
Advisory note: the Chair may, in exceptional circumstances, vary the agenda order where it is 
appropriate to do so to ensure a fair hearing. This is most often done to accommodate public 
speakers so they may address the Committee nearer the start of the meeting. You are 
therefore advised to arrive before the start of the meeting to ensure you are present for the 
consideration of the application you are interested in. If you have registered to speak please 
present yourself to a member of staff on duty. 
 
For more information, please see the Planning Code of Practice (http://bit.ly/11gxSfT), which 
applies to this meeting. 

 
Councillors and officers: if you are reading this on your tablet or laptop, the Council has saved 

£8.24 on printing. 
Speak to Democratic Services to learn more (contact details above). 
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LONDON BOROUGH OF WALTHAM FOREST 

PLANNING COMMITTEE 
DAY/DATE/TIME VENUE: 
 

Tuesday, 6 October 2020 

 

VIRTUAL MEETING   
  
This meeting will be held on Microsoft Teams.     
  
Members of the press and public can view a live 
broadcast of the meeting here.     
  
Councillors and registered speakers should access 
this meeting through the appointment sent to them 
 

7.00 pm 

CONTACT: TEL./E-MAIL: 

Perminder Purewal 
Democratic Services 
@WFCouncil 

020 8496 4537   
perminder.purewal@walthamforest.gov.uk 

 

Dear Member, 
 
This is formal notice advising you of the above meeting.  The Agenda is set out below.  
Supplementary Items will be added only if the Chair considers them urgent. 

Martin Esom 
CHIEF EXECUTIVE 

MEMBERSHIP: 

Chair: Councillor Jenny Gray 

Vice-Chair Councillor Sally Littlejohn 

Councillors: Councillor Marie Pye, Councillor Keith Rayner and Councillor 
Alan Siggers 

 

http://bit.ly/11gxSfT
https://www.youtube.com/user/CouncilWalthamForest/
http://twitter.com/LBWFDemocracy
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Waltham Forest Council and Committee Meetings 

 
All Council/Committee Meetings are held in public unless the business is exempt 
in accordance with the requirements of the Local Government Act 1972. 

 

Electronic copies of agendas, reports and minutes are available on the Council’s 
website. The link is http://democracy.walthamforest.gov.uk/ This meeting will be 
held virtually via Microsoft Teams.   

You can view a live broadcast of the meeting by following the link on the cover of 
this agenda. The meeting will available on the Council’s YouTube channel: 
youtube.com/councilwalthamforest     

Electronic copies of agendas, reports and minutes are available on the Council’s 
website. The link is http://democracy.walthamforest.gov.uk/ 

Contact officers listed on the agenda will be able to provide further information 
about the meeting and deal with any requests for special facilities. 

Contact details for report authors are shown on individual reports. Report 
authors should be contacted prior to the meeting if further information on specific 
reports is needed of if background documents are required. 

http://www.youtube.com/councilwalthamforest
http://democracy.walthamforest.gov.uk/
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Reporting on Proceedings at Meetings 

The Council is legally required to allow any person to film, record or report upon the 
meeting (including live recording).  We ask that people filming the meeting to focus on the 
committee but it is possible that as a member of the public you may be filmed or recorded.  The 
Council does not control or process any personal data recorded by a member of the public or 
press. 
If you would prefer not to be filmed, we recommend you sit in the Upper Gallery where 
there is less chance of being filmed.  

The Mayor or Chair of the meeting has the discretion to halt any reporting if, in his/her view, this is 
causing a general disturbance, for example through excessive use of flash photography or 
intrusive camera equipment, or by the person reporting moving about the meeting room. In such 
cases attendees may continue to observe the meeting, but not to report on it. 

If the meeting votes to exclude the press and public during consideration of exempt or confidential 
material then, in conjunction with this, all rights to report on the meeting are removed. 

Anyone recording a meeting is asked to focus only on those actively participating, and is 
requested not to put undue restrictions on the material produced so that it can be reused and 
edited by other local people and organisations on a non-commercial basis. 

If you have any questions please contact Democratic Services on 020 8496 3000 or at 
democraticservices@walthamforest.gov.uk. Members of the press are asked to contact the 
Communications Team on the above number or at media@walthamforest.gov.uk, particularly if 
you expect to use large equipment (including lighting). 

Full details of the Council’s Protocol on the Reporting on Proceedings at Meetings by the Press 
and Public are available on the Council’s website at http://bit.ly/11gxSfT. 

 

mailto:democraticservices@walthamforest.gov.uk
mailto:media@walthamforest.gov.uk
http://bit.ly/11gxSfT
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Disclosable Pecuniary Interests (DPI) are prescribed by the Relevant Authorities (Disclosable 
Pecuniary Interests) Regulations 2012 as follows: 
Interest Description 

Employment, office, trade, 
profession or vocation 

Any employment, office, trade, profession or vocation carried on for 
profit or gain. 

Sponsorship Any payment or provision of any other financial benefit (other than from 
the relevant authority) made or provided within the relevant period in 
respect of any expenses incurred by a member in carrying out duties 
as a member, or towards your election expenses. 
This includes any payment or financial benefit from a trade union within 
the meaning of the Trade Union and Labour Relations (Consolidation) 
Act 1992 

Contracts  Any contract which is made between the relevant person (or a body in 
which the relevant person has a beneficial interest) and the relevant 
authority— 

(a) under which goods or services are to be provided or works are 
to be executed; and 

(b) which has not been fully discharged. 

Land Any beneficial interest in land which is within the area of the relevant 
authority. 

Licences Any licence (alone or jointly with others) to occupy land in the area of 
the relevant authority for a month or longer. 

Corporate tenancies Any tenancy where (to the member’s knowledge)— 

(a) the landlord is the relevant authority; and 

(b) the tenant is a body in which the relevant person has a 
beneficial interest. 

Securities Any beneficial interest in securities of a body where— 

(a) that body (to the member’s knowledge) has a place of business 
or land in the area of the relevant authority; and 

(b) either— 

(i) the total nominal value of the securities exceeds £25,000 
or one hundredth of the total issued share capital of that 
body; or  

(ii) (ii)  if the share capital of that body is of more than one 
class, the total nominal value of the shares of any one 
class in which the relevant person has a beneficial 
interest exceeds one hundredth of the total issued share 
capital of that class. 

 

A Member must disclose at meetings as a non-pecuniary interest: 
• Appointments made by the authority to any outside bodies (excluding joint committees with other 

local authorities); 
• Membership of charities; 
• Membership of trade unions recognised by the authority; 
• Membership of lobbying or campaign groups; 
• Governorships at any educational institution in the borough; 
• Membership of voluntary organisations operating in the borough. 

http://www.legislation.gov.uk/uksi/2012/1464/made
http://www.legislation.gov.uk/uksi/2012/1464/made
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Monitoring Officer’s guidance on bias and pre-determination 
 
The Council often has to make controversial decisions that affect people adversely and this can 
place individual councillors in a difficult position.  They are expected to represent the interests of 
their constituents and political party and have strong views but it is also a well-established legal 
principle that councillors who make these decisions must not be biased nor must they have pre-
determined the outcome of the decision.  This is especially so in “quasi-judicial” decisions in 
planning and licensing committees.   
 
This Note seeks to provide guidance on what is legally permissible and when members may 
participate in decisions.  It should be read alongside the Code of Conduct. 
 
Predisposition 
Predisposition is lawful.  The law is very clear that members may have strong views on a proposed 
decision, and indeed may have expressed those views in public, and still participate in a decision.  
This will include political views and manifesto commitments.  The key issue is that the member 
ensures that their predisposition does not prevent them from consideration of all the other factors 
that are relevant to a decision, such as committee reports, supporting documents and the views of 
objectors.  In other words, the member retains an “open mind”.   
 
Section 25 of the Localism Act 2011 confirms this position by providing that a decision will not be 
unlawful because of an allegation of bias or pre-determination “just because” a member has done 
anything that would indicate what view they may take in relation to a matter relevant to a decision.  
However, if a member has done something more than indicate a view on a decision, this may be 
unlawful bias or predetermination so it is important that advice is sought where this may be the 
case. 
 
Pre-determination / Bias 
Pre-determination and bias are unlawful and can make a decision unlawful.  Pre-determination 
means having a “closed mind”.  In other words, a member has made his/her mind up on a decision 
before considering or hearing all the relevant evidence. 
 
Bias can also arise from a member’s relationships or interests, as well as their state of mind.  The 
Code of Conduct’s requirement to declare interests and withdraw from meetings prevents most 
obvious forms of bias, e.g. not deciding your own planning application.  However, members may 
also consider that a “non-pecuniary interest” under the Code also gives rise to a risk of what is 
called apparent bias.  The legal test is:  “whether the fair-minded and informed observer, having 
considered the facts, would conclude that there was a real possibility that the tribunal was biased’.  
 
A fair minded observer takes an objective and balanced view of the situation but Members who 
think that they have a relationship or interest that may raise a possibility of bias, should seek legal 
advice.   
 
This is a complex area and this note should be read as general guidance only.  Members who 
need advice on individual decisions, should contact the Monitoring Officer and / or the legal 
advisor for their committee.
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AGENDA 
 
1. APOLOGIES FOR ABSENCE AND SUBSTITUTE MEMBERS   
  
2. DECLARATIONS OF INTEREST   
  
 Members are required to declare any pecuniary or non-pecuniary interests they or 

their spouse/partner may have in any matter which is to be considered at this meeting. 
Interests are defined on the inside cover of this agenda.  
 

3. MINUTES OF THE PREVIOUS MEETING  (Pages 9 - 
12) 

  
4. DEVELOPMENT MANAGEMENT  (Pages 13 - 

14) 
  
 To NOTE the Chair has agreed to the submission of the Update Report of the 

Assistant Director - Development Management and Building Control at the meeting in 
accordance with the urgency provisions of Section 100 B (4) of the Local Government 
Act 1972 to ensure that Members have before them all the relevant facts and 
information about the planning applications set out on the agenda. 
 
To RESOLVE that, in the event of recommendations being amended at Committee in 
the light of debate, other representations made by Members of the public, applicants 
or their agents, the task of formalising the wording of condition(s) and/or reasons for 
refusal be delegated to the Assistant Director - Development Management and 
Building Control along the broad lines indicated at the meeting.   
 

 4.1 LEE VALLEY ICE CENTRE, LEA BRIDGE ROAD, LEYTON, 
E10 (194162)  

(Pages 15 - 
148) 

   
 4.2 LAND ADJACENT TO 5 SPRUCE HILLS ROAD, E17 (183568)  (Pages 149 - 

206) 
   
PLEASE NOTE THAT THE AGENDA IS AVAILABLE IN ELECTRONIC FORMAT ON THE 
COUNCIL’S WEBSITE VIA THE FOLLOWING LINK:  
http://democracy.walthamforest.gov.uk/ 
 
IF YOU REQUIRE A HARD COPY OF ANY OF THE ABOVE REPORTS, CONTACT 
Perminder Purewal ON  
020 8496 4537   perminder.purewal@walthamforest.gov.uk 
  

http://democracy.walthamforest.gov.uk/
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LONDON BOROUGH OF WALTHAM FOREST 
MINUTES OF THE PLANNING COMMITTEE 

 
01 September 2020 at 7.03 pm 

 
PRESENT: 
Chair: Councillor Jenny Gray 

 
Vice-Chair: Councillor Sally Littlejohn 

 
Committee Members: Councillors Marie Pye, Keith Rayner and Alan Siggers 

 
Councillors in Attendance: Councillor Selina Seesunkur 

 
Officers in Attendance:  

Jane Custance Director of Planning  

Justin Carr Assistant Director - Development Management and Building 
Control 

Jon Price Planning Manager 

Rebecca Smith Planning Manager 

Joanna West Planning and Licensing Lawyer 

Perminder Purewal Democratic Services Officer 

 

145. APOLOGIES FOR ABSENCE AND SUBSTITUTE MEMBERS 
 
None.  All members were present. 

 
 
146. DECLARATIONS OF INTEREST 
 
None declared. 
 
147. MINUTES OF THE PREVIOUS MEETING 
 
The minutes of the meeting held on 4 August 2020 were approved by the 
Committee. 

 
 
148. DEVELOPMENT MANAGEMENT 
 
The Committee considered applications for planning permission received by the 
Assistant Director – Development Management & Building Control under the Town 
and Country Planning Act 1990 and took into account the oral representations made 
by members of the public and applicants and their agents.  
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The update report of the Assistant Director – Development Management & Building 
Control was noted in accordance with the urgency provisions of Section 100 B (4) of 
the Local Government Act 1972 to ensure that Members had before them all the 
relevant facts and information about the planning applications set out in the agenda.  
  
The Committee resolved that, in the event of recommendations being amended at 
the meeting in light of debate, or other representations made by members of the 
public, applicants or their agents, the task of formalising the wording of conditions 
and/or reasons for refusal is to be delegated to the Assistant Director – Development 
Management & Building Control. 
 
 
149. WOOD STREET RAILWAY BRIDGE, 171A WOOD STREET, 

WALTHAMSTOW, LONDON, E17 3LX 
 
Resolved: 
 
That planning permission be granted in line with the recommendations, conditions, 
reasons and informatives as set out in the report for application 201870 for 
installation of metal frame public artwork and feature lighting. 
 
Prior to the commencement of the development on site, a management and 
maintenance plan shall be submitted to and approved by the Local Planning 
Authority in writing. The management plan shall include details such as, but not 
restricted to, those below:  

 responsibilities for monitoring 

 maintenance schedules  

 management of the art installation post installation. 
The development shall be carried out in accordance with the approved measures 
which shall be fully implemented upon commencement of works shall thereafter be 
retained for the lifetime of the development. 

 
 
150. 90 CHINGFORD MOUNT ROAD, CHINGFORD, LONDON, E4 9AA 
 
Resolved: 
 
The Planning Officer referred the Committee to an error in paragraph 12.3 of the 
report and stated that the word refused should be replaced with approve. 
 
Planning permission be granted in line with the recommendations, conditions, 
reasons and informatives as set out in the report and update report for application 
201376 for 1) Change of use of ground floor from retail (Use Class A1) to 
tuition/community centre (Use Class D1); 2) construction of single-storey rear and 
infill extension, together with installation of new shop front; and 3) construction of 
rear dormer roof extension in relation to the existing first floor 1x1 bedroom flat and 
relocation of entrance door to front elevation. 
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151. HISTORIC BUILDING GRANT APPLICATIONS: 443 - 445 FOREST ROAD, 
E17 

 
Resolved: 
  
That a Historic Buildings Grant of £1,900 be made towards the cost of a new slate 
roof at 443-445 Forest Road, E17, within the Lloyd Park Conservation Area. 

 
 
152. SPEAKERS LIST 
 

4.1 
 

201870 Wood Street Railway 
Bridge, 171a Wood Street, 
Walthamstow, E17 

Elenor Hill 

4.2 201376 90 Chingford Mount Road, 
Chingford, E4 

Alan Berry 
Ian and Denise Savill 
(Statements read out 
by Clerk) 
Umair Waheed  
Cllr Seesunkar 
 

 
 

The meeting closed at 8.03 pm 

Chair’s Signature  

Date  
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LONDON BOROUGH OF WALTHAM FOREST 

 

Committee/Date: Planning 06th October 2020  

Title: DEVELOPMENT MANAGEMENT REPORT 

Directorate: Regeneration & Growth 

Report of: Director of Strategic Planning & Development 

Contact: Ahsan Ismail 

Phone: (020) 8496 6726 

E-Mail: ahsan.ismail@walthamforest.gov.uk 

Action required: 1. Pass Resolutions set out below under “3” 

2. Consider Deferred Items set out below under “4” 

3. For decision as recommended for each item 

Wards affected: Listed below under “2. REPORT AUTHORS” and  
as stated in main report(s) 

Appendices:  Deferred items update 

 As stated in main report(s) 

 

Status: Open 

Overview & Scrutiny 
Committee for Call-in 
Purpose 

Not applicable 

 
 
1 FURTHER INFORMATION 

1.1 Members are advised that all letters of representation received 
concerning the items on this part of the agenda are available for 
inspection at the meeting. 

1.2 Members are advised that further letters of representation and 
other matters received since the publication of this part of the 
agenda, concerning items on it, will be reported to the meeting in 
a Development Management Update Report. 

1.3 This document is also available in large print.  
Please contact Ahsan Ismail for copies.  
Either phone on (020) 8496 6727 or email at 
muhammad.ahsan@walthamforest.gov.uk 
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(Item 4) 

2 REPORT AUTHORS 

 

  

 

    

    
4.1 
 
 
 
4.2 
 
 
 
 
 

194162 
 
 
 
183568 

Lee Valley Ice Centre, Lea 
Bridge Road, Leyton, E10 
 
 
Land adjacent to 5 Spruce 
Hills Road, E17 

Elisabeth 
Glover 
 
 
Navil Rahman 

    
    

3 RESOLUTIONS 

3.1 To NOTE that, our Chair has agreed to the submission of the 
Update Report of the Assistant Director of Development at our 
meeting in accordance with the urgency provisions of Section 
100B(4) of the Local Government Act 1972 to ensure that 
Members have before them all the relevant facts and information 
about the planning applications set out in the agenda. 

3.2 To RESOLVE that, in the event of recommendations being 
amended at Committee in the light of our debate, other 
representations made by Members of the public, applicants or 
their agents, the task of formalising the wording of condition(s) 
and/or reasons for refusal be delegated to the Assistant Director 
of Development along the broad lines indicated by us at our 
meeting. 

 
4 DEFERRED ITEMS 

4.1 There are no deferred items from previous meetings of the 
Planning Committee. 

 
4.2 If it is possible to continue consideration of any of the other 

applications, details will be provided in the Update Report that 
will be presented to the Committee at the meeting. 
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   (Item 4.1) 
 

 
LONDON BOROUGH OF WALTHAM FOREST 

 

Committee / Date: Planning – 6th October 2020 

Application Reference: 194162 

Applicant: Lee Valley Regional Park Authority 

Location: Lee Valley Ice Centre, Lea Bridge Road 

Proposed Development: Phased demolition of the existing building and erection 
of a new community twin pad ice centre, including 
changing rooms, gym including exercise studio, cafe 
and service areas. Amendments to the existing car 
parking area to provide integrated swales, landscape 
and biodiversity enhancements.  

(Information only - Ice centre to comprise 8,417sqm 
GIA (D2 Use Class) maximum height of 10.5m. Two x 
30m x 60m Olympic-sized ice pads. 500 seating 
capacity and additional 300 spectator standing. cafe 
space 100 station fitness centre. ice garage and plant 
room.) The application has been advertised as a 
Departure from the Local Plan. 

Wards Affected: Lea Bridge 

Appendices: None 

 
 
1 RECOMMENDATION 

1.1 That Planning Permission be GRANTED subject to conditions and informatives, 
Stage 2 Referral to the Greater London Authority (GLA) and completion of a 
Section 106 Legal Agreement (S106) with the following Heads of Terms:   

Community Use Agreement  
 
1: The Park Authority will work with LB Waltham Forest and LB Hackney to define 

the type, nature and beneficiary of community projects and funding associated 
with the venue.  

2: A total of £250k of the Park Authority’s funding will be allocated over a 10 year 
period to community projects/outreach.   

3: The Park Authority commits to embedding timetabled provision for targeted 
groups into the core facility programme.   

4: The Park Authority commits to providing concessionary fees with a minimum of 
40% discount for the following groups: 

 Young people under the age of 18; 

 Customers aged the national retirement age or over; 

 Customers in receipt of Job Seekers Allowance or Income Support; 
 Those registered as Disabled under the Equality Act 2010 and, where 

appropriate, their carers; 

 Young people in care and their carers; 
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 Under 25’s engaged in the following: further/higher education courses, 
modern apprenticeships, NVQ training schemes and life skills training or 
similar; 

 Not for profit clubs and organisations working with younger people; 

 Organisations working with people with disabilities. 
 

 5: The Park Authority will expand the crime prevention programme allocating 
funding of £6,000 per year over a 10 year period and timetabled sessions.    

 
The above would be captured in a Community Use Agreement which will also capture 
details of: 

 Aims 

 Arrangements for Community Use: 
o users, including schools, priority groups, casual use, community use, 

existing and new users. How existing users will be transitioned over to the 
new facility once completed.  

o Pricing 
o Hours of use 
o Access by non-users / non-members 
o Booking arrangements 
o Parking arrangements (if applicable) 

 Targets for community use (as set out above) 

 Marketing and Promotion 

 Management responsibilities 

 Financial Matters – ensure that the costs of operating community use at the 
sports and community is covered by the fees received, and upgrade sports 
equipment as required.  

 Monitoring and Review 

 Duration of Agreement - This Agreement shall operate for so long as the Score 
Centre Facilities are provided in accordance with the Planning Permission.   

 Authority, No variations, no agency, severability, waiver, non-assignability  

Employment and Skills 

 Construction Phase - 30% of newly created jobs available for the construction or 

fit-out of the Development during the construction phase to be fulfilled by local 

residents of LB Waltham Forest, LB Hackney, LB Newham and LLDC 

 8 Apprentices  

 8 Work Placements to be paid LLW to Waltham Forest of Hackney residents 

 Employment and Skills Plan to be submitted 6 weeks prior to start on site 

 Local Supply – use reasonable endeavours to procure 20% local suppliers. Given 

the specific nature of the ice centre this may not be possible unless otherwise so if 

this target cannot be met it should be agreed with the Local Authority. 

 2 meet the buyer events 

 End Use - To procure that the end user is to liaise with the with the Employment, 

Business and Skills Service’s lead contact to ensure efficient management and 

supply of local Council residents for employment and training opportunities post 

Implementation of the Development. To ensure that all of the jobs that are 

generated by the operator to go through the Councils Job brokerage service, Steps 

Into Work (SiW), in the End User Phase as local labour opportunities for Local 

Residents Submit a plan to the Local Authority demonstrating how LVRPA will work 
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with the local community and Authority to deliver a programme of social 

benefits/enhancements.   

Highways  

 Construction Logistics Plan Monitoring £5,000 

 A financial contribution of £130,000 towards Health Streets improvement:  

o Extension of the cycle route into Hackney  
o Improving visibility to cyclists approaching from Essex Wharf direction 

o CCTV along the footway and cycle track along Lea Valley section 

 

TFL Way finding signage / Active Travel Zone 

  Financial Contribution of £25,000 towards the installation of TFL wayfinding 

signage. 

Travel Plan 

 Travel Plan monitoring contribution - £4,000 

 Travel Plan for LVIC 

Energy and Sustainability  

 Future-proof/ connection ready 

Retention of the Architect: 

 The applicant shall retain the architect during the build phase until 

completion.  

Monitoring and Implementation: 

 A 5% contribution towards monitoring, implementation and compliance of the 

Section 106 legal agreement. 

Legal Fees: 

 Payment of the Council’s legal fees for the preparation and completion of the 

Legal Agreement. 

Minor Amendments 

1.2 That authority to be given to the Assistant Director of Development Management 
and Building Control in consultation with the Council’s Legal Services for the 
sealing of the Legal Agreement and to agree any minor amendments to the 
conditions or the Legal Agreement on the terms set out above.  

1.3 In the event that the Section 106 legal agreement is not completed within 6 
months following the date of Planning Committee, the Assistant Director of 
Development Management and Building Control is hereby authorised to refuse 
the application in consultation with the Chair. In the absence of this Legal 
Agreement, the proposed development would not be able to deliver the mixed-
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use development on the site. The implication of this happening is that the 
opportunity for securing the provision of a new community ice centre would be 
lost. Additionally, financial and non-financial contributions would be lost towards 
the following: Employment and Training; Highways; Healthy Streets contribution; 
and Community Use Agreement which must be secured by the legal agreement. 
In the absence of the legal agreement the Council would not be able to ensure 
that:  

 Fair, inclusive and affordable access to a community sports facility 

 The aims of policies seeking the creation of employment opportunities and jobs 
growth are met; 

 Measures are in place to improve the public realm and promote sustainable travel 
options and reduce car use; and 

 Design quality is maintained. 

 

2 REASONS REFERRED TO COMMITTEE 

 The proposed development lies within Metropolitan Open Land and is referable 
to the Mayor of London. 

 

3 SITE AND SURROUNDINGS 

 The Site 

3.1 The application site is the Lee Valley Ice Centre (LVIC), a single pad ice rink which 
has served the local community for over 34 years and is located on the north side 
of Lea Bridge Road (A104) and close to the borough boundary with the London 
Borough of Hackney. Residential areas of Clapton and Leyton lie closest to the 
site. The LVIC sits centrally within the Lea Valley Regional Park, which comprises 
4,000 hectares of open space interspersed with leisure facilities, generally owned 
and operated by the Lea Valley Regional Park Authority.   

3.2 The LVIC comprises a single green barrel-vaulted hangar style steel-clad building, 
measuring approx. 12.17m high and has a foot print of 3,596sqm and is of no 
architectural merit. The LVIC currently provides 1,420sqm of ice area in a 26m x 
56m rink. The building has now come to the end of its operational lifespan and 
whilst continuing to operate the operating and maintenance costs to keep the 
current site open make the existing site no longer viable. The primary entrance is 
oriented towards Lea Bridge Road and is accessed via a two-lane entrance from 
Lea Bridge Road. Annex buildings containing plant equipment, car parking for 177 
cars, and grasscrete overflow car parking for 130 additional spaces, and 
grassland surround the building. The existing car park is the only current access 
to Springfield Marina via Sandy Lane for HGV’s to facilitate boat manoeuvring and 
servicing.   

3.3 LVIC is home to the Lee Valley Lions an amateur ice hockey team in the Second 
Tier National Ice Hockey League. The London Dragons, the University of London 
ice hockey team, and the Lee Valley London Skating Club which incorporates five 
synchronised skating teams. In addition, the centre offers public lessons, public 
skate sessions, patch ice sessions and a Saturday night ice disco. The ice centre 
is also used occasionally for Dancing on Ice rehearsals. The site has been 
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operating at 100% capacity until the recent temporary closure in response to the 
COVID-19 global pandemic. LVIC received just under 279,000 visitors in 2018. 

3.4 The lawful use is D2 as the site is a community and leisure facility. The 
Government have introduced a new Use Class Order which will take effect on 1st 
September, after which the lawful use will be F.2.  

3.5 The site is designated Metropolitan Open Land (MOL) and lies adjacent to and 
part within a Site of Metropolitan Importance for Nature Conservation (SMINC), 
and Site of Special Scientific Importance (SSSI). Notably an oxbow lake lies within 
the redline boundary. 

3.6 The site is not in a conservation area, and none of the buildings are statutorily 
listed. The closest  statutorily listed building is located on the Thames Water site. 
The sits within Flood Zone 2 and lies within the borough wide Area Quality 
Management Area. The site does fall within an Archaeological Priority Area.  

3.7 The site has a PTAL rating of 3 and is well served by high frequency local bus 
routes 55 and 56. The site lies approx. 750m north-east of the Lea Bridge Station 
which runs 4 new 5-car trains per hour between Stratford and Tottenham Hale. 
Clapton Station lies approximately 1km to the west. The PTAL reading has been 
taken from the TfL website, and can confirm that the site is expected to remain 
PTAL 3 as part of the 2021 forecast which is available on the TfL WEBCAT 
planning tool. 

    

Figure 1. Site Location Plan 

 The Surroundings 

3.8 The Waterworks nature reserve, Middlesex Filter Beds, and Walthamstow, Leyton 
and Hackney Marshes surround the site, and an oxbow lake formed form the River 
Lea lies to the north west of the site.  

3.9 Essex Wharf lies adjacent to the application site, a housing development 
comprising 124 homes in four blocks ranging from five to seven storeys, built on 
previously developed industrial land.  

3.10 The former Thames Water Depot lies on the south side of Lea Bridge Road 
opposite the existing ice centre. The Thames Water Depot is partially obscured 
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by a dense tree line, and the surrounding marshes. The site was recently refused 
planning permission for a school.  

 

Lee Valley Regional Park and the Authority 

3.11 The Lee Valley Regional Park follows the course of the River Lee from Ware in 
Hertfordshire, 26 miles through north and east London to the Limehouse Basin 
Poplar, where it meets the River Thames at Leemouth. The Regional Park 
consists of 4,000 hectares of open spaces interspersed with leisure facilities.  

3.12 The authority owns a number of world class sporting venues, including the 
Velodrome and Aquatic Centre in the Queen Elizabeth Olympic Park and the Lee 
Valley White Water Centre at Broxbourne; outstanding parklands; internationally 
valuable wildlife sites and a number of recreation facilities and visitor attractions. 
Approximately 95% of the Park is designated Metropolitan Open Land or Green 
Belt. 

3.13 The applicants Planning Statement states: “Following the Second World War, the 
Lee Valley was largely neglected and derelict. The Lee Valley was historically 
home to a range of industries, gravel pits, waterworks sites among other uses. 
Over the years, many of these uses have disappeared and land was left derelict.” 

3.14 In 1961, Alderman Lou Sherman then Mayor of Hackney, sought collaboration 
with numerous local authorities, to engage the Civic Trust in undertaking an 
appraisal of the Valleys potential as an important leisure and recreational 
resource for London. The Civic Trust’s report was created in 1964 set out a vision 
for creating an area for public indoor and outdoor recreation, built and outdoor 
leisure facilities. The report was pivotal in the parliamentary establishment of the 
Park Authority.  

3.15 The Lee Valley Regional Park Authority was established on 1st January 1967 
under the terms of the Lee Valley Regional Park Act 1966 (the ‘Act’). The remit of 
the Park Authority (LVRPA) is to manage the future development of the Regional 
Park. Section 12 of the ‘Act’ sets out the following general duty of the Park 
Authority: 

“(1) It shall be the duty of the Authority to develop, improve, preserve and 
manage or to procure or arrange for the development, improvement, 
preservation and management of the park as a place for the occupation of 
leisure, recreation, sport, games or amusements or any similar activity, for the 
provision of nature reserves and for the provision and enjoyment of 
entertainments of any kind.  
 
(2) For the purpose of fulfilling the duty imposed upon the Authority by sub 
Section (1) of this Section the Authority may construct, lay out, equip and 
maintain all such works and buildings, enter into or carry out all such agreement 
or arrangements with any body, company or person, provide or arrange for the 
provision of all such facilities, equipment and services and provide or do all such 
other acts or things as they may think necessary or expedient for that purpose.” 

3.16 The Park Authority’s general duty relates only to land within the Regional Park 
boundary. The statutory role of the Park Authority will be considered in detail in 
Section 10.  

3.17 The Authority’s venues and open spaces attract more than seven million visits a 
year, and the open spaces in have been an extremely valuable resource of 
amenity for Londoners, many of whom do not benefit from private outdoor space 
at home. This has been particularly obvious during the quarantine and lockdown 
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of the 2019-20 Coronavirus global pandemic where visitors to the marshes have 
increased severalfold.  

 

4 APPLICATION PROPOSAL 

4.1 The application seeks phased demolition of the existing building and construction 
of a new dual-pad ice centre.  

4.2 The existing LVIC is home to a single 26m x 56m international size rink, which 
was refurbished in 2017.  

4.3 The proposed building would have footprint of 7,029sqm and a height of 10.5m, 
and would have an overall gross internal area (GIA) of 8,417sqm. Architecturally, 
the building is formed of two ‘bands.’ The plinth at the base will be clad with mesh-
basket gabions which would be planted to stimulate growth and biodiversity.  The 
design intent is to root the building in the natural landscape setting. A 3D band 
comprised of copper-coloured interlocking aluminium shingles would cap the 
proposed building. The curved form of the band would be symmetrical around the 
building, but the continually changing geometry intends to create a fluid surface 
which would reinforce the concept that the band is floating above the plinth. 
Between the two bands, when the upper cap lifts to reveal the fridges housing the 
ice pads, the external appearance of the fridges will be finished in a dark grey 
aluminium.  

4.4 The replacement building would enclose two Olympic-sized 60m x 30m ice pads 
and would provide spectator seating for 500 and standing areas for a further 300 
spectators. Between the ice pads are areas for public skate change, and skate 
hire; changing rooms for Home and Away teams; referee/judges changing rooms; 
accessible changing facilities; team equipment and general ice equipment storage 
office and operations room and staff welfare facilities. The application states it 
would deliver 144% of additional ice within a footprint which is 95% larger than 
the existing facility.  

4.5 The scheme also proposes a 100-station gym and dance / exercise studio at first 
floor level, with ancillary changing facilities. At ground floor level, a publicly 
accessible café and entrance terrace with ponds, reed beds and benches to cater 
for rink users and visitors to the marshes and wider Regional Park.  

