character and appearance of locally and nationally 
designated heritage assets.  The harm to the setting of Richmond Park, Bushy Park and 
Hampton Court Park and Hampton Court Palace is still perceptible and still lacks a 
convincing justification. However, due to the reduction in the height of the tallest element of 
the scheme, we accept that these impacts have been reduced and that the degree of harm 
would be smaller than the previous proposals.  
 
As this site would clearly benefit from development and is a key part of the Eden Quarter 
Masterplan, it will set an important benchmark for the quality of new development in the 
town centre. We believe that whilst improved this scheme could do much more to respect its 
context and the unique identity of Kingston. 
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Yours sincerely, 
 

 
 
Stephen Senior 
Assistant Historic Buildings Inspector 
E-mail: stephen.senior@HistoricEngland.org.uk 
Direct Dial: 020 7973 3721 
 
cc. David English, Historic Places Adviser 
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