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1. INTRODUCTION 
1.1 NEW LOCAL PLAN REVIEW 
1.1.1 The Council is undertaking New Local Plan Review (NLPR) to ensure we 

have an up-to-date and fit-for-purpose Local Plan to guide the development 
of the Borough and reflect our values. The NLPR is a full review. 

1.1.2 This Policy Formulation Report (PFR) has been written to explain the 
reasoning behind the site allocation requirements set out in the Earl’s Court 
Exhibition Centre site allocation Policy SA2 to a level of detail which cannot 
be included in that document itself. 

1.2 EARL’S COURT EXHIBITION CENTRE 
1.2.1 This topic of the NLPR relates primarily to Chapter 10 and the following 

policy of the existing Local Plan: 
 

Policy CA4: Earl’s Court Exhibition Centre 
 
The Council allocates development on the site to deliver, in terms of: 
 
Land use 
a. a minimum of 900 (C3) homes within the Royal Borough; 
b. a minimum of 10,000sq.m of office floor space; 
c. retail and other uses within the A class of the Use Classes Order 1987 (as 

amended) to serve the day-to-day needs of the new development; 
d. a significant cultural facility to retain Earl’s Court’s long standing brand as 

an important cultural destination, located on the area of the Opportunity 
Area nearest to public transport accessibility; 

e. other non-residential uses required to deliver a sustainable and balanced 
mixed-use development, such as hotel and leisure uses; 

f. social and community uses; 
g. on-site waste management facilities to handle waste arising from the new 

uses of the site (including recycling facilities and/or anaerobic digestion), 
which may be provided within LBHF but must benefit development in the 
Royal Borough; 

h. on-site renewable energy sources to serve the site with the potential to 
contribute to the heat and energy demand of the wider community as part 
of a district heat and energy network; 

 
Principles 
i. a new urban quarter which links well with its surroundings, especially to 

the west and east; 
j. a design of the road network and connections with the surrounding area 

that significantly improves residential amenity, the pedestrian environment 
and public transport access in the area of the one-way system, and does 
not have an unacceptable impact on traffic congestion; 
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k. an open urban square, fronting onto Warwick Road, with land uses that 
provide positive active edges to the building frontages; 

l. deliver development in accordance with the Earl’s Court Opportunity 
Framework; 

 
Infrastructure and Planning Contributions 
m. social and community facilities; 
n. additional new public open space, including considering opportunities to 

create biodiversity; 
o. securing highway contributions including the investigation, in consultation 

with TfL and the boroughs, into returning the Earl’s Court one-way system 
two way working; implementation of those measures identified during the 
investigation commensurate to the development proposal; and significant 
improvements to quality of residential amenity, the pedestrian 
environment and public transport access in the area of the Earl’s Court 
one-way system; 

p. improvements to Tube, bus and rail access, including interchange from 
the West London line to the Underground network and the extension of 
bus services into the site; 

q. to contribute to step-free access at West Brompton Station, measures to 
increase the capacity of the West London line and improvements to its 
interchange with the Underground network, particularly at Earl’s Court, if 
feasible; 

r. improved pedestrian links from and through the site and the surrounding 
area to public transport facilities and improved cycle links to enhance 
north/south cycle accessibility; 

s. affordable housing as part of residential requirement; 
t. education facilities; 
u. a cultural facility; 
v. other contributions as identified in the Planning Obligations 

Supplementary Planning Document and site specific supplementary 
planning document. 

1.3 KEY ISSUES AND POLICY DRIVERS 

1.3.1 The Council considers the NLPR must make effective use of land and 
encourage and deliver the growth potential of the Opportunity Area in 
providing for the Borough’s housing needs, delivering jobs and in creating a 
vibrant, mixed use sustainable development. 
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2. EARL’S COURT EXHIBITION CENTRE 
2.1 INTRODUCTION 
2.1.1 The existing Local Plan Policy CA4, adopted in 2019, is informed by the 2012 

Supplementary Planning Document (SPD) for the Earl’s Court and West 
Kensington Opportunity Area (OA). The SPD covers the whole OA including 
that part that lies to the west in the London Borough of Hammersmith and 
Fulham (LBHF). Planning permission PP/11/01937 for land within the RBKC 
part of the OA was granted by RBKC in 2013 with a scheme that is largely in 
line with the 2012 SPD. This permission was implemented in 2016 through 
the demolition of the Exhibition Centre, however construction did not 
commence. 

2.1.2 The housing estates to the west of the LBHF part of the OA were excluded 
from development and the 2012 SPD was revoked by LBHF. The developer 
sold the site to the current landowners, and a joint venture between 
Transport for London and Delancey was formed, namely Earls Court 
Development Company (ECDC).   