4.6 Landscape forms a substantial part of the planning application. 140 new trees, 
swales and native planting is proposed to naturalise the existing car park 
accompanied with the removal of the Grasscrete and reduction in the overall 
number of car parking spaces, whilst seeking to strengthen visual and physical 
landscape connections between Lea Bridge Road and the marshes. The building 
itself is intended to encourage and improve biodiversity, through the installation 
of a gabion plinth around the base of the building. In order to facilitate 
development, 20 trees would require removal as these are located within the 
footprint of the proposed building, 33 individual trees would be retained. The new 
trees would be of native nectar-rich variety.  

4.7 Onsite car parking spaces are proposed to be reduced from 177 to 155, and the 
scheme proposes to remove 130 overflow car parking spaces. An internal 
servicing area is proposed to the east side of the building and would be only 
accessible to service vehicles by a bollard restriction. 20% of the car parking 
spaces (31 bays) will be equipped with active charging points for electric cars. All 
electric charging bays will be reserved for use by only by electric cars.  
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4.8 The replacement building proposes to be re-oriented so that the building lies 
perpendicular to Lea Bridge Road. 

 

Construction Phasing 

4.9 In order to ensure the continuity of ice and to minimise the amount of time the ice 
centre needs to be closed for construction works, the development is proposed to 
be constructed in three phases.  

4.10 Phase 1 will comprise construction of the Pad A Ice Hall and the core 
accommodation block over 2 storeys including plant, substation, electrical and 
switch rooms, water tank and air source heat pumps.  

4.11 Phase 2 will demolish the existing LVIC building, and temporary accommodation 
provided for skate and team change, WCs and a temporary café / food and 
beverage offer. The anticipated closure time to demolish the LVIC and construct 
temporary cabins is anticipated to be 2-3 months. The temporary buildings will be 
subject to a temporary permission if this application is approved.  

4.12 Phase 3 will complete the new build elements of the core and deliver Pad B Ice 
Hall and spectator seating. Any temporary plant will be relocated to its permanent 
location. Hard landscaping and access to the building will be completed. Following 
the handover of the building the temporary accommodation will be removed and 
the external works ad landscaping completed.  

 

5 RELEVANT SITE HISTORY 

A. Planning 

5.1 Table 1 provides a summary of relevant planning history for the application site: 

Reference Description of Development Decision 

82/458 Erection of a covered ice rink and associated parking. Approved 18 
October 1982 

930569 Erection of seven 8m high security lighting columns to 
over flow car park 

Approved 21 
January 1993 

081944 Formation of a 250m long cycle /pedestrian path with 
seating area as shown on drawing 1444/0/12 and 
unnumbered drawing showing scheme details and 
cross section received on 3 December 2008 and 
location plan received on 21 January 2009. 

Approved 16 
February 2009 

110216 Formation of a temporary basketball training venue 
comprising two 11m high modular court buildings, 
tented reception facility, access road, drop off area, 
car park, plant storage containers, perimeter fencing 
in association with the 2012 Olympic and Paralympic 
Games between 1st March 2012 and 15th October 
2012.   

Approved 8 
February 
2012. 
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130323 An application for consent to display an advertisement 
– non illuminated Lea Valley Regional Park and Ice 
Centre way finding signage.  

Approved 9 
July 2013 

140833 Installation of a 3m steel acoustic fence and 2m timber 
fence around chilled units and waste compound 

Approved 16 
September 
2014 

192708 Request for a screening opinion under Regulation 6 
of the Town and Country Planning Environmental 
Impact Assessment (EIA) Regulations 2017 
(Regulations hereafter) as to whether the proposed 
redevelopment of the Lee Valley Ice Centre is 
considered to be EIA development. 

EIA Not 
required - 13 

September 
2019  

Table 1: Relevant Planning History for Application Site 

 

B. Pre-Application 

5.2 Prior to the submission of this planning application, the applicant has been 
involved with pre-application discussions with officers since September 2017. 
This has included engagement through a Planning Performance Agreement 
(PPA) and eleven pre-application meetings.  

5.3 The applicant has also engaged with the GLA through its formal pre-planning 
application advice service. This involved one meeting with planning, urban design 
and energy officers (on 11th June 2019) as well as the provision of formal written 
advice (dated 30th August 2019). The GLA’s advice letter confirmed that the 
proposal would not meet the MOL exception test and would need to demonstrate 
very special circumstances exist to outweigh the harm to the openness, and any 
other harm. The application would require supportive with a robust visual impact 
study and should include seasonal analysis, as appropriate. The GLA pre-app 
letter advised that any future application would require demonstrating a robust 
need justification as per Sport England’s classification. Further development of 
the site selection analysis is required, given the need case is expected to rely on 
demand within a sub-regional context, GLA officers were not convinced the net 
had been cast wide enough in terms of identifying any and all sequentially 
preferable sites within a reasonable catchment of the facility.  

5.4 In addition to the above, officers and the applicant organised a Design Review by 
Design Council CABE. The site visit and review was held on 19 June 2019 and 
was attended by members of the project team, officers and the Design Council’s 
Design Advice Panel.  

5.5 To summarise the Design Council’s response, the panel appreciated the need for 
redeveloping the Lee Valley Ice Centre and think it is a unique opportunity to 
demonstrate how development can be incorporated into a sensitive environment 
while celebrating its surroundings and contribute to its enhancement and 
protection. However, the building presented was not achieving the exceptional 
design quality that can justify the loss of MOL. The building appears monolithic 
and the overall proposal appears to be driven by a response to the constraints 
and operational functionalist, which prevents the creation of a truly distinctive 
design. The panel urged further work on sustainability to improve environmental 
credentials and future-proofing the building.  
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5.6 The design has changed significantly since the design review panel advice letter. 
Key changes include:  

 Reduction in proposed number of car parking spaces 177 to 155; 

 Revised car parking material to appear less urban; 

 Architectural appearance to allow for external curved corners  

 Reviewing the articulation of the band, adding a 3-dimensionalisty to the previous 
vertical façade, to improve playful and expressive architectural form; 

 Introducing passive design measures and opportunity for natural ventilation within 
the café and foyer space. 

5.7 The applicant has undertaken further pre-application consultation engagement as 
is detailed within the submitted Statement of Community Involvement, prepared 
by Grayling. This included: 

 Dedicated freephone number and email address: 

 Social media channels;  

 Workshops for groups that use the Ice Centre; 

 Face to face public engagement at:  

o National Team Challenge – 14 July 2019 

o Access to Sport Millfields Fun Day – 20 July 2019 

o Waltham Forest Mela - 4 August 2019  

o Ridley Road Market – 15 August 2019 

o Chingfest – 31 August 2019  

 Five public drop-in sessions held in LB Hackney and LB Waltham Forest;  

 Newsletters and posters 

C. Enforcement 

5.8 None. 

D. Adjacent Sites 

5.9 Table 2 provides a summary of relevant planning history for neighbouring sites: 

 

Reference Description of Development Decision 

171408 –
150A 
Thames 

Redevelopment of the site for the construction of a new two-
storey primary school building including a nursery, and the 
construction of a new three-storey secondary school building, 

Refused on 
28 February 

2019 
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Water Depot, 
Lea Bridge 
Road, 
London E5 
9RJ 

together with associated external play areas, sports grounds, 
ball courts, multi-use games areas, vehicle access, parking, 
pick-up and drop-off areas, cycle parking, and landscaping 
(Departure from the Waltham Forest Local Plan). 
An application is also made for the provision of temporary 
school accommodation in the form of one- and two-storey 
temporary school buildings.  

100434 – 

Essex Wharf 

Residential redevelopment - construction of four blocks 
(ranging from 5 to 7 storeys in height) comprising 124 
residential units (28 x 1 bed, 89 x 2 bed, 5 x 3 bed and 2 x 4 
bed self-contained flats). Provision of open space new hard 
and soft landscaping, (72) car parking facilities, vehicular 
access, new cycle and pedestrian routes with other 
associated and enabling works. 

Approved 6 
May 2011 

Table 2: Relevant Planning History for Neighbouring Sites  

 

6 PUBLIC CONSULTATIONS  

6.1 The planning application consultation to residents took place on 19th February 
2020. 128 addresses were notified of this planning application. 3 site notices 
dated 24th February 2020 were displayed around the site. 

6.2 The application was advertised in Waltham Forest Guardian on 5th March 2020 

6.3 The application was re-advertised in the Waltham Forest Guardian and site 
notices dated 23rd July 2020 were displayed to advertise the proposals as a 
departure from the Local Development Plan.  

6.4 The applicant has also headed-up a programme of public / stakeholder 
engagements since 2016 over three phases, which are outlined below: 

 Phase 1 included information sessions to inform stakeholders and the 
community of the need for a new ice centre, including local councillors, 
members of the community and regular ice users.  

 Phase 2 included the launch of a dedicated online platform, written and digital 
communication, a Family Open Day, Countryside Live event and two 
workshops with ice users.  

 Phase 3 included further online engagement which received over 1,300 
contributions from 475 individuals. Engagement and site visit with stakeholder 
groups; Save Lea Marshes, Lea Bridge ward councillors (LBWF), London 
Borough of Hackney, Waltham forest Islamic Association, British Ice Skating, 
WF Green Party and WF Liberal Democrats, and five community events. 

6.5 The application consultation process resulted in a total of 636 representations 
received; 119 raising concern and 517 in support. The relevant objection 
comments are summarised in ‘Table 3: Objections Received’.  

6.6 The representations relating to the issues of concern raised are detailed in the 
Table below and are also matters which are ad\dressed within Section 10 
‘Assessment’ of this report. 

6.7 517 representations of support were received for the application.  The relevant 
support comments are summarised in ‘Table 4: Support Received.’ 

 

 

Page 25



(Item 4.1) 

12 
 

Objections Officer Response 

Principle of development – inappropriate development on MOL 

 Very Special Circumstances have not 
been demonstrated by the applicant 
and therefore the development is 
contrary to the NPPF 

 The application states the benefits 
which will accrue from the proposed 
development do not demonstrate very 
special circumstances exist to justify 
approval. 

 The only circumstance that should be 
considered is the fact that the current 
ice centre will need to close if the 
development does not go ahead. 

 The fact that the current ice centre will 
close is not sufficient to outweigh the 
harm to MOL. 
 

Retaining the existing community facility 
in an important circumstance and officers’ 
recommendation is based on the 
combined facts and circumstances.  
 
The proposal’s impact on the openness 
of MOL is mitigated by the presence of 
the existing building and the high-quality 
design and landscaping.  
 

Loss of protected open space / Overdevelopment 

 Increased footprint eats into public 
open land. 

 The proposal does not enhance the 
value of the existing open space. 

 During the recent Coronavirus 
lockdown, a hugely increased number 
of people have been using the exact 
area the new building would sit on.  

 Development should not be taking 
public space for a niche, paid-for 
enterprise.  

 New larger building is out of scale for 
the area and will be detrimental to its 
visual amenity.  

 Building such a large development in 
an otherwise largely uninterrupted 
strip of green space will have a 
negative effect on the surrounding 
area.  
 

The proposals have been through an 
iterative design development process 
between 2017 and the present 
application. The current proposal is the 
minimum footprint required in order to 
deliver a viable twin-pad facility.  The 
total footprint of the proposed 
development, including the building 
footprint, the car park and hardstanding 
is 14,992sqm compared to an existing 
12,334sqm. The increase in the building 
footprint has been mitigated by the 
776sqm reduction in the extent of hard 
landscaping in the proposed 
development. This area is proposed to 
be meadowland habitat, to increase 
biodiversity contribution on the site.  

 

Site Selection and Eton Manor 

 The justification for choosing the 
existing site rather than the Eton 
Manor Site is poor. The Site 
Assessment is not robust and does not 
provide sufficient argument for 
development on the Lea Bridge site 

 Eton Manor is the logical site, where it 
is close to other international and 
Olympic scale leisure and sporting 
development in the Olympic Park.   

 Operating the old rink whilst 
developing a new one on the same site 
(instead of building a new one on Eton 

Site Selection and Eton Manor will be 
discussed in further detail in the 
assessment section B of this report. If the 
applicant wished to expand any 
development approved on the existing 
site in the future, it would again need to 
demonstrate that VSC exist. Officers 
consider Eton Manor is lower in 
ecological value and not considered to 
be as strategically important to the MOL 
as the existing site, however, as an 
undeveloped site and designated sports 
field, there are challenges on bringing 
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Manor) is not practical and will create 
environmental damage. 

 Building on the Eton Manor site would 
ensure continuity of ice.  

 The reason for choosing the existing 
site over other sites is to secure the 
potential for future expansion.   

 Other Olympic-sized twin pad ice rinks 
are more generally located in industrial 
style buildings in industrial locations, 
not on MOL. 

 Town centre uses would be more 
appropriately located in a town centre. 

 The applicant lends more weight to its 
own internal needs e.g. not to conflict 
with the Hockey operations at Eton 
Manor thank to value the MOL at 
Leyton Marsh 

 It’s an indoor venue and does not need 
a green location, unlike the riding 
centre.  

 The rink should be moved to Eton 
Manor and the existing site should be 
restored to the green corridor and 
improve open space and local 
landscape. 
 

 The Council should undertake their 
own site selection assessment. 

 A thorough assessment of the site 
selection criteria has been prepared 
within a public representation which 
seeks to demonstrate that if the criteria 
had been weighted appropriately Eton 
Manor would have performed better by 
3% over the existing site.  
 
 
 

 There are several leisure uses 
adjacent to EM of a sporting type, 
which are exactly the sort of uses likely 
to appeal to patrons of a skating rink; 
whereas next to LVIC there is only the 
Riding Centre.  

 
 
 
 
 
 
 
 
 

this site forward for the proposed 
development. The impacts on the MOL 
for both sites are explored in greater 
depth later within this report. Any future 
development proposals for Eton Manor 
for non-outdoor sporting uses will also 
need to demonstrate that VSC exist to 
outweigh the harm to the MOL. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Officers have considered the site 
selection information, and this is 
discussed in the material assessment 
section of this report. 
 
 
 
 
 
 
 
 
 
 
 
Officers are not minded to agree that the 
adjacent leisure uses Eton Manor are 
more likely to appeal to patrons of the ice 
rink. Whilst there are positive outcomes 
for co-locating these large-scale leisure 
uses together, is it also valid that many 
users of the ice rink also then stay on to 
enjoy the open spaces of the marshes for 
walking, running, and recreation. 
Arguably there are less opportunities to 
do this at Eton Manor, encouraging users 
to stay on longer after skating, and 
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 Ruckholt road station will come 
forward in the future. 

exercise further in the Regional Park. It 
is not a given that users of the ice facility, 
would also then want to use the hockey 
and tennis facility.   
 
 
 
Re-opening Ruckholt Road station is an 
aspiration for the Council. However, 
there is no formal commitment or 
funding for the station yet, so it can not 
contribute to the current assessment. 
 
 

Very Special Circumstance – LVRPA Statutory Duty 

 The LVRPA argues that that the Lee 
Valley Regional Park Act (1966) gives 
it powers to build within the Park and, 
given that 95% of the Park is Green 
Belt and Metropolitan Open Land, it 
has automatically been given the 
power to build on Metropolitan Open 
Land. 
 

 Nothing in the 1966 Act that suggests 
that the need to provide such facilities 
entitles the LVRPA to override other 
considerations, nor does the Park Act 
1966 give detail of the minimum 
provision of any particular facilities.  

 

 There is no basis for arguing that the 
need to provide a specific facility 
constitutes a VSC and the fact that the 
LVRPA currently provides skating 
facilities to the public does not place 
any obligation on it to go on doing so.  

 

 LVRPA argues that the need to 
replace it before it expires is a VSC, 
because it is inconceivable that there 
should come a time when such a 
facility should not be available in this 
part of London. But this dependence is 
entirely of the LVRPA’s own making: if 
the LVRPA had not built the current ice 
centre then there would be no 
particular demand to build a bigger 
and better one now. 
 

 It is possible that LBWF would wish to 
have an ice centre somewhere within 
the borough, but there is no a priori 
reason why it should be on LVRPA 

This matter is discussed further in the 
assessment of the VSC put forward by 
the applicant. This application has been 
rigorously assessed and reviewed by 
statutory sporting body Sport England 
who have confirmed that there is 
sufficient evidence of demand for 
regional ice time that cannot be met or 
absorbed by other facilities in London.  
 
The references to the Park Act 1966 and 
their specific remit are somewhat 
obscure. The LVRPA has a duty to 
develop in accordance with the Park 
Development Framework, as they have 
no planning authority to determine their 
own applications. LBWF must have 
regard to the Parks adopted development 
plan when determining planning 
applications. The application is being 
assessed against current local, strategic 
and national planning policy.    
 
Officers would disagree that the there is 
no need for the LVRPA to go on providing 
skating. The existing ice centre is an 
important community asset for the ice-
skating sporting community as 
demonstrated by the letter of support 
from Sport England, England Ice Hockey 
and other ice-skating bodies. Officers 
have to carefully balance the loss of open 
space and protected MOL against the 
need for continuity of ice, and against the 
potential loss of the existing community 
sport asset to the borough. It has been 
demonstrated that the existing users 
could not be readily absorbed into other 
rinks in London, particularly given the 
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land, or indeed why it should be 
provided by the LVRPA. When 
considered from this point of view, it is 
clear that there is no VSC involved 
here. 

existing facility is already operating to 
capacity.  
 
Assessment of latent demand and an 
assessment of need for regional ice 
sports is detailed further in the planning 
assessment section of this report. 
 
In response to the comment, if the 
LVRPA had not built the ice centre then 
there would be no demand to build a 
bigger one. If this were pursued, 
theoretically, it could be countered that if 
the LVRPA had not been established to 
develop the Regional Park for recreation, 
sporting and leisure, the park may not 
have been designated as Metropolitan 
Open Land at all and would not benefit 
from the level of protection it does now. If 
this were the case, this application would 
not need to demonstrate that Very 
Special Circumstances exist.  
 
Whilst theoretical observations are of 
interest, Officers are obliged to assess 
the planning application as submitted, as 
is customary for all planning applications. 
The applicant submitting the application 
is the LVRPA, and they are the current 
land owners of the application site. The 
application is supported with an 
Assessment of Alternative Sites, along 
with empirical data to demonstrate there 
is latent demand for increased ice time, 
moreover, there are policy objectives at 
both local and regional level to increase 
access and availability to sporting uses 
irrespective of what the sport is.  

VSC – More demand means more profit for the Park Authority 

 The planning statement explains how 
a larger ice centre will result in more 
availability to the public and more 
availability to sports clubs – which will 
better enable it to fulfil its “duty” (as 
described earlier) and so this is also a 
VSC. But a closer reading of 
paragraph 10.48 shows that this is just 
a way of saying that the LVRPA will 
earn more revenue from a larger 
facility. Such a commercial argument 
cannot constitute a VSC. 

Officers consider this is a dim 
interpretation of the case for VSC. The 
viability of a larger ice centre is 
fundamental to the acceptability of the 
application in hand and demonstrating 
the VSC. The LVRPA are a public body 
with a duty to deliver recreation, leisure 
and sporting activities in the Regional 
Park. In order to outweigh the harm to 
the loss of MOL, Officers from LBWF and 
the GLA consider the scheme must be 
commercially viable to justify the 
encroachment into MOL. The Park 
Authority is borrowing money against its 
own assets in order to deliver the 
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enlarged ice facility, if the additional 
revenue isn’t there to recoup the cost of 
the facility then it would not be built, and 
the ice centre would be closed. This is 
discussed further in the planning 
assessment with section regarding 
socio-economic impact.  

Community and Health Benefits 

 May be genuine benefits, but they 
could only be considered to be a VSC 
if there is no other possible location for 
the new ice centre. And again, while 
the presence of the ice centre may be 
beneficial to some people (those who 
patronize it), it will have the opposite 
effect on other people (those who 
would enjoy this area of Leyton Marsh 
if it were undeveloped). 

Officers have heavily scrutinised the  
Site Selection information, both prior to 
submission and post and indeed this 
recommendation is not made lightly. As 
detailed further in the planning 
assessment later, the two viable and 
deliverable sites (existing and Eton 
Manor) are both designated MOL and 
the case foe VSC would need to be 
made for both sites.  
 
It is important to acknowledge also, that 
this land is previously developed and if 
the application were to replace the 
existing building with the same footprint 
it would not need to demonstrate VSC. 
So, the likelihood of this land being 
returned to undeveloped greenfield MOL 
is unrealistic and aspirational. 

Visual Impact 

 The mass and visual appearance 
represents overdevelopment of the 
site 

 Gross overdevelopment of the site. 
 

The application is supported by a 
Landscape Visual Impact Assessment 
(LVIA). The LVIA details that there would 
be views which would be impacted but 
that these would be partly mitigated 
through the additional tree planting and 
landscaping maturing over time.  

Design and Materiality 

 Proposal is not genuinely an 
environmentally friendly building 
 

The scheme has been designed to 
incorporate many sustainable design 
measures, and high-quality materials 
which will remain durable and will not 
diminish over time. The scheme seeks to 
achieve BREEAM very good with water 
scoring excellent, the building would be 
air quality neutral and utilise Air Source 
Heat Pumps, solar PV’s, and electric ice 
making vehicles and machinery. 

Spectator Capacity 

 Seating for 500 is proposed which is 
below the capacity required for 
international skating competitions.  

 Venue capacity for 800 people is 
inappropriate given the lack of 
sustainable transport connections 
needed for attendees.  

The seating capacity has been reduced 
during pre-application discussions from 
2,500 to 500 which has greatly reduced 
the built footprint required to deliver the 
twin-pad. This is still considered to be 
sufficient for second-tier international 
sporting events.  
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Traffic and transport 

 The development will encourage more 
car journeys and will increase air 
pollution. Lea Bridge Road already 
suffers from congestion and traffic 
problems. 

 Any proposed car park should be 
limited to the current number of places 
(or fewer), and use restricted to use by 
disabled people and other groups who 
cannot arrive by other means. 

 LVRPA cannot commit to things 
outside their control such as, support 
and promotion of car clubs; 
contributions to low emission vehicle 
refuelling infrastructure; provision of 
incentives for the uptake of low 
emission vehicles; financial support to 
low emission public transport options; 
and improvements to cycling and 
walking infrastructures. 
 

The applicant has worked collaboratively 
with Council officers, TfL and the GLA to 
ensure the level of car parking proposed 
would not have a substantially greater 
impact on the air quality or congestion on 
Lea Bridge Road.  
 
The proposed car parking seeks to 
remove the overflow car parking (130 
spaces) as well as a reduction in existing 
car parking from 177 to 155, 22 spaces 
overall. Furthermore, 10% of spaces (16 
spaces) would be available only to blue 
badge holders, and a further 20% (32 
spaces) would be reserved for electric 
vehicles only. 
 
As set out in the Heads of Terms at the 
top of this report and the proposed 
conditions at the end, the LVRPA can and 
would be committing to installing electric 
vehicle charging points, bays dedicated 
for electric vehicles,  a contribution to the 
extension of the cycle infrastructure to the 
Hackney borough boundary, wayfinding 
signage to encourage arrival via active 
travel methods. A detailed travel plan will 
also be secured within the legal 
agreement.   

Air Quality 

 The proposals exceed the benchmark 
for air quality anticipated to derive from 
the transport emissions associated 
with the trip generation. 

 
 

The application proposes a number of 
mitigation packages to offset the non-
compliance with the Air Quality neutral 
benchmark. These include 20% electric 
vehicle charging points that will be 
reserved only for users with electric cars. 
This has been accepted by the GLA. 
 
  

Contaminated Land 

 The land contamination assessment 
does not assess impact of 
decontamination works and asbestos 
removal on the people who use 
Porter’s Field during the construction 
works.  

 It states that there is a high risk of 
illness caused by ingestion, dermal 
contact and inhalation of asbestos 
fibres and dust during construction, 
and a high risk of onsite sources of 
contamination leaching through 

The desk-based study has been 
considered by the Council’s 
Contaminated Land Environmental 
Health Officer, and the Environment 
Agency. Both are satisfied with the 
conclusions for further investigation. An 
asbestos specific fair will be applied to 
any future permission to ensure that any 
asbestos found on site is handled by a 
suitably qualified professional. A 
contaminated land condition requiring 
further site investigations to be 
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surface permeable soils and harming 
construction workers. Surely people 
walking close to the site during 
construction will be exposed to as 
much risk as construction workers. 

 Risk to construction works can be 
mitigated from high to moderate with 
the appropriate use of PPE and 
implementation of CDM regulations, 
what happens to those using the area 
informally to walk their dogs and play 
football? How are they going to be 
protected? 

 Conditions should be put in place that 
ensure the applicants not only monitor 
groundwater and gas throughout the 
build phase but have a plan in place to 
fully mitigate any adverse effects of 
contamination quickly. 
 

undertaken prior to the commencement 
of development would also be applied. 
The condition also requires a 
remediation strategy and verification of 
clean soils. Details of how the 
construction is to be undertaken in 
accordance with the relevant 
environmental legislation would be set 
out within the detailed Construction 
Environmental Management Plan. If the 
construction works are not undertaken in 
accordance with national legislation and 
the approved CEMP, enforcement action 
will be taken.  

 

Health and Wellbeing 

 The marshes and the boroughs green 
spaces are vital in conjunction with the 
increase in housing but smaller 
dwellings.  

 It is scientifically proven that green 
space aids health and mental 
wellbeing. 
 

These are acknowledged and officers 
agree with the assertions that the 
Borough’s green spaces are vital to 
residents health and wellbeing.  

Biodiversity, Trees and Ecology 

 Hedgehogs habitats would be 
destroyed to facilitate development. 

 The increase in footprint of the new 
proposed building will 
permanently destroy wildlife habitats, 
and trees.  

 The claim by the application that the 
new ice centre is needed in order to 
provide a 10% net gain in biodiversity 
is not a valid reason since these gains 
should have happened anyway under 
the guardianship of LVRPA of this 
land. 

 The application claims the site is of low 
ecological value one must ask why 
that is, given that their own remit is to 
ensure the land is biodiverse.  

 The land is not of low ecological value. 
It is home to many birds, mammals, 
insects and plants. 

 Concerned about the Park’s activities 
clearing the nearby Oxbow Island. 

 The Oxbow Island has been an oasis 
for local wild life. It was understood 

The hedgehog population in the area 
was addressed in the Ecological 
Appraisal and Phase 1 habitat works. It 
confirmed that there are suitable habitats 
for hedgehogs on the site and it has been 
noted in the application submission that 
there is anecdotal evidence from 
consultation responses of hedgehogs 
being present within the site.  The 
habitats on the site are part of a wider 
network for hedgehogs which stretches 
across Walthamstow and Leyton 
Marshes.  The surveys supporting the 
application note a recording of 
hedgehogs a distance of 567 metres 
north of the site, but none within the site 
boundary itself.  Measure would be put in 
place to monitor the hedgehog 
population during construction and 
provision shave been made to enhance 
habitats for hedgehogs within the 
landscaping scheme. 
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that as part of the proposed 
development of the Ice Rink, the 
channel that runs most of the way 
around the island was to be de-silted 
and this seemed to be a real 
improvement in the interests of the 
local wildlife.   

 Application suggests attempt to 
manicure the trees and bushes and 
include footpaths through the area, 
destroying nesting places on and near 
the island.  
 

 
Biodiversity is discussed in detail in the 
planning assessment section of this 
report. The submitted biodiversity, 
landscaping and urban greening factor 
has been considered by the GLA 
Biodiversity officer and the Council’s 
Tree Preservation and Nature 
Conservation officer and deemed 
acceptable and achievable. 
 
  
 
 

Flood Risk 

 The marshes are clearly flood plains 
that will be needed as the climate crisis 
worsens and floods become a regular 
feature and should not be built on. 

The scheme has been designed to allow 
for containment of onsite flooding, the 
building will not flood in an extreme 1 in 
100-year event including a 40% 
allowance for climate change, which is in 
accordance with the NPPF.  

Public Engagement 

 Community engagement was skewed 
towards ice centre users who will be 
more likely to be positive about new 
facilities. 

 The questionnaires were designed to 
collect data that would result in a 
positive response to plans.   

 

The SCI submitted details numerous 
events which appeared to reach out to a 
wider audience than exclusively ice 
centre users, including Chingfest, Ridley 
Road Market, the Waterworks Centre – 
Filter Beds and Marshes Group in 
addition to events at the Ice Centre. 
Notwithstanding the above, officers 
consider the submitted SCI to have been 
compiled to a reasonable standard. The 
Council has undertaken extensive 
consultation on the application in line 
with Article 13 of the TCPA Development 
Management Procedure Order. 

Other 

 Construction activities would be 
disruptive to those using the skating 
rink during construction 
 
 
 

 The original Park Act did not foresee 
the dilemmas currently experienced 
such as lack of land, climate chance, 
impact on the environmental and 
austerity cuts to local authorities. 
 

 The applicant has not sufficiently 
engaged with environmental 
advocates.  
 

Nuisance and disturbance caused by 
construction work will be controlled 
within a detailed Construction 
Environmental Management Plan 
condition.  
 
Noted. 
 
 
 
 
 
 
Noted. 
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 Objection to the licencing of 
waterworks music festivals  

 Objection to the circuses 

 Objection to raves on the marshes 
 
 
 
 
 
 

 Four small blocks are proposed on the 
oxbow land. 

 
 
 

 In 2012, the LVRPA stopped providing 
golfing facilities at the Waterworks. It 
stopped doing so, not because of any 
lack of demand from the public; rather 
it was because it thought that it could 
make more money by using the 
Waterworks site for other purposes. 

 
 

 The LVRPA are marketing other MOL 
sites for sale.  
 
 

Temporary uses falling under Class B, 
Part 4 of the Town and Country Planning 
(General Permitted Development) 
(England) Order 2015 permits the use of 
any land for any purpose for not more 
than 28 days in total in any calendar 
year. The control of illegal raves does not 
form part of this planning application and 
is not a material consideration. 
 
The four blocks near the Oxbow Lake are 
Essex Wharf residential flats which are 
built and occupied and do not fall in the 
red line of the application boundary. 
  
Regarding golfing on the waterworks site 
– This is conjecture, and it is not for 
officers to query the motivation of the 
LVRPA behind their decisions on other 
sites unless it relates to the assessment 
of the application in hand, which this 
does not. 
 
 
This is not material to this planning 
application. Any future applications on 
MOL would need to satisfy Green Belt 
and MOL policy and if inappropriate, 
demonstrate VSC. 

Harrow School Decision  

 LVRPA argues the Council should use 
the Harrow School decision as a blue 
print for deciding this planning 
application. This approach is, at odds 
with the unique nature of a decision as 
to whether there are very special 
circumstances to outweigh the harm to 
Metropolitan Open Land: 'very special 
circumstance' is not, by its very nature, 
something that can be replicated in 
other places. 

 

No weight has been given to the Harrow 
School decision in coming to the 
recommendation of this application, as 
officers concur that the case for VSC 
must rest firmly on the unique 
circumstances of this application only. 
Whilst the context for setting out the 
inspectors thought process is somewhat 
useful to demonstrate how inspectors 
have drawn conclusions on VSC in 
practice, the Harrow School appeal 
decision bears no influence on the 
recommendations made for the 
application in hand. 
 

Site Selection Addendum report 

  An objection has been raised by a 
local resident suggesting that there 
has been insufficient time to scrutinise 
this document and to object to its 
contents. 

 

The Site Selection Addendum was 
provided in response to the GLA Stage 1 
report.  
 
In preparing the document, the LVRPA 
undertook a review of the Regional Park’s 
boundary and identified a number of 
additional parcels of land that had not 
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been considered as part of the original 
submission.  Many of these land parcels 
are too small or disconnected to be 
accommodate the proposed 
development. 
 
The document does not identify any new 
suitable sites which could reasonably 
accommodate the proposed 
development. As such the document 
does not alter the assessment of the 
proposals or the officer recommendation. 
 
The document was uploaded to the public 
planning register on 5th August 2020 but 
a further public consultation was not 
carried out as the documents does not 
materially alter the proposals and there 
was therefore no formal requirement to 
re-consult. 
 

Table 3: Objections Received  
 
 

Support 

Demand for more ice time  

 More time for social / community skating 

 More flexibility for those who wish to skate by are unable to make open skating times 

 Existing skaters already travel to LVIC from a regional catchment area (100-mile round 
trip) daily to train with former international and Olympic coaches.  

 Streatham and Alexandra Palace are under-equipped for the number of skaters wanting 
to train. 

 Having just one rink means that it does get very busy, and the time slots that are 
available are limited.  

 Not enough options for hockey skaters, figure skaters have premium timeslots.  

 Hockey teams are heading onto the ice at 10:45pm to practice. 

 People who work full time don’t have opportunities to skate in the evening due to other 
activities on the ice 

 If Lee Valley Ice Centre could not be replaced and had to close it would massively 
impact ice hockey all over the South of England.  Ice sports need more ice rinks to 
progress the sport, not less. 

 This proposal offers something different. There are parks, cycling tracks, gyms and 
pools. All these are present in numerous locations.  Ice rinks are very few and far 
between.   

