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This submission is made jointly by the West Kensington Estate TRA, Gibbs 
Green & Dieppe Close TRA and West Ken Gibbs Green Community Homes 
Limited (WKGGCH).  
 
About WKGGCH 
 
West Ken Gibbs Green Community Homes Ltd (WKGGCH) is a not-for-profit 
organisation, set up in March 2011 by the West Kensington and Gibbs Green & 
Dieppe Close Tenants and Residents Associations (TRAs) for the purpose of 
achieving community control of our two estates. We are a membership organisation, 
free to join for estate residents. Our board is controlled by residents who are elected 
by members at our annual general meetings. Over 580 residents from two-thirds of 
the households on the estates are members of WKGGCH. 
 
Our founding objective is to improve our estates and take control of their destiny by 
transferring them into community ownership under resident control. We are currently 
progressing a Right to Transfer application under Section 34A of the Housing Act 
1985. If we are successful in this, we will become the not-for-profit community-based 
landlord for the estates, responsible for the management and stewardship of the 
homes and neighbourhood. 
 
Our comments on the Draft New London Plan 
 
Thank you for this opportunity to comment on the draft new London Plan. We would 
like to make several comments with respect to the policies set out for the Earl’s Court 
and West Kensington Opportunity Area in Figure 2.10 of the draft new London Plan.  
 
Although there is an existing planning permission in place for the area, it is clear that 
the GLA, the London Borough of Hammersmith and Fulham, the Royal Borough of 
Kensington and Chelsea, the developer Capital and Counties and the local 
community all wish to see a substantially revised Earl’s Court Masterplan. 
 
Furthermore, the GLA and RBKC have both expressed serious reservations about 
the currently agreed scheme, in particular its levels of affordable housing and lack of 
resident engagement, whilst Hammersmith and Fulham have issued a statement 
declaring the scheme is “unviable” and “undeliverable”, demanding that the West 
Kensington and Gibbs Green estates be returned to the Council. 
 
The new London Plan should provide a vision for this area which takes its lead from 
the needs and wishes of the community. 
 
In respect of Figure 2.10: 
 

1. We note that the projected capacity for new homes in the Earl’s Court and 

West Kensington Opportunity Area has been revised down from 7,500 to 

6,000. This is a far more reasonable target considering that the Opportunity 

Area contains: 

a. an existing residential community of 2,000 people living in 760 homes, 

whose People’s Plan for improvements and new homes without 
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demolition has the support of a majority of households. The full 

People’s Plan and Survey Results can be read here: 

https://westkengibbsgreen.wordpress.com/the-peoples-plan/  

b. a functioning transport depot, essential for maintaining  the London 

Underground network and  

c. the potential to provide much needed exhibition space to London 

2. The target of 6,000 new homes is still too high and could be revised down, 

given the poor performance of the adjacent development on the Seagrave 

Road site, where luxury flats sold at a rate of one per month between July 

and December 2017. At this rate it would take several centuries to sell the 

7,500 new homes which currently have outline planning consent under the 

Earl’s Court Masterplan. Other, less speculative uses, such as affordable 

housing and a new, world class exhibition venue would much sooner return 

life to the area. 

3. We recommend that a minimum target of 50% of new homes built within the 

Opportunity Area be ‘Affordable’ to: 

a. ensure that at least half of the new homes built will address actual 

local housing need, rather than adding to the glut of speculative prime 

development across London 

b. support Policy H5 in the draft London Plan, which aims for 

developments on public sector land to deliver “at least 50% affordable 

housing across its portfolio” 

c. support the publicly stated ambitions of the leadership of both of the 

London Borough of Hammersmith and Fulham and the Royal Borough 

of Kensington and Chelsea to achieve a much greater proportion of 

affordable housing than is currently agreed within the Opportunity 

Area 

We recommend that this target of 50% of new homes to be ‘Affordable’ be set 

out within the key of the diagram at Figure 2.10. 

4. Given the high cost of market housing in the area, the Plan should stipulate 

that at least 70% of new ‘Affordable’ homes built within the Opportunity Area 

must be low cost rented homes.  We recommend that this be set out within 

the key of this diagram at Figure 2.10. 

5. We propose that a minimum floor space of 20,000sqm for exhibition and 

cultural space within the Opportunity Area be included within the key of this 

diagram at Figure 2.10.  

6. We propose that a greater proportion of the site be used for employment 

space, such as a centre for engineering excellence, building on the long 

history of rail construction and maintenance on the site. The northern part of 

the site, adjacent to Talgarth Road is more suitable for employment than 

residential space.   

7. On 28th February 2018, the London Borough of Hammersmith and Fulham 

(LBHF) revoked the Supplementary Planning Document (SPD) which formed 

the Earl’s Court and West Kensington Opportunity Area Planning Framework 

(ECWKOAPF). Any new SPD should be produced by the GLA, LBHF, and 

the Royal Borough of Kensington and Chelsea working closely with the local 

community. 