2.1.3 The approach to development for the extant permission includes the 
extension of the concrete deck over the West London Line which, along with 
high infrastructure costs affecting overall viability and deliverability, would 
appear to be at odds with current approaches to sustainability. The scheme’s 
affordable housing percentage was 1.8% of homes.  

2.1.4 Local Plan Policy CA4 needs to be reviewed following this change of land 
ownership and context. It must also reflect National Planning Policy 
Framework (NPPF) 2021 requirements to promote an effective use of land 
and deliver affordable housing, and London Plan 2021 requirements, in 
particular in relation to Opportunity Areas and building heights.  

2.2 LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

2.2.1 The NPPF in paragraph 119 requires that planning policies and decisions 
promote an effective use of land in meeting the need for homes and other 
uses, while safeguarding and improving the environment and ensuring safe 
and healthy living conditions. It states that strategic policies should set out a 
clear strategy for accommodating objectively assessed needs, in a way that 
makes as much use as possible of previously-developed or ‘brownfield’ land. 

2.2.2 Paragraph 124 states that: 

Planning policies and decisions should support development that makes 
efficient use of land, taking into account: 
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a) the identified need for different types of housing and other forms of 
development, and the availability of land suitable for accommodating it; 

b) local market conditions and viability; 

c) the availability and capacity of infrastructure and services – both existing 
and proposed – as well as their potential for further improvement and the 
scope to promote sustainable travel modes that limit future car use; 

d) the desirability of maintaining an area’s prevailing character and setting 
(including residential gardens), or of promoting regeneration and change; and 

e) the importance of securing well-designed, attractive and healthy places. 

2.2.3 Paragraph 125 encourages the optimal use of the potential of each site. 

2.2.4 Paragraph 127 states that plans should, at the most appropriate level, set out 
a clear design vision and expectations, so that applicants have as much 
certainty as possible about what is likely to be acceptable. 

REGIONAL 

LONDON PLAN 2021 

2.2.5 The London Plan’s site optimisation policy area is informed by the Good 
Growth objective “Making the best use of land” set out below. Part A, B, C 
and D is relevant to the issue of site allocations and Opportunity Areas. 

 
GG2 Making the best use of land 
To create successful sustainable mixed-use places that make the best use of 
land, those involved in planning and development must: 
A enable the development of brownfield land, particularly in Opportunity 

Areas, on surplus public sector land, and sites within and on the edge of 
town centres, as well as utilising small sites 

B prioritise sites which are well-connected by existing or planned public 
transport  

C proactively explore the potential to intensify the use of land to support 
additional homes and workspaces, promoting higher density 
development, particularly in locations that are well-connected to jobs, 
services, infrastructure and amenities by public transport, walking and 
cycling  

D applying a design–led approach to determine the optimum development 
capacity of sites 

2.2.6 Part B of Policy D1 is relevant to the capacity of site allocations. It sets out 
the steps for establishing the capacity for growth of different areas, including 
developing to an optimum capacity. 

 
D1 London’s form, character and capacity for growth 
Planning for growth 
B 
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In preparing Development Plans, boroughs should plan to meet borough-
wide growth requirements, including their overall housing targets, by: 
1) using the findings of area assessments (as required in Part A) to identify 

suitable locations for growth, and the potential scale of that growth (e.g. 
opportunities for extensive, moderate or limited growth) consistent with 
the spatial approach set out in this Plan; and (B3) on London’s form, 
character and capacity for growth 

2) assessing the capacity of existing and planned physical, environmental 
and social infrastructure to support the required level of growth and, 
where necessary, improvements to infrastructure capacity should be 
planned in infrastructure delivery plans or programmes to support growth; 
and 

3) following the design-led approach (set out in Policy D3 Optimising site 
capacity through the design-led approach) to establish optimised site 
capacities for site allocations. Boroughs are encouraged to set out 
acceptable building heights, scale, massing and indicative layouts for 
allocated sites, and, where appropriate, the amount of floorspace that 
should be provided for different land uses. 

2.2.7 Parts A and B of Policy D3 set out a design-led approach to determining the 
capacity of sites. 

 
Policy D3 Optimising site capacity through the design-led approach 
 
The design-led approach 
 
A  
All development must make the best use of land by following a design-led 
approach that optimises the capacity of sites, including site allocations. 
Optimising site capacity means ensuring that development is of the most 
appropriate form and land use for the site. The design-led approach requires 
consideration of design options to determine the most appropriate form of 
development that responds to a site’s context and capacity for growth, and 
existing and planned supporting infrastructure capacity (as set out in Policy 
D2 Infrastructure requirements for sustainable densities), and that best 
delivers the requirements set out in Part D. 
 