 If you increase the capacity, the demand will be there the Olympics park is testament 
to a well-designed and supported project. 

  Of the other ice rinks in London LVIC and Alexandra Palace are the two options for 
people who do not own a car. Alexandra Palace will soon need a renovation which will 
reduce capacity of available ice in London.  

 There are more than 10 adult recreational ice hockey teams in London, 5 Junior teams, 
5 league hockey teams, hundreds of figure skaters and families who bring their kids to 
skate as a fun family activity. 
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Opportunities for new skating sports and competitions at regional, national and 
international level 

 The current rink is cramped and below the standards required to enable athletes to train 
and perform at a national and international level. 

 The LVIC is operating at full capacity and trying to accommodate figure skating, ice 
hockey, synchronised skating, and public recreation is challenging, including: 
o The different kinds of ice preferred by figure skating and ice hockey, 
o the need to make revenue; and  
o from being non-Olympic sized for competitions. 

 A twin pad would attract a public with advanced athletic and artistic interests and culture. 

 This could become the first Olympic sized competition enabled rink in the South if 
England and could become the hub for International skating talent alongside the 
Olympic Park 

 It will help UK develop its worldwide standing in ice skating sports by supplying a 
premium facility in London, the largest and more varied human pool in the UK.  

 It will provide the opportunity to athletes of developing the sport in an internationally 
multi stimulus environment as that of London.  

 It will improve the training quality as well the health and safety of advanced ice-skaters 
by providing longer and less busy ice patches. 

 The lack of ice time is hampering the UK synchronised skating (and indeed all skating) 
progression against the rest of the world. This is due to the fact that the majority of UK 
rinks are single pad, in fact there is currently no twin pad rink in the south of England.  

 A twin-pad at Lee Valley would make a huge difference to the progress of ice sports 

 Ice Skating does not receive a lot of funding for the sport, skaters wishing to compete 
at elite levels often have to fund their own skating 

 Synchro Skating is recently voted to be included in the Olympic Games. LVIC have one 
of the best clubs in the country in this field Britain is starved of such facilities. 

 

Existing building needs replacing 

 A larger, architecturally pleasing, modern venue would be seen as the jewel in the crown 
for skating in our capital city. 

 The new facility would have a much-improved energy efficiency than the existing site 

 Existing Ice does not have appropriate markings for ice hockey 

 LVIC is the only affordable rink in London.  

 There's a great atmosphere at the rink but it's clear that it’s very old and almost used out 

 This scheme has the potential to be one of the best in Europe if not the World and it can 
only be delivered on this location at this time with this application. 

 This is exactly what should be done, making sure public services are funded properly as 
lack of funding (in other sectors) and neglect has been shown to be at skaters cost in 
these last few months 

 

Tourism and visitor economy 

 Attract more visitors to the area as well as athletes and ice-skating supporting 
infrastructure and services.  

 It’s clear that the LVIC is an asset to the area, and expansion would be a bonus for the 
area. 

 Impressed with the idea of opening up the toilets and cafe to double as a visitor centre 
for visitors to the marshes. 

 

Employment Opportunities 

 A new ice centre would allow self-employed skating coaches and instructors to keep their 
jobs and indeed increase their teaching time and also broaden the curriculum to include 
personal wellbeing through the use of the gym and dance studio.  
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 Allow coaches and instructors to improve the quality of teaching they can give and 
produce a more competent team of figure skaters. 

  

Closure would destroy existing ice-community and skating teams 

 Many ice skating and ice hockey teams train at the rink - many of them being top national 
teams in their categories - that would lose their place to train, and indoor ice time is 
difficult to secure as it is.  This demand cannot be absorbed by other rinks in London. 

 Ice skating breaks down social and cultural barriers and is keen to accommodate special 
needs skaters (SPICE, a special needs team form Slough competed at the British 
Synchronised Skating Championships in Nottingham this year). 

 Young people would not have the opportunity to become engaged in Ice Sports.  

 The closure of the ice centre would change lives, the current club members would be 
lost, and loss of employment and community asset. 

 The existing facility is a positive outlet for teenagers to let off steam, its retention and 
expansion of social skating time could contribute towards reducing crimes and anti-social 
behaviour 

 LVIC has felt like a home away from home 

 LVIC produces world class skaters who are/have represented Great Britain 
internationally and won medals. 

 Despite the Chelmsford rink being closer, some skaters will continue to use Lee Valley 
as their preferred Ice-Skating venue and hope to be able to for many years when the site 
is redeveloped. 

 It would be a huge shame and loss to the local area to let the site close forever.  

 Generations of skaters use the LVIC, many parents who learnt to skate as children are 
now watching their children learn to skate. 

 

Equality and inclusive access to sport for all ages and abilities  

 Skating is inclusive and accessible for all ages, races, backgrounds. 

 Skating is a sporting activity which all family members can participate at the same time. 

 Opportunity to learn to skate is not just for children. 

 One of the best parts of the existing LVIC is the melting pot of people who use it. BAME, 
women in headscarves and the hijab. Families from the Orthodox Jewish community, 
children on a school trip, autistic adults, wheelchair users, elderly people, ‘cool-guy’ 
hockey skaters, teenagers meeting their friends, all ethnicities and backgrounds 

 The ice is a place where all the cultures meet and exercise together. 

 In an area with large Jewish and Muslim communities, the ice-rink provides an important 
service. 

 Ice skating has provided children with learning disabilities to grow in confidence, expand 
their concentration ability and social skills 

 The expanded scope of facilities can get older people involved; or indeed those groups 
working to build inclusiveness, like Badu Sports (https://badusports.co.uk/), building 
community cohesion. 

 Proud to see the diversity of Londoners having fun together 

 LVIC are involved with work with local schools for less privileged children and children 
with learning difficulties who come to learn to skate.  

 It has never been more important than now to provide an inclusive, accessible, 
affordable, safe community space that brings so many diverse people together 

 This is a place where our politicians ought to come if they want to see how different types 
of people can actually get along. LVIC is absolutely the most important jewel in the 
London crown. 

 The variety of languages their team speaks is impressive. They all share the common 
passion for ice skating 
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Gym and Ancillary uses 

 The gym and dance centre would be an opportunity to bring both the facility and other 
trainers, dance instructors, fitness class trainers and opportunity to expand their 
businesses. 

 The gym and dance studio would improve the offer and range of training opportunities 
for skaters.  

Health and Wellbeing 

 Exercise is important for improved health and mental wellbeing 

 London needs to promote sports as much as possible, both for social and economic 
reasons, this project would be a massive step in the right direction 

 Skating is fun and addictive and as you get better you start to want to improve your 
general fitness, strength and flexibility 

 The UK has a national obesity epidemic. We need to encourage children and adults to 
exercise. 

 Sports in London is woefully limited for our children. We have high levels I’d obesity and 
inactivity because we don’t sponsor or encourage our children. 

 The virus situation will have a massive impact on finance, and it may be tempting to hold 
off spending on recreational facilities, but, it could be argued it will be even more 
important to have opportunities for sport and exercise to counter the financial downturn 
and its adverse effect of peoples' wellbeing 

 The existing and potential demand speaks to the physical and mental health of users 

 Skaters who use the rink regularly and have a passion for the sport also have the will 
power to wake up at 5am every day/weekend without complaint. It teaches life skills and 
commitment.  

 

Location and existing site 

 Close to Lea Bridge Station which improves access from means of public transport. 

 Will enhance the character of the area is found and contribute to the local economy 

 LVIC is one of very few ice rinks reachable from most of London on public transport 

 It’s location in the heart of London but very accessible by bike or public transports or 
walking along the river, families come from far away to visit the rink. It benefits a very 
wide community. 

 We always travel to the ice rink by public transport, namely by bus, and also go walking 
and running in Walthamstow marshes. 

 

Landscape and Ecology 

 The new facility will not be encroaching onto the marshland in fact it will be making much 
more accessible to the general public by creating a better landscape with hundreds of 
more trees and plantations, hedgehog hotels and making the overall area much safer to 
be in. 

 The detailed architectural plans are sympathetic to the surrounding ecological landscape. 
Many additional trees will be planted. The area around the site now is pretty drab and 
derelict.  

 The plans are a big improvement for the land and local environment.  

 Lost trees to construction will be re-provided and many additional trees planted 

 The development does not encroach into the marshes area and that potential danger to 
the surrounding is properly considered and addressed.  

 Skaters also care a lot about nature and preserving London’s green spaces and are 
pleased to see that this has been approached sympathetically in the development plans 

 

Other 

 LVRPA provide excellent leisure facilities and give a real shot in the arm to the elite 
aspects of the associated sports  
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 Catalyst for regeneration of the local area 

 Disbelief so many people are fighting against it but presumably these are people who 
would not use it so wouldn’t benefit from it 

 Opposition is largely due to environmental implications and preserving open green space 
in London is important, however, the area around the ice rink is currently highly unsafe 
with a high crime rate of rapes, assaults and mugging.  

 The weather is not brilliant in England, so an all-round sport in an indoor ice rink is very 
valuable to the local community. 

 

Table 4: Support Received 

 

7 OTHER CONSULTATIONS 

7.1 Internal and External Representations Received 

7.2 ‘Table 5: LBWF Consultation Responses’ lists the responses received from 
Waltham Forest Council consultees. 

LBWF 
Consultees 

Comments 

Sports and 
Leisure 

Supportive of the twin pad as it would greatly increase opportunities for our 

residents and will enhance the sporting offer in the borough. 
Urban Design & 
Conservation 
 

Clarifications sought on the landscaping materials and asphalt paving to 
car park. Improvements at ground floor are welcomed and create a more 
generous entrance and allow for clearer division of functions. Concerns 
regarding the visual impact of the proposal on the marshes, adequate tree 
and vegetation coverage, particularly to the rear of the proposal to 
minimise impact on views for those within the Marshes.  
 
Officer comment: it is accepted the use of the asphalt in the car park is 
intended to assist in guiding surface water drainage towards the swales 
and the wider SUDS infrastructure. Post submission discussion on 
landscape have taken place and the applicant has provided satisfactory 
information to address the concerns raised.  
 

Business, 
Investment & 
Employment 

Request for planning obligations towards local labour, apprenticeships, work 
placements and an Employment and Skills Plan. 
 
Officer comment: obligations agreed as set out at the head of this report in 
the Heads of Terms. 

Environmental 
Health – 
Contaminated 
Land 

Officers were satisfied with the report, which recommends further 
investigation. Requested conditions relating to an asbestos survey, and 
contamination.  
 
Officer comment: conditions will be added. 

Environmental 
Health – Air 
Quality 

The submitted AQ assessment has been reviewed and found to be 
satisfactory. Legal obligations, conditions and informatives are requested in 
relation to an Air Quality and Dust Management Plan, and Non-Road 
Mobile Machinery. A financial obligation was requested for £84,170.  
 
Officer comment: The scheme is air quality neutral with respect to the 
building emissions but does exceed the benchmarks for transport 
emissions associated with the anticipated trip generation. However, the 
proposal is reducing car parking spaces from the existing car park as well 
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as substantial landscaping, sustainable travel improvements it is 
considered that the financial obligation is not required to mitigate the 
impact of this development. Conditions and informatives will be included as 
requested.  

Environmental 
Health – 
Construction, 
Noise and 
Lighting. 

No objections, and request for conditions controlling noise from new plant 
and entertainment noise. 
 
Officer comment: conditions will be included.  

Highway 
Development 

Whilst car park spaces have been reduced from the existing levels it was not 
clear whether these were ever all utilised, therefore a reduction in car parking 
spaces is not enough reason to not provide the modelling and undertake the 
required exercise. Concerns with alignment with Lea Bridge Road, as 
scheme proposes a shared cycle and pedestrian pathway which is out of 
keeping with surrounding cycle infrastructure. Clarification required on the 
cycle parking specification and quantum for non-standard bikes. 
 
A minor highway works agreement or S.278 may be required. Comments 
provided on the Outline Construction Logistics Plan (CLP). Conditions 
requested include detailed CLP, highway condition survey, suds and lighting.  
   
S106 obligation requests for CLP monitoring, extension of walking and 
cycling infrastructure to Lea Bridge Road and a contribution to the installation 
of CCTV along the footway and cycle track along Lea Valley to improve and 
implement the active travel zone improvements. 
 
Officer comments: The applicant has provided further information with 
regard to trip generation and car parking spaces, and these matters are now 
agreed between the Council, TfL and the applicant. The scheme has been 
revised to include a segregated cycle and pedestrian route into the site from 
the main entrance. Conditions would be applied if approved and obligations 
agreed are set out in the Heads of Terms at the top of this report. 

Lead Local 
Flood Authority/ 
Drainage 

The site is 4.04ha and falls within the Lea Valley Regional Park and is within 
Flood Zone 2. The Flood Risk Assessment states that a 25% allowance for 
climate change has been adopted, while the Drainage Strategy has quoted 
40%. The correct allowance should be used within the design and both 
documents should be consistent. 
 
Confirmation of the proposed building finished floor level above the known 1 
in 100 year plus climate change site flood level should be provided plus 
confirmation that the Environment Agency are happy with the proposed 
finished floor levels and have assessed the site with regard to any potential 
floodplain compensation requirements that they may have. 
 
The detailed source control and attenuation design should be submitted for 
review and approval. In principal the LLFA are happy with the proposed 
drainage strategy, allowing for surface water to discharge to the Oxbow Lake 
with a peak discharge velocity of 1.3m/sec into this feature. The final rate of 
discharge to Main River will need to be agreed and approved by the 
Environment Agency and relevant navigation authority. The LLFA will require 
sight of the agreed final discharge consent prior to discharge of this planning 
condition. 
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We note that a number of linear swales within the car park will collect surface 
water drainage flows, remove/diffuse pollutants and convey drainage flows 
to the existing Thames Water surface water drainage system, which will 
require agreement and a discharge consent from Thames Water, a copy of 
the final agreement and discharge consent documentation should be 
provided for our records prior to commencement of construction on site.  
 
The approved design including calculated discharge rate and details of the 
proposed outfall mechanism to be used or if reuse of the existing outfall is 
proposed a condition survey report and CCTV survey of the existing outfall 
is to be submitted to confirm the outfalls suitability prior to construction works 
for the development commencing on site.   
 
A full maintenance schedule for all the drainage and SuDs features proposed 
within the design should be provided for review and approval.     
 
Officer comment: the EA have formally responded to the application and 
raised no objections nor specific comments relating to an Emergency Flood 
Evacuation Plan or finished floor levels. Conditions will be included requiring 
confirmation that TW have agreed the discharge consent information, 
maintenance schedule for the SUDS features. 
 

Transport Policy The proposed level of car parking is reasonable, considering that this will be 
a national facility with two Olympic sized rinks, up to 800 spectators and a 
large gym. 20% of spaces should be EVCP. 
 
Officer comment: Confirm the 20% EVCP spaces have been secured and 
will only be available for users with electric vehicles. Details of which will be 
controlled within a Parking Design and Management Plan condition.   

Nature & 
Conservation 

Biodiversity – All appears to be sufficient in detail and the required increase 
in biodiversity net gain appears achievable. Landscape Visual Impact 
Assessment is acceptable in principle pending the detail of soft landscaping.  

Openness is required for visual amenity into the LVRP from certain visual 
vantage points but also requires natural softening/ camouflage from the 
proposed building and associated parking generally but particularly from 
overlooking residential areas. Some concerns with regard to overlooking 
from the residential area at Essex Wharf, with a distinct lack of tree cover 
which is required for softening along the boundary.  

Tree Survey report appears fine. Birds and bats are both referenced in the 
AIA and AMS. Recommend the inclusion generally of Wild life & Countryside 
Act 1981 and the mention of nesting season. To assist below or similar would 
be fine in respect of birds, particularly for such a sensitive site. If the intention 
is to complete tree work between the 1st March and the end of August, a 
due diligence check for nesting birds must be completed before work starts 
in order to comply with the Wildlife & Countryside Act 1981. Arborists should 
record such checks in their site-specific risk assessment. If active nests are 
found work should not take place until the young have fledged. 

The submitted ecological survey (dated June 2019) and Phase 1 habitat 
survey appear to be fit for purpose. The recommendations in the report 
should be strictly adhered to including a name supervising ecologist to 
ensure adequate protection due diligence and compliance is achieved.  

Soft Landscaping - The indicative planting is welcomed, with a well-
conceived strategy for enhancement and improving biodiversity in the local 
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area based on engagement assessment. Identifying native planting and 
associated habitat creation in the form of swales, marginal and bog planting, 
habitat boxes and loggeries. Meadow enhancements scrub and tree planting 
signage interpretation, new bridges are welcomed and good in principle but 
will be subject to the submission of detailed plans showing locations, sizes 
types of habitat boxes, hibernacula’s etc plant sizes locations, planting detail 
and proposed management.    

External lighting proposals in respect of bat compliance appear fine with 
regard to compliance for wildlife and sensitive lighting to reduce spill into 
sensitive ecological areas, welcome time controlled, reduced times of 
illumination and lower level dimmable lighting. 

Officer comment: Discussions regarding soft landscaping, planting details, 
lighting and visual impact have been the subject of post-submission 
discussions with the applicant. Further clarification has been provided and 
conditions will be applied to any future permission with regard to soft 
landscaping, management and maintenance, hard landscaping, and 
external lighting. 

Waste  Comments made with regard to storage capacity and large vehicle 
manoeuvring. 
 
Officer comment: Condition for a Delivery and Servicing Plan   

Regeneration No comments received.  

Sustainability 
and Energy 

Recommend that further information is provided to address; further potential 
improvements to energy efficiency parameters and futureproofing of the 
development for connection to a network. 

Parks and Open 
Spaces 

No comments to make 

Public Health 
No representations received 

Leyton Ward 
Councillors 

No representations received 

Table 5: LBWF Consultation Responses  

 

7.3 ‘Table 6: Statutory / External Responses’ lists the responses received from 
statutory and external consultees. 

External & 
Statutory 
Consultees 

Comments 

Environment 
Agency 

No objections to the proposed development.  

Greater 
London 
Authority 

Principle of development on MOL: The proposal for a new enlarged ice 
centre would constitute inappropriate development on MOL. Whilst the 
principle of enhanced sporting and recreational facilities is supported, 
additional information is required to establish whether very special 
circumstances exist to outweigh the associated harm to MOL openness. 
Urban design: The general design approach is supported and would provide 
a building of higher architectural quality. However, further refinement is 
needed, particularly in relation to materials; car park landscaping; and solid 
to void ratio. A revised fire strategy should also be submitted to demonstrate 
compliance with policy D12(B,1-6). 
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Environment: The applicant should provide additional technical information 
and mitigation in relation to energy, biodiversity, urban greening and air 
quality.  
Transport: Further discussion is required regarding S106 contributions 
towards mitigation identified in the ATZ assessment. In addition, further 
clarification should be provided on trip generation, car parking, cycle parking 
design and the Travel Plan. 
 
Officer comment: Further information was provided by the applicant with 
regard to the Alternative Site Assessment evaluations, a revised Fire 
Statement, additional Biodiversity Impact Assessment information, urban 
greening factor and electric vehicle charging points.  

Sport England The submitted documents are clear that the existing ice rink is at capacity and 
is coming to the end of its operational life therefore Sport England would not 
object to the replacement of the facility. The Council should ensure there is 
sufficient need for the proposed gym facility.  Consideration also could be 
given to additional sports/alternative uses to ensure the additional rink is 
financially sustainable, for example curling, since there is only one dedicated 
curling rink in England (in Tonbridge Wells). The rink(s) when not in use could 
also be used for basketball/netball and concerts if there is the appropriate 
equipment. Sport England would encourage that the Council fully consider the 
strategic need for the facilities prior to granting any approval.  
 
Sport England also advises that the design and layout of the facility takes into 
consideration the needs of the intended clubs/users and all sections of the 
local community.   
 
Sport England welcomes that the phasing of the development has been 
designed to ensure continually of use for as much as possible.  The time where 
users would have no access to the ice should be for as limited time as possible 
and the applicants should consider devising a plan that allows the users to 
continue playing during this period, for example contacting the other ice rinks 
in London to ensure that the clubs that currently use Lee Valley Ice Centre 
have some access to a facility during the interim period where there is no 
access possible at the Lee Valley Ice Centre.  
 
Following the receipt of further detail, letter from the English Ice Hockey 
Association and the information originally submitted with the application, Sport 
England is able to conclude that there is evidence of a strategic need for the 
proposed facility and would like this to be taken into consideration when 
determining the proposal. 
 
Officer comment: officers have considered the observations made about 
alternative uses and the need for a gym in this location. An alternative use of 
the rink as a concert venue would not be appropriate given the proximity to the 
SMINC and would not be compatible with the condition controlling 
entertainment noise. Officers would encourage other sporting uses, such as, 
netball or basketball if the rinks were not in use to capacity. With regard to the 
gym, if this were reduced in size or removed, the footprint of the building would 
remain broadly the same, so officers consider there is limited benefit in altering 
the size of the gym but also consider the gym and dance studio are both 
needed and complementary uses to the skating rink. These elements would 
assist in developing the potential and strength needed to become elite skaters. 

GLAAS The updated archaeological assessment provides a useful 
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summary of the buried sequence derived from geotechnical data and a more 
detailed assessment of impacts. Archaeological remains at the site would be 
present at depth, expected to be 2-3m below current ground level. GLAAS 
are content that the bulk of new harm to the 
archaeological resource could be managed by condition covering 
geoarchaeological borehole modelling and then any appropriate mitigation, 
possibly a watching brief. 
 
Recommends pre-commencement conditions.  
 
Officer Comment: The applicant has submitted a revised Archaeological Desk 
Assessment in response to GLAAS comments. The matters are now resolved 
sufficiently and GLAAS has recommended a Statement of Written 
Investigation to be submitted to and approved prior to commencement on site. 

Historic 
England  

No comments 

London Fire 
Brigade 

 

No objections and consider the scheme satisfactory. 

Metropolitan 
Police – 
Design Out 
Crime 
Prevention 
Officer & 
Counter 
Terrorism 
Advisory 
Officer. 

No objections to the scheme, subject to condition requiring Secure by Design 
Certification due to its size, location and use. 

 

Officer comment: condition will be included.  

Natural 
England 

The scheme is located close to the SSSI nearby, but do not consider that it is 
likely to cause any harm. Natural England have no other comments to make.  
 

Thames 
Water 

Thames Water would advise that with regard to waste water network and 
sewage treatment works infrastructure capacity would not have any objection 
to the above planning application, based on the information provided. Request 
for conditions and informatives. 
 

Transport for 
London 

TfL is broadly satisfied with the findings of the ATZ assessment and would be 
supportive of Waltham Forest Council securing the improvements identified 
in the ATZ assessment in accordance with the policies T2 (Healthy Streets), 
T3 (Transport capacity, connectivity and safeguarding), GG3 (Creating a 
healthy city) and D7 (Public Realm) of the new London Plan.  
 
The applicant should enter into a Section 278 (S278) agreement with the 
Council to fund changes to local highway, or appropriate financial 
contributions should be secured via Section 106 (S106) for the Council to 
implement improvements. Raised queries with regard to the mitigation 
identified in the ATZ assessment; trip generation; origin data of users to the 
existing facility; clarification of parking availability and accordance with LCDS 
guidance and travel plan targets.  
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Officer comment: the applicant has provided clarification information which 
satisfactorily addresses the queries raised by TfL. TFL have requested 
wayfinding signage, and this would be secured within the S106 legal 
agreement.  
 

Canal and 
Rivers trust 

The development site is located to the east of the River Lee and associated 
navigation.  The Trust own and manage water resources associated with an 
ox bow lake to the immediate west of the development site.  The waterway 
lies within the Lower Lea Valley County Wildlife Site, which itself would be 
sensitive to pollution.  In line with the aims of paragraph 170 (part e) planning 
decisions should prevent development contributing to the exposure of the 
local environment to unacceptable levels of pollution.   
Site Remediation: Welcome the submission of a Geo-Environmental Desk 
Study by Concept (dated December 2019).  Having reviewed the document, 
we understand that there is a risk that contaminants from the site could 
mobilise to surface water resources.  We therefore request that the Local 
Authority, informed by expert advice, ensure that appropriate Phase II and III 
assessments and remediation strategies are employed on site and enacted 
prior to the commencement of development.  Details could be reserved via 
the use of appropriately worded condition(s).   
Surface Water Discharge: The proposals seek to discharge roof run-off and 
ice-melt water to the Ox-Bow lake owned and managed by the Trust, which 
interconnects with the wider Lea Valley.  In principle, the new connection 
could be beneficial to wildlife, as the discharge could help to oxygenate the 
watercourse, which would be filtered through a series of reed beds.   
Low temperatures could adversely impact upon juvenile fish.  We therefore 
advise that the final drainage system needs to ensure that the temperature of 
water at the outfall is adequately controlled, so that it does not harm local 
biodiversity, and advise that this matter should be clarified prior to its 
installation.   
Full details of the drainage system and associated outfall, including 
details of measures to control the temperature of the discharge, could 
be reserved via the use of appropriately worded condition(s).    
 
Consent from the Trust as landowner is required for the formation of the 
discharge shown and would be negotiated though the Trust’s Utilities 
Section.  The applicant is presently in discussions with the Trust’s Utilities 
section upon this matter.  We advise the applicant that they should continue 
these discussions to ensure that a legal agreement is granted prior to the 
installation of the drainage system.   
 
Other Comments 
In our capacity as landowner, we wish to remind the applicant / developer 
that works in proximity to the Lee Navigation and Ox-Bow Lake would likely 
need to comply with the Canal & River Trust “Code of Practice for Works 
affecting the Canal & River Trust”.  This would include works upon the 
discharge outfall shown in the plans.  The applicant/developer is advised 
to contact the Canal & River Trust’s Works Engineering Team via 
switchboard on 0303 040 4040 in order to ensure that any necessary 
consents are obtained for the proposal and that the works would 
comply with the Trust’s “Code of Practice for Works affecting the Canal 
& River Trust. 
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Officer comment: Conditions and informatives pertaining to Contaminated 
Land and Drainage, would be included on any future permission.  

Highways 
England 

Satisfied that the traffic generation from the site will not have an adverse 
impact on the SRN, due to its distance from the SRN (approximately 12km) 
and low number of vehicular trips generated in the network peak hour. No 
objections to the proposal. 

Network Rail No Objections. 

London 
Borough of 
Hackney – 
Planning  

No Objections. 

London 
Borough of 
Hackney - 
Regeneration 

The Lee Valley Ice Centre is an important regional sports facility that is used 
by Hackney residents. The London Borough of Hackney supports the retention 
and improvement of the Ice Centre which will benefit borough residents, 
particularly young people, and therefore supports the provision of a new twin-
pad ice centre on Lea Bridge Road including a new gym, exercise studio, cafés 
and community spaces.  
 
The new facility will provide further opportunities for participation in ice sports, 
expanding both the quantity and range of ice sports, sports and leisure, and 
community activities available. The health benefits of participation in sport is 
well known, as is the role it can play in improving social cohesion. The London 
Borough of Hackney would be interested in linking sports development / 
physical activity programmes into any new facility. 
 
The replacement ice centre should bring significant economic benefits to the 
local area in the form of new jobs both during construction and upon 
completion of the new facility, as well as local business supply chain 
opportunities and increased visitor spending in the local area as a result of 
more people visiting the centre and surrounding amenities. 
The potential increase in vehicle transport and car parking and any associated 
air quality impact, particularly on Lea Bridge Road, associated with an increase 
in usage of the facility should be addressed and mitigated. We welcome the 
proposal of improved cycle facilities at the ice centre.  
 
Officer comment: The applicant has sought to address air quality impacts with 
regard to transport emissions. 
 

Table 6: External and Statutory Consultation Responses  

 

7.4 ‘Table 7: ‘Representations from external stakeholder groups’ lists the responses 
received from Waltham Forest Council consultees.  

British Ice 
Skating 

As the National Governing Body for the sport of Ice Skating, BIS are pleased to 
offer support for the redevelopment proposals of the Lee Valley Ice Centre. The 
current Lee Valley Ice Centre is deemed a Regional facility but should the twin 
pad facility be developed it would be a major National facility. Having an Olympic 
Twin Pad Facility in the south of the UK is part of our national strategy and would 
create a significant new facility to complement our National Facility in Sheffield. 
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British Ice Skating strongly support the development of all new ice rinks, but the 
opportunity for a new twin pad facility in particular the London/ the South East is 
considered to be a major requirement and would reduce the major shortage of 
supply , both in the country and the region. Full size, fully available twin pad ice 
rinks are essential to ensure that all ice sports can be developed across 
grassroots, development and through to elite level ice sports. Such facilities are 
required to help grow all ice sports across a range of abilities, through a significant 
increase in access provision for development and elite skating programmes. 
Delivering a twin-pad facility will enable the facility to enhance its reputation as a 
major training facility for figure skating and synchronised skating, and also the 
opportunity to develop a speed skating club as well as curling which is currently 
absent in London. 
 

English Ice 
Hockey 
Association 

EIHA support to the proposed new twin pad ice rink complex being planned for 
Lee Valley. As the administrators for the sport of ice hockey in England, EIHA 
welcome all venues, and to upgrade the existing one and add another playing 
surface is a real bonus for us.  EIHA try to accommodate players from grass roots 
to over 60's, from able bodied to physically impaired, and this gives another 
playing area (the extra surface) for them to use.   EIHA welcome in new players 
and this exciting proposal means we would be able to play two games at once, 
and even have competitions down in the SE of our country. The English Ice 
Hockey Association wholeheartedly support the idea and hope it goes through. 
 

England 
Hockey Ltd 

Supportive of the proposal to remain on the existing site, as the Lee Valley 
Hockey and Tennis Centre on Eton Manor is a thriving community venue and is 
also used as the home of England and GB Hockey’s domestic and international 
hockey competitions and events. Locating a twin pad ice arena on the Eton Manor 
site could compromise the ability for the venue to be used for some of this activity. 
A major sports venue with a high footfall and significant events programme will 
conflict with The Lee Valley Hockey and Tennis Centre, especially as EH will be 
looking to host between 10 to 12 international matches, for two months of the 
year. EH rejects any suggestion that another major sports venue should be 
located adjacent to The Lee Valley Hockey and Tennis Centre.  
 
Officer comment: Further comments were made about the need for a hotel on 
Eton Manor.  

London 
Sport 

Support for these plans can be outlined across three key areas:  
1) Access to Physical Activity Facilities: London has around half the number 
of leisure facilities per 100,000 people as the rest of the country, representing a 
clear barrier towards participation in physical activity and sport in London. The 
proposed expansion detailed in plans for the new Lee Valley Ice Centre including 
both ice rink and gym and exercise studio provision, alongside infrastructure to 
support sustainable travel and social infrastructure that encourages walking, 
running and cycling could all make a welcome contribution to physical activity 
levels in the immediate surroundings and more widely across London  
2) New Provision: The relative scarcity and specialism of ice-sport facilities 
provide an opportunity to diversify the availability of physical activity and sport 
provision in London. A range of efforts across London are focused on providing 
a wider range of alternative physical activity provision to support individuals and 
communities whose needs may not be serviced by traditional physical activity and 
sport offers. An effective, mixed ice-sport offering has the potential to positively 
contribute in this area  
3) Social and Health Benefits: As recognised in a wide-range of policy 
documents, both nationally and London-focused, physical activity and sport 
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facilities make important contributions to city-wide social infrastructure. These 
benefits, which include positive contributions to physical and mental health and 
wellbeing, and a range of community and social outcomes, are important to long-
term social development and sustainability across the capital as a whole. The 
development of an extended Lee Valley Ice Centre facility could effectively 
support a wide-range of these social outcomes, particularly among populations 
groups that demonstrate lower levels of physical activity participation city-wide (in 
particular some BAME Groups, who index highly among the current facility’s 
users) 

Waltham 
Forest 
Cycling 
Campaign 

WF cycling have submitted an 
extensive objection detailing 
concerns regarding: 

 carbon footprint of the 
expanded facility, including from 
transport uses.  

 Waltham Forest Climate 
Emergency Plan and the 
Council’s commitment to take 
meaningful action to reverse 
carbon emissions before 2030. 

 155 car parking spaces should 
be reduced to 108 spaces 
maximum.  

 bollards should be introduced to 
prevent the possibility that any 
other parts of the site are used 
for parking except those agreed 
to by the planning process. 

 The submitted Travel Plan is not 
fit for purpose 

 Car parking charges should be 
increased to ensure that driving 
to the centre is never cheaper 
than two people getting a return 
journey by bus. 

 The orientation and siting of the 
centre should be updated to 
provide direct access from Lea 
Bridge Road for pedestrians 
approaching from the east. 

 A separate access of sufficient 
width should be created for 
cyclists to enter the site from the 
tracks on Lea Bridge Road. 

