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Save Earl’s Court Campaigners & Save Earl’s Court Supporters Club 
Reference ID: 1504 

Matter Number: M14 Opportunity Areas. 

Opportunity Areas M14. Are the Opportunity Areas identified on the Key Diagram and 
Figures 2.4 to 2.12 likely to deliver the indicative number of additional homes and jobs 
assumed in the Plan12 in a way that is justified and consistent with national policy? In 
particular:  

a) Are sites likely to be available in the Opportunity Areas with sufficient capacity to 
accommodate the expected scale of development?  

The impact of further intensification of the Earls Court and West Kensington Opportunity 
Area to meet the housing targets will require a complete review of the existing Masterplan 
allowing for the West Kensington and Gibbs Green 22- acre site no longer being included in 
the Opportunity Area. 

There is a fear that intensification could reduce the amount of public and green spaces, jobs 
and social infrastructure required to support the new community in an area where these 
provisions have already identified as inadequate and lack of this provision will generate 
inequality and reduce integration with the wider area. 

There was no Area Action Plan (AAP) for the Earls Court Masterplan, which was a major 
omission for such a large, centrally located and complex site, leading to concerns about the 
impact on the road and tube station capacities and long-term damage to local businesses. 

It is also unclear how the North/South road would be achieved. The Empress State Building 
is no longer part of the Earls Court Masterplan and the problem is where do you put the 
North/South road if the Lillie Bridge Depot does not come into play? It will be too close to 
the North End Road estates.  

The retention of the North End Road Estates, will result in poor connectivity east/west, and 
north/south will not be able to support the volume of traffic that this size of development 
will generate. It is not clear where it will be able to exit onto the A4. 

In any review of the Masterplan an AAP must ensure an integrated plan that serves both 
new and existing residents and acknowledges, with the changing demographics as a result 
of intensification, changing requirements of the site, social infrastructure and accessibility. 

b) Have the Opportunity Areas been chosen having due regard to flood risk in accordance 
with national policy?  

Parts of the site are already subject to flood risk.  
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c) To be effective in preventing unacceptable risk from pollution and land instability and 
ensuring that development only takes place on sites that are suitable for the use 
proposed, is it necessary for the Plan to set out a strategic approach to dealing with 
despoiled, degraded, derelict, contaminated and unstable land in Opportunity Areas?  

It is necessary to have a strategic approach which will take the history of a site into 
consideration. In the Earls Court and West Kensington Opportunity Area, there was heavy 
industrial use and an isolation hospital for infectious diseases. The Opportunity Area is 
bounded by some of the most polluted and congested roads in London. 

d) How would the development proposed be likely to affect the character and appearance 
of existing places within and around the Opportunity Areas including with regard to 
heritage assets and their settings? 

The proposed architecture is significantly out of keeping with the existing Victorian 
character and context in height, scale, massing and use of building materials resulting in 
over development.  It encroaches on Grade I listed building St Cuthbert’s Church, in Earl’s 
Court.  

 e) Is the necessary transport and other physical, environmental and social infrastructure 
likely to be in place in each of the Opportunity Areas in a timely manner? 

Transport for London (TfL) have tried to demonstrate that there will not be an increase in 
pressure of passenger numbers on Earl’s Court station. But their figures are calculated on 
journeys in to and out of central London at the same time, which does not take into account 
that numbers travelling in to the centre are higher than those heading out of London. Local 
tube users are already concerned about the accident risk on platforms at peak times at the 
station. 

Earl’s Court station has a Conservation Order and has three stairs going to a mezzanine level 
that serves one down and one up escalator to the Piccadilly Line. This is one of the top 5 
stations in London and struggles with demand. 

The planning approval for the 22-acres has no step-free access to the tube from the site, 
reducing access for the mobility impaired, mothers with buggies or people with luggage. 

TFL may not have taken into account plane passengers with suitcases travelling on the 
Piccadilly line from Heathrow. At Gloucester Road in the morning rush hour residents may 
let 2 or 3 trains pass before getting on. 

The plans have 4,300 car park spaces on the Earl’s Court site and will feed on to the Earl’s 
Court one-way system and A4, which are already acknowledged to be at capacity.  

Even if the site is carbon neutral, it is sitting in one of the most polluted sites in London. 
Green walls and tree planting must be included in the Masterplan. 



3 
 

It is an introspective site which fails to integrate into the surrounding area. If the proposed 
revised Masterplan covers only 22-acres in Kensington and Chelsea it will fail in one of its 
main objectives in the SPD which is the East/West Road from North End to the Cromwell 
Road, without the demolition of the West Kensington and Gibbs Green estates in the 
London Borough of Hammersmith and Fulham.  

The proposals for the northern pedestrian and cycling exit and entry to the site is via a 
narrow pavement on the raised section of the A4. This is not safe. 

We must achieve better connectivity via the Northern Access route under the A4 bridge. 
The Cluny Mews section of the Opportunity Area allows for pedestrian access only to the 
site via a lift and steps and relies on the provision of the Linear Park within the scheme. We 
propose a light-wall tunnel underneath the bridge connected to the Tesco site to be used by 
cyclists and pedestrians.  An example of a light wall tunnel is in Kings Cross.  