B 
Higher density developments should generally be promoted in locations that 
are well connected to jobs, services, infrastructure and amenities by public 
transport, walking and cycling, in accordance with Policy D2 Infrastructure 
requirements for sustainable densities. Where these locations have existing 
areas of high density buildings, expansion of the areas should be positively 
considered by Boroughs where appropriate. This could also include 
expanding Opportunity Area boundaries where appropriate. 

2.2.8 The London Plan’s housing policy area is informed by the Good Growth 
objective “Delivering the homes Londoners need” set out below. Policy GG4 
Part A and D is relevant to the issue of allocating sites for housing. 

 



 

8 
 

GG4 Delivering the homes Londoners need 
 
To create a housing market that works better for all Londoners, those 
involved in planning and development must: 
 
A  ensure that more homes are delivered 
D  identify and allocate a range of sites to deliver housing locally, supporting 
 skilled precision-manufacturing that can increase the rate of building, and 
 planning for all necessary supporting infrastructure from the outset 

2.2.9 Policy H1 in part B sets out the requirements for boroughs to allocate sites in 
Development Plans in order to achieve housing targets: 

 
Policy H1 Increasing housing supply 
B  
To ensure that ten-year housing targets are achieved, boroughs should: 
 
1) prepare delivery-focused Development Plans which: 
a) allocate an appropriate range and number of sites that are suitable for 
residential and mixed-use development and intensification 
b) encourage development on other appropriate windfall sites not identified in 
Development Plans through the Plan period, especially from the sources of 
supply listed in B2 
c) enable the delivery of housing capacity identified in Opportunity Areas, 
working closely with the GLA. 
 
2) optimise the potential for housing delivery on all suitable and available 
brownfield sites through their Development Plans and planning decisions, 
especially the following sources of capacity: 
a) sites with existing or planned public transport access levels (PTALs) 3-6 or 
which are located within 800m distance of a station or town centre boundary 
b) mixed-use redevelopment of car parks and low-density retail parks and 
supermarkets 
c) housing intensification on other appropriate low-density sites in 
commercial, leisure and infrastructure uses 
d) the redevelopment of surplus utilities and public sector owned sites 
e) small sites (see Policy H2 Small sites) 
f) industrial sites that have been identified through the processes set out in 
Policy E4 Land for industry, logistics and services to support London’s 
economic function, Policy E5 Strategic Industrial Locations (SIL), Policy E6 
Locally Significant Industrial Sites and Policy E7 Industrial intensification, co-
location and substitution. 
3) establish ambitious and achievable build-out rates at the planning stage, 
incentivising build-out milestones to help ensure that homes are built quickly 
and to reduce the likelihood of permissions being sought to sell land on at a 
higher value. 

2.2.10 The London Plan’s economic policy area is informed by the Good Growth 
objective “Growing a good economy” set out below. GG5 Part C and D is 
relevant to the issue of allocating sites for employment and industrial uses, 
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as well as affordable housing. 
 

GG5 Growing a good economy  
 
To conserve and enhance London’s global economic competitiveness and 
ensure that economic success is shared amongst all Londoners, those 
involved in planning and development must: 
C plan for sufficient employment and industrial space in the right locations 
to support economic development and regeneration 
D ensure that sufficient high-quality and affordable housing, as well as 
physical and social infrastructure is provided to support London’s growth 

2.2.11 Policy SD7(B2) sets out how boroughs should support town centres in 
relation to site allocations.  

 
B 
Boroughs should support the town centres first approach in their 
Development Plans by: 
2) allocating sites to accommodate identified need within town centres, 
considering site suitability, availability and viability, with limited exceptions for 
existing viable office locations in outer London (see Policy E1 Offices). If 
suitable and viable town centre sites are not available, boroughs should 
allocate appropriate edge-of-centre sites that are, or can be, well integrated 
with the existing centre, local walking and cycle networks, and public 
transport 

2.2.12 Policy SD1 of the London Plan 2021 relates to the requirements for 
Opportunity Areas:  

 
Policy SD1 Opportunity Areas 
 
A To ensure that Opportunity Areas fully realise their growth and 
regeneration potential, the Mayor will: 
1) provide support and leadership for the collaborative preparation and 

implementation of planning frameworks that: 
a) set out a clear strategy for accommodating growth 
b) assist in delivering specific infrastructure requirements that 

unlock capacity for new homes and jobs 
c) support regeneration 
d) are prepared in an open and timely manner 
e) encourage the strategic remediation of contaminated land 