 Sufficient bike parking for 25% 
of visitors to arrive on bikes, with 
allocated space alongside to 
allow the provision to be easily 
extended in future, and 
arrangements for temporary 
bike parking if needed for large 
events. 

 Cycle parking should follow the 
recommendations of the 

Officers have considered the questions 
and commentary provided in the WF 
Cycling Campaign consultation response. 
 
Regarding the Waltham Forest Climate 
Emergency Plan; the Council are still 
working on the response to the climate 
Emergency. Accordingly, the WF Climate 
Emergency Plan has not yet been 
finalised or adopted so this application is 
to be determined against the local and 
strategic adopted planning policy. The 
scheme meets adopted policies towards 
reducing carbon emissions as detailed in 
the planning assessment section of this 
report.  
 
The level of car parking has been agreed 
between the Council’s Transport Policy 
officers and TfL, who have accepted the 
rationale that as this is a regional facility, 
with a regional catchment and also seeks 
to host competitions and spectators up to 
800 capacity. Through discussions with 
the GLA and TfL, 20% EVCP has been 
secured and these will only be available to 
electric vehicles. A Parking design and 
Management Plan and a detailed Travel 
Plan would be secured as part of any 
future permission. Bollards would be 
installed to prevent vehicular access to 
any other parts of the site, and refuse and 
servicing vehicles would be granted 
access to the servicing bay. To satisfy the 
Council’s Highways officers segregated 
cycle and pedestrian footpaths from Lea 
Bridge Road are to be provided. 110 cycle 
parking spaces are proposed which are in 
line with the Intend to Publish London Plan 
and will be required to demonstrate 
compliance with LCDS, including 
compliance with cargo and non-standard 
cycles. Staff and coach parking is 
available and lockers to store bulky 
equipment have been designed into the 
scheme in order to encourage arrival by 
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London Cycling Design 
Standards  

 The LVIC should organise free 
cycle training and free bike hire 
for staff to ensure that they can 
access these benefits whether 
or not they are resident in 
Waltham Forest. 

 No anti cycling/moped barriers 
should be installed on the site, 
as these are often impassable 
to cargo bikes, adapted bikes, 
traditional bikes and others.  

 The scheme should include 
subsidised storage space at the 
centre to reduce transportation 
of kit and equipment for regular 
users. 

 The centre should be designed 
with a business operating model 
that incentivises active travel  

 During construction hour 
unrestricted access to the 
cyclepath and footpath along 
Lea Bridge Road and into the 
marshes should be maintained 

 To minimise the risk to cyclists 
and pedestrians it is essential 
that the site manages motor 
traffic in line with recognised 
guidance such as ‘CLOCS’ 
construction logistics and 
community safety. 

 Cycle parking should be 
provided for construction 
workers. 

sustainable modes of transport. 
Wayfinding signage would be secured 
within the legal agreement and designed 
in conjunction with TfL, and CCTV is to be 
installed along Lea Bridge Road towards 
lea Bridge Station in order to improve 
safety and encourage active travel. In 
addition, the applicant has agreed to 
contribute towards the extension of the 
cycle path along the south site of Lea 
Bridge Road to the Hackney borough 
boundary.  
 
Details of construction workers cycle 
facilities and the travel plan will form part 
of the Construction Environment 
Management and Construction Logistics 
Plan. This will also detail CLOCs 
compliance, banksmen, and pedestrian 
and cyclist safety. 
 
Regarding subsidies and incentives for 
active travel, officers consider that the 
scheme proposes concessions for a 
variety of users, so further incentives are 
not required.  
 
 
 
 
 
 
 

Save Lea 
Marshes 

The points raised throughout 
representations received from 
members of SLM have been 
captured in detail in Table 5: 
objections.  

 

Table 7: Representations received from external stakeholder groups 

 

8 THE DEVELOPMENT PLAN 

8.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out 
that in considering and determining applications for planning permission the local 
planning authority must have regard to:  

(a) the provisions of the development plan, so far as material to the application;  

(b) any local finance considerations, so far as material to the application; and  

(c) any other material considerations.  
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8.2 Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear 
that ‘if regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise’. The development plan for Waltham Forest comprises the Core 
Strategy, the Development Management Local Plan, and the London Plan. The 
NPPF does not change the legal status of the development plan. 

 

Waltham Forest Local Plan Core Strategy (2012)    

8.3 The Waltham Forest Core Strategy (2012) was adopted on 1st March 2012. 

8.4 The Core Strategy contains 16 policies designed to deliver the Council's vision for 
the physical, economic, environmental and social development of the Borough. 
These policies will be used to direct and manage development and regeneration 
activity up to 2026. 

8.5 The policies considered relevant to this application are as follows: 

 CS1: Location and Management Growth 

 CS4: Minimising and Adapting to Climate Change 

 CS5: Enhancing Green Infrastructure and Biodiversity 

 CS6: Promoting Sustainable Waste Management and Recycling 

 CS7: Developing Sustainable Transport 

 CS10: Creating More Jobs and Reducing Worklessness 

 CS11: Tourism Development and Visitor Attractions 

 CS13: Promoting Health and Well Being 

 CS15: Well Designed Buildings, Places and Spaces 

 CS16: Making Waltham Forest Safer 
 

Waltham Forest Local Plan Development Management Policies (2013) 

8.6 The Local Plan Development Management Policies Document was adopted in 
November 2013. This sets out the borough-wide policies that implement the Core 
Strategy and delivering the long-term spatial vision and strategic place shaping 
objectives.  There is an emphasis on collaboration and a positive proactive 
approach to reaching a balance agreement that solves problems rather than a 
compromise that fails to meet objectives.  The following policies are relevant in 
this case: 

 DM1: Sustainable Development and Mixed Use Development 

 DM10: Resource Efficiency and High Environmental Standards 

 DM11: Decentralised and Renewable Energy 

 DM14: Sustainable Transport Network 

 DM15: Managing Private Motorised Transport 

 DM16: Parking 

 DM17: Social and Physical Infrastructure 

 DM21: Improving Job Access and Training 

 DM22: Tourism development and Visitor Attractions 

 DM23: Health and Well Being 

 DM24: Environmental Protection 

 DM25: Managing Town Centre Uses 

 DM29: Design Principles, Standards and Local Distinctiveness 

 DM30: Inclusive Design and the Built Environment 

 DM33: Improving Community Safety 
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 DM34: Water 

 DM35: Biodiversity and Geodiversity 

 DM36: Working with Partners and Infrastructure 
 

 The London Plan (2016) 

8.7 The London Plan (2016) is the overall strategic plan for London, and it sets out a 
fully integrated economic, environmental, transport and social framework for the 
development of the capital to 2031. The London Plan was formally amended in 
2016 incorporating alterations, since initial adoption in 2011. 

8.8 The policies relevant to this application are considered to include and not limited 
to: 

 1.1  Delivering the strategic vision and objectives for London 

 2.1  London in its global, European and United Kingdom context 

 2.2  London and the wider metropolitan area 

 2.3  Growth areas and co-ordination corridors 

 2.5  Sub-regions 

 2.6  Outer London: vision and strategy 

 2.7  Outer London: economy 

 2.8  Outer London: transport 

 2.13  Opportunity Areas and Intensification Areas 

 2.14  Areas for regeneration 

 2.16  Strategic outer London development centres 

 2.18  Green infrastructure: the multi-functional network of green and  
 open spaces 

 3.1  Ensuring equal life chances for all 

 3.2  Improving health and addressing health inequalities 

 3.3  Increasing housing supply 

 3.4  Optimising housing potential 

 3.5  Quality and design of housing developments 

 3.6  Children and young people’s play and informal recreation    
 facilities 

 3.7  Large residential developments 

 3.8  Housing choice 

 3.9  Mixed and balanced communities 

 3.10  Definition of affordable housing 

 3.11  Affordable housing targets 

 3.12  Negotiating affordable housing on individual private residential  
 and mixed-use schemes 

 3.13  Affordable housing thresholds 

 3.15  Coordination of housing development and investment 

 3.16  Protection and enhancement of social infrastructure 

 4.1  Developing London’s economy 

 4.3  Mixed use development and offices 

 4.4  Managing industrial land and premises 

 4.10  New and emerging economic sectors 

 4.11  Encouraging a connected economy 

 4.12  Improving opportunities for all 

 5.1  Climate change mitigation 

 5.2  Minimising carbon dioxide emissions 

 5.3  Sustainable design and construction 
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 5.5  Decentralised energy networks 

 5.6  Decentralised energy in development proposals 

 5.7  Renewable energy 

 5.8  Innovative energy technologies 

 5.9  Overheating and cooling 

 5.10  Urban greening 

 5.11  Green roofs and development site environs 

 5.12  Flood risk management 

 5.13  Sustainable drainage 

 5.14  Water quality and wastewater infrastructure 

 5.17  Waste capacity 

 5.18  Construction, excavation and demolition waste 

 5.21  Contaminated land 

 6.1  Strategic approach [to transport] 

 6.2  Providing public transport capacity and safeguarding land for   
 transport 

 6.3  Assessing effects of development on transport capacity 

 6.4  Enhancing London’s transport connectivity 

 6.7  Better streets and surface transport  

 6.9  Cycling 

 6.10  Walking 

 6.11  Smoothing traffic flow and tackling congestion 

 6.12  Road network capacity 

 6.13  Parking 

 7.1  Lifetime neighbourhoods 

 7.2  An inclusive environment 

 7.3  Designing out crime 

 7.4  Local character 

 7.5  Public realm 

 7.6  Architecture 

 7.7  Location and design of tall and large buildings 

 7.14  Improving air quality 

 7.15 Reducing and managing noise, improving and enhancing the 
 acoustic environment and promoting appropriate soundscapes 

 7.19  Biodiversity and access to nature 

 7.21  Trees and woodlands 

 8.1  Implementation 

 8.2  Planning obligations 

 8.3  Community infrastructure levy 

 8.4  Monitoring and review 
 

 

9 MATERIAL PLANNING CONSIDERATIONS 

National Planning Policy Framework (2019) 

9.1 The National Planning Policy Framework (NPPF) sets out the Government's 
planning policies for England and how these are expected to be applied.  It is a 
material consideration in planning decisions.  It contains a presumption in favour 
of sustainable development, described as at the heart of the framework. 

9.2 For decision-taking the NPPF states that the presumption means "approving 
development proposals that accord with an up-to-date development plan without 
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delay" and where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out of date, granting 
permission unless “…any adverse impacts would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole".  

9.3 The NPPF gives a centrality to design policies; homes should be locally led, well-
designed, and of a consistent and high-quality standard. Local planning 
authorities (LPAs) are to make sure that the quality of approved developments 
does not materially diminish ‘between permission and completion, as a result of 
changes being made to the permitted schemes. 

9.4 The specific policy areas of the NPPF considered to be most relevant to the 
assessment of this application are as follows: 

 Protecting Green Belt land 

 Promoting healthy and safe communities 

 Promoting sustainable transport 

 Achieve well-designed places 

 Meeting the challenge of climate change, flooring and coastal change 

 Conserving and enhancing the natural environment 

   

Lee Valley Regional Park Development Framework 

9.5 The Framework establishes the aspirations and specific proposals of the Park 
Authority for the future use and development of the Regional Park. The Park 
Development Framework comprises: 

 Park Development Framework: Vision, Strategic Aims and Principles (2010) 

 Park Development Framework: Strategic Policies (2019) 

 Park Development Framework: Area Proposals (2011) 
 

9.6 The London Borough Waltham Forest Council have an obligation to include the 
Park Plan within its own development plan; and give the policies in the Park 
Development Framework due material weight in any relevant planning 
determinations, such as this application. 

 

Vision, Strategic Aims and Principles (2010) 

9.7 The Park has been conceived and developed over the last 40 years to be a place 
for leisure, recreation and sport. These activities continue to be at the heart of 
what the Park is about. The Park Authority wants to ensure the Park is a space 
that offers exciting and varied experiences that attract and are used by as many 
people as possible – while at the same time ensuring that what is offered is of the 
highest quality. 

 

Park Development Framework: Strategic Policies (2019) 

9.8 The Area Proposals set out the LVRPA’s proposals for ‘Area 2 proposals’ relate 
to the Three Marshes: Walthamstow, Leyton and Hackney.  The Ice centre falls 
into sub-area 2.A.6 Lea Bridge Road Area.  
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Park Development Framework: Area Proposals (2011) 

9.9 The Area Proposals set out the LVRPA’s proposals for ‘Area 2 proposals’ relate 
to the Three Marshes: Walthamstow, Leyton and Hackney.  The Ice centre falls 
into sub-area 2.A.6 Lea Bridge Road Area.  

9.10 Specifically, for the Ice Centre the proposals seek to enhance the range of existing 
sport and recreation facilities at the site and explore option for an additional ice 
pad and the expansion of sporting and leisure uses.  

 

The Mayor’s Intend to Publish London Plan (December 2019) 

9.11 The Examination in Public (EiP) on the London Plan was held on between 15th 
January and 22nd May 2019. The Panel of Inspectors appointed by the Secretary 
of State issued their report and recommendations to the Mayor on 8th October 
2019 The Mayor has considered the Inspectors’ recommendations and, on the 
9th December 2019, issued to the Secretary of State his intention to publish the 
London Plan along with a clean and tracked version of the Intend to Publish 
London Plan, a statement of reasons for any of the Inspectors’ recommendations 
that the Mayor does not wish to accept and a note that sets out a range of 
interventions that will help achieve the housing delivery set out in the Plan. The 
Secretary of State has directed that some modifications be made.  

9.12 The draft plan has reached an advanced stage and appropriate weigh will be 
given to its policies, in accordance with the National Planning Policy Framework. 
It should be noted that its general principles further reinforce the provisions of the 
London Plan (2016), and the changes proposed where there is any divergence 
from the adopted London Plan are considered to be only minor and unlikely to be 
pertinent to the assessment of the proposal under consideration. The following 
policies are of relevance: 

 GG1 Building strong and inclusive communities 

 GG2 Making best use of land 

 GG3 Creating a healthy city 

 GG6 Increase efficiency and resilience 

 SD1 Opportunity Areas 

 D1 London’s form, character and capacity for growth 

 D4 Delivering good design 

 D5 Inclusive design 

 D8 Public realm 

 D11 Safety, security and resilience to emergency 

 D12 Fire Safety 

 D14 Noise  

 S1 Developing London’s social infrastructure 

 S5 Sports and recreation facilities 

 E11 Skills and opportunities for all 

 HC3 Strategic and local views 

 HC5 Supporting London’s culture and creative industries 

 G1 Green Infrastructure 

 G3 Metropolitan Open Land 

 G4 Open Space 

 G5 Urban Greening 

 G6 Biodiversity and access to nature 

 G7 Trees and woodlands 

 G9 Geodiversity 
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 SI1 Improving air quality 

 SI2 Minimising greenhouse gas emissions 

 SI3 Energy infrastructure 

 SI5 Water infrastructure 

 SI7 Reducing waste and supporting the circular economy 

 SI12 Flood Risk Management 

 SI13 Sustainable drainage 

 SI 17 Protecting and enhancing London’s waterways 

 T1 Strategic approach to transport 

 T2 Healthy Streets 

 T3 Transport capacity, connectivity and safeguarding 

 T4 Assessing and mitigating transport impacts 

 T5 Cycling 

 T6 Car Parking 

 T6.5 Non-residential disabled persons parking 

 T7 Deliveries, servicing and construction 

 T9 Funding transport infrastructure through planning 

 DF1 Delivering of the Plan and Planning Obligations 
 

Shaping the Borough – London Borough Waltham Forest Draft Local Plan 
(Consultation Draft July 2019) 

9.13 The draft Local Plan has recently undergone Regulation 18 public consultation 
between July 2019 and September 2019. Consultation under Regulation 18 of the 
Town and Country Planning (Local Development) (England) Regulation 2012 
provides the opportunity for anyone to comment on whether they agree with the 
proposed policy approach and submit comments for consideration.  

9.14 The draft new Local Plan proposes to be a “combined” document comprising 12 
thematic policies and a revised spatial strategy, splitting the borough into North, 
South and Central Waltham Forest. 

9.15 Whilst the document currently has no material weight in decision making, the draft 
policies clearly set out the thrust of planned changes. Of significance, the draft 
Local Plan envisages Waltham Forest to be a place of leisure and recreation. 
Draft Policy 87 relates to “The Lee Valley Regional Park and Epping Forest and 
advises that development proposals affecting the Lee Valley Regional Park or 
Epping Forest should be sensitive and proportionate, delivering enhancements 
where possible, and must not contribute to adverse impacts on ecological 
integrity, amenity or visitor enjoyment.  

9.16 The draft Local Plan Regulation 19 consultation is scheduled for Autumn 2020.  

 

 Waltham Forest Local Plan Urban Design SPD (2010) 

9.17 This document has the aim of raising the quality of design within the Borough. 
The core principles underlying the advice in the SPD are Inclusive Design and the 
social model of disability.           

 

 Waltham Forest Planning Obligations SPD (2017)  

9.18 This document seeks to provide transparent, clear and consistent information for 
the negotiation of planning contributions. 
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Waltham Forest Green Belt and Metropolitan Open Land Review (December 
2015) 

9.19 This study was commissioned to assess whether the Borough’s existing Green 
Belt and MOL meet the purposes of the designations, as set out in the NPPF 
(2012) and the London Plan (2011). The study provided a detailed commentary 
on each parcel of land. The review also made recommendations on the potential 
to remove land from, or include land within, the designated areas, provided that 
‘exceptional circumstances’ were demonstrated to allow for such change.  

9.20 The study confirms the Borough’s main area of MOL is also in the west of the 
Borough; it is contiguous with the Green Belt to the south. Part of the designated 
land also extends across to the London Borough of Hackney. The MOL in this 
area is mainly given over to parks and recreation areas, including the Lea Valley 
Ice Centre which is a significant building. 

9.21 The review did not identify any land for removal or de-designation.  

 

Waltham Forest Focussed Green Belt and Metropolitan Open Land Assessment 
(November 2019) 

9.22 This study was commissioned to assess the characteristic and purposes of three 
specific sites and their contribution to the boroughs Green Belt and MOL 
designations. The three locations included Green Belt land off Shadbolt Avenue; 
MOL at the Lee Valley Ice Centre and the MOL at the Waterworks Visitor Centre. 
The review also assessed potential minor boundary adjustments to the Borough’s 
existing GB and MOL boundaries.  

 

‘From Postcodes to Profits: How gangs have changed in Waltham Forest’ – 
London Southbank University (2018) 

9.23 This study was commissioned by LBWF to secure additional funding to tackle 
emerging trends in gang behaviour such as increasing involvement of young girls 
in gangs. The Council have committed to approximately £3million in funding to 
tackle gangs, crime and disorder to be spent over 4 years (2018-2022).  

 
Sport for all of us – The Mayor’s Draft Strategy for Sport in London (July 2018) 

9.24 This draft strategy sets out the Mayor’s vision for using the power of sport to bring 
people together an improve their health and their lives. The Mayor has a clear 
objective to make London the most socially integrated and active city in the world.   

 
London Legacy Development Corporation – Local Plan 2020 to 2036 (July 2020) 

9.25 The LLDC Local Plan was adopted on 21st July 2020 and sets out the policies 
which cover the Queen Elizabeth Olympic Park.  

 

 Local Finance Considerations 

9.26 Local Finance Considerations are a material consideration in the determination of 
all planning applications. Local Finance Considerations can include either a grant 
that has been or would be given to the Council from central government or money 
that the council has received or will or could receive in terms of Community 
Infrastructure Levy (CIL). 
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i) There are no grants which have been or will or could be received from central 
government in relation to this development. 

ii) The Council has not received and does not expect to receive income from 
LBWF CIL in relation to this development. 

iii) The Council has not received and does expect to receive income from 
Mayoral CIL in relation to this development. 

 

10 ASSESSMENT 

10.1 The main issues which shall be addressed within this report are: 

A.1)  Principle of Development and Land Use; 

A.2)  Inappropriate development on Metropolitan Open Land; 

A.3)  Impact on Openness – Visual Impact Assessment; 

A.4) Very Special Circumstance - The Statutory Role of the Park Authority;  

A.5) Very Special Circumstance – Assessment of Need; 

A.6) Very Special Circumstance –Social and Economic Benefits; 

A.7) Very Special Circumstance – Health Benefits; 

A.8) Very Special Circumstance - Improving the quality of MOL, Green 
Infrastructure and Biodiversity; 

B) Site Selection and Alternative Site Assessment; 

C) Design, Architecture and Materiality; 

D) Layout; 

E) Inclusive Access; 

F) Transport and Highways; 

G) Sustainable Design and Energy Efficiency;  

H) Environmental Impact; 

I) Safety and Security;  

J) Conclusions on the VSC 

 

A.1 PRINCIPLE OF DEVELOPMENT AND LAND USE  

10.2 By virtue of Section 38(6) of the Planning and Compulsory Purchase Act (2004), 
the starting point for the consideration of this planning application is the 
Development Plan. The Council is required to make decisions in accordance with 
the Development Plan unless other material considerations indicate otherwise. 
The Development Plan for the London Borough of Waltham Forest comprises: 

 Waltham Forest Local Plan Core Strategy (2012); 

 Waltham Forest Local Plan Development Management Policies (2013); and 

 The London Plan (2016). 

 

Ice Centre – Community Use 
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10.3 The application proposes to redevelop the existing ice centre, to provide a new 
ice facility along with ancillary café, a gym and exercise/dance studio. The 
application involves the re-use of brownfield land, to provide an enhanced 
Community Use ‘F.2’ (under the Use Class Order 2020 which came into effect on 
1st September 2020) and would not result in the net loss of any sports or 
community provision. Therefore, the enhancement and extension of the existing 
buildings and the provision of indoor ice skating facilities on an established sports 
site is considered acceptable in principle land use terms, subject to an 
assessment of all other matters, including the acceptability of locating this form of 
development within Metropolitan Open Land (MOL). 

10.4 It should be noted that at the time of submission the proposed ice centre use fell 
within Class D2 (Assembly and Leisure) of the Use Classes Order. However, this 
is no longer the case, and the proposed use is now regarded as a community use.   

 

Gym Use 

10.5 WFLP DMP (2013) Policy DM26 iii) requires leisure developments exceeding 
200sqm proposed outside of a designated centre to demonstrate that there would 
be no adverse impact on the vitality and viability of nearby designated centres and 
parades. 

10.6 WFLP Development Management (2013) Policy DM17 seeks to support new 
community developments which make rooms available for local community 
groups to use or hire and should be located within the community that they are 
intended to serve, with good public transport connections 

10.7 The scheme proposes a complementary 100-station gym at first floor level, with 
dedicated changing facilities and an exercise/dance studio. The proposed gym 
would measure 455sqm, and the exercise studios an additional 105sqm. The gym 
is ancillary and complementary to ice operations but would also generate revenue 
to ensure the ice centre remains viable and sustainable. This in turn spreads the 
risk of reliance on ice skating only to generate income. The gym and exercise 
studios are required to support elite athletes, the local community and to support 
the Council’s health related programmes (GP referrals, for example).  

10.8 Officers consider that whilst the gym may not be integral to making the case for 
very special circumstances, the gym contributes to the overall community, health, 
sporting and exercise offer. It would not be brought forward without the primary 
ice use, and comprehensively the development will fall under the F.2 Use Class.  

10.9 Waltham Forest and Hackney are well served by commercial gyms. The 
applicant’s sport consultant, IPW, used available resources including Sport 
England’s Activeplacespower, alongside the Park Authority’s own demographic 
and future facility research and found 75 gyms in a 10-minute drive time of the ice 
centre, serving a population of 330,000.  There is clearly a large user base for the 
amount of gyms, and this figure does not take into account population growth 
since 2017 and the new housing coming forward in the area. Furthermore, the 
majority of existing gyms in the immediate catchment area to the ice centre are 
either specialised or require high end level membership fees. Of the six gyms in 
a one-mile radius from the site, 70% of them fall into one of these categories.  

10.10 The gym is proposed to be delivered as mid-priced, offering memberships at 
approximately £35 per month which makes it accessible and affordable to local 
residents. Many existing gyms in the local area are specialised and have 
subsequently higher membership fees. The average cost of a gym membership 
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in London is £66.43 per month, however the average cost of a low-cost gym in 
Waltham Forest is £20.34.    

10.11 There is a strong market for gyms, particularly in London. The latest statistics from 
the Leisure Database Company (LDC) show that over the twelve-month period to 
March 2019 saw an increase of 2.9% in the number of fitness facilities.  The 
number of fitness facilities in the UK rose from 6,728 in 2017 to 7,038 in 2018 and 
7,239 at 2019 and increase of 7.6% in the period 2017 to 2019.    

10.12 The number of UK gym memberships rose above 10 million in 2019, rising from 
9.9 million in 2018 to 10.4 million in 2019, an increase of 4.7%.  This means that 
the UK penetration rate increased from 14.9% in 2018 to 15.6% in 2019. 
Therefore, in the UK, 1 in every 7 people is a member of a gym.  The total market 
value of the gym sector increased by 4.2% to £5.1 billion. Given this growth, the 
impact on existing gyms in town centres is likely to be acceptable.  

10.13 The health benefits of the proposal are discussed in greater detail later in this 
section of the report, however the socio-economic impact assessment identifies 
strong links between physical inactivity and negative health outcomes, and a 
combined cost of £107m annually for the London Borough’s Waltham Forest and 
Hackney alone. Indeed, the Waltham Forest Physical Activity and Sport Strategy 
2017-2021 highlights a major concern for the health and wellbeing of the local 
population as Waltham Forest has one of the highest rates of adult and child 
obesity in London. Applications which create opportunities to exercise and 
promote an active lifestyle, are welcomed by officers. 

10.14 The gym and dance studio would play a key supporting role in developing elite 
skaters seeking to build strength and dance skills and would deliver a well-
rounded package which meets the needs of many skaters who train at the LVIC, 
the parents and guardians of children skaters who may wish to use the gym whilst 
their children are practicing, and partners of athletes who train, as well as 
contributing towards gym provision in the local areas of Hackney and Waltham 
Forest.  

10.15 Furthermore, the two dance / exercise studios would be available for hire by the 
local community. The scheme has been designed to deliver flexible options for 
community groups who may require the spaces to be separate from other users, 
e.g. Muslim women only dance groups. Pricing and commitment to targeting user 
groups to improve participation would be captured in a robust Community Use 
Agreement, if approved. Officers consider the proposed scheme is in accordance 
with WFLP DM Policy 17. 

10.16 The applicant is confident that a gym can be supported on the site as a result of 
the demand from the local population and this has taken into account existing 
provision.  Additionally, the Council’s Sport and Leisure team have lent their 
support to the planning application and raised no objections to the proposed gym. 
Accordingly, the ancillary gym is considered acceptable to officers.  

10.17 With regard to WFLP DMP Policy DM26, officers consider there is limited merit in 
assessing the impact of the proposed gym on local centres vitality and viability. 
Officers consider that this policy is now somewhat dated as there is a clear drive 
to address obesity in the Borough, and many of the public and commercial gyms 
are not located in local centres. The justification provided by the applicant is 
considered sufficient to satisfy this policy.  

10.18 Additionally, if the gym was removed from the proposals the footprint and 
envelope of the building would remain the same. The gym and studios are to be 
provided at first floor level, over the changing rooms but between the two ‘ice 
halls’, so its inclusion does allow the building to make the most efficient use of 
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space and opportunity to generate additional revenue. Moreover, it also offers a 
greater opportunity for the trainers and coaches to expand their own private 
businesses and thereby support the local economy in other ways. 

 

Café Use 

10.19 At ground floor, the application proposes ancillary food and beverage offers, 
including a publicly accessible café and picnic deck to cater for visitors to the wider 
marshes. The cafe would also present an opportunity for local employment and 
food services, which would be secured through the S106.  

10.20 To conclude, the proposed land uses are considered acceptable, subject to 
demonstration of VSC and in accordance with WFLP DM Policy 17 

 

A.2)     INAPPROPRIATE DEVELOPMENT ON METROPOLITAN OPEN LAND 

10.21 In accordance with the Waltham Forest Local Plan Policies Map, the site has the 
following key designations: 

 Metropolitan Open Land; and 

 Flood Zone 2; 

10.22 Metropolitan Open Land is strategic open land within the urban area. It plays a 
vital role in London’s green infrastructure – the network of green spaces, features 
and places around and within urban areas. MOL protects and enhances the open 
environment and improves Londoner’s quality of life by providing localities which 
offer sporting and leisure use, heritage value, biodiversity and health benefits 
through encouraging walking, running, cycling and other physical activities (Para. 
8.3.1 Intend to Publish London Plan). MOL is afforded the same policy protection 
as Green Belt, as defined in the NPPF (2019). 

10.23 Paragraph 141 of the NPPF (2019) states, ‘Once Green Belts have been defined, 
local planning authorities should plan positively to enhance their beneficial use, 
such as looking for opportunities to provide access, to provide opportunities for 
outdoor sport and recreation, to retain and enhance landscapes, visual amenity 
and biodiversity, or to improve damaged and derelict land’. 

10.24 Paragraph 143 of the NPPF (2019) states ‘Inappropriate development is, by 
definition, harmful to the Green Belt and should not be approved except in very 
special circumstances’. 

10.25 Paragraph 144 of the NPPF (2019) states ‘When considering any planning 
application, local planning authorities should ensure that substantial weight is 
given to any harm to the Green Belt. ‘Very special circumstances’ will not exist 
unless the potential harm to the Green Belt by reason of inappropriateness, and 
any other harm resulting from the proposal, is clearly outweighed by other 
considerations’.  

10.26 Paragraph 145 of the NPPF (2019) states ‘A local planning authority should 
regard the construction of new buildings as inappropriate in the Green Belt’. 
Exceptions to this are: 

 Buildings for agriculture and forestry; 

 Provision of appropriate facilities (in connection with the existing use of land 
or a change of use) for outdoor sport, outdoor recreation, cemeteries and 
burial grounds and allotments; as long as the facilities preserve the openness 

Page 60



(Item 4.1) 

47 
 

of the Green Belt and do not conflict with the purposes of including land within 
it; 

 The extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building; 

 The replacement of a building, provided the new building is in the same use 
and not materially larger than the one it replaces;  

 Limited infilling in villages; 

 Limited affordable housing for local community needs under policies set out 
in the Development Plan (including policies for rural exception sites); and 

 Limited infilling or the partial or complete redevelopment of previously 
developed land, whether redundant or in continuing use (excluding temporary 
buildings), which would: 

o  Not have a greater impact on the openness of the Green Belt than the 
existing development; or  

o  Not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to 
meeting and identified affordable housing need within the area of the LPA. 

10.27 Paragraph 146 of the NPPF (019) further states, ‘Certain other forms of 
development are also not inappropriate in the Green Belt provided they preserve 
its openness and do not conflict with the purposes of including land within it’. 
These are: 

 Mineral extraction; 

 Engineering operations; 

 Local transport infrastructure which can demonstrate a requirement for a 
Green Belt location;  

 The re-use of buildings provided that the buildings are of permanent and 
substantial construction;  

 Material changes in the use of land (such as changes of use for outdoor sport 
or recreation, or for cemeteries and burial grounds); and 

 Development brought forward under a Community Right to Build Order or 
Neighbourhood Development Order. 

 
10.28 London Plan Policy 7.17 affords MOL equivalent protection to Green Belt. Policy 

G3 of the Mayor’s Intend to Publish London Plan maintains this, stating that MOL 
should be protected from inappropriate development in accordance with the 
NPPF policy tests that apply to the Green Belt. 

10.29 Intend to Publish London Plan (2019) Policy G3 goes on to state: “MOL should 
be protected from inappropriate development in accordance with national 
planning policy tests that apply to the Green Belt. 1) Development proposals that 
would harm MOL should be refused”  

10.30 It is important to note, that under examination the Inspector recommended that 
the wording be modified to delete part 1) of Policy G3 (P–37 - October 2019). The 
Mayor has rejected this amendment, as reflected in the Intend to Publish London 
Plan (2019).  Officers consider that if the policy were to remain as proposed it 
would no longer comply with the requirements of GB policy as defined in the 
NPPF. The NPPF makes provisions for permission to be given to inappropriate 
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development if the VSC clearly outweighs the harm to the GB and other harm. If 
Policy G3 were to be adopted, VSC could not be demonstrated to outweigh the 
harm to MOL and thereby afford the MOL a greater level of protection than Green 
Belt. Paragraph 48 of the NPPF advises that local planning authorities may give 
weight to relevant policies in emerging plans according to the stage of preparation, 
the extent of unresolved objections and the degree of consistency with the 
Framework. Despite the advanced stage of the emerging London Plan, given the 
inconsistency with the approach to VSC in the NPPF and the outstanding 
objections to this element of Policy G3, it is considered that any conflict with this 
policy should only be given very limited weight at this stage. Accordingly, officers 
consider it appropriate to focus on London Plan (2016) Policy 7.17 and 
paragraphs 143 and 144 the NPPF and afford emerging Policy G3 very limited 
weight. 