We were informed by a GLA officer in June 2017 that “the GLA are not 

currently revising the Earls Court and West Kensington OAPF, and no revised 

masterplan proposals have been submitted for consideration.” Please would 

https://westkengibbsgreen.wordpress.com/the-peoples-plan/
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you provide an updated clarification as to the GLA’s position regarding the 

ECWKOAPF?  

Please would you clarify the process and timescales for putting in place a 

new OAPF, including details for how the local community, including Earl’s 

Court Area Action Group, West Kensington and Gibbs Green Tenants and 

Residents Associations, West Ken Gibbs Green Community Homes and the 

People’s Plan will be involved? 

An Area Action Plan would be best suited to an Opportunity Area of this scale 

and complexity, since it would require a period of statutory public consultation 

and a full sustainability appraisal. This would reflect the renewed commitment 

of the GLA, LBHF and RBKC to involving the local community in new plans 

for Earls Court. Another Supplementary Planning Document would not be 

suitable. 

8. We note that the Earl’s Court and West Kensington Opportunity Area is 

classified as ‘ready to grow’ in Figure 2.10. We would argue that this is 

inaccurate, and that the OA should instead be classified as ‘Nascent’ or 

‘Stalled’, for the following reasons: 

a. The GLA, the London Borough of Hammersmith and Fulham, the 

Royal Borough of Kensington and Chelsea, the developer Capital and 

Counties and the local community all wish to see a substantially 

revised Earl’s Court Masterplan. 

b. The developer has faced falling sales on their development adjacent 

to the Opportunity Area and the Earl’s Court site fell in value by 16% 

in the past year, and by 20% in the previous year. It appears the 

developer may be running out of cash to proceed and has had to take 

out a loan from the Homes and Communities Agency. Furthermore, 

exhibited proposals for detailed planning permission for Empress 

Place were never submitted and the pub and row of shops which were 

previously emptied out by the developer in preparation for demolition 

have since been brought back into use. 

c. Any new proposals which come forward for the area must be 

assessed according to a planning framework, however LBHF have 

revoked the SPD which formed the ECWKOAPF and, so far as we are 

aware, there are as yet no plans as to what will replace it or the 

process for doing that. 

d. Furthermore, the Mayor has publicly committed to review any new 

Masterplan proposals which come forward and, according to an email 

received in December 2016 from a GLA officer, this process will 

involve a period of formal public consultation. 

e. At a Council meeting on 24th January 2018, Cllr Kim Taylor-Smith said 

“Following the Grenfell fire, this Council, and its new leadership and I 

am now focusing on housing that is truly affordable, and social 

housing, and I want our communities to take the lead in decisions 

affecting their neighbourhoods. And let’s be clear, this scheme is 

incredibly controversial... I want to make it very clear that I do not 

believe the continuation of this development under the current terms is 

right. And, as a minimum, if this is to continue I want to see more 

social and more truly affordable housing included in this scheme.” 

f. LBHF made the following public statement on 18th January 2018 on 

their website: “The London Borough of Hammersmith & Fulham 
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(LBHF) has given further consideration to Capital & Counties 

Properties PLC’s (Capco) request for a new masterplan. 

“LBHF has taken into account the concerns raised in October last year 

by the Royal Borough of Kensington & Chelsea and the recent 

position of the Greater London Authority on regeneration schemes. 

Therefore LBHF, as landowner, does not believe that the proposed 

level of density and affordable housing could be supported or 

delivered. 

“LBHF views the current agreed scheme as undeliverable and have 

called on Capco to return the estates to LBHF as this is the only viable 

way forward.” 

g. In a letter to the chairs of the West Kensington and Gibbs Green 

Tenants and Residents Associations and West Ken Gibbs Green 

Community Homes dated 26th July 2017, James Murray wrote, “As 

you know, the Mayor has long had serious reservations about the 

overall direction that the Earl’s Court Masterplan has been taking. In 

office, the Mayor has been developing new and effective policies to 

boost the levels of affordable housing in London and to make sure 

local residents are closely involved in estate regeneration plans. He 

has been concerned that the existing plans for the redevelopment of 

Earls Court, agreed by the previous administrations in Hammersmith 

and Fulham and at City Hall, proposed neither sufficient levels of 

genuinely affordable housing nor a good enough deal for existing 

residents.” 

9. The West Kensington and Gibbs Green estates should be removed from the 

Opportunity Area boundaries. Ours is a popular residential community which 

is not and was never in need of ‘estate regeneration’. We have developed our 

own People’s Plan which could increase the number of homes on our two 

estates by a third within five years of achieving planning permission, 

alongside making improvements to the existing homes and public spaces. 

This plan has the support of residents from 60% of households. We would 

like to be able to get on with implementing The People’s Plan for our 

community without being held back by the slow death of the unpopular and 

unviable Earl’s Court Masterplan. 
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