2) bring together the range of investment and intervention needed to deliver 
the vision and ambition for the area 

3) support and implement adopted planning frameworks, in order to give 
them appropriate material weight in planning decisions 

4) ensure that his agencies (including Transport for London) work together 
and with others to promote and champion Opportunity Areas, and 
identify those that require public investment and intervention to achieve 
their growth potential 

5) ensure that Opportunity Areas maximise the delivery of affordable 
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housing and create mixed and inclusive communities 
6) ensure that Opportunity Areas contribute to regeneration objectives by 

tackling spatial inequalities and environmental, economic and social 
barriers that affect the lives of people in the area, especially in Local and 
Strategic Areas for Regeneration 

7) monitor progress in delivering homes, jobs and infrastructure, taking 
action where necessary to overcome any barriers to delivery 

8) ensure that development facilitates ambitious transport mode share 
targets. 

 
B Boroughs, through Development Plans and decisions, should: 
1) clearly set out how they will encourage and deliver the growth potential of 

Opportunity Areas 
2) support development which creates employment opportunities and 

housing choice for Londoners 
3) plan for and provide the necessary social and other infrastructure to 

sustain growth and create mixed and inclusive communities, working with 
infrastructure providers where necessary 

4) recognise the role of heritage in place-making 
5) establish the capacity for growth in Opportunity Areas, taking account of 

the indicative capacity for homes and jobs in Table 2.1 
6) support and sustain Strategic Industrial Locations (SIL) and other 

industrial capacity by considering opportunities to intensify and make 
more efficient use of land in SIL, in accordance with Policy E4 Land for 
industry, logistics and services to support London’s economic function, 
Policy E5 Strategic Industrial Locations (SIL), Policy E6 Locally 
Significant Industrial Sites and Policy E7 Industrial intensification, co-
location and substitution, co-location and substitution 

7) include ambitious transport mode share targets 
8) support wider regeneration and ensure that development proposals 

integrate into the surrounding areas, in accordance with Policy SD10 
Strategic and local regeneration 

9) ensure planning frameworks are informed by public and stakeholder 
engagement and collaboration at an early stage and throughout their 
development 

10) work with the Mayor, local communities and other stakeholders to review 
appropriate locations and identify new Opportunity Areas. These should 
be distinct and significant locations that have capacity for at least 5,000 
new jobs and/or 2,500 new homes 

11) take appropriate measures to deal with contamination that may exist. 

2.2.13 Policy D9 of the London Plan 2021 parts A and B relate to the requirement 
for tall buildings as relevant to site allocations:  

 
Policy D9 Tall buildings 
 
Definition 
A Based on local context, Development Plans should define what is 
considered a tall building for specific localities, the height of which will vary 
between and within different parts of London but should not be less than 6 
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storeys or 18 metres measured from ground to the floor level of the 
uppermost storey. 
 
Locations 
B  
1) Boroughs should determine if there are locations where tall buildings may 
be an appropriate form of development, subject to meeting the other 
requirements of the Plan. This process should include engagement with 
neighbouring boroughs that may be affected by tall building developments in 
identified locations. 
2) Any such locations and appropriate tall building heights should be 
identified on maps in Development Plans. 
3) Tall buildings should only be developed in locations that are identified as 
suitable in Development Plans. 

LOCAL 

EXISTING LOCAL PLAN POLICY 

2.2.14 The existing Local Plan Vision for Earl’s Court is set out below.  
 
CV8 Vision for Earl’s Court in 2028 
 
By 2028, the former exhibition centre will be transformed into a vibrant new 
urban village, which reflects the crescents and squares nearby. It will link to a 
strengthened Earl’s Court Road District Centre and the wider Earl’s Court 
and West Kensington Opportunity Area. A new cultural offer on the site of the 
former Exhibition Centre will draw on its legacy and will add to the activity 
and interest of the area continuing to make Earl’s Court a lively cultural 
destination. Steps will have been taken to humanise the area’s streetscape 
with improvements to Cromwell Road, West Cromwell Road, Warwick Road 
and Earl’s Court Road. 
 
Although physically separate from Earl’s Court, new residential-led 
development along Warwick Road will further reinforce the new urban 
quarter. A linear park will provide a pedestrian route through the western 
Warwick Road sites linking to the Lost River Park on the Earl’s Court 
development to the south. The park will also improve east-west connections 
across the barrier of the railway line. The area will continue to offer a wide 
range of residential accommodation and will provide community infrastructure 
to support local life. 