10.31 Table 8 below details the difference in size between the existing ice rink and the 
proposed ice rink.  

Dimension of the 
Ice Centre 

Footprint  
(GIA in sqm) 

Floorspace (GIA 
in sqm) 

Height (m) 

Proposed 7,029 8,417 10.50 

Existing 3,596 4,086 12.17 

Difference + 3,433 +4,331 -1.67 

Impact of the 
proposal on the 
existing situation 

195% 206% 86% 

Table 8. Dimensions of existing vs proposed.  

10.32 The proposed development is for the replacement of an existing building of the 
same use, but with a proposed footprint 95% larger than the existing the building 
would be materially larger and is therefore considered to be inappropriate 
development on Metropolitan Open Land.  

10.33 Whilst the footprint of the building would increase, the scheme has been 
positioned to avoid encroachment into Porters Field, Walthamstow Marshes, and 
seeks to avoid the loss of open space. The proposal would primarily extend 
towards Lea Bridge Road which is significantly urbanised. 

10.34 To put the level of built development into context, whilst the proposals would 
increase the size of the building, it is important to consider that the previously 
developed land on the site covers approximately 12,300sqm. The proposals 
would increase the built area by up to 15,400m² (including car parking, building 
and hard landscape), which suggests the area of overall development would 
increase by 25%. This must be considered against benefits of increasing the ice 
area by 145%, plus additional facilities (public café, gym and exercise / dance 
studios), and the package of community benefits detailed later in this report.  

10.35 Officers are cognisant of the vital role the marshes play in providing open space 
for leisure and recreation particularly to resident who live nearby and may not 
benefit from their own private outdoor spaces or access to a garden.  Hackney 
and Walthamstow Marshes are parts of the Regional Park which is extensively 
and well used by residents of Hackney and Waltham Forest, and these spaces 
are extremely valuable for recreation and leisure, as well as health and mental 
well-being. Moreover, with local population growth set to significantly increase 
over the next plan period, given the site’s proximity to Upper Lea Valley and Lower 
Lea Valley Opportunity Areas, additional pressure will be placed on these 
valuable open spaces and protected habitats. The case for VSC must be 
unequivocally demonstrated in order to justify the harm to MOL and 
encroachment into the marshes.  
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10.36 The rationale and justification for the enlarged ice skating facility will be explored 
over the following sections but will cover the Statutory Role of the Park Authority; 
the ‘Assessment of Need’ for this scale of ice facility in a regional and national 
context; the lack of alternative sites; and the community and health benefits of ice 
skating, particularly social cohesion for BAME communities.  

10.37 In order for this application to be approved, the case for ‘Very Special 
Circumstances’ must clearly outweigh the harm to the MOL and any other harm.  

 

Making the case for Very Special Circumstances 

10.38 There is no precise definition of what constitutes a very special circumstance in 
planning policy terms. Indeed, the matters which constitute VSC do not 
independently be special, rare or uncommon. Each proposal is to be assessed by 
the local planning authority on its own merits and the weight in the planning 
balance given to each consideration is a matter of judgement for the decision 
taker. Whether a combination of factors do or do not amount to VSC is ultimately 
a matter of planning judgement.  

10.39 A review of relevant case law confirms this, for example, in the case of R (Basildon 
District Council) v First Secretary of State and Temple [2004] EWHC (Admin) 
2759, that “a number of factors, none ‘very special’ when considered in isolation 
may, when combined together, amount to very special circumstances. There is 
no reason why a number of factors ordinary in themselves cannot combine to 
create something very special” 

 
A.3) IMPACT ON THE OPENNESS OF METROPOLITAN OPEN LAND 
 

10.40 NPPG advises that assessing the impact of a proposal on the openness of the 
Green Belt requires a judgement based on the circumstances of the case. The 
courts have identified a number of matters which may need to be taken into 
account in making its assessment which include, but are not limited to: 

 Openness is capable of having both spatial and visual aspects – in other words, 
the visual impact of the proposal may be relevant, as could its volume; 

 The duration of the development, and its remediability – taking into account any 
provisions to return land to its original state or to an equivalent (or improved) 
state of openness; and 

 The degree of activity likely to be generated, such as traffic generation. 

10.41 In considering each of the points set out in the NPPG above, officers make the 
following observations. Openness is capable of having spatial and visual aspects 
– the existing ice centre is in a poor state of repair and is of very little architectural 
merit. The proposed development would reduce the height of the existing building 
by 1.5m which is an improvement.  Whilst the reduction in height does mitigate 
the impact on openness to an extent, the volume of the proposed development 
would have a far greater impact on openness, and the proposal would be clearly 
visible from the marshes to the north of the site. The Landscape Visual Impact 
Assessment is discussed in more detail below. 

10.42 With regard to point two above, notably the duration of the development and its 
remediability; the site is currently developed and has been for over 34 years. If 
the proposal were for the same size building again then the case for very special 
circumstances would not need to be made, and as the 177-space car park is 
existing there would be little leverage to reduce this number further. As discussed 
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in detailed later in this section, the statutory role and function of the Park Authority 
is to is to develop, improve, preserve and manage the park as a place for leisure, 
recreation, sport, games and amusements, and this includes constructing 
buildings which are necessary for the purpose of delivering on their statutory 
functions. Therefore, it is reasonable to assume that the Park Authority would look 
to site an alternative leisure or recreation use on the land in the form of built 
development. Accordingly, officers consider the prospects of the land being given 
back to greenfield MOL would be extremely low.  

10.43 The degree of activity to be generated, including traffic generation from the 
proposed Ice Centre is an important element to consider, and will be addressed 
fully in the later sections. However, the proposed increase in ice capacity would 
double the available ice time as a result of 145% increase in available ice and 
would see visitor numbers to the new rink likely double.  

10.44 The site has good public transport access. The scheme seeks: to promote active 
travel and sustainable modes of transport; approval for a reduction in car parking 
from 177 spaces to 155; a commitment to no staff parking facilities; a Travel Plan; 
increased parking charges; 31 bays reserved for electric cars only; and  110 
covered and secure cycle stands and pedestrian access from Lea Bridge and 
Clapton Stations. This increased activity will in turn safeguard the use, ensuring 
its viability and sustainability for the lifetime of the development. Notwithstanding 
the above, the increased traffic activity at the site is expected to be absorbed and 
contained within a smaller car parking area than the area which currently exists. 
In addition to the removal of the grasscrete overflow car park and its replacement 
with native-rich meadow planting, reduction in standard car parking bays EVCP, 
the car park will also benefit from extensive landscaping, tree planting and SUDS 
infrastructure to mitigate the impact of the increased building size on openness of 
the MOL.  

10.45 The Waltham Forest Focussed Green Belt and Metropolitan Open Land 
Assessment undertaken by LUC (dated November 2019) identified the existing 
ice centre as being an inappropriate use in MOL. However, as the area is wholly 
developed, and the ancillary car park is also designated MOL, the character of 
the land has been urbanised to a certain degree.   

10.46 Regarding the potential harm resulting from development, the study states: “Due 
to the presence of the ice centre (an inappropriate use in MOL), the 
redevelopment of the land would have a minimal impact on the openness of the 
MOL within the site. However, the impact on the areas of MOL to the north and 
south would be significant due to increased containment. Therefore, the harm of 
redeveloping the site is likely to be high. Due to the containment of the car park 
to the south west, the harm of redeveloping the area and the adjacent car park 
would not be significantly higher.” 

10.47 LDA Design, (the applicants Landscape Architects) have prepared a Landscape 
Visual Impact Assessment (LVIA) to accompany the application which considers 
the impact of the proposed development on the existing landscape and views and 
considers their sensitivity to changes and identifies the changes likely to arise 
from the proposed development, and whether the effects are temporary or 
permanent. The LVIA has been developed on Regional Park Landscape 
Character Assessment Areas, notably C3: Walthamstow and Leyton Marshes, 
and D5: Lee Valley Ice Centre and Riding Centre. 

10.48 The three images below are excerpts from the LVIA, which officers consider 
demonstrate the most views which will have the most harmful impact on the ML. 
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  Fig 2. Viewpoint 4 

10.49 Viewpoint 4: Capital Ring. The LVIA states: The removal of the existing building 
would open up views and a physical connection to Lea Bridge Road. Effects are 
assessed to be of Medium-Small scale and Adverse initially, reducing to Small 
scale as planting becomes established. 

 
Fig 3. Viewpoint 5 

Viewpoint 5: Walthamstow Marshes. The LVIA states: The proposed 
development would result in the removal of small amounts of vegetation around 
the proposed building. The northern side of the proposed Ice Centre building 
would be visible from this location, through and between areas of retained 
vegetation, with slightly greater visibility during the winter months. Replacement 
tree planting is proposed along the northern edge of the building. In the longer 
term, once the proposed trees have matured, the proposed building would be 
largely screened by vegetation. Effects are assessed to be of Medium scale and 
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Adverse initially, reducing to Medium-Small scale as planting becomes 

established 
  Fig 4. Viewpoint 3 

 
10.50 Viewpoint 3: Riverside Close/River Lee (180m north west). The LVIA states: The 

northern corner of the Ice Centre building would be visible from this location, 
through and between areas of retained vegetation, with slightly greater visibility 
during the winter months. Replacement tree planting is proposed along the 
northern edge of the building. In the longer term, once the proposed trees have 
matured, the proposed building would be largely screened by vegetation. Effects 
are assessed to be of Medium-Small scale and Adverse initially, reducing to 
Small scale as planting becomes established. 

10.51 The images and commentary extracted from the LVIA above, demonstrate that 
there would be a harmful impact on the openness of the MOL, particularly from 
views taken from Porters Field, along the Capital Ring and when viewed from 
across the River Lea. The images above (whilst noting the photographs have not 
been taken over winter) do not factor in the proposed trees and landscape 
mitigation, or colour / materials of the proposed building and therefore the contrast 
is quite stark.  Officers consider the impact of the new development on the 
openness of the MOL would reduce over time as proposed new soft landscaping, 
trees and existing young planting matures.  The submitted LVIA concludes that 
there would be Moderate effect which would be Adverse on the landscape 
character of the site and the area of grassland to the north of the site. 

Fig 5. Viewpoint Lea Bridge Road 
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10.52 In addressing the impact of the proposed development on Lea Bridge Road, whilst 
the impact on openness would be greater than on the marshes to the north, this 
is to be expected. The building has been sited and re-orientated so that it 
encroaches predominantly in front of the established tree line which frames 
Porters Field to the north, and further reinforces containment of the impact to the 
area fronting Lea Bridge Road which is more urbanised, adjacent to the A104, 
Essex Wharf residential development to the west and the former Thames Water 
Depot site to the south. 

10.53 The GLA Stage 1 response confirmed that whilst the proposed building would, 
overall, be more visible than the existing, it is considered that the impact on 
openness would be mitigated to some extent by the orientation and architecture 
of the building. Officers consider the proposed development to have been 
appropriately orientated, remaining contained within the parameters of the 
urbanised part of the MOL (as defined in the LBWF Focussed Green Belt and 
MOL Assessment, November 2019) and maintains the clear boundary with the 
defined open space to the north. As the proposed planting and younger trees 
mature, the visible impact of the development on the Walthamstow marshes will 
reduce over time.  

10.54 It is clear from the above that the proposal is not compliant with London Plan 
(2016) Policy 7.17 and would constitute inappropriate development on 
Metropolitan Open Land (MOL), and requires encroachment into greenfield MOL. 
Therefore, the applicant must demonstrate Very Special Circumstances exist to 
justify the inappropriate development which causes significant harm to the 
openness of the MOL. Officers consider the proposal would cause significant 
harm to the openness of the marshes and that this matter weighs significantly 
against the application’s acceptability.  

10.55 To reduce the harm caused by impact on openness, the application proposes the 
following mitigation measures: 

 Improved walking and cycling links between Lea Bridge Road and the 

marshes; 

 Increase in cycle parking to improve connectivity and wayfinding signage; 

 Net biodiversity gain of 36% - which exceeds policy by 26%;  

 High quality design with an innovate water recycling, cleaning and surface 

water drainage strategy; 

 Gabions to be planted to encourage insets and biodiversity; 

 Reoxygenation of the Oxbow Lake; 

 143 new trees to be planted and soft native rich planting 

 Reduction in car parking and removal of grasscrete and reinstatement of 

meadow planting.  

 Solar PVs and Air Source Heat Pumps  

 Electric vehicle charging points to 20% (31) spaces. 

 
10.56 The following sections review the applicant’s case for Very Special Circumstances 

and assesses whether the arguments put forward can combine to form the very 
unique and special circumstances required in order to outweigh the harm on the 
openness to the MOL.  

10.57 As set out above, there is no precise definition of what constitutes a very special 
circumstance in planning policy terms. Indeed, what constitutes VSC does not in 
itself need to be special, rare or uncommon. Each proposal is to be assessed by 
the local planning authority on its own merits and the weight in the planning 
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balance given to each consideration is a matter of judgement for the decision 
taker.  

 
 

A.4) VERY SPECIAL CIRCUMSTANCE - THE STATUTORY ROLE OF THE PARK 
AUTHORITY  

10.58 As set out in Section 3 above, the role and purpose of the Park Authority is unique. 
The LVRPA is a statutory public body with a duty to develop and improve land 
and functions within the boundary of the Regional Park. This duty, as defined 
within the 1966 Act, relates only to land within the Regional Park Boundary. The 
Park Authority has an obligation to deliver regional facilities to a regional 
catchment, which includes a large swathes of London, Essex, Hertfordshire and 
the wider South-east of England. The regional demand for more ice time is 
discussed later in this section.  

10.59 Prior to the 1966 Act, Lee Valley was a largely derelict, neglected and 
underutilised area, once home to a diverse range of industrial uses, gravel pits, 
waterworks, distilleries and munitions factories. The Park Authority was created 
to counteract the increasing development of land for housing, industrial and other 
urban purposes and because there is “an increasing scarcity of land for recreation, 
sport leisure and enjoyment.” The Lee Valley Regional Park was not designated 
MOL until 1976, 9 years after the Park Authority was established.  

10.60 The existing Lee Valley Ice Centre was approved (ref: 82/458)  8 years after the 
site was designated as MOL, and whilst MOL policy has strengthened over time, 
the proposals for the existing ice centre also needed to demonstrate that the Very 
Special Circumstances existed to justify the development.    

10.61 To briefly recap, Section 12 of the ‘Act’ sets out the following function and role of 
the Park Authority: 

“(1) It shall be the duty of the Authority to develop, improve, preserve and manage 
or to procure or arrange for the development, improvement, preservation and 
management of the park as a place for the occupation of leisure, recreation, sport, 
games or amusements or any similar activity, for the provision of nature reserves 
and for the provision and enjoyment of entertainments of any kind.  
 
(2) For the purpose of fulfilling the duty imposed upon the Authority by sub Section 
(1) of this Section the Authority may construct, lay out, equip and maintain all such 
works and buildings, enter into or carry out all such agreement or arrangements 
with any body, company or person, provide or arrange for the provision of all such 
facilities, equipment and services and provide or do all such other acts or things 
as they may think necessary or expedient for that purpose.” 

10.62 The LVRPA is not a local planning authority, but its special status is reflected in 
the unique planning powers provided by the 1966 Act. In addition to the legislation 
set out above, the LVRPA has a duty to prepare a statutory plan showing 
“proposals for the future development of the park” and the relevant local planning 
authorities are obliged to include these proposals within their own statutory 
development plans. 

10.63 The Park Development Framework is comprised of the following adopted 
documents: 

 Vision, Strategic Aims and Principles document (2010); 

 Detailed Area Proposals (2011); 

 Thematic Proposals (2011); and 
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 Strategic Policies (2019). 

 

10.64 The Vision, Strategic Aims and Principles document sets out the adopted vision 
for the Regional Park:  

 To become a world class leisure destination;  

 To be a high quality and unique visitor destination;  

 To deliver a range of high-quality opportunities for sport and recreation;  

 To deliver a high-quality biodiversity resource for the region;  

 To help people improve their wellbeing;  

 To have a Park landscape that embraces the physical, cultural and 

social heritage of the area; and  

 To contribute to the environmental sustainability of the region.  

 

10.65 Consistent with the vision set out above, the Authority currently owns a number 
of world class sporting venues, outstanding parklands, internationally valuable 
wildlife sites and a host of recreation facilities and visitor attractions. 

10.66 The Park Development Framework Area Proposals (2011) section 2.A.6 identify 
Lea Bridge Road and includes a reference to options for an additional ice pad and 
expansion of sporting and leisure use at the LVIC. Officers are obliged to give due 
weight to the adopted Park Development Plan as a material consideration in the 
determination of this application.  

10.67 The vision of the Park Development Framework is also supported in Waltham 
Forest Council’s adopted development plan documents. Paragraph 8.25 of the 
WFLP Core Strategy states: “the Council will support and work in unison with the 
Lee Valley Regional Park in order to deliver the Park Plan 2000 and the Park 
Development Framework which seeks to protect and enhance the biodiversity, 
sporting and recreation resources of the Lee Valley Regional Park…. Accordingly, 
these plan documents provide the opportunity for taking forward any emerging 
proposals from the Park Development Framework. 

10.68 This is further demonstrated in LBWF Core Strategy (2012) Policy CS5(g) which 
seeks to “protect, promote and enhance the Lee Valley Regional Park”  

10.69 LBWF’s emerging Local Plan Policy 83, whilst currently of very limited material 
weight, sets out the Council’s direction of travel towards assessing applications 
made in the Lee Valley Regional Park. Part d) envisages “developments in the 
proximity of the park should be sensitive and proportionate, deliver 
enhancements, not have an adverse impact on amenity, ecological integrity, 
amenity or visitor enjoyment.” 

10.70 Officers consider the advancement of these proposals for the delivery of a new 
ice facility to be in accordance with the LVRPA’s statutory duty to provide sporting, 
leisure and recreational facilities. In addition, it is supported by the Park Plan: in 
the Park Development Framework: Strategic Aims (2010), Strategic Policies 
(2019) and specifically in the Park Development Framework: Area Proposals 
(2011). The vision of the Park Development Framework is also supported in 
Waltham Forest Council’s adopted development plan documents. 

 

A.5)  VERY SPECIAL CIRCUMSTANCE – ASSESSMENT OF NEED 

10.71 London Plan (2016) Policy 3.19 states: “Where sports facility developments are 
proposed on existing open space, they will need to be considered carefully in light 

Page 69



(Item 4.1) 

56 
 

of policies on Green Belt and protecting open space as well as the borough’s own 
assessment of needs and opportunities for both sports facilities and for green 
multifunctional open space.” 

10.72 Policy S5 (B) of the Intend to Publish London Plan (2019) requires development 
proposals for sports and recreation to: ”increase or enhance the provision of 
facilities in accessible locations, well-connected to public transport and link to 
networks for walking and cycling”  and to “maximise the multiple use of facilities, 
and encourage the co-location of services between sports providers, schools, 
colleges, universities and other community facilities” 

10.73 WFLP Core Strategy (2012) Policy CS13 seeks to promote healthy and 
sustainable places and communities by: 

“C) improving both pedestrian and cycle access to green and open spaces, 
particularly, the Olympic Park, Lea Valley Regional Park and Epping Forest;” 

D) improving access to the Borough’s … leisure, sports and recreation facilities 
whilst ensuring they are accessible by all; and 

E) promoting higher levels of regular exercise by making the public realm and 
pedestrian and cycle routes safer” 

10.74 WFLP DM (2013) Policy DM17 seeks to resist the loss of social infrastructure, 
Part B requires proposals for new developments to help to meet increased 
demand for social infrastructure: 

i) Development schemes that result in any unmet additional need for social 
infrastructure to contribute towards supporting upgrading or enhancing existing 
facilities or providing for new facilities; 
ii) Suitable developments to make rooms available for local community groups 
to use or hire, particularly where a development displaces or replaces a facility; 
iii) Improvements to social infrastructure or making contribution to the provision 
either on-site, close to the development, or within the appropriate catchment 
for the infrastructure type via planning obligations according to Policy DM36; 
iv) The assessment of the impact of new community, leisure and educational 
facilities by considering the following: 

a) the new facilities are located within the community that they are intended 
to serve; 
b) the likely number of future occupants; 
c) the needs of community service providers operating in the area (public 
and community) and their accommodation requirements; 
d) the new facilities are safe and located in an area of good public transport 
accessibility or in town centres; and 
e) there should be no adverse impact on residential amenity, according to 
Policy DM32; or highway safety according to Policy DM15C; 

v) New education and indoor sport development that makes provision for 
community access to the facilities provided 
 

10.75 The ice centre attracted almost 279,000 visits in 2018 and has been operating at 
100% capacity providing a community space for young people, adults and families 
alike to meet, socialise and participate in physical activity. After 34 years the ice 
rink has now reached the end of its operational life, and the costs of repairing the 
complex operational issues is now resulting in increasing forced closure events 
required to undertake repairs.  

10.76 The LVIC is a popular facility providing for public skating and a Saturday night ice 
disco, as well as being home to a community of ice hockey, figure and 
synchronised skating teams. The existing rink is unable to meet the requirements 
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of modern ice users and local residents. The LVIC has waiting lists for those 
wishing to join new teams and activities.  

 

Repairs and future investment 

10.77 The applicant has demonstrated that the existing LVIC is at the end of its 
operational life and evidenced the cost of repairs and investment required to keep 
the existing facility operating are no longer viable.  

10.78 In 2017, the LVRPA spent £500,000 refurbishing the ice pad, cooling equipment 
and barriers. The Park Authority has the additional barriers and ice pads to ensure 
the current rink could be expanded and used in the new facility. Significant 
investment has been directed to repairs and the upkeep of a facility that is no 
longer fit for purpose. 

10.79 The Planning Statement states “The need to redevelop the existing facility is, in 
itself, a VSC that would warrant the need to develop in MOL.” As discussed within 
this section, the Park Authority has a remit to deliver leisure and recreation 
facilities of the highest quality, and the certain closure of the existing LVIC if not 
replaced would be a significant loss of a well-used community facility, not only to 
the neighbouring boroughs but also those who travel from the wider catchment 
area. Whether the need to develop the scheme on MOL is warranted, depends 
on the availability and deliverability of suitable alternative sites outside of MOL. 
Officers consider the loss of the facility, the public skaters and members of the 
teams whose needs would no longer be met is of material consideration and 
making this recommendation.  

 

Operational capacity 

10.80 Prior to the recent unplanned closure in response to the COVID-19 pandemic the 
LVIC was operating up to 19 hours per day, 7 days per week, facilitating 133 hours 
of ‘ice time’ per week. The Table 9 later in this section provides an extract of the 
current weekly programme, and an indicative apportionment of a twin-pad 
scenario 

10.81 The applicant’s Planning Statement identifies one of the key pressures to the 
skating programme, is not restricted only to the number of hours of ice time 
available, but also the availability of ice time at the peak times (evenings and 
weekends) when most user groups seek ice time. There is no opportunity to 
improve or enhance the ice centre’s offer without providing more ice time to the 
community.  

10.82 The Park Authority’s adopted Park Development Framework sets out their 
aspirations to deliver regional sporting facilities across the Regional Park, and this 
includes expanding the ice available to meet an identified need.   The existing 
single pad ice centre is operating at full capacity and there are not enough hours 
in the day to meet current demand for ice time. The Park Authority have a 
recognised role for delivering major strategic facilities for sport  

 

 London is underserved by ice 

10.83 Presently there are 41 ice rinks across England and Wales. Greater London has 
six permanent ice rinks: Streatham (Olympic size), Alexandra Palace 
(International size), LVIC (International size), Sapphire Ice (International size), 
Queens Ice Rink and Sobell Leisure centre (both other size). Over winter London 
operates a further 7 temporary rinks. 
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10.84 The table below, which is extracted from the applicant’s Planning Statement, 
seeks to demonstrate the geographical spread of ice facilities in England and 
shows that per capita provision in London is below the national average.  

 

Sport England 
Region 

No. of ice 
pads in 
region 

Total Total 
Population 
(millions) 

Total 
ice 
pads 
per 
million 

Variation 
from 
mean 

Rank 

West Midlands 7 7 5.9 1.19 0.44 1 

Yorkshire & The 
Humber 

5 6 5.5 1.09 0.34 2 

South East 8 8 9.1 0.88 0.13 3 

North East 2 2 2.7 0.75 0.0 4 

London 6 6 8.9 0.67 -0.08 5 

Eastern 4 4 6.2 0.65 -0.11 6 

East Midlands 2 3 4.8 0.62 -0.13 7 

North West 4 4 7.3 0.55 -0.20 8 

South West 2 2 5.6 0.36 -0.39 9 

England 40 42     

Table 8. No. rinks per population 

10.85 The table shows that provision per head in London is below the UK average, 
despite having the largest population. The table above does not include the twin 
pad ice facility in Cardiff, Wales as it falls outside Sport England’s jurisdiction.  The 
submitted socio-economic impact study states that if an additional rink is provided 
at the LVIC, London’s total rinks per million population would increase to 0.79 
(currently 0.67), which would place it 0.02 above the updated national average 
(which would be 0.77). 

10.86 If the LVIC weren’t to be replaced and was to close, then the figure of rinks per 
million population would reduce below the current 0.67.  

10.87 The application states that this ‘need’ is put further into context when considering 
London’s population has grown by 1.5million since the current ice centre was 
approved in 1984. In this time the boroughs of Waltham Forest and Hackney ‘s 
population have increased by 27%.  

10.88 The site is located within the Upper and Lower Lea Valley Opportunity Areas 
which are a focus for significant economic and housing growth over the next plan 
period.  Officers are cognisant of the impact the projected growth in these areas 
will have on the scarcity of available open space for recreation, and the 
encroachment of this development into these valuable spaces must be robustly 
justified, underpinned by confirmed assessment of need and carefully balanced, 
in order to be supportable. 

10.89 The applicant’s Planning Statement states: “In the UK, ice rinks typically draw 
from a larger catchment area than other indoor sport and leisure facilities because 
of the specialise nature of the sport”. It further asserts that casual skaters will 
primarily be drawn from a 20-minute travel time catchment, but figure skaters and 
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ice hockey players will often travel more than an hour to access quality ice, 
coaching, ice time availability and rink size.  

10.90 In order for a rink to be deemed ‘sustainable’ it must have a population of 250,000 
in a 20-minute drive time catchment. The existing LVIC has a catchment of 1.18m 
in a 20-minute drive catchment. The rink is also considered very accessible by 
public transport and local cycle networks. 

10.91 It is noted that between the four international sized rinks in London there is some 
overlap in catchment areas, with primary factors of quality of facility, quality of 
coaching and availability of ice time being the key decision-making factors for 
skaters. The application has considered that, of the other 5 rinks in Greater 
London, Streatham, Alexandra Palace and Romford have either been built 
recently, or refurbished extensively over the last ten years and would be expected 
to maintain their current levels of performance for the future. Sobell Leisure Centre 
and Queens ice rinks have much smaller pads and cater primarily for public 
skating in the local catchments only.  No other rinks in London or the surrounding 
area currently have plans to redevelop their facilities.  

10.92 British Ice Skating (BIS) have been consulted on the proposals and have 
expressed their strong support the development, stating “the opportunity for a new 
twin pad facility in particular the London/ the South East is considered to be a 
major requirement and would reduce the major shortage of supply , both in the 
country and the region. Full size, fully available twin pad ice rinks are essential to 
ensure that all ice sports can be developed across grassroots, development and 
through to elite level ice sports. 

 

Options for replacing the Ice Centre 

10.93 In order to under pin the economic and social justification of a twin-pad facility. 
The applicant undertook feasibility work to establish the appropriately sized 
replacement facility, which is detailed in the submitted Socio-Economic Impact 
Assessment. It details the economic impacts of doing nothing, against replacing 
like for like, and replacement with a twin pad facility, and the associated 
socioeconomic benefits and disbenefits thereof.  

10.94 The key objective is to simultaneously uphold the leisure provision of the facility 
whilst enhancing it as an asset for the Lee Valley Regional Park and the local and 
regional community that it serves in the face of capacity pressures for ice time. 
The options for redeveloping the LVIC include: a like-for-like replacement centre; 
an expanded Olympic single pad facility; and the provision of a twin-pad facility.  

10.95 Scenario 1, the counterfactual – “do nothing” 

 The lawful use of the built part of the site is D2 community facility, which from 
1st September will be defined as a local community facility, Use Class F.2 (d) 
“an indoor or outdoor swimming pool or skating rink.” 

 The LVIC would likely close down 

 Loss of social community asset 

 Existing ice hockey teams or skating teams may cease to exist if there is 
insufficient capacity to absorb into the other rinks.  

 Health and social benefits of existing facility lost 

 Possibility of increased anti-social behaviour as activity around the site will 
reduce/ cease. 
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 Reduced vehicular movements associated with the site 

 Potential to return the land to greenfield MOL. However, as set out above in 
this report, this is unlikely. MOL policy would allow for redevelopment to 
another F.2 use and the building and footprint and hardstanding would likely 
remain. The loss of the community floorspace would also need to be justified 
if proposals came forward for an alternative use. 

 

10.96 Scenario 2: replace like for like (single pad) 

 No requirement to demonstrate VSC if replacement is of similar size and scale 

 No additional ice time,  

 Limited opportunity to improve revenue without raising the prices of public 
skating 

 No additional opportunity to improve social value or health benefits links to 
additional ice time. 

 Community Use Agreement  

 Likely to be unviable as the limited ice time would mean limited value made 
per annum to cover the cost of the new facility.  

 

10.97 Scenario 3 – A twin-pad ice facility 

 Address regional provision, as there is no other twin pad ice rink in the south 
of England 

 Deliver health and social benefits 

 Maintain affordable prices for public skating 

 Opportunity to introduce new ice sports like, speed skating 

 Deliver landscape and biodiversity improvements 

 Deliver community outreach commitments 

 Opportunity to grow junior and senior ice hockey teams 

 Opportunity to host regional competitions 

10.98 Officers are mindful that if the application for a single ice pad was being made, 
there would likely be no requirement to make the case for VSC. The existing level 
of car parking would likely not be reduced further than what is currently proposed 
either. However, a single pad would not be able to increase the amount of ice 
time, nor allow for expanding the range of ice- skating activities or delivering the 
quality of ice required for some ice sports. 

10.99 The adopted Park Development Framework Area 2 proposals set out the vision 
for Lea Bridge Road (2.6.A), which includes exploring options for an additional ice 
pad and expansion of sporting and leisure uses. The application asserts that an 
enhanced offer cannot be achieved without increasing the amount of ice time 
available. The only way this could realistically be achieved is to develop a twin 
pad ice facility.  

 

The regional ‘Need’ for a twin pad 
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10.100 In considering the strategic need for the twin-pad, the applicant has advised that 
the strategic need is highlighted when looking nationally at ice provision. There 
are only two venues with two-Olympic pads in the UK (Sheffield and Nottingham), 
and neither of these sites serve London or the South East. Nottingham is over 
200km from the London catchment and often one pad is covered over and used 
for other purposes, e.g. music concerts.  

10.101 London is presently unable to host any international ice-skating events, a twin-
pad would present a significant opportunity for London. There is even an 
opportunity to improve the status of ice-skating sport, potentially at a national and 
international level.  

10.102 Over the course of the pre-application discussions with the Park Authority, officers 
have secured very significant design changes, including a reduction in footprint 
from 10,450sqm to 8,417sqm. Much of this resulted from reduction spectator 
seating from 2,500 to 800 (500 seated). Whilst this may inhibit the centres ability 
to facilitate major international skating events, it would still be sufficient to cater 
for smaller international, national championships and regionally significant events 
in all ice disciplines.  

10.103 Officers consider the seating capacity is appropriate for a sustainable Olympic 
twin pad facility. Ensuring this number of visitors can be appropriately managed 
via sustainable transport methods which reduce arrival by private vehicles will be 
discussed in the transport section of this report but require a sustainable Travel 
Plan to be secured in any future legal agreement. 

 

Increased public skating and ice time for sport users 

10.104 The applicant’s specialist ice consultants, IPW, consider “there is significant 
potential latent demand for public skating at LVIC if more hours can be 
programmed.” 

10.105 Public skating (including skate hire) and courses account for approximately 70% 
of the revenue currently generated at the LVIC. Public skating generates the most 
revenue, in comparison to other ice sports, despite only accounting for 30% of the 
ice time. Patch ice and other hires (junior, recreational and senior ice hockey) 
accounts for a further 25% of the income generated, other income is relatively 
nominal.  

10.106 The LVIC is operating at full capacity, and as the Park Authority seeks to deliver 
a balanced programme across a range of uses, there is limited opportunity to 
expand revenue through more public skating on a single pad. 