If promoting cycling, how do you address Warwick Road? No cycle lane nor a bus lane is 
possible in Warwick Road as the inside lane is dominated by buses and becomes the feeder 
lane for the A4. 

RBKC has the highest levels of inequality in London. According to an article in The Guardian 
dated 13th November 2017, “the child poverty level across the borough is 27% which is 
about the London average, but in the poorest pockets it stands at 58%, while in the most 
expensive stretch around Hyde Park it is just 6%. One street in Knightsbridge has a 0% 
health deprivation rating, but one block on a council estate two miles away (still within the 
borough) has a 65% health deprivation rating.“ 

There is currently no social infrastructure envisaged for the 22-acre site in RBKC which is an 
appalling oversight. 

 If the presumption is that the Opportunity Area will be reduced from 77-acres, a 
subsequent increase in density will be required by the Mayor to meet the viability of the 
site. It has to integrate with the local community. Why invest in Toby Young’s free school 
when investment could be made in the existing St Cuthbert’s with St Matthias Church of 
England primary school in Earl’s Court?  

Why not invest in the St Cuthbert’s Church complex to deliver the integration between the 
existing and the new population, a place where they can meet?  

Housing in this Opportunity Area should follow the models for the new towns after WW2 - 
setting out to provide a range of housing and employment options, acknowledging diversity 
and challenging requirements – creating urban new town models. We must examine the 
needs of key workers; those starting out in their careers and those downsizing.  
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Are we trying to accommodate people or housing them? If you house them, they put down 
roots, get into employment, their children stay longer in local education and there are 
better health outcomes.  

We have to look at the work/life balance of Londoners. For example, we educate doctors at 
great expense, then they leave as they cannot afford to live here.  The same with teachers 
after they have finished their training, which means that central London children will not get 
the continuity of teaching they need.  

We are living longer. In RBKC we have a growing number in the over 85-year-old group. 
Central Government and Local Authorities are facing a challenge to provide the necessary 
range of affordable housing options for our aging population so they can remain in their 
own homes and be independent, resilient, mobile and mentally active for as long as 
possible. There is a shortage of good Independent Living space, much of the properties 
available are converted properties, which are not spatially conducive to good mental and 
physical health outcomes and in many promote, via design, isolation.  

There is also a need for Sheltered/Supported and Extra Care facilities, all of these should be 
an integrated part of any community focused neighbourhood plan. These residents should 
remain within the community with the opportunities to remain engaged by life, even if only 
looking out of their window. 

Perhaps, as in the case of McCarthy & Stone who elsewhere have already linked up with 
Places for People in the development of age-friendly homes within mixed developments, 
this example could be used in partnership with one of the many RSLs operating in the area. 

Provision of community spaces across the age ranges must be designed into the Masterplan.  

Architecture used well rather than applied in a Meccano-like way can provide homes for a 
range of ages and incomes to live here, creating an inclusive and dynamic community.  
People who are bereaved or need to downsize can then remain within their own networks.   

There could be an opportunity to make partnership deals with Housing Associations – 
releasing stock not fit for purpose in the general need’s requirement. We require more 
social rented and affordable housing options, not less. 
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 f) Would the development proposed in the Opportunity Areas support policy GG1 
“building strong and inclusive communities” and Policy SD10 “strategic and local 
regeneration”?  

No, these plans fail: 

to provide the destination/location of national/international significance generating high-
level of footfall as set out in the original SPD Key Principle CS1:  

8•7 The aim is to continue Earl’s Court’s reputation as a cultural destination. The 
new cultural destination must create an attractive place, with a distinctive cultural 
identity. Examples of cultural facilities that create successful destinations include: 
The Kunstmuseum (Stuttgart), Sadler’s Wells (Islington)…and the Saatchi Gallery, 
Duke of York’s Square (King’s Road).  

8•11 An analysis of various cultural venues throughout Great Britain… With this in 
mind, the authorities will expect that, to be considered ‘large’, cultural facilities 
should have:  
• a minimum footprint of 2,500sqm (GEA); 
• a minimum floorspace of 10,000sqm (GIA);  
• a hosting capacity of at least 2,000 visitors;  
• attract approximately 750,000 visitors per year.  

There is no significant replacement venue for the demolished Earls Court Exhibition Centres 
One and Two, which would create the overnight stays beneficial to the local hotels and 
businesses as well as the wider London area.  

Secondly, there is no social infrastructure within the present planning to meet the needs of 
the new residents: doctor surgery, dental, crèche, etc. 

g) Would Policy SD1 provide an effective strategic context for the preparation of local 
plans and neighbourhood plans? 

The Mayor is Chair of TfL which is in a joint venture with developer Capco on the Earls Court 
Masterplan. There is nothing in this policy which deals with possible Mayoral conflicts of 
interest.  

 h) Is the approach to development management set out in SD1 consistent with national 
policy and would it be effective particularly in terms of the role of “planning 
frameworks”? 

No comments on this question. 

End of statement. 