2.2.15 The existing Local Plan Site Allocation for Earl’s Court Exhibition Centre is 
set out below.  
 
Policy CA4 Earl’s Court Exhibition Centre 
 
The Council allocates development on the site to deliver, in terms of: 
 
Land use 
a. a minimum of 900 (C3) homes within the Royal Borough; 
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b. a minimum of 10,000sq.m of office floor space; 
c. retail and other uses within the A class of the Use Classes Order 1987 (as 

amended) to serve the day-to-day needs of the new development; 
d. a significant cultural facility to retain Earl’s Court’s long standing brand as 

an important cultural destination, located on the area of the Opportunity 
Area nearest to public transport accessibility; 

e. other non-residential uses required to deliver a sustainable and balanced 
mixed-use development, such as hotel and leisure uses; 

f. social and community uses; 
g. on-site waste management facilities to handle waste arising from the new 

uses of the site (including recycling facilities and/or anaerobic digestion), 
which may be provided within LBHF but must benefit development in the 
Royal Borough; 

h. on-site renewable energy sources to serve the site with the potential to 
contribute to the heat and energy demand of the wider community as part 
of a district heat and energy network; 

 
Principles 
i. a new urban quarter which links well with its surroundings, especially to 

the west and east; 
j. a design of the road network and connections with the surrounding area 

that significantly improves residential amenity, the pedestrian environment 
and public transport access in the area of the one-way system, and does 
not have an unacceptable impact on traffic congestion; 

k. an open urban square, fronting onto Warwick Road, with land uses that 
provide positive active edges to the building frontages; 

l. deliver development in accordance with the Earl’s Court Opportunity 
Framework; 

 
Infrastructure and Planning Contributions 
m. social and community facilities; 
n. additional new public open space, including considering opportunities to 

create biodiversity; 
o. securing highway contributions including the investigation, in consultation 

with TfL and the boroughs, into returning the Earl’s Court one-way system 
two way working; implementation of those measures identified during the 
investigation commensurate to the development proposal; and significant 
improvements to quality of residential amenity, the pedestrian 
environment and public transport access in the area of the Earl’s Court 
one-way system; 

p. improvements to Tube, bus and rail access, including interchange from 
the West London line to the Underground network and the extension of 
bus services into the site; 

q. to contribute to step-free access at West Brompton Station, measures to 
increase the capacity of the West London line and improvements to its 
interchange with the Underground network, particularly at Earl’s Court, if 
feasible; 

r. improved pedestrian links from and through the site and the surrounding 
area to public transport facilities and improved cycle links to enhance 
north/south cycle accessibility; 
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s. affordable housing as part of residential requirement; 
t. education facilities; 
u. a cultural facility; 
v. other contributions as identified in the Planning Obligations 

Supplementary Planning Document and site specific supplementary 
planning document.  

EXISTING SUPPLEMENTARY PLANNING DOCUMENTS AND GUIDANCE 

2.2.16 The Earl’s Court and West Kensington Opportunity Area SPD 2012, a joint 
document originally adopted by both LBHF and RBKC, is no longer adopted 
by LBHF. It remains an adopted document by RBKC but it is anticipated that 
a revised site allocation with the NLPR will supersede the SPD. 

2.2.17 Design guidance for the RBKC part of the Opportunity Area is being 
developed by the Council via a Placemaking Framework produced in 
collaboration with the local community, the developer and other stakeholders. 

2.3 EVIDENCE BASE 
2.3.1 A number of studies were undertaken to inform revisions to the existing site 

allocation as set out in the table below.  
 

Evidence Author Date 
Earl’s Court Viability Study 
 

BNP Paribas December 2021 

Opportunity Area Heights 
Analysis  
 

Urban Initiatives Studio February 2022 

Earl’s Court Culture Study Cultural Associates Oxford July 2022 
 

EARL’S COURT VIABILITY STUDY 

2.3.2 At the time the viability study was carried out, the site’s developer, ECDC, 
was in the early stages of recasting the proposals for redevelopment of the 
Earl’s Court site and the appraisals submitted by their agent, Quod, were 
necessarily undertaken at high level. This is reflected in the re-use of the 
infrastructure costs from 2015 relating to the outline planning permission 
granted in 2013. Quod identified potential reductions in infrastructure costs 
which reflect the differences in the approach to construction between the 
permitted scheme and ECDC’s emerging scheme. There is potential that 
these infrastructure costs could change when detailed designs start to 
emerge. Nevertheless, these costs and potential reductions were those 
inputted into the viability appraisal process by BNP Paribas. 