10.107 The submitted Planning Statement para 10.50 states: “Based on hours per person 
in the primary catchment, IPW estimate that the ice centre could sustain up to 58 
hours of public skating. However, as the existing ice centre is operating at 
capacity, it is only through providing a second ice pad that the ice centre can meet 
this latent demand, or shortage, of public skating hours without compromising the 
requirements of other user groups.” 

10.108 The LVRPA seek to diversify the leisure activities and income generating uses 
the centre can provide, e.g. gym and dance / exercise studio, and public café, in 
order to reduce the reliance on ice skating. Without improving the commercial 
offer, or increase the amount of income generated through the pubic skating,  

10.109 In addition to more revenue, increased ice time would deliver significant social 
value benefits, not only for existing users of the ice rink but also new skaters the 
ice centre could accommodate. Sport teams using the current centre could expect 
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to be able to use the facility more frequently as they are currently restricted in 
times the ice is available to them. Moreover, a second pad could accommodate a 
variety of new sports at the LVIC, like speed skating, sledge hockey and 
recreational curling. British Ice Skating and the English Ice Hockey Association 
consider there is a strategic need for these sports beyond the region of London 
and consider the second pad could fulfil a national requirement.  

10.110 The indicative programme submitted in support of the application (Appendix 8 of 
the Planning Statement), and set out below in table 9, shows the amount of ice 
time available for public staking could be nearly doubled, and would mean that 
the Park can cater for a greater variety of ice sports across both pads. 

 

Activity  Description  Current ice 
allocation  

Future 
provision 
(provisional) 

Patch Ice  Non-general admittance practice ice, training 
and lessons, with varying ability levels  

38 hours  48.5hours 

Public skating  Peak: Open ice skating for the public, for all 
standards of ability, at peak times (Friday 
evenings, and during the day on weekends). 
The sessions are typically busier than the off-
peak public skating sessions. Depending on 
the session these may also incorporate an 
ice disco. 
Off-peak: Open ice skating for the public, for 
all standards of ability  

35 hours  66.5 hours 

Recreational 
hockey  

Recreational hockey team training  18 hours  18 hours 

Elite patch  General practice/ training and lessons for 
elite levels  

7.5 hours  - 

Hockey matches  A match of ice hockey between two teams 
(junior, recreational, or senior/elite)  

6 hours  6 hours 

Senior Hockey Senior hockey team practice n/a 22.5 hours 

Junior hockey  Junior hockey training  4.5 hours  21 hours 

Synchronised 
skating  

Club ice focused on synchronised skating in 
groups  

3 hours  4 hours 

Skate UK  Fundamental training scheme for anyone 
wanting to learn to skate. Sessions are 
taught by a qualified coach, where attendees 
are teaching movement and basic ice-
skating skills.  

2.5* hours * 
Designated 
time in 
addition to 
provision 
during 
public 
sessions.  

6.5 hours 

Speed Skating Speed Skating n/a 27 hours 

Dance club Dance club n/a 1 hour 

Figure Skate club Figure Skate club n/a 1 hour 

Other club Hires Other club Hires n/a 4 hours 

Total  114.5 hours 226 hours 
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Table 9: current ice activity programme and proposed.  

 

 Conclusions on the Assessment of Need. 

10.111 The applicant’s socio-economic impact assessment considers “A twin pad facility 
at Lee Valley would create a landmark regional facility in terms of supply and 
quality of ice, attracting regional, national and international coaches and teams to 
play and train at the venue and crucially, providing unprecedented amount of 
community ice time.”  

10.112 Officers consider a twin-pad facility is the only viable way to provide greatly 
improved recreational ice-skating facilities for the community, whilst also meeting 
the latent demand for more ice time. Two rinks would allow for both rinks to be 
used and available for community or public use if the demand was there whilst 
the other rink is used for sports. The rinks would be used flexibly. LBWF Sport 
and Leisure team have also provided their support for the proposals as “it would 
greatly increase opportunities for our residents and will enhance the sporting offer 
in the borough.” 

10.113 The GLA Stage 1 report states “noting the site’s location within the Lee Valley 
Regional Park; the LVRPA’s role in delivering an enduring legacy from the London 
2012 Olympic and Paralympic Games; and, the proximity to the Olympic Legacy 
Supplementary Planning Guidance area, GLA officers are of the view that an 
international quality twin-pad ice facility in this general location would complement 
and positively contribute to the wider clustering of world class sporting facilities in 
this area.” 

10.114 Sport England has concluded that there is evidence of a strategic need for the 
proposed twin pad facility. If approved, the new ice facility would be the first twin-
pad facility in the south of England and would make a valuable contribution to 
meeting the demand for Ice in the south of England. Moreover, it offers the 
opportunity to establish London as a destination for regional, National and 
International level skating. This is reflected in the consultation responses received 
from Sport England, London Sport, British Ice Skating, and the England Ice 
Hockey Association.  

10.115 Officers consider the LVRPA have demonstrated there is clear need for additional 
ice time in London and to serve a regional catchment. The LVRPA are poised to 
bring forward the development now in order to preserve the continuity of ice and 
would likely use Public Works Loan Board to deliver the project in order to deliver 
the public community facility and repay this over a 40-year period. The LVRPA 
Executive Committee report, dated 25th April 2019 (Planning Statement Appendix 
6), approved the allocation of £1.75million from the parks capital programme. The 
projected overall costs of delivering the proposed twin-pad Ice Centre is 
approximately £30million.  

10.116 A twin-pad facility would enable the Park Authority to maintain existing levels of 
demand and meet the latent demand for additional public ice-skating time and 
variety in skating activities and other income generating revenues.  

10.117 The proposal would increase and enhance ice sports provision in London and the 
South East in line with London Plan (2016) Policy 3.19 and Intend to publish 
London Plan (2019) Policy S5, WFLP Core Strategy (2012) Policy CS13, and 
WFLP DM (2016) Policy DM17 the Park Development Framework. 

 

A.6) VERY SPECIAL CIRCUMSTANCES – SOCIAL AND ECONOMIC BENEFITS 
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10.118 London Plan (2016) Policy 3.19 states: “The Mayor’s Sports Legacy Plan aims to 
increase participation in, and tackle inequality of access to, sport and physical 
activity in London particularly amongst groups/areas with low levels of 
participation.” 

10.119 Para 3.110 of the adopted London Plan “Sports and recreation facilities are 
important parts of the social infrastructure, providing a range of social and health 
benefits for communities and neighbourhoods. Backed by the Mayor’s Sports 
Legacy Plan, these will be given increasing prominence as part of the legacy of 
the 2012 Olympic and Paralympic Games.” 

10.120 Policy S5 (B) of the Intend to Publish London Plan (2019) requires development 
proposals for sports and recreation to: “increase or enhance the provision of 
facilities in accessible locations, well-connected to public transport and link to 
networks for walking and cycling”. 

10.121 WFLP CS (2012) Policy CS3 seeks to ensure that new developments deliver 
appropriate social infrastructure to support existing and new communities.  

10.122 WFLP DM (2013) Policies DM17 seeks to resist the loss of social infrastructure.  

10.123 As set out in the previous sections above, officers consider there is sufficient need 
and demand for ice time to demonstrate very special circumstances. In addition, 
the LVRPA are a public body whose statutory remit is to deliver sport, leisure and 
recreation within the Regional Park. Sport England, England Ice Hockey 
Association, and British Ice Skating, have all expressed their support of the 
scheme, and officers consider this too weighs significantly in favour of the 
scheme’s case for demonstrating VSC.  

10.124 The LVIC is first and foremost a community facility which is now at the end of its 
operational lifespan. Until the lockdown in response to COVID-19, the LVIC has 
played an important role providing an invaluable sport and recreation 
opportunities for children and local users alike over 34 years. It is no longer viable 
to continue with costly incremental fixes and the facility needs replacing. The 
LVRPA consider the safeguarding of the existing community ice facility, and the 
package of socio-economic, community and health benefits that could be accrued 
from the additional ice time, delivered in an improved modern and fit-for -purpose 
facility constitutes a Very Special Circumstance which weighs in favour of the 
application. A robust Community Use Agreement would be secured within the 
legal agreement, if approved, to ensure the package of benefits and community 
outreach programmes are delivered. Officers consider these matters in turn in this 
section. 

 

Community Value 

10.125 As of 1st September 2020, ice rinks now fall under Use Class F.2 and are lawfully 
community facilities. The adopted Core Strategy (2012) defines community facility 
as “buildings which enable a variety of local activity to take place” 

10.126 Improving social integration in sport is one of the Mayor’s key priorities. Social 
integration is defined as “the extent to which people positively interact and connect 
with others who are different to themselves. It is determined by the level of equality 
between people, the nature of their relationships, and their degree of participation 
in the communities in which they live.” 

10.127 The Planning Statement advises the majority of ice centre users live locally within 
London, with more than a third of regular users residing in Waltham Forest or 
Hackney. Whilst the facility is designed for a regional catchment, officers consider 
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the LVIC has the most potential to deliver benefits to the local communities and 
serve the local catchment area, which further supports the need for more ice time 
dedicated to public skating.  

10.128 Officers note the substantial number of representations in support of existing 
users and previous users. The representations cite the social value of the existing 
skating community and social cohesion that take place, would be lost if the ice 
centre were not to be replaced at the end of its lifespan. 

10.129 Replacement of the ice facility without expansion has been explored in the 
Assessment of Need section above. Officers are minded to agreeing that the re-
provision of the single-pad ice centre would not be able to deliver the additional 
social and community benefits that would accrue from increasing the available ice 
time.  Increasing public skating time, and the variety of activities and programmes 
to reach target participation groups aimed at encouraging people into the ice sport 
and exercise are welcomed.  

10.130 Objections received from users and visitors to the Regional Park and the marshes 
for walking and recreation cite the open space as an essential resource, which 
officers agree with. The approval of this application would create a permanent 
loss of open space in a borough where open space is scarce and invaluable, 
under pressure from development and population growth.  The acceptability of 
this scheme turns on whether there are sufficient benefits of the proposal to clearly 
outweigh the harm to the MOL and any other harm, so as to demonstrate VSC.   

10.131 Officers consider that there is an opportunity for this scheme to seek to address 
the significant disengagement between the communities who use the ice centre 
and those who visit the wider Regional Park. The public café and picnic deck 
could create a new visitor destination, providing refreshments and a meeting point 
for those using the wider Regional Park.  

 

Reaching target participation groups 

10.132 Sport England data suggests that approximately 64.7% of males are physically 
active, whereas approximately 60.7% of females are physically active.  

10.133 One of Sport England’s key objectives is to encourage more people from every 
background to regularly and meaningfully engaging in sport and physical activity. 
Sport England’s priorities include:  

 Increasing activity 

 Tackling inequalities for women 

 Tackling inequalities for lower socio-economic groups 

 Decreasing inactivity 

 Volunteering 

 Children and young people 

 Talent. 

10.134 The supporting socio-economic impact study details demographics of the LVIC’s 
current members, though it is noted that the information is not representative of 
all users as not all users decide to take up a membership. Consultation responses 
received in support of this application note the wide variety of ice skaters at the 
LVIC, including many users from minority religious and BAME backgrounds.  
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10.135 BAME communities, females, children and young people are some of Sport 
England’s target participation groups as, generally, they are under-represented 
across the majority of all sports. The submitted socio-economic impact study 
highlights that over 50% of the LVIC’s existing users fall within target participation 
groups.  

10.136 According to the socio-economic impact study, the LVIC has a greater proportion 
of female users (approx. 60%), in comparison to males. Further to this, it asserts 
that 31% of the existing ice users are from a BAME background. IPW, the 
applicant’s ice consultants, estimate that the provision of a twin pad facility will 
increase the number of women and girls visiting the replacement ice centre by 
97,000 in the first year. 

10.137 Approximately 2% of the LVIC’s current visitors are registered disabled. According 
to the applicant’s Planning Statement, more than 5,500 visitors with disabilities 
use the ice centre ever year. IPW consider this could increase to over 7,000 in 
the first year of opening a twin-pad facility. Indeed, a number of public consultation 
responses from existing users of the LVIC, particularly users with children who 
have Autism or learning disabilities, expressed how beneficial the existing ice 
centre has been to developing skills and communication in a way which isn’t 
paralleled by some other sports. Opportunities for people with disabilities or other 
disadvantages would be secured within a Community Use Agreement, detailed 
further below. 

10.138 The significant majority of ice users (53%) are aged 15 and under. Interestingly, 
35% of users are aged 35 and over.  Officers note that several representations 
were submitted by male users aged over 45 who have cited ice skating as an 
inclusive and accessible sport for all ages and abilities, which offers a low impact 
sport which has assisted in rehabilitation for injuries.  

10.139 Other consultation responses have highlighted the wide variety of languages and 
ethnic minority backgrounds of users who skate, and many highlight the sport for 
promoting social inclusivity.  

10.140 There is evidence of the clear benefits playing sport has on developing and 
improving social interaction and skills. Team sports in particular are known to be 
a supportive environment for developing soft skills and communication including, 
decision making, communication, teamwork and time management.  

10.141 Making sport and exercise more accessible is a golden thread in government 
policy, particularly the benefits physical activity on improving social integration. 
Officers consider the additional benefits a twin pad could deliver for all ages and 
user groups, in particular, young people weigh heavily in favour of support for the 
application.  

10.142 The Park Authority commits £250,000 to be spent over 10 years reaching target 
participation groups. Details of how this money would be spent are detailed in the 
Community Use Agreement section below. 

 

Anti-social behaviour and crime reduction  

10.143 The application acknowledges that anti-social behaviour across the two Boroughs 
is a major issue and is one of the most prevalent types of crime in the local area. 
The site lies on the borough boundary, between Hackney and Waltham Forest. 
The two boroughs have high levels of county lines related arrests.  

10.144 Waltham Forest have published two studies on local gangs. The ‘Reluctant 
Gangsters: Youth Gangs in Waltham Forest’ Study by John Pitts (2008) which 
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sought to develop a clear understanding of the impact of armed gangs, their 
structure, their activities, with a view to informing a multi-agency response to the 
gang problem in Waltham Forest.  

10.145 ‘From Postcodes to Profit: How gangs have changed in Waltham Forest’ prepared 
by London South Bank University was published in June 2018. This study 
provided an update on how crime in Waltham Forest has changed over the last 
ten years, including a move away from location-based gang crime, towards the 
movement of drugs and involvement of young people including women in crime 
and anti-social behaviour.  

10.146 The submitted Socio-economic Impact Study states evidence shows that 
engaging community groups and offering team sports can reduced the likelihood 
of children and young people getting involved in anti-social behaviour. This is 
achieved through: 

 Creating a diversion from undertaking criminal behaviour – The Makespace 
Youth Review (2007) indicated that 70% of teenagers believed ASB occurs 
because teenagers are bored, and that there aren’t enough activities for young 
people to do in the area.   

 It can act as a ‘hook’ on which to attach other interventions - attaching 
interventions such as ‘skills workshops’ onto sport and recreation programmes 
can address other risk factors, such as barrier to employment that can 
engender anti-social behaviour.  

 Sport can result in behaviour modification as a result of the skills needed to 
participate in the activity – sport can teach life skills such as self-control, 
dedication, and focus. Physical activity can also help to increase self-esteem, 
develop relationships and social skills, and foster disciplines. 

 It can reduce social exclusion – sport can break down the barriers between 
disparate social groups in a community and create a common sense of identity, 
because the rules that oven sport and recreation are not based on faith or 
belief.  

10.147 The Socio-economic Impact Study advises: “The existing Ice Centre is an 
important community asset that increases physical activity, acts as a diversion 
from undertaking criminal behaviour, provides programmes for local residents and 
reduces social exclusion. Through doing so, it reduces anti-social behaviour and 
improves outcomes for local people” 

10.148 This is reflected in the GLA Stage 1 response which states: “The offer of 
community and health benefits associated with the proposals is welcome, as 
sports facilities are a key component of social infrastructure and can help tackling 
social problems including ill health, crime, academic underachievement and lack 
of community cohesion.” 

10.149 There are also physical design elements to the scheme which are specifically 
aimed at improving security and safety at the site. Increased natural surveillance 
from the new facility, large windows on the front elevation and a greater number 
of visitors and staff; extensive CCTV and biodiversity sensitive lighting in the car 
park and key access routes. CCTV cameras will be installed along the Lea Bridge 
Road stretch of cycle path to improve surveillance and encourage safe access by 
cycle. The scheme has been designed in consultation with the Met Police and 
their Counter Terrorism Security Advisors and is on track to achieve Secure by 
Design Certification which will be conditioned, if approved.  

10.150 In addition to the above, and in response to discussions between the GLA, Council 
Officers and the LVRPA on the detail of Community Use Agreement, the applicant 
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commits to reducing local crime and anti-social behaviour through increasing 
targeted participation and has advised: “The Authority has progressed over the 
last year an initiative that will help support crime prevention in the local area 
surrounding the venue.  Working in partnership with the local police service and 
various youth engagement agencies, the aim would be to positively engage young 
people from the area who have been identified by the relevant agencies as being 
in danger of committing crime or getting involved in crime.  The Authority have 
had really positive conversations with the local Police service, who are keen to 
support this project and also the host ice hockey club at the venue.  The Authority 
believe that ice hockey is very much suited to engaging young people.  The offer 
would be to deliver a weekly youth engagement project (2 hours per week) 
running throughout the year at the venue.  Initially, the project will target 30 young 
people (identified by local agencies), although these numbers can be expanded 
on depending on the success of the programme.  The programme will be carefully 
monitored to ascertain its impact on the individuals and the surrounding 
neighbourhoods.  Longer term exit routes will include regular ice hockey players 
and membership to the club, as well as training some of these young people to 
be leaders and coaches of the future.”  

10.151 According to the Socio-economic Impact Study there is already an ice hockey club 
at the LVIC which works with LBH and LBWF youth offending teams to reach the 
wider community, but this could be greatly enhanced if there were less pressure 
on available ice time. A second pad could increase the opportunities for a range 
of programmes to support the local community.  

10.152 Officers strongly support this approach and the details of how this would be 
delivered would be secured within the Community Use Agreement, which is 
detailed further below in this section.  

 

LVRPA community outreach programmes 

10.153 The LVRPA have an established record of delivering targeted community sport 
and physical activity programmes across the Regional Park, in collaboration with 
the local authorities where the venues are located. 

10.154 The Park Authority’s Community Access Fund (CAF) aims to reduce barriers to 
participation (namely cost, access and transport) and is designed to specifically 
engage community groups and individuals who are less likely to participate or be 
physically active. The submitted Planning Statement advises that since 2015, 
over 230 community groups and organisations have accessed CAF provision: 
“Particularly, of the 13,500 individuals that have been supported through CAF, 
55% of these participants are from BAME communities and 20% of these are 
individuals who are registered as disabled.” 

10.155 The application details the numerous initiatives the Park Authority is involved with, 
which include: 

 A community diversionary partnership with Broxbourne Borough Council to 
reduce crime at the Holdbrook estate which lies directly opposite the Lee Valley 
White Water Centre. The project works with young people, encouraging them 
to do water-based activity and build their self-esteem.  Crime has reduced on 
the estate which exemplifies effective partnership working. 

 Hackney Council’s ‘New Age Games’ programme which aims to work with 
older people and encourage them to take up physical activity and stay healthy.  
Many participants now regularly engage in tennis and other health-based 
programmes at the LV Hockey and Tennis Centre. 
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 ‘Cycling for Health and Older People Programme’, which engages with GPs 
and health practitioners from across East London to signpost those less active 
or with various health issues to 1-to-1 and group cycle training and riding 
opportunities. Using the VeloPark as a hub, over 150 people have participated, 
with many referrals coming from health professionals.  

 The Open Court initiative encourages people with various disabilities to take 
up tennis, with programmes for wheelchair tennis, mental health tennis, 
learning disability tennis and dwarf tennis. 

 The Park Authority has service level agreements (SLA’s) with London Youth, 
Sense, Bikeworks, and All Ability Cycling Club. 

10.156 The application is supported with letters submitted by people who have 
participated in the community outreach programmes supported by the LVRPA.  

10.157 Officers understand the current venue is accredited for QUEST and the 
Authority’s Active Community team is one of only four organisations in the whole 
country to have QUEST stretch. QEUST is Sport England’s recommended 
Continuous Improvement Tool for leisure facilities which measures how effective 
organisations are at providing customer service. This, in turn, enables leisure 
sector management to become much more proficient at delivering a varied activity 
programme in a clean and well-maintained environment. 

10.158 Officers consider the applicant has successfully demonstrated their commitment 
to delivering an enhanced and varied programme which would deliver a 
substantial increase in ice available for public skating. The applicant has 
committed £250,000 to be spent over the next 10 years reaching target 
participation groups to engage in ice sports. 

 

Community Use Agreement 

10.159 If approved, the package of social and community benefits would be captured in 
a comprehensive Community Use Agreement (CUA) which will form part of the 
S106 legal agreement.  These benefits and programmes to be captured will not 
only benefit the residents of Waltham Forest and Hackney boroughs but also 
wider London, Hertford and Essex.  

10.160 Headlines which have been agreed between LBWF the GLA and the applicant 
include: 

1: The Park Authority will work with LB Waltham Forest and LB Hackney to define 
the type, nature and beneficiary of community projects and funding associated 
with the venue.  
 

2: A total of £250k of the Park Authority’s funding will be allocated over a 10-year 
period to community projects/outreach.   

 
3: The Park Authority commits to embedding timetabled provision for targeted groups 

into the core facility programme.  The groups will include: 

 A fit for purpose ‘health and wellbeing initiative’ specifically targeting inactive 
communities and people with specific medical conditions; 

 Dedicated time and space within the programme for schools engagement; 

 Dedicated time and space within the programme for targeted women and girls 
only sessions; 

 Dedicated time and space within the programme for targeted people with a 
disability session; 

Page 83



(Item 4.1) 

70 
 

 Dedicated time and space within the programme to accommodate the 
numerous community clubs. 

The sessions would utilise all of the facility including the gym and fitness 
studio.  There will be a cost to the end users of these sessions, however 
concessionary rates will be agreed for them.  

 
4: The Park Authority commits to providing concessionary fees with a minimum of 

40% discount for the following groups: 

 Young people under the age of 18; 

 Customers aged the national retirement age or over; 
 Customers in receipt of Job Seekers Allowance or Income Support; 

 Those registered as Disabled under the Equality Act 2010 and, where 
appropriate, their carers; 

 Young people in care and their carers; 
 Under 25’s engaged in the following: further/higher education courses, 

modern apprenticeships, NVQ training schemes and life skills training or 
similar; 

 Not for profit clubs and organisations working with younger people; 
 Organisations working with people with disabilities. 
The Park Authority will ensure that concessionary provision is in place throughout 
the lifetime of the facility, with the specific discounts agreed at the beginning of 
each leisure contract. 
 

5: The Park Authority will expand the crime prevention programme allocating funding 
of £6,000 per year over a 10-year period and timetabled sessions. Details are to 
be agreed as part of the S106 negotiations, however, could include a weekly youth 
engagement project covering a minimum of 2 hours per week.  

 
10.161 To be clear, the costs associated with implementing points 3,4 ad 5 above would 

not be drawn down from the £250,000 which is stipulated in point 2. Officers 
consider securing the socio-economic and community benefits within a robust 
CUA is a fundamental component of the applicant’s case for VSC. Subject to 
securing the details above within a CUA, the GLA and the Council are satisfied 
with the package of community benefits, subject to detailed discussions during 
S106 negotiations.                                             

 

Employment and Local Economy 

10.162 The Mayor’s draft ‘Sport for All’ strategy seeks to develop its sporting workforce 
and capacity. Many people work in the sport industry, including coaches and 
trainers, personal trainers, cleaners, and those who provide the services to the 
facilities, such as local catering companies, front of house staff and café staff. 

10.163 The current ice centre employs 20 FTE staff, which is equivalent to 30 jobs which 
take account for part time workers.  

10.164 The proposal would deliver new jobs. This would be through temporary jobs 
created in the construction phase, and permanent jobs associated with the 
operational phase, including local labour, local supply opportunities and 
businesses for the café. If approved, many existing employees and jobs would be 
retained at the new ice facility, as well as creating additional roles. The scheme 
presents an opportunity for more coaches and trainers to expand their existing 
skating and personal training businesses, many of whom already earn a living 
from the existing ice centre. 

Page 84



(Item 4.1) 

71 
 

10.165 The applicant has confirmed they will use best endeavours to employ residents 
from the boroughs of Hackney and Waltham Forest in newly created jobs. All work 
experience will be from WF and other employment and skills obligations are 
detailed at the head of this report and would be secured within the Legal 
Agreement. 

10.166 The estimated 557,000 visitors to the twin pad ice centre, and from construction 
workers during the construction phase may also improve visitor expenditure to the 
surrounding area. The submitted Socio-economic Impact Assessment estimates 
the visitor expenditure to the surrounding area around a twin pad facility would be 
at least £3 million a year. 

10.167 To conclude, Officers consider, based on the information above and in 
conjunction with the representations received, that ice skating fulfils an important 
role and function in meeting physical exercise needs which many other sports do 
not offer. 

10.168 The LVRPA have a strong track record of delivering community outreach 
programmes, and this is reflected in their statutory role, delivering leisure, and 
improving access to leisure and recreation. The LVRPA are prepared to bring this 
community ice centre development forward to secure those health and community 
benefits.  

10.169 On the basis of the information above, officers consider the socio-economic 
benefits of the enlarged facility, including the targeted programmes community 
participation, concessions for those eligible, and community outreach 
programmes to target anti-social behaviour, if captured in a robust Community 
Use Agreement, may contribute towards making the case for Very Special 
Circumstances which outweigh the harm to the MOL.   

 

A.7)     VERY SPECIAL CIRCUMSTANCES – DELIVERING HEALTH BENEFITS 

10.170 NPPF Paragraph 8 states the social objective of the planning system is “to 
support, strong, vibrant and healthy communities, by ensuring that a sufficient 
number and range of homes can be provided to meet the needs of present and 
future generations; and by fostering a well-designed and safe environment, with 
accessible services and open spaces that reflect current and future needs and 
support communities’ health, social and cultural wellbeing.” 

10.171 NPPF Paragraph 91(c) advises planning decisions should aim to achieve healthy 
places which: “enable and support healthy lifestyles, especially where this would 
address identified local health and well-being needs-for example through the 
provision of…sports facilities.” 

10.172 WFLP Core Strategy (2012) Policy CS13 seeks to promote health and wellbeing 
across the borough through new developments, part B) of the policy requires “new 
development to consider how it will contribute to improving health and reducing 
health inequalities” 

10.173 London Sport in their consultation response to the application stated: ‘both 
nationally and London-focused, physical activity and sport facilities make 
important contributions to city-wide social infrastructure. These benefits, which 
include positive contributions to physical and mental health and wellbeing, and a 
range of community and social outcomes, are important to long-term social 
development and sustainability across the capital as a whole.’  

10.174 The Waltham Forest “Feel Good” Physical Activity and Sport Strategy 2017-2021 
states that 70% of the Borough’s adults are inactive, and 30% of the Borough’s 
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residents are obese. Simply put, not enough people are active or getting enough 
exercise. According to the Department for Health and Social Care (UK Physical 
activity guidelines 2011), adults should engage in physical activity of 150 minutes 
per week (2.5 hours).  

10.175 The Mayor’s (2018) ‘Sport for all of us: The Mayor’s strategy for sport and physical 
activity’ states that 38% of adults do not meet physical activity guidelines. The 
Mayor wants a clear link between major sports events and community sport. The 
strategy highlights the significant under provision of leisure facilities across 
London, advising that the capital has approximately half the number of leisure 
facilities per 100,000 people as the rest of the country.  

10.176 The Socio-economic Impact Study which has been prepared by Volterra in 
support of the application advises that residents of LB Waltham Forest and LB 
Hackney have higher rates of physical inactivity than the London and the national 
average. The study asserts that the direct cost of the physical inactivity of local 
residents costs LBWF and LBH approximately £107m annually.   

10.177 The strong correlation between physical activity and improved health and mental 
wellbeing is undisputable. As shown above, there are opportunities to improve 
health outcomes through increasing participation in sport in LB Hackney and LB 
Waltham Forest and the wider London region.  

10.178 In addition, the Socio-economic Impact Study states that the proposed 
replacement ice centre would provide the equivalent of £10m a year in health 
benefits over and above the existing ice centre, as a result of the increase in 
physical activity and resultant health benefits. This would make a valuable 
contribution towards addressing levels of physical inactivity across a range of the 
population, but particularly some disadvantaged groups less likely to engage in 
sport.  

10.179 Approximately a third of ice centre visitors are from the boroughs of Hackney and 
Waltham Forest. Increasing opportunities to access affordable sport and leisure 
ensure residents are equipped with available options to be able to live active 
lifestyles. This will significantly decrease the risk of diseases, such as coronary 
heart disease, obesity, type 2 diabetes, depression and anxiety, some of which 
could be preventable through better access to sports and exercise. The proposal 
not only offers ice skating sports, but also a publicly available gym and dance 
studio which would be available to hire. The gym pricing is intended to be 
affordable and is targeting a mid-range membership of approximately £35 per 
month. The Community Use Agreement details above how local communities will 
benefit from affordable access to the facilities, including 40% concessions for 
those who are eligible.  

10.180 The scheme has also sought to offset the harm created through erosion of MOL 
and reduced openness, through improved walking and cycle active travel safety, 
improved access to the marshes, a complementary visitor café, as well as 
landscape and biodiversity improvements to the MOL immediately surrounding 
the site.  

10.181 The current COVID-19 global pandemic has highlighted just how valuable 
London’s parks and open spaces are for all, especially those who do not have the 
benefit of private outdoor amenity space. Indeed, during lockdown, whilst the 
existing ice centre has remained closed, visitor numbers to the marshes and 
wetlands have increased by several hundred percent. This open space plays a 
critical role in improving health and mental wellbeing. Accordingly, the loss of this 
valuable and much utilised space must be carefully balanced against the health 
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and wellbeing benefits that would be maintained and improved upon if a twin-pad 
ice centre is to be delivered.  

10.182 The endorsement for the proposal from key sporting bodies, including Sport 
England, clearly demonstrates that physical exercise is critical to supporting 
people’s health and wellbeing.  

10.183 The GLA Stage 1 response states: “The offer of community and health benefits 
associated with the proposals is welcome, as sports facilities are a key component 
of social infrastructure and can help tackling social problem including ill health, 
crime, academic underachievement and lack of community cohesion.” 

10.184 To conclude, Officers consider there is latent demand for public skating which isn’t 
being met. The clear health benefits associated with improved access to sport, 
combined with the health benefits the existing venue already delivers, the Park 
Authority’s duty to deliver sport and recreation in the Regional Park, undisputed 
sports impact on mental and physical health and well-being could contribute 
towards making the case for Very Special Circumstances. 

 

A.8) VERY SPECIAL CIRCUMSTANCE – IMPROVING THE QUALITY OF THE 
METROPOLITAN OPEN LAND 

10.185 Policy 7.19 C ‘Biodiversity and access to nature’ of the London Plan (2016) states: 
‘Development proposals should wherever possible, make a positive contribution 
to the protection, enhancement, creation and management of biodiversity’. 

10.186 Policy CS5 ‘Enhancing Green Infrastructure and Biodiversity of the Waltham 
Forest Local Plan Core Strategy (2012) includes, ‘The Council will endeavour to 
protect and enhance green infrastructure and biodiversity and to maximise access 
to open spaces across the Borough by: 

 Protecting Green Belt and MOL and improving access where appropriate. 
Development and regeneration activity should be delivered principally through 
the use of brownfield land and buildings; 

 Enhancing the green infrastructure network through better connectivity and the 
creation of new open spaces whilst also conserving their historic value; and 

 Improving the quality of, and access to, open spaces especially in areas of 
deficiency’. 

10.187 Policy DM35 (G) ‘Biodiversity and Geodiversity’ of the Waltham Forest Local Plan 
Development Management Policies (2013) states ‘An Arboricultural Report must 
be submitted at the planning application stage where a development proposal will 
impact on trees. The loss or damage of trees should be avoided where possible; 
and where this cannot be achieved, mitigation and compensation measures 
should be outlined and implemented.’ 

10.188 LBWF Emerging Draft Local Plan Policy 78 seeks to preserve and enhance the 
natural environment. The draft Local Plan has been through Reg 18 consultation 
in summer 2019 and is due to go through Reg 19 consultation Autumn 2020. Part 
B proposes to set out the Council’s expectations of future development in MOL 
where exceptional circumstances have been demonstrated in accordance with 
the NPPF and London Plan. It states that developments should: 
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 Implement a high standard of design in accordance with the principles set 
out in design policies 

 Complement and improve the quality of existing open space uses and 
landscaping 

 Enhance the green infrastructure network through better connectivity  

 Enhance the green infrastructure network through better connectivity and 
the creation of new open spaces whilst also conserving their natural and 
historic value; 

 Establish and/or extend the borough’s greenways, green corridors and 
provide landscaping along transport routes where possible; and 

 New development adjacent to existing green chains and green corridors 
must be designed in a way that contributes towards the green 
infrastructure network. 

 New development must be designed to maximise opportunities for urban 
greening through appropriate landscaping schemes and planting of trees. 

 
10.189 Part C of the draft Policy 78 advises that proposals should enhance the value of 

existing open spaces by: 

 Responding to the character and significance of the space; 

 Optimising physical and visual access between development and open 
space; 

 Increasing biodiversity value. 

10.190 While officers recognise this is not an adopted policy and is of very limited material 
weight, it nevertheless demonstrates the Council’s commitment to prioritising 
green and blue infrastructure, improving links with our valuable open spaces. 

10.191 The GLA Stage 1 report recognises “that the proposals would provide a building 
of higher architectural quality and improve the landscaping around the site, as 
well as improved visual and actual permeability between Lea Bridge Road and 
the Lee Valley Regional Park (to the west of the Ice Centre). However, these 
benefits must be balanced against the impact of the proposed new building at the 
site, which would have a greater impact on MOL openness. 

10.192 The Planning Statement, para 13.18 states: “The principal aim of the proposed 
landscape design is to maximise the overall site biodiversity and promote an 
environment that connects visitors to nature whilst providing a strong ecosystem 
on the site.” 

10.193 As discussed in the sections above, a Landscape Visual Impact Assessment has 
been prepared in support of the application, which concluded “that the landscape 
and visual effects of the proposals on MOL and the replacement will be an 
improvement compared with the existing situation, as delivering a replacement 
facility creates the opportunity to improve visual and physical connections from 
Lea Bridge Road into the Leyton Marshes and open areas of the Lee Valley 
Regional Park.” 

10.194 In order to mitigate the impact of the enlarged facility on the MOL lost and the 
reduced openness, the application proposes an extensive variety of design, 
landscape, green infrastructure and biodiversity improvements to improve the 
quality and visual appearance of the MOL. These include: 

 Create a distinctive setting for the new LVIC and to provide a strong visual 
link between the road and the wider marshes. Bringing the marshes towards 
Lea Bridge Road by enhancing the ecological biodiversity of the existing site 
through planting which responds to the existing landscape, planting 143 new 
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trees, swales and meadow planting to enhance biodiversity and create new 
habitats;  

 Improve the visual appearance by replacing a tired and unattractive building 
with a new high quality, integrated design; 

 Introduce a sustainable water cycle into the design by harnessing car park 
surface water drainage and waste ice rink melt in new swales and creating a 
reed-bed wetland habitat around the site; 

 Removal of grasscrete and replacement with native rich meadow planting; 

 Recycle rainwater and treated ice melt water into Oxbow Lake to reoxygenate 
the water; 

 Landscaping and segregated cycle routes are designed to improve access to 
the park;  

 Incorporation of native climbing planting, invertebrate hotels, roost and nest 
boxes in the gabion walls; 

 Green biodiverse roof to the cycle shelters; 

 Entrance water feature, incorporating native bog species for wildlife, and 
clean drinking water for hedgehogs, birds, invertebrates and amphibians; 

 Introduce sensitive street lighting to minimise impact on bats; 

 In woodland areas, incorporate log piles, loggeries and hedgehog shelters 
and incorporate bird and bat boxes.  

 

10.195 The DAS contains all the details for the proposed landscaping, the arrival terrace 
and car park alterations. The scheme proposes to improve connectivity between 
Lea Bridge Road and the marshes. The water feature is intended to soften the 
visual impact of the building by making the connection between the proposed 
development and the adjacent River Lea.  

10.196 To the south of the site fronting Lea Bridge Road, the low value amenity grassland 
and grasscrete are proposed to be replaced by a native rich wildflower meadow 
mix, high in biodiverse grass species to encourage greater biodiversity of the flora 
and fauna both for reproduction and food sources. Trees will also be planted along 
this grassland. These improvements would address the current adverse impact 
on openness of the MOL caused by the temporary parking and associated traffic 
movement in this part of the MOL. Furthermore, the increase in building footprint 
has been partially mitigated by the 776sqm reduction in the extent of hard 
landscaping through the proposed development.  

10.197 It is proposed that a varieties of native climber planting are planted immediately 
in front of the gabion plinth and should establish growth, in order to provide 
additional habitat, nesting sites and cover for invertebrates. Once established, the 
planting is intended to soften the overall visual impact of the new building and to 
strengthen its relationship with the surrounding landscape. 

10.198 In order to facilitate the development, 20 individual trees and 184sqm of 
vegetation would need to be removed.  33 trees will be retained, along with 
6,690sqm of existing vegetation. In addition, 143 new trees will be planted and 
776 sqm of grasscrete would be removed. The provision of trees at a ratio of 7:1 
for each lost tree, is strongly supported by officers and will deliver substantial 
biodiversity gains. The scheme proposes a variety of native tree planting, native 
shrub planting, native climber planting to the gabion structures and over the 
pergolas around the cycle parking. Native tree species proposed include; Black 
Poplar, Silver Birch, Hazel, English Oak, Hawthorne, Elder, Bay Willow, Rowan. 
The trees and shrub planting have been chosen as they reflect the existing 
species in the surrounding landscape and for their feeding properties and would 
provide early season pollen and nectar for bees. Several species provide berries 
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and food for birds and small mammals, and the branches will provide further 
opportunities for nesting and roosting.  

10.199 Limited works are proposed to the SMINC, including removal of existing plant 
machinery and equipment. Any minor habitat losses and gains would largely be a 
result of installing the proposed drainage pipe linking the new wetlands water 
infrastructure with the Oxbow lake. These would be limited to removal of bramble, 
rough grassland and willow scrub. This would be replaced by a higher value 
diversity of habitats including reedbed and marginal vegetation, native and 
ornamental shrub. Overall, works to the SMINC are likely to provide minor 
improvements to biodiversity. The applicant has provided further information in 
response to the GLA’s Stage 1 report, fully evaluating the impact of the proposed 
development on the SMINC. The GLA confirm that the information set out what 
steps have been taken to protect the SMI during construction and operation and 
are accepted. The measures for landscape and biodiversity protection set out in 
the ‘Construction and Demolition Method Statement’ should form part of a 
planning condition should consent be granted. 

10.200 The Council’s Tree Preservation and Nature Conservation Officer has reviewed 
the proposed planting species and consider the details can be met through 
appropriately worded landscaping conditions. Accordingly, conditions pertaining 
to soft and hard landscaping, management and maintenance will be secured. It is 
important to note that the conditions controlling the age and species will be 
integral to ensuring the landscape and biodiversity improvements are realised. A 
robust long-term management plan (10-20 years) will be prepared and 
maintenance including replacement planting for any failures in the first five years. 

 

Urban Greening Factor 

10.201 Policy G5 of the Intend to Publish London Plan (2019) states: ‘Major development 
proposals should contribute to the greening of London by including urban 
greening as a fundamental element of site and building design, and by 
incorporating measures such as high-quality landscaping (including trees), green 
roofs, green walls and nature-based sustainable drainage. Borough’s should 
develop an Urban Greening Factor (UGF) to identify the appropriate amount of 
urban greening required in new developments. The UGF should be based on the 
factors set out in Table 8.2 but tailored to local circumstances. In the interim, the 
Mayor recommends a target score of 0.4 for developments that are predominantly 
residential, and a target score of 0.3 for predominantly commercial development.” 

10.202 Urban Greening Factor is calculated depending on the surface treatments 
proposed. Impermeable surface layers such as asphalt are allocated lowest score 
(0) whilst natural surfaces such as trees and soils are given the higher score of 
(1).  

10.203 The GLA confirmed “Whilst the high UGF is somewhat distorted by the retention 
of existing semi-natural vegetation across a large part of the site, the urban 
greening principals of the proposed development are strong and include the 
creation of rain gardens with wetland planting and reed beds, and an extensive 
area of native species-rich meadow planting.” The proposed development would 
have an UGF of 0.6 which exceeds the score required for commercial 
developments as detailed in Policy G5 of the Intend to Publish London Plan (2019) 
and WFLP Draft Local Plan (2019) Policy 78 and is therefore considered 
acceptable.  
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Biodiversity Net Gain 

10.204 Intend to Publish London Plan (2019) Policy G6 sates ‘Sites of Importance for 
Nature Conservation (SINCs) should be protected…’ further stating ‘Development 
proposals should manage impacts on biodiversity and aim to secure net 
biodiversity gain. This should be informed by the best ecological information and 
addressed from the start of the development process.’ 

10.205 The application has considered biodiversity improvements and protection of the 
SMINC since the beginning of pre-application discussions.  

10.206 The Council’s Nature Conservation and Tree Preservation officer has reviewed 
the submitted Biodiversity Impact Assessment (BIA) and advised: “The DEFRA 
biodiversity calculator advises the following results – an existing score measures 
biodiversity as 15.07 credits. The score based on the current proposals for 
grassland in good condition shows a net gain of 5.49 credits which equivalates to 
a 36.43% net gain. The same calculation assuming that the grassland is in 
moderate condition still indicates a 5.37 credit net gain which is a 35.43% net gain 
in biodiversity. Following recognised testing methodologies, the above identifies 
a greater than 10% net gain in biodiversity of the site as a whole post 
development, negating the need for either off site or further on site habitat creation 
to achieve further net gain. All appears to be sufficient in detail and the required 
increase in biodiversity net gain appears achievable.” 

10.207 The proposal would deliver approximately 36% net biodiversity gain which is 
significant opportunity to provide a tangible net biodiversity gain for many insects, 
mammals, birds and invertebrates and weighs significantly in the proposal’s 
favour. 

10.208 This is reflected in the GLA’s revised comments which confirm “The applicant has 
set out a Biodiversity Net Gain assessment based on Defra Metric 2.0 which 
reports a net gain of approximately 35-37%, which is notably higher than the Defra 
target of 10%. This has principally been achieved through the area of native 
species-rich meadow planting, which replaces the existing site habitat of amenity 
grassland. In combination with the proposed improved management of existing 
habitats, the reed beds as part of the SuDS strategy, and the large number of 
proposed new trees, the proposed development is judged to present a major 
improvement over the existing site.  

10.209 The proposal would exceed the minimum policy requirement by a considerable 
margin, and this is considered achievable by the Council’s Nature Conservation 
and Tree Preservation officer and the GLA. The BIA is considered acceptable and 
in accordance with policy G6 of the Intend to Publish London Plan (2019). 

 

Conclusion on landscape, green infrastructure and biodiversity 

10.210 Officers consider design quality and biodiversity improvements must be placed 
directly at the heart of mitigation for applications which have demonstrated that 
exceptional or very special circumstances exist to justify inappropriate 
development in the MOL.  

10.211 The proposal seeks to deliver a meaningful landscape-led approach which 
responds positively to, and celebrates, the natural landscape and the value of the 
MOL. In order to deliver the current scheme, the VSC must clearly outweigh the 
harm caused by the loss of protected open space and any other harm. Where the 
proposed development would result in loss of protected open space, the scheme 
has sought to compensate this loss by delivering substantial biodiverse ecological 
enhancements to the SMINC, the setting of the building and the wider marshes, 

Page 91



(Item 4.1) 

78 
 

whilst extensively greening the existing hardstanding and car park area around 
the site.  

10.212 The landscaping and environmental improvements proposed would soften the 
visual impact of the built development on the wider area, improving visual and 
physical links to the marshes from Lea Bridge Road. This would provide coverage, 
and, overtime as the landscape and new trees and shrubs mature, lessen the 
impact of the proposals in views from the marshes to the north, in particular 
Porters Field.  

10.213 These improvements alone would not constitute a VSC. However, the proposed 
extensive MOL and biodiversity improvements are put forward as direct mitigation 
for the encroachment into greenfield MOL and are considered critical to the 
scheme’s acceptability. Officers consider the landscape and biodiversity 
improvements proposed as part of the scheme would make a valuable 
contribution to the nature conservation of the wider Regional Park, as well as 
softening the appearance of the enlarged building.  

10.214 As a robust mitigation package, the proposal would deliver substantial ecological 
and landscape improvements to the Regional Park, the extent of which would 
unlikely be realised to this quantum if there was no application to expand the ice 
centre. It is important to note that the GLA are satisfied that the proposed 
development would present a major improvement to biodiversity and landscaping 
over the existing site.  

10.215 The application is considered to accord with Intend to Publish London Plan (2019) 
Policies G5, G6 and G7, WFLP CS Policy CS5 and WFLP DM (2013) Policy DM35 
and emerging policies 84, 86 and 87 of the draft Waltham Forest Local Plan.  

 

B. Site Selection and Alternative Site Assessment  

10.216 In order to demonstrate that the existing site is the most appropriate for bringing 
forward the proposed development, the applicant has undertaken a 
comprehensive site selection process to identify the most appropriate site for the 
scheme. This has involved a review of all potential sites within the Regional Park, 
as well as a review of town centre locations suitable for delivering an ice rink.  

10.217 Appendix 1 of the Planning Statement comprises the original site selection report, 
and includes consideration of sites within the Regional Park, MOL and Green Belt, 
Town Centre sites. Appendix 1.1 of the Planning Statement comprises the 2016 
site selection study which identified the existing Ice Centre site as being most 
suitable for development. Following pre-application discussions, the site selection 
assessment has been retaken with a planning policy focus, and the updated 
assessment is incorporated at Appendix 3 of Appendix 1 of the Planning 
Statement. In response to the GLA Stage 1 report, the applicant has also 
undertaken a further review of sites within the Regional Park boundary which are 
not designated as MOL.  

10.218 This section will discuss sites in terms of deliverability, and is therefore structured 
as follows: 

 Town Centres – Sequential test 

 Sites within the Regional Park which are not MOL/GB 

 Sites which are owned by the LVRPA and are MOL / GB 

 

Sequential Test – Town centre and sites outside the Regional Park 
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10.219 Paragraph 1.2, Appendix 1 of the Planning Statement states: “It goes without 
saying that for the Park Authority to deliver a replacement ice centre, it must be 
within the Regional Park otherwise, the Park Authority would not control the site, 
or have funding to build it. Therefore, the Park Authority must identify the most 
suitable site within the Lee Valley Regional Park.” 

10.220 The Park Authority do have the power to CPO land under Sections 15 and 16 of 
the Park Act 1966, should there be a significantly compelling reason for them to 
do so: “The Authority may acquire by agreement, whether by way of purchase, 
lease or exchange, any land, whether within or without the Park…” To date, these 
powers have never been exercised, and in this case, a site selection process 
identified that the existing site could accommodate the replacement ice centre. 
Any land to be acquired would need to relate to the Park and the River Lea in 
order to be considered for inclusion within the Regional Park.  

10.221 If a suitable and available site is identified outside of MOL and within proximity to 
the Park, it is reasonable to assume it may be allocated in a local plan for the 
delivery of housing, employment or industrial functions.   

10.222 Furthermore, the cost and timescales of purchasing land would be prohibitive and 
render the scheme unviable. The Park Authority is a public body that receives 
funding from a levy placed on all 33 London billing authorities, as well as Essex 
and Hertfordshire County Council and Thurrock District Council,and the Park 
Authority has a duty to spend public money wisely. Officers consider it would not 
be a good use of public money to purchase land outside the Park boundary to 
provide a replacement ice centre when the existing site has a lawful use as an ice 
rink.  

10.223 At the time of submission, the proposed ice rink fell under Use Class D2 
(Assembly and Leisure) of the 1987 Use Class Order. Sports venues are 
considered in the NPPF (2019) to fall under a community use. Indeed, as of 1st 
September 2020 Class D2 no longer exists, and ice rinks now fall under use class 
F.2 community use, so the use has now been brought into line with the NPPF.  
Accordingly, the ice rink community use no longer falls under a main town centre 
use and does not require a sequential test. The sequential test for the ice rink is 
no longer considered to be strictly applicable to this application, but since this 
work has been carried out by the applicant, it is considered below for 
completeness.   

10.224 12 Sites were identified in Major town centres across the 13 boroughs the 
Regional Park falls within. However, as set out above, the site would need to be 
linked to the Park or the River Lea. None of the 12 town centre locations identified 
are strategically linked to the Regional Park. Officers have given due material 
consideration and weight to the fact that the Park Authority would not be able to 
secure the appropriate funding for a site outside of the Regional Park. Presently, 
there are no other ice rink operators looking to develop or expand ice sports in 
the South East of England. Officers are satisfied there are no available or 
deliverable sites within a major town centre or outside the Regional Park boundary 
that could accommodate the development. The sequential test is passed. 

10.225 In consultation, it was queried why the rink could not be delivered in an industrial 
location. There is no clear policy direction on where to locate community buildings. 
Officers consider that in London there are strong policies in place which are 
designed to safeguard industrial and employment land to deliver industrial, 
manufacturing and employment uses, which mean that this land may not be an 
appropriate location for a community facility. This is particularly important when 
considering the fact that scheme seeks to actively encourage arrival from public 
transport, walking and cycling. If the rink were to be placed on an industrial site, 
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or as part of co-location with other industrial uses, there may also be a greater 
risk to human safety given the high frequency of HGV vehicle movements and 
often a lack of pavements and cycleways, and natural surveillance.  

 

Sites within the Regional Park which are not MOL / GB 

10.226 The LVRPA’s remit is to provide sport, recreation and leisure opportunities within 
the boundary of the Regional Park. The submitted review of sites within the 
Regional Park and not designated MOL or GB gave few details of the 37 sites 
characteristics or constraints. 

10.227 Following the GLA’s Stage 1 report, the applicant has undertaken a reassessment 
of all sites within the Regional Park which are not designated as Green Belt or 
Metropolitan Open Land and prepared an addendum to the Alternative Site 
Assessment.  

10.228 The re-assessment identified a further 31 potential sites, beyond the 37 sites 
originally  identified which were not designated as MOL. Narrow linear sites were 
then disregarded, along with very small sites which may be a result of 
misalignment in the mapping data, these were not included in the assessment. 
Additionally, where areas included the River Lea or its tributaries, or were 
comprised entirely of highways land, they have not been included, as these are 
obvious absolute constraints from consideration. Officers consider this approach 
is reasonable. 

10.229 Therefore, 59 sites were included in the review and were assessed based on 
existing site context and use, designations, planning policies, accessibility, 
ownership and physical characteristics. The information was set out in consistent 
pro-forma. Officers have considered the addendum to the Alternative Site 
Assessment and concur that none of the sites identified were suitable as an 
alternative for the proposed twin pad ice centre. The GLA and Council officers are 
satisfied that there are no suitable, available or deliverable sites within the 
Regional Park which are not designated as MOL or GB.  

 

Sites in the Regional Park which are designated Green Belt or MOL 

10.230 The original site selection assessment was undertaken in 2016. This offered a 
business-focused review of available sites which didn’t consider the planning 
restrictions of building upon MOL land. The assessment considers four of the Park 
Authority’s sites which may be suitable for delivering a twin-pad ice facility and 
considered the cost implications of delivering the facilities in each location.  

10.231 An up to date site selection assessment was requested to accompany this 
planning application, as three years had passed since the original assessment. 
The revised 2019 assessment incorporated two additional sites, Broxbourne and 
the former Thames Water depot. The TW depot is a previously developed parcel 
of land which is also designated MOL but lies opposite the existing ice centre on 
the south side of Lea Bridge Road. The site was recently refused (February 2019) 
planning permission for a new primary and secondary school.  

 

Site Selection Assessment 2016 – prepared by Wrenbridge and IPW… 

10.232 The original site selection assessment was undertaken in 2016 and identified four 
possible development sites with capacity to facilitate the new twin-pad ice rink 
with 2,500 spectator seating. These included the existing site (LVIC), the 
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Waterworks Site (WW), Eton Manor (EM) and Picketts Lock (PL) in Edmonton. 
Officers understand this assessment was a business-focused review of available 
sites which didn’t comprehensively consider the planning restrictions of building 
upon MOL land. The assessment considers four of the Park Authority’s sites 
which may be suitable for delivering a twin-pad ice facility and is set out in a 
scoring matrix. 

10.233 The assessment included a review of:  

 Physical potential to accommodate spatial requirements; 

 Existing site conditions, including any existing uses; 

 Cost of developing the site for the recommended facility; 

 Potential opportunity costs of developing the site for an ice rink rather than 
another use; 

 Planning constraints and opportunities; 

 Transport links and accessibility; 

 Potential programme implications of each site in terms of its future 
development as an ice 

 centre (including ability to bring forward development); 

 Stakeholder issues and views; 

 Potential for other ancillary commercial uses such as café/gym; 

 Potential for future expansion of a facility in terms of capacity of each site; 

 Any other site advantages/disadvantages; 

 Net cost of developing each site; and 

 Impact on the operational business plan. 
 

10.234 The existing site, the Waterworks Site and Eton Manor were all identified as 
suitable for bringing forward the proposed development with the existing site 
scoring 74.6%, the WW site 72.6% and Eton Manor scoring 70.6%. Picketts lock 
was not considered the most appropriate site as it has poor public transport 
connectivity for the existing catchment and limited scope to improve these.  

10.235 The LVIC site performed the strongest as it would maintain proximity to existing 
catchment areas and benefits from good public transport connectivity, and 
benefits from good walking and cycling infrastructure. The site could 
accommodate the aspirations of the enlarged facility, and has the lowest risk 
associated with project funding. Not least, the site already benefits from 
permission for an ice rink. 

10.236 A quantitative evaluation of the existing LVIC site and Eton Manor was 
undertaken, to understand the projected costs associated with delivering either 
scheme. The results show that Eton Manor would be require more gap funding 
from the LVRPA than if developing at the existing LVIC site. It also considered a 
rink at Eton Manor would attract a significantly reduced footfall / visitor numbers 
and as a result would have reduced annual operating surplus.  

10.237 Officers consider the 2016 assessment did not provide the robust assessment of 
the sites suitability as it failed to adequately consider the significant planning 
policy constraints on each of the development sites, and provides an assessment 
based fundamentally on the commercial costs and benefits of each scheme. It 
did, however, acknowledge that all four sites would face challenges on the basis 
of their lawful use and policy designations.  

 

Site Selection Assessment 2019 – prepared by Wrenbridge and IPW… 
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10.238 Upon officers request the site selection assessment was retaken in 2019. The 
revised assessment was undertaken from a planning policy perspective as well 
looking at the costs and benefits of each site. The qualitative assessment also 
provides a breakdown of scores, explanation and commentary on each of the 
categories. 

10.239 The revised assessment included a site at Broxbourne and the Thames Water 
Depot. Broxbourne scored very low given its location is remote, has a limited 
catchment area and it is not well served by public transport or the road network. 
Accordingly, it was ruled out and was not considered further. 

10.240 Eton Manor scores less favourably in the updated assessment and the existing 
site performs highest.  

10.241 Officers will consider the relevant considerations for each site in turn, beginning 
with the least appropriate. 

 

Thames Water Depot 

10.242 The lies opposite the existing ice centre on Lea Bridge Road. The site was 
purchased for a considerable sum by MHCLF acting on behalf of the Education 
and Skills Funding Agency (EFSA). Planning permission was refused in February 
2019 for the provision of a new primary and secondary school on MOL and the 
application had been unable to demonstrate sufficient demand or Very Special 
Circumstances to justify development on MOL.  

10.243 The site could accommodate the twin pad ice rink. However, the site is not owned 
by the LVRPA and presently the scheme would likely not be deliverable given the 
prohibitive costs associated with acquiring the site.   

 

Lee Valley Leisure Complex, Picketts Lock 

10.244 Picketts Lock is home to a number of leisure uses including Lee Valley Athletics 
Centre, Odeon Cinema and the Lee Valley Golf Course. The applicant’s Site 
Assessment confirms the potential area that could be developed for a twin pad 
facility is the plot of land adjacent to the existing Athletics Centre. There is space 
at Picketts Lock to accommodate the optimum twin pad configuration. 

10.245 Consideration of the site has not been taken further as the scheme would not be 
able to deliver the transport, landscaping and biodiversity improvement packages 
proposed at the existing site. Moreover, the site is not well served by public 
transport and the nearest train station is Ponder End which is approximately 0.9 
miles away (20-minute walk). The next nearest rail stations, Edmonton Green and 
Meridian Water, are approximately 1.5 miles (30-minute walk) and 2 miles (45-
minute walk) from the site respectively. 

10.246 Officers consider the applicant has sufficiently demonstrated that this site is not 
the most suitable for delivering the proposed development.  

 

The Waterworks Site, Lea Bridge Road 

10.247 The Waterworks site is on the edge of the MOL adjacent to the Fairways business 
park to the east and the Flood Relief channel. The site is occupied by a car parking 
and the Waterworks Visitor Centre. The site is close to Lea Bridge Station and is 
a highly accessible location.  
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10.248 If the new ice facility were proposed on to the waterworks centre, the scheme 
would be orientated to deliver a linear development with the second ice pad sitting 
beyond the first, rather than side by side and would therefore be unable to achieve 
the optimum layout. This would mean the building has a compromised and 
complicated layout and would make an inefficient use of the site. Officers consider 
the architectural quality a building of this size in MOL would be difficult to achieve.  
Further, whilst the building would have a reduced visual appearance, as a result 
of being below the road level, it would also mean poor legibility in way finding 
terms for those travel via active travel methods. 

10.249 The assessment considers the WW site to be more challenging to bring forward 
for development as it would require the demolition of the visitor centre and require 
significant earth movements to deliver the building platform. The building frontage 
would be lower than the road and would have a reduced prominence.  

10.250 Officers consider the applicant has sufficiently demonstrated that this site is not 
the most suitable for delivering the proposed development.  

 

Eton Manor, Queen Elizabeth Olympic Park 

10.251 Eton Manor is an undeveloped designated open space and MOL which lies 
adjacent to the Lee Valley England Hockey and Tennis Club. The site was 
designated as a playing field in the Waltham Forest Local Plan (2012) however 
the site is now formally covered under the recently adopted London Legacy 
Development Corporation (LLDC) Local Plan (July 2020). Sport England have 
confirmed that they would likely consider the site as a playing field if consulted on 
a future proposal.  

10.252 The site abuts the A106 Eastway to the north-west, Temple Mills Bus Depot to 
the northeast and Lee Valley Hockey and Tennis Centre and the A12 to the South. 
Originally the site was earmarked for a five-side football complex and has outline 
planning permission for this purpose. However, this development will not be 
brought forward. 

10.253 The site is approximately 14 minutes’ walk to Leyton Underground Station. 
Ruckholt Road Station remains an aspiration of the Council. However, there is no 
committed funding to bring a station to this location at this time. The site has a 
PTAL rating of 2 and officers have utilised TfL’s WEBCAT planning tool to confirm 
that as part of the 2021 forecast Eton Manor is expected to retain a PTAL of 2.  

10.254 The site is available and is owned by the Lea Valley Regional Park Authority. 
Many objections received have cited Eton Manor as a preferable site for delivering 
the twin-pad ice rink. The submitted site assessment demonstrates that the 
preferred layout for the twin-pad could be accommodated.  

10.255 Extensive pre-application discussions have been held on the site selection 
information as the scheme developed. Any potential merits of relocating the  LVIC 
to Eton Manor have been considered, including but not limited to continuity of ice, 
co-location of sporting uses within the Olympic Park, similar catchment areas, and 
public transport accessibility. The QEOP has highly regarded strategic appeal and 
visual prominence. The planning policy consideration of potential relocation to 
Eton Manor are further set out in the paragraphs below, with conclusions in para 
10.272 

10.256 Following the 2016 site selection assessment, the LVRPA have progressed 
alternative plans for Eton Manor and no longer consider the site available for the 
delivery of the ice rink development. The Park Authority have sought to crystallise 
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their aspirations for Eton Manor through the LLDC local plan process and the 
policy position for this site has significantly strengthened over recent months.  

10.257 The London Legacy Development Corporation (LLDC) have adopted a new Local 
Plan (July 2020). Page 205 of the adopted Plan reflects the LVRPA’s aspirations 
to delivery complementary uses which support the function of the Hockey and 
Tennis Centre:  

“The Lee Valley Hockey and Tennis Centre at Eton Manor and the Lee Valley 
VeloPark are world class sports facilities. Originally developed for the London 
2012 Olympic Games and subsequently transformed they are both important 
national leisure and sporting venues hosting local, national and international 
events and support the Legacy Corporation’s aspiration to deliver a sporting 
legacy for local communities. The two venues are owned by the Lee Valley 
Regional Park Authority and are managed through a leisure trust. The Legacy 
Corporation continues to work closely with and support the Park Authority as it 
seeks to improve and grow the offer associated with the venues and thereby 
ensure their long-term sustainability. This includes the further development of the 
land and facilities associated with the Hockey and Tennis Centre at Eton Manor 
which can complement the rest of the Queen Elizabeth Olympic Park.” 
 

10.258 The LLDC Local Plan (2020) recognises the valuable contribution the sporting 
venues make to GB sport at an international level: “Together, the Lee Valley 
Hockey and Tennis Centre at Eton Manor and Lee Valley VeloPark provide a full 
range of cycling facilities and a 3,000-seater hockey stadium. These are important 
leisure and sporting assets hosting local, regional and international events.” 

10.259 The plan goes on to set out the priorities for this area include supporting “the on-
going operation and viability of the Lee Valley Hockey and Tennis Centre and the 
Lee Valley VeloPark.” To be clear, this is not a site allocation or permission for an 
alternative development, and what the LVRPA brings forward on Eton Manor (if 
inappropriate development) would also need to demonstrate that Very Special 
Circumstances exist which outweigh the harm to the MOL and will be assessed 
upon its own merits.  

10.260 England Hockey have expressed their clear support for the proposed 
development to be located on the existing Lea Bridge Road site, citing the their 
venue would likely suffer from footfall clash which could compromise the 
international events programme that England Hockey hold at the venue, if the ice 
rink was proposed at Eton Manor.  

10.261 Further the applicant states: “The success of the International Hockey events 
programme means that the site is seen as the UK’s national hockey centre for 
major international events and now has a worldwide reputation as this. If the ice 
centre were to take-up the space and capacity on site, the ability to host 
international events would be compromised and, simply, the events will not come 
to London. As such the venue’s world level status would be lost.” 

10.262 The applicant considers the representations made by England Hockey to 
preserve Eton Manor for development associated with the operations of the venue 
and to safeguard this site for future international events weighs heavily in favour 
of their position. Officers consider that the representations from England Hockey, 
which is a national sporting body, must be given due weight in consideration. The 
venue makes a valuable contribution to Hockey in England and has successfully 
hosted the Women's World cup in 2018 and Waltham Forest are keen to retain 
the venue in the borough. There is now policy weight attributed to development 
which supports the operations and viability of the LV Hockey and Tennis Centre. 
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10.263 Eton Manor has hosted international England Hockey matches in the International 
Hockey Federation Pro League and its predecessors every year since 2015. 
Officers consider that whilst footfall clashes could potentially be successfully 
managed through clear timetabling and a robust Event Management Plan, the 
LVIC plans to host Ice Hockey matches each weekend which will likely draw in 
substantial spectator numbers and may compromise the operations of the 
England Hockey and Tennis Centre. Furthermore, an ice rink adjacent to the 
Hockey and Tennis club would not meet the adopted policy priorities for this site.  

10.264 In addition to the above, part of Eton Manor also sits within the blast zone for the 
hydrogen powered buses which are serviced at the TfL depot. Any future 
development of Eton Manor would need to be considerate of this blast zone.   

10.265 Critically, aside from the site selection assessment demonstrating that Eton 
Manor is the less favourable site, there are key planning considerations which 
render the site less suitable for accommodating the proposed development. Eton 
Manor is a presently undeveloped Metropolitan Open Land, and in policy terms is 
afforded the same level of protection as the undeveloped land at the existing LVIC 
site. Any built and inappropriate development proposed on Eton Manor would 
have to demonstrate that Very Special Circumstances exist to justify 
development. The LBWF Focussed MOL and Green Belt Assessment (November 
2019) recommended the MOL boundary be extended to include up to Temple 
Mills Lane and did not recommended the de-designation of the site.   

10.266 The Council’s Greenbelt Review (2015) considers that Eton Manor meets only 
three out of the four London Plan criteria for MOL. For completeness, the criteria 
for MOL designation as set out in Policy 7.17 of the London Plan (2016) are: 

 A  it contributes to the physical structure of London by being clearly 
distinguishable from the built-up area 

 B  it includes open air facilities, especially for leisure, recreation, sport, the 
arts and cultural activities, which serve either the whole or significant parts of 
London 

 C  it contains features or landscapes (historic, recreational, biodiversity) of 
either national or metropolitan value 

 D  it forms part of a green chain or a link in the network of green infrastructure 
and meets one of the above criteria.  

10.267 Officers consider Eton Manor does not contain features or landscapes of 
metropolitan value and agree that the site is not as strategically important in 
ecological and landscape value as the existing site.  