2.3.3 BNP Paribas’s appraisals indicated that ECDC’s indicative scheme, 
incorporating 1,300 residential units, 70,000 square metres of office 
floorspace and 20,000 square metres of retail, leisure, hotel, cultural and 
community floorspace, generated a significant surplus above the Benchmark 
Land Value. 
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2.3.4 Further appraisals indicate that a scheme comprising 1,300 residential units 
(35% affordable provided as 70% London Affordable Rent and 30% London 
Living Rent); 20,000 square metres of office floorspace; and 20,000 square 
metres of retail, hotel, leisure, cultural and community floorspace would be 
financially viable when compared to the Benchmark Land Value. 

OPPORTUNITY AREA HEIGHTS ANALYSIS 

2.3.5 In accordance with the requirements of London Plan Policy D9, it was 
identified that a bespoke assessment was needed for both Opportunity Areas 
within the Borough (Earl’s Court and Kensal Canalside) to determine 
maximum height parameters for tall buildings.  

2.3.6 The report provides height guidance for development based on the 
comprehensive assessment of the impact of the three development 
scenarios on identified sixteen sensitive townscapes and views from within 
and outside of the Borough. The development scenarios used the extant 
permission scheme, increasing heights of the consented buildings for two 
taller scenarios.  

2.3.7 The study concludes with a variety of maximum height parameters across the 
site in response to the existing townscape and sensitive viewpoints. For 
example, the maximum height of buildings in zones adjoining the existing 
crescents is lower than in zones further west, closer to Empress State 
Building. A single maximum building height threshold for the site is therefore 
not appropriate and a contour diagram was produced.  

EARL’S COURT CULTURE STUDY 

2.3.8 This study was commissioned to contribute to the vision for the Earl’s Court 
Opportunity Area by exploring the potential impacts and economic, social and 
placemaking benefits of a range of approaches to culture that could be 
provided by different anchor tenants, illustrated by four scenarios.  

2.3.9 The study found that there is significant potential for a strong cultural 
presence in the Earl’s Court development due to the site’s former reputation 
as a vibrant centre for diverse cultural activity.  

2.3.10 The study explores how the requirement for the cultural offer to be world 
class (as set out in the vision and site allocation) is appropriate in this 
location and how this term should be understood. The report defines a world-
class cultural offer as being one of the strongest of its kind in the UK in 
reputation and reach, which will attract international attention from specialist 
audiences and people involved in cultural production in its field, and which 
would have significant potential to enhance the local area culturally and 
socially. 

2.4 OPTIONS AND CONSULTATION 
2.4.1 The Council consulted on an initial Issues paper in September 2020. This 

asked whether the issues we had identified were the ones which the public 
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and other stakeholders considered important. 

2.4.2 The Council further consulted on an Issues and Options Paper in September 
2021. This asked whether the options identified to address the issues were 
considered appropriate by the public and other stakeholders. 

2.4.3 The Council consulted on draft policies within a draft NLPR (Regulation 18) in 
February 2022 which took account of the two previous consultations and 
technical evidence. 

2.4.4 The comments received as part of this consultation can be found in two 
documents: 

 
• Consultation Schedule – a table setting out all of the consultation comments 

and the Council’s response to each comment 
• Consultation Summary – a summary of the consultation comments 

2.4.5 These will be updated to included responses received at each stage of the 
process. 

2.4.6 Following receipt of comments on the draft NLPR, an amended local plan is 
being published. It is the site allocation within the Regulation 19 NLPR which 
forms the basis of this PFR. 

2.5 KEY ISSUES 
QUANTUM OF DEVELOPMENT 

2.5.1 An “Optimal Height Scenario” was developed as part of the Building Heights 
evidence base produced by Urban Initiatives Studio to test the capacity that 
could be achieved within the maximum building height parameters in the 
RBKC section of the Earls Court Opportunity Area. 

2.5.2 The capacity study utilised the same assumptions as the scenarios 
developed for the Opportunity Area Heights Analysis report, in terms of 
assumptions about unit mix, unit size, area ratios, non-residential space, and 
commercial and residential storey heights. 

2.5.3 This concluded that between 1,241 and 1,332 homes (based on an average 
unit size of 83.7 sqm and 78 sqm respectively, derived from a local housing 
needs assessment compliant mix and unit sizes 10 per cent above National 
Space Standards) and 40,000 sqm of non-residential floorspace could be 
accommodated within the height parameters. 

2.5.4 The viability study concluded that a scheme comprising 1,300 residential 
units (35% affordable provided as 70% London Affordable Rent and 30% 
London Living Rent); 20,000 square metres of office floorspace; and 20,000 
square metres of retail, hotel, leisure, cultural and community floorspace 
would be financially viable when compared to the Benchmark Land Value.  

2.5.5 The “Optimal Height Scenario” was a high-level study based on the layout of 
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the extant permission. Therefore, it was considered inappropriate to set 
minimum land use requirements at the maximum quantum achieved in the 
“Optimal Height Scenario”. More detailed townscape analysis of any 
forthcoming scheme would be required to assess the impact on heritage 
assets and the townscape.  

2.5.6 The Council received representations in response to the Regulation 18 NLPR 
consultation by the landowner stating their aspirations to deliver over 80,000 
square meters of commercial floorspace. 

2.5.7 The minimum quantum arrived at in the site allocation was reduced from the 
quantum found to be deliverable financially and within the building heights 
thresholds, i.e. 1,300 homes and 40,000 square meters of commercial, to 
1,050 homes and 40,000 square metres of commercial. This would still 
deliver a residential led mixed use development but allow more flexibility in 
the mix, layout and design of a forthcoming scheme.  

BUILDING HEIGHTS 

2.5.8 The following detailed contour diagram derived from the diagram within the 
Opportunity Area Heights Analysis evidence base was included in the 
Regulation 18 draft site allocation: 

 

2.5.9 Following consultation, it was acknowledged that the precise boundaries of 
each threshold were overly prescriptive, being based on height parameters 
derived from the layout of the extant permission. The result of such an 
approach could limit the design solutions which may not be of benefit to the 
overall design of a masterplan for the site. It was also going beyond what is 
required by London Plan Policy D9.  

2.5.10 Consequently, a revised and simplified contour diagram (Figure 10.2), still 
rooted in the Urban Initiatives Studio evidence base, was produced to give 
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parameters for areas of the site where tall buildings may be acceptable with 
townscape parameters on the remainder of the allocated site.  

2.5.11 In addition, the diagram was amended to take account of consented buildings 
(extant planning permissions PP/11/01937, PP/13/07062, PP/16/07386 and 
PP/21/00272) and maximum height thresholds zones adjusted accordingly. 

2.5.12 Clarifying text in the reasoned justification has been included at paragraph 
10.10, stating, “Precise locations for tall buildings will be the subject of 
detailed masterplanning work and an assessment of impact in line with Policy 
D9 (C and D) of the London Plan, the need to take into account site 
constraints and other factors such as legibility, sunlight and daylight.” 

CULTURAL USE 

2.5.13 A replacement cultural use commensurate with the site’s history and its 
location close to central London and Earl’s Court tube station was included in 
policy CA4 and has been an aspiration for the site since the demolition of the 
Exhibition Centre. 

2.5.14 It was not considered appropriate or desirable to specify a floor space 
requirement for the cultural use since this would not guarantee the quality of 
the cultural facility. It was considered that the aspiration for a facility of world 
class renown should be further defined and explored to assist the developer 
with the delivery of such an offer. The Earl’s Court Culture Study was 
commissioned and produced and this report sets out recommended criteria 
for a cultural use on the site.  

2.5.15 The conclusions will inform any supplementary design guidance, including 
the emerging Placemaking Framework. However, it is included here as 
supporting evidence for the inclusion of parts D and L of the NLPR site 
allocation. 

OTHER LAND USES 

2.5.16 The Council consulted with the Clinical Commissioning Group and the 
Council’s education department regarding health and education facilities. 

2.5.17 Based on a range of number of homes from 1,000 to 1,400, financial 
contributions would be required for primary health care, primary, secondary 
and SEN education. No on-site facilities were required. However, on-site 
early years learning provision would be required and this has been included 
in the site allocation in part J. 

2.6 SITE ALLOCATION AND VISION 
2.6.1 The site allocation has emerged as a result of the commissioned evidence 

base, consultation with RBKC specialist officers and in response to the 
comments received in response to the draft local plan (Regulation 18). The 
NLPR vision for Earl’s Court Opportunity Area is included below: 
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PLV2: Earl’s Court Opportunity Area 
 
A. The Opportunity Area will become a lively new urban quarter of cultural, 
employment and residential uses that is innovative, sustainable and 
integrated with the surrounding neighbourhood. 
  
B. A significant cultural facility of world class renown will restore a 
distinctive identity to the area and attract a variety of uses to make Earl’s 
Court a vibrant destination, which will in turn enhance the wider 
neighbourhood including the Earl’s Court Road District Centre.  
 