10.268 In terms of landscape characteristics, Eton Manor is significantly more urbanised 
than the existing LVIC site, however, the sites continued status as MOL has been 
recently confirmed in the LLDC’s adopted Local Plan (July 2020) so there is no 
question that the site currently performs an MOL function.  

10.269 The footprint, height and volume of the twin-pad would technically have a far 
greater visual impact, as well as requiring a greater encroachment of greenfield 
MOL, which would impact on the openness of the MOL. To accommodate the 
scheme on the site it would also require a greater loss of at least 7,029sqm of 
local open space, and creation of hardstanding for car parking which does not yet 
exist. Officers consider placing the ice centre along the frontage of Eastway will 
have a greater erosion on openness, as it would block views of the wider MOL 
from Eastway and be seen in conjunction with the existing Hockey and Tennis 
Centre, thus creating a greater amount of urbanised development within the MOL. 
It would also extend the urban frontage and undermine part A of the London Plan 
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policy 7.17 MOL criteria (as set out above), which seeks to keep it distinguished 
from the built-up area. If Eton Manor were to be developed, this would create two 
distinct parcels of developed MOL, as it is not considered likely that the existing 
site would be returned to greenfield MOL if the Lea Bridge Road rink closed. 

10.270 Comparatively, there is already a large building in situ on the existing site which 
has already established a frontage along Lea Bridge Road. The positioning of the 
building has been orientated to minimise the built frontage on Lea Bridge Road, 
and, whilst the building line would be brought closer to the road, it would contain 
the extent of development as far as reasonably possible whilst achieving the 
desired quantum of development and would not eat into the clearly defined open 
space of Porters Field which lies to the north.    

10.271 Furthermore, the current scheme has been designed to integrate into the existing 
landscaped setting, which, along with extensive tree planting and ecological 
enhancements, substantially lessens the visual impact of the built form and the 
existing car parking area. Officers are of the view that there is not the same 
opportunity to deliver the scale landscape and biodiversity improvements on Eton 
Manor, which could further compound the hard, urbanised edge of the MOL.  

10.272 Eton Manor does not benefit from as high PTAL rating as the existing site and has 
a PTAL of 2. Officers have confirmed via the TfL WEBCAT planning tool is 
forecast to remain the same when the WEBCAT planning tool is updated in 2021. 
The existing site has a PTAL of 3, and this is to remain 3 when the WEBCAT 
planning tool is updated in 2021. 

10.273 To conclude, whilst Eton Manor may not have the strategic landscape and 
ecological value of the MOL parcel within which the existing site falls, Officers 
consider the scheme would have a greater overall harm to the MOL if it were to 
be located on Eton Manor. The development of the Eton Manor site would have 
a greater impact on openness in terms of height and volume; would extend the 
urban frontage along Eastway and erode the distinction between the MOL and 
the built-up area. It would also have a greater visual impact, as the opportunity for 
extensive urban greening, landscaping and ecological improvements are limited. 
The site is also designated as local open space and is undeveloped. The lack of 
permission for an ice rink on this site weighs heavily against it being the most 
appropriate site to the proposed development. Relocating the facility would result 
in two pieces of MOL being developed, and as the existing site benefits from an 
F.2 use class is a very unlikely that it would be turned back into greenfield MOL 
and would realistically be utilised for an alternative community development. 
Therefore, Officers are satisfied that the existing site is sequentially preferable in 
policy terms to Eton Manor.  

 

Lee Valley Ice Centre, Lea Bridge Road – The Existing Site 

10.274 The Walthamstow and Hackney Marshes are extensively used by the local 
residents of the boroughs and visitors to the Regional Park for sport and 
recreation. This open space is invaluable, particularly considering the growth 
planned on both sides of the borough boundary. The existing site sits on the edge 
of but very much a part of the “green lung” of London.  

10.275 The site is on Lea Bridge Road (A104) an arterial route which connects Hackney 
and Waltham Forest. The road is heavily trafficked and not directly connected to 
the national motorway network but is well served by public transport and lies on 
the mini-holland segregated cycle route. Officers are cognisant that the site 
selection assessment was undertaken prior to the recent changes to local public 
transport network including removal of the 48 high-frequency bus route and the 
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increased frequency of trains Lea Bridge Station and new five-car train capacity 
at both Lea Bridge and Clapton stations, however TfL have confirmed that it is 
likely the score would be the same or better if the 48 was excluded and the Lea 
Bridge trains were included. Officers have discussed the matter with TfL and 
consider these changes do not detrimentally affect the outcome of the site 
selection process with regard to public transport accessibility.  

10.276 Based on the scoring of the 2016 Site Assessment, the LVRPA have moved 
forward in developing the scheme to be delivered on the existing site.  

10.277 The lawful use of the site is as a F.2 Leisure facility / ice centre hardstanding and 
car park. Therefore, the principle of an ice rink in this location has been 
established. Officers consider this position weighs heavily in favour of the existing 
site. As there is a substantial building and hardstanding on the site, if the centre 
were to be re-provided without enlargement or a second pad, it would not be 
required to demonstrate Very Special Circumstances as it would not constitute 
inappropriate development. Moreover, there is an established frontage on Lea 
Bridge Road. If permission were not approved for the development of this site, the 
likelihood of the site being returned to greenfield MOL is very low. Given the lawful 
use of the site, Officers consider the building would remain, or be rebuilt in the 
same footprint for another community F.2 use. The existing development 
therefore forms part of the existing baseline against which the additional impacts 
of the enlarged centre need to be considered.  

10.278 The proposed footprint of the building has been kept to the minimum needed to 
make the scheme feasible and achieve the twin pad in order to meet the identified 
need for more ice time. This has come at the expense of spectator seating, and, 
whilst the applicant is still hopeful, this may challenge the venues ability to host 
international events. This significant compromise has been reached in order to 
ensure the impact on the MOL is minimised.  

10.279 The increase in footprint required to deliver the development would result in the 
loss of 3,433sqm of protected open space, however this is substantially less than 
7,029sqm which would need to be agreed to justify the development at Eton 
Manor. The height of the proposed building has been reduced and is lower than 
the existing building, and the architecture is a significant improvement upon the 
existing building which, in turn, lessen the visual impact of the development on 
views from the wider marshes. Lea Bridge Road is already heavily trafficked, and 
it creates a hard, urban edge which slices through the Regional Park. The 
orientation of the enlarged building is proposed as such to contain this urban 
development as far as reasonably possible whilst maintaining a clear green chain 
to the east of the site. Officers consider the impact on the openness of the MOL 
to be significantly less than if the scheme were to be proposed on Eton Manor. 

10.280 Additionally, the existing car park harms the visual impact of the existing site. The 
extensive urban greening, tree planting, bioswales, landscaping and biodiversity 
improvements proposed as part of this planning application, once established and 
matured, would greatly lessen the visual impact of the building and car park would 
be substantially less visible from the open spaces of the MOL.  

10.281 The architecture of the proposal presents a substantial improvement upon the 
existing building and has been designed by architects who are experienced in 
delivering sporting venues in highly sensitive locations. The materials for the 
building have been chosen to complement and contrast with the natural setting of 
the parklands.  

10.282 On balance, Officers accept the justification that the existing site is sequentially 
preferable in policy terms and consider the Site Selection Assessment undertaken 
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in 2019 to be suitable to demonstrate that there are no suitable alternative sites. 
In planning terms, the existing site benefitting from extant permission and built 
development, which would require less erosion on the openness of the MOL to 
achieve the desired quantum of development; and would result in less visual 
impact and less extension of the urban edge along Lea Bridge Road clearly 
demonstrate that the existing site is preferable to Eton Manor. 

10.283 Officers are satisfied that there are no other suitable, available or deliverable sites 
which lie outside of the GB or MOL designation but within the boundary of the 
Regional Park, nor Town Centre sites, and consider the costs and timescale of 
acquiring a new site which does not benefit from the existing lawful use would 
render the scheme unviable and undeliverable.  

 

C. LAYOUT, SCALE, ARCHITECTURE AND MATERIALITY 

10.284 London Plan (2016) Policies 7.4, 7.5, and 7.6 and the Mayor’s Intend to Publish 
London Plan (2019) Policy D4 seek to ensure that new developments are well-
designed and fit into the local character of an area. New buildings and spaces 
should respond to the form, style and appearance to successfully integrate into 
the local character of an area, with a positive relationship with the natural 
environment. 

10.285 WFLP Core Strategy (2012) policy CS15 requires development to be of a high 
standard and design quality that responds to the local context and the character 
of the surrounding area, while improving the way places function by promoting 
local distinctiveness and a strong sense of place. 

10.286 Policy 7.6 B ‘Architecture’ of the London Plan (2016) states ‘Buildings and 
structures should: 

 Be of the highest architectural quality; 

 Be of a proportion, composition, scale and orientation that enhances, 
activates and appropriately defines the public realm; 

 Comprise details and materials that complement, not necessarily replicate, 
the local architectural character; 

 Not cause unacceptable harm to the amenity of surrounding land and 
buildings, particularly residential buildings, in relation to privacy, 
overshadowing, wind and microclimate. This is particularly important for tall 
buildings; 

 Incorporate best practice in resource management and climate change 
mitigation and adaptation; 

 Provide high quality indoor and outdoor spaces and integrate well with the 
surrounding streets and open spaces; 

 Be adaptable to different activities and land uses, particularly at ground level; 

 Meet the principles of inclusive design; and 

 Optimise the potential of sites’. 

10.287 Policy CS15 ‘Well Designed Buildings, Places and Spaces’ of the Waltham Forest 
Local Plan Core Strategy (2012) seeks to address issues of height and scale 
sensitively.  

10.288 Policy DM12 ‘Open Space, Sport and Recreation’ of the Waltham Forest Local 
Plan Development Management Policies (2013) states:  
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 ‘Proposals for inappropriate uses within the Green Belt or MOL would be contrary 
to planning policy; and any exceptional case would be regarded as a Departure 
from the Plan. 

 Development proposals should enhance the value of existing open spaces; 

 New high quality and usable open spaces and / or landscape infrastructure must 
be provided in major new developments. Where new development cannot 
contribute to usable open space provision or landscaping on-site, or provision is 
deemed insufficient to the scale or nature of the development, financial 
contributions will be sought. 

 Development proposals affecting the Lee Valley Regional Park must not 
contribute to adverse impacts on amenity, ecological integrity or visitor enjoyment; 
and will be expected to deliver enhancements where possible’. 

10.289 Policy DM29 ‘Design Principles, Standards and Local Distinctiveness’ of the 
Waltham Forest Local Plan Development Management Policies (2013) expects 
proposals to respond to their context in terms of scale, height and massing. 

 

Height, Scale and Massing 

10.290 The height of the existing barrel-vaulted building is 12.17m and this would be 
reduced by 1.8m to 10.5m high for the new development. The building height 
would be considerably lower than the seven-storey residential development on 
Essex Wharf which sits approximately 12m higher than the proposed 
development at its tallest point. The scheme would be lower than the residential 
properties on the west side of the River Lea in Millfields Park, though officers note 
these two residential developments are not located on MOL land but do contribute 
to the setting of the MOL.   

10.291 The building has been designed to produce the most compact and efficient 
footprint, capable of delivering the additional ice required, in order to minimise the 
impact on MOL, the landscape of the Regional Pak and its habitats and 
biodiversity. This is achieved through locating all changing areas, café, servicing, 
plant and gym in a central core, split over two storeys with the two ice pads on 
either side. The scheme would deliver 144% increase in ice area, in a footprint 
which is 95% larger than the existing building. 

10.292 The massing takes a simple form, with curved corners which responds to the 
unique curve of the ice rinks, and hints at what activities may take place inside. 

 

Architecture 

10.293 In order to deliver exemplar design, the Park Authority instructed FaulknerBrown 
architects and designers, as they have substantial experience and reputation in 
delivering high quality sport and leisure facilities. 

10.294 After feedback from the Design Review Panel and design officers, the scheme 
was substantially improved. The proposed copper band which caps the proposal 
was redesigned to become a 3D geometric oscillating wave. The design of the 
scheme has been subject to considerable scrutiny with regard to window 
openings and is a matter which will require sensitive management. The Panel felt 
that a greater proportion of windows should be provided to improve the building’s 
connectivity and sense of play and bringing the indoor activity outside.  

10.295 Through design development, the applicant has sought to improve the window to 
solid ratio, and the current scheme presents the best balance achievable, keeping 
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the development brief in mind. There is a challenge to striking a balance, as 
windows and sunlight are not conducive to keeping ice cool and the additional 
windows would have a significant impact on the building’s energy efficiency.   

10.296 Ice rinks traditionally would not incorporate windows as glazing can have 
undesirable effects, including: 

 Increased solar thermal radiation, which can increase the energy use of the 
building. 

 Localised reduction in ice quality across the rink. 

 Conflict with the themed lighting for events, e.g. Ice Disco. 

 Unwanted glare and uneven lighting of the ice which is undesirable for Ice 
Hockey players and figure skaters.  

 Glare and refection causing discomfort for spectators. 
 

10.297 In addition, given the ecological constraints of the site, including sensitive 
receptors and bat foraging routes, light spill onto the Leyton marshes should be 
avoided. Therefore, no windows are proposed to the north or east of the building.  

10.298 Window openings on the south elevation at plinth level are proposed to allow for 
some views in. These windows will be controlled with blinds when required. 

10.299 The scheme has been designed to respond positively to the surrounding context, 
by adopting the principle of a pavilion building within the Regional Park. Further, 
the scheme has been intentionally designed to not have a front or a back. The 
building has been split into three horizonal bands and would be capped with a 
sleek metallic “Band” which would have a continually changing geometry. The 
band would maintain the same height at the top, but the volume of the band would 
create a fluid surface which lifts over the front entrance to reveal a glimpse of the 
ice activities behind. The lift is echoed around the four elevations and reveals the 
fridges which house the ice rinks underneath. The planted gabion plinth which 
surrounds the base of the building, once established should give the appearance 
of a green wall which rises up the building connecting the building with the natural 
landscape setting. 

10.300 A balance also had to be struck between the fridge like nature of the building, and 
the parkland setting. Officers consider the scheme achieves a sleek and inviting 
building which positively responds to the sensitive landscape setting. The visual 
impact of the building would be greatly softened with the extensive soft 
landscaping. The landscaping would act as a contrast to the modern, clean and 
metallic aluminium shingles which cap the building. The scheme represents a 
significant architectural improvement upon the architecture of the existing simple 
green barrel-vaulted hanger building.  

10.301 FaulknerBrowns confirmed that they took their materiality precedence from the 
Sportcampus Zuiderpark scheme, within the Hague, which they completed in 
2017. Both schemes share similarities, being a large sports building located within 
a historic protected parkland settings. 

10.302 Officers consider the design is of exceptional quality to justify its location and 
consider the reputation of Faulkner Browns and their proven track record for 
delivering world class sporting venues in sensitive locations weighs greatly in the 
application’s favour. Officers have requested that the architects be kept on if 
approved, to ensure the high-quality design is delivered. This would be secured 
within the legal agreement. 

 

Materiality 
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10.303 The outer skin of the plinth proposes to comprise a non-load baring gabion wall. 
The submitted DAS states “conceptually, this material roots the building in the 
ground, with a visually heavy base to contrast with the light weight band above.” 
The use of the gabions is intended to provide an opportunity for landscaping and 
biodiversity to inhabit the elevation. The use of gabions is supported by the GLA 
and Council officers. 

10.304 The GLA Stage 1 response further clarification on the rationale behind the 
proposed coated aluminium ‘band’ which caps the building stating “…the 
proposed aluminium shingles appear to contrast with the natural setting of the 
park.”  

10.305 The applicant’s response advised that several materials had been evaluated for 
the band cladding, including: 

 Timber 

 Natural mill-finish aluminium 

 Stainless Steel 

 Zinc 

 Copper 

 Brass 

 Bronze  

 Coated aluminium 
10.306 Timber was not chosen as the LVRPA have experienced significant long-term 

maintenance issues with the timber cladding at the Velopark and Broxbourne 
White Water Centre. The architect has provided justification for why timber was 
not the most appropriate cladding, and this has been accepted by officers.  

10.307 Copper and copper alloys were also considered as the patination and aging of the 
metal is part of its appeal. It was not chosen as it would not retain its original 
colour and may have long term maintenance issues associated with its use.  

10.308 The aluminium interlocking shingles are proposed to be a warm copper-coloured 
finish, as the applicants design team considered the colour complemented the 
natural parkland setting. The aluminium shingles would likely require less 
maintenance, maintain a consistent appearance, and are durable. The materials 
chosen would maintain their appearance and quality for longer than a natural 
material such as wood.  

10.309 In FaulknerBrowns Sportcampus Zuiderpark project the coloured metallic 
cladding was considered to create a positive architectural contribution to its 
sensitive setting and the scheme was shortlisted for the Best Use of Colour in the 
World Architecture Festival Awards in 2018. If approved, all manufacturers’ details 
for the proposed façade materials will be controlled by condition to ensure the 
quality approved at the planning stage is maintained through to delivery. 

10.310 The submitted DAS details the proposed hard landscaping and street furniture 
details. The car park is proposed to be recovered with buff coloured asphalt, to 
clearly delineate where pedestrians should walk. Wood-free decking is proposed 
to the arrivals terrace. Permeable aggregate paving is proposed to the cycle store 
area. Final details of hard landscaping, external lighting, street furniture and cycle 
stands will be reserved by condition. 

10.311 To conclude, officers consider the architecture and materiality of the proposed 
development has been carefully designed to sensitively contrast with the parkland 
setting whilst adopting the use of natural coloured materials, planting to soften 
such as the gabion walls. Whilst a timber cladding may have provided a more 
natural finish, the applicant has provided justification with respect to their 
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experience of long-term maintenance problems, and the challenge in maintaining 
a consistent appearance.  

10.312 Overall, officers consider the proposed design and materials are to be of 
exceptional quality, and the building would be finished to the highest standards. 
The architecture echoes the other world class sporting venues in the Queen 
Elizabeth Olympic Park. The proposal has the potential to create an exciting 
architecturally pleasing hub for British ice skating in the south-east of England and 
is supported by officers.  

10.313 The scheme is considered to be in accordance with London Plan (2016) Policy 
74, 7.5, 7.6, Intend to Publish London Plan (2019) Policy D4, WFLP CS (2012) 
Policy CS5, and WFLP DM (2013) Policy DM29 

 

D. LAYOUT 

10.314 The scheme has been through extensive pre-application engagement with 
officers at the Council and the GLA and the orientation of the building has been 
heavily scrutinised. Particular attention has been paid to the retention of the 
existing car park. Officers queried why proposed development was not built over 
the existing car park as this would substantially reduce the amount of greenfield 
MOL erosion required to facilitate the development, whilst reducing the quantum 
of car parking at the site.  

10.315 The application proposes to rotate the building, to improve visual and physical 
permeability between Lea Bridge Road, and the marshes to the north via Sandy 
Lane. Landscaping biodiversity improvements proposed intend to bring the 
marshes towards Lea Bridge Road, and the mitigate the impact of the 
encroachment on the MOL. Officers consider the rectilinear form has been 
orientated to minimise impact on openness by minimises the width of the building 
fronting onto the marsh. In this regard the approach of anchoring the new building 
at the previously developed part of the site, whilst rotating the massing 
configuration to a north/south alignment is supported. 

10.316 The building would be moved east in order to maintain the boundary with the 
SMINC but also provide a ‘Gateway’ space for all visitors, to the ice centre and 
the wider park. This space is orientated on a wetland habitat as discussed above, 
incorporating a picnic deck and public access to the proposed café, and the 
landscaped ponds intended to create links and celebrate the regional park.  

10.317 The proposal would utilise the existing site access, and car parking substrate. 
Parking bays would be perpendicular to the road and allow for the introduction of 
swales and tree planting.  

10.318 The site has a number of physical constraints which limit where the building could 
be positioned There are several below ground services, with associated 
wayleaves and easements which further constrain the footprint of the building, 
including, UKPN electrical mains, National grid gas main, BT and One London 
cables, and Thames Water mains. Thames Water sewers run under the car park. 
It is not feasible or practical to relocate these services to facilitate the 
development. The applicant has demonstrated that the proposed level of car 
parking is required in order to serve the regional catchment, and as discussed 
above has been accepted by TfL and the Council’s Transport Policy officers.  

10.319 The proposed building would not impact on the boundary with the SMINC. As it 
currently stands, there are a number of outbuildings which are currently located 
within the SMINC and these would be rationalised as part of the proposed 
development and removed from the SMINC in their entirety.  
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10.320 Two large groups of trees frame the site to the north, and this tree line has been 
retained as far as possible to preserve the character and visual appearance to 
Porters Field. The building had to be positioned in its current position to allow the 
wide vehicular route to the marina via Sandy Land is maintained. As considered 
in the section above regarding ‘Impact on Openness of the MOL’, the building 
would be highly visible from the open space, but this impact would reduce over 
time as the new planting and existing young vegetation matures.  

Officers consider that on the basis that the twin pad has to be delivered on this 
site, due to a lack of suitable alternative sites and a requirement to retain the 
existing area of car parking while reducing the number of spaces and 
safeguarding 20% to be available to electric vehicles only, then the layout and 
orientation of the building represents the minimum amount of loss of MOL, and 
this has been reflected in the GLA Stage 1 response. Details of car parking are 
discussed in turn below. 

 

E. INCLUSIVE ACCESS 

10.321 Policy 7.2 of the London Plan (2016) and Policy D5 of the Mayor’s Intend to 
Publish London Plan (2019) seek to ensure that proposals achieve the highest 
standard of accessible and inclusive design ensuring that developments can be 
entered and used safely, easily and with dignity by all; are convenient and 
welcoming with no disabling barriers, providing independent access without 
additional undue effort, separation or special treatment; and are designed to 
incorporate safe and dignified emergency evacuation for all building users.  

10.322 WFLP DM (2013) Policy 30 required new developments to which the public have 
access should be practical and reasonable, be designed so that everyone, 
including disabled people, can conveniently reach, enter and use any buildings or 
use any open-air facilities.  

10.323 The scheme has been designed to be fully inclusive, and compliant with BS8300, 
Approved Document Park M and Sport England’s Guidance. The applicant’s 
Design and Access Statement sets out the measures adopted to achieve inclusive 
design, including (but not exclusively): the main entrance being wide and clearly 
legible from the car park/approach; pedestrian routes clearly demarcated; 17 
accessible car parking spaces with flat and level access to the main entrance; 
wheelchair accessible lifts; wheelchair spectator spaces; wheelchair accessible 
WCs and showers are provided within the staff welfare space; and the group and 
team changing areas and has been designed in accordance with Sport England 
guidance. 

10.324 The proposals have been reviewed by the GLA and Sport England who confirmed 
they are satisfied with the proposals, as the Ice centre would be designed to 
encourage and support people of all abilities and disabilities to participate in ice 
sports, including ice skating and sled hockey. The Council does not currently have 
an access officer to assess the detailed floorplans, however a condition will be 
applied to ensure that the development achieves Part M Building Control and 
complies with Sport England’s guidance at the detailed design stage. On the basis 
of the above, the application is considered acceptable and in accordance with 
London Plan (2016) Policy 7.2, Intend to Publish London Plan (2019) Policy D5 
and WFLP DM (2013) Policy DM30.  

 

F. TRANSPORT AND HIGHWAYS 
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10.325 Policy 6.1 of the London Plan (2016) encourages development, which reduces 
the need to travel and supports development at locations with high public transport 
accessibility. The Mayor’s overall strategic vision is to encourage development to 
reduce car-borne travel.  

10.326 The Mayor’s Intend to Publish London Plan (2019) Policy T2 sets out the Mayor’s 
Healthy Streets framework for ensuring that new developments deliver 
mechanisms which facilitate residents making shorter, regular trips by walking or 
cycling. Policy T3 and T4 of the draft London Plan requires developments to be 
mindful of transport capacity and connectivity.  

10.327 WFLP Core Strategy (2012) Policy CS7 sets out that the Council will promote 
sustainable travel by guiding development to accessible locations, including town 
centres, to reduce the need to travel by car and to encourage walking, cycling and 
the use of public transport. 

10.328 In addition, WFLP DM Policies (2013) Policy DM14 states that the Council will 
encourage sustainable travel. Major developments should be developed and 
contribute to a well-connected network of streets that optimises permeability and 
legibility and should have no detrimental impact on the walking and cycling 
environment. 

 
Trip Generation 

10.329 London Plan (2016) Policy 6.9 and Table 6.3 requires development to provide 
secure convenient accessible parking facilities in line with the minimum standards 
and the guidance set out in the London cycle design Standards. Draft London 
Plan (2019) Policy T5 and Table 10.2 set out the minimum standards for new 
development cycle parking provision.  

10.330 Policy T6.4 (Hotel and leisure uses parking) of the Intend to Publish London Plan 
(2019) sets out that locations of PTAL 0-3 should be assessed on a case by case 
basis and provision should be consistent with the Health Streets approach. The 
typical usage patterns of the proposed new Ice Centre mean the busiest periods 
will be outside of the traditional network peak AM (08:00-9:00) and PM (17:00-
18:00) peaks with 307 two-way trips estimated between 7-8PM. 

10.331 The proposed draft timetabling has sought to achieve minimal vehicular impact 
on the network at peak hours. The submitted TA confirms the exiting public 
transport network has capacity to accommodate the increase in demand. Most 
trips would be generated outside of peak hours TFL have confirmed this is 
acceptable.  

10.332 Both TfL and the Council’s Highways Development, and Transport Policy 
colleagues have reviewed the revised trip generation information and consider it 
is now acceptable and broadly in accordance with Policy T6.4 of the Intend to 
Publish London Plan (2019). 

 

Car Parking 

10.333 London Plan (2016) Policy 6.13, Intend to Publish London Plan policies T4 and 
T6, and T6.4 sets out the car parking standards for retail and leisure uses.  

10.334 WFLP Core Strategy (2012) Policy CS7, and WFLP DM (2013) Policy DM16 set 
out the parking standards to different developments, promoting a reduction in car 
dependence.  

10.335 The LVIC operates from 06:00 until 00:30 Monday to Saturday and 06:00 to 22:30 
on Sundays. The proposed fitness centre would operate between 07:00 and 22:30 
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daily. The site is generally well served by public transport and ‘mini-Holland’ 
walking and cycling infrastructure.  

10.336 The proposals would result in a reduction in parking capacity from 307 car parking 
space, which serve the existing single-pad ice rink, to 155 car parking spaces. 
This would primarily be achieved through the removal of 776sqm of grasscrete 
and low value amenity grassland (130 parking spaces). The proposed parking 
arrangement incorporates 16 disabled car parking spaces and 32 active electric 
vehicle charging bays to serve the new twin pad layout. Bus and Coach bays are 
proposed, and the car park layout allows for sufficient coach turning.  

10.337 Whilst TfL strongly supports a reduction in car parking in line with policy direction 
set out in T6.4 (Retail and leisure uses car parking) of the new London Plan, they 
advised any overprovision can induce car use rather than support active travel. 
Notwithstanding, this still represents an approximate 50% reduction in the existing 
level of car parking available. The removal of the grasscrete along with new 
landscaped meadow rich planting and controlled access to this section to the site 
will ensure that the area is no longer used as ad hoc parking and will no longer 
have reinforced ground for heavy vehicles.  

10.338 The Council’s Transport Policy officer in their consultation response considered 
the proposed parking provision of 155 bays was not unreasonable or excessive 
when considering that this will be regional facility with two Olympic sized rinks, up 
to 800 spectators and a gym. Further noting that the Council’s own leisure facility 
Feelgood Centre on Chingford Road has 140 car parking spaces, and generally 
only caters for the local population travelling short distances to the site without the 
need to transport heavy equipment. The level of parking was accepted on that 
occasion as it was demonstrated that the centre would not be viable without this 
level of parking.  

10.339 The level of car parking proposed is directly related to the operational parking 
required to run the ice centre.  When looking at other ice centres across the UK, 
the replacement ice centre would represent one of the lowest levels of car parking 
despite having two ice pads and would represent the lowest ratio of parking 
spaces per sqm of ice provision.  The TA states the ice facility could attract skaters 
from a wide area, including one-to-one training, with people opting to travel from 
further afield by bus, rail or car. Ice-hockey and Ice-Skating trainers may have to 
visit more than one rink to teach and may have to travel further to reach ice 
facilities.  

10.340 The applicant’s justification for the quantum is related in part to commerciality of 
the parking provision. As the site would be to serve a regional catchment, not only 
London but the South-East of England (as demonstrated above in the Demand 
for Ice VSC Section), “The nature of the use of the facility means that some users 
will need to travel by car if transporting multiple visitors for instance (such as a 
family or team) or transporting heavy ice hockey equipment. The provision of 
parking is also extremely important to the business case for the proposed ice 
centre.” 

10.341 The level of car parking has been agreed between the Council’s Transport Policy 
officers and TfL, who have accepted the rationale that as this is a regional facility, 
with a regional catchment and also seeks to host competitions and spectators up 
to 800 capacity, that the level of car parking proposed is reasonable. 

10.342 The level of car parking required by the facility has been carefully considered and 
determined based on the applicant's experience of operating the ice centre and a 
review of car parking at other ice rinks. The level of car parking has substantially 
reduced from the original 220 spaces assessed as necessary, to 155 spaces, in 
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order to make the development more sustainable and reflect its well-connected 
location. The level of parking proposed provides a balance between targeting 
higher sustainable transport modes and modal shift, in line with London Plan and 
local policy, and ensuring that the provision is realistic and appropriate for an ice 
centre use. There are no other twin pad ice rinks in London or the South East to 
use as a comparison.  

10.343 For the quantum of parking that is ultimately agreed, the applicant’s commitment 
to management measures to discourage unnecessary including pay and display, 
Automatic Number Plate Recognition (ANPR) monitoring and fines is welcomed. 
It is also noted that, currently, ice hockey match spectators can park on-site using 
the ‘overflow’ area, in future parking will be reserved for disabled persons, staff, 
officials, teams and VIP parking only. Staff and competing teams should still be 
encouraged to travel together by coach or train. This should be secured within the 
Travel Plan along with measures to discourage single occupancy trips. 

10.344 The submitted TA references the existing car parking prices, which are currently 
set at £1 for 5 hours, up to £25 for 24 hours. Officers consider if these prices were 
to remain as existing it would do little to discourage arrival by private car. 
However, the cost of the parking needs to be commensurate with those who 
already travel from across the region on a daily/weekly basis, often at hours of the 
day where public transport would make this journey challenging.  In response, the 
LVRPA have agreed to bring the parking charges in line with their other facilities 
in the Olympic Park. Details will be captured in a detailed Travel Plan obligation. 

10.345 Officers consider the applicant has made a substantial effort to minimise the level 
of car parking needed to serve a twin-pad ice centre, and this is welcomed. The 
facility would serve a regional need, and the lack of public transport availability 
late evening and early mornings for users from outside of London, some arrival 
by car is very likely. As the proposal would deliver 145% more ice available, and 
visitor numbers are expected to double to 557,000 visitors per year, officers 
consider the level of parking proposed is justified. The submitted TA confirms that 
the existing transport network can absorb the additional traffic generated.  
Moreover, of the 155 parking spaces proposed, 12 bays will only be available to 
blue badge holders, and 32 spaces would be reserved for electric cars only. This 
would leave a residual 107 spaces for standard cars. The level of parking 
proposed falls within the maximum standards for retail and leisure parking and is 
considered acceptable with regard to T6.4 of the Intend to Publish London Plan 
(2019). 

10.346 In addition, ample cycle storage, lockers for equipment storage, new links to the 
surrounding walking and cycling infrastructure, CCTV and surveillance and safety 
improvements, and wayfinding signage, and a review of the car parking charges, 
detailed Travel Plan, and a Car Parking Design and Management Plan controlled 
by condition, demonstrate the applicant’s commitment to promoting active travel 
to the proposed facility. The design of the car park has been carefully considered 
and the proposed greening of the existing car park and biodiversity and landscape 
improvements would lessen the harmful impact the existing car park has on the 
landscape. 

 

Cycle Parking 

10.347 London Plan (2016) Policy 6.9 and Table 6.3 requires development to provide 
secure convenient accessible parking facilities in line with the minimum standards 
and the guidance set out in the London cycle design Standards. Draft London 
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Plan (2019) Policy T5 and Table 10.2 set out the minimum standards for new 
development cycle parking provision.  

10.348 Appendix 4 of the WFLP Development Management Policies (2013) sets out the 
Council’s cycle parking standards. 

10.349 The existing site currently has 12 uncovered cycle parking spaces. The current 
scheme proposes 110 cycle parking spaces which are in line with the Intend to 
Publish London Plan and includes sufficient cycle parking for staff. Details of 
construction workers cycle facilities will form part of the Construction Environment 
Management Plan and Construction Logistics Plan The scheme will be required 
to demonstrate compliance with