C. A high quality public realm network made of streets and open spaces, 
including a public park, will serve the needs of the local community and be 
green and inclusive, offering continuity from the surrounding townscape and 
new connections and routes within the site and through to key destinations 
beyond. 

2.6.2 The NLPR site allocation for Earl’s Court Opportunity Area, and related figure 
10.2, is included below: 

 
Policy SA2 – Earl’s Court Exhibition Centre 
 
A. The site will deliver residential-led mixed use development, providing: 
 
Land use 
B. A minimum of 1,050 (C3) homes within the Borough. 
C. A minimum of 40,000 sq. m non-residential floorspace, of which a 

minimum 20,000 sq. m should be for offices or research and development 
as per Class E(g). 

D. A significant world-class cultural facility to retain Earl’s Court’s long-
standing brand as an important cultural destination. 

E. Retail and other uses within Class E sufficient to serve the day-to-day 
needs of the new development and supplement existing facilities in the 
immediate area without harming the vitality and viability of other town 
centres in the Borough. 

F. Other non-residential uses required to deliver a sustainable and balanced 
mixed-use development. 

G. Social and community uses to meet the needs of new residents and to 
improve health, social and cultural well-being for all sections of the 
community. 

H. A series of interlinked public green spaces to provide a place for people to 
rest, interact and play along with providing opportunities for potential 
SuDS and biodiversity benefits.  

I. A new public park to provide a focal point for the development to meet the 
needs of those who will visit, work and live in the new development.   

J. An on-site early-years education facility. 
 
Principles 
K. A landscape-led layout with key public realm spaces as structuring 

elements, prioritising new public green spaces. 
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L. A world-renowned cultural use and its associated activities and facilities 
define the character of the place. 

M. A new urban quarter which integrates well with its surroundings, 
enhancing the environment at the thresholds where the site links with the 
existing urban fabric. 

N. Tall buildings are only appropriate in Areas A and B as set out in Figure 
10.2, and must not exceed the following maximum height parameters: 

1. Area A: 41m AOD to 64m AOD 
2. Area B: 72m AOD 

O. Development to comply with the following townscape principles: 
1. Building heights in the areas not appropriate for tall buildings as set 

out in Figure 10.2 must not exceed the parameters set out in 
Figure 10.2. 

2. Building heights in Area A as set out in Figure 10.2 must include a 
range of building heights informed by the townscape context with 
the maximum heights between 41m AOD and 64m AOD. 

3. The development should not compete or coalesce with the 
Brompton Cemetery cupola seen in views northwards from the 
Great Circle; the cupola should remain the prominent vertical high 
point within the view along the axis of the cemetery.  

4. In views from Earls Court Square, the development should not 
over-dominate above the terrace on Warwick Road and should 
build up middle ground between Warwick Road terrace and 
Empress State Building. 

5. In views south from Holland House, tall buildings should not 
dominate and fragment the skyline. 

P. A street network that mitigates the severance created by the transport 
infrastructure on site and creates convenient routes and connections 
between key destinations within the site and wider Opportunity Area and 
beyond within an attractive public realm characterised by tree-lined 
spaces and urban greening that makes walking and cycling appealing. 

Q. A public art strategy to enhance the public realm and quality of the 
development and contribute to local distinctiveness and character. 

R. A comprehensive approach to mitigating the impact of the development 
upon the environment that makes this site an exemplar of sustainability in 
London and that is applicable throughout the whole life-cycle of the 
development. 

 
Infrastructure and Planning Contributions 
S. Improvements to underground, bus and rail access, including interchange 

from the West London line to the underground network and reopening of 
the entrance to Earl's Court station within the site. 

T. To contribute to step-free access at West Brompton Station, and 
improvements to its interchange with the underground network, 
particularly Earl’s Court station. 

U. Improved pedestrian links from and through the site and the surrounding 
area to public transport facilities and improved cycle links to connect to 
key destinations and into existing cycleways, including enhancing 
north/south cycle accessibility. 

V. A contribution to enhancement of the Earl’s Court One Way System in 
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line with the Healthy Streets Approach, including safety measures, 
greening, increased space for active travel and buses, and lower speed 
limits. 

W. The overall water infrastructure need (including potable water demand 
and sewerage capacity) will be informed by an Integrated Water 
Management Strategy. Surface water runoff rates to be restricted to 
equivalent greenfield rates. 

X. Development will be liable to making planning contributions in accordance 
with the CIL Regulations and other relevant Local Plan policies and 
SPDs. 

 

  
Figure 10.1 Earl's Court - Maximum height parameters 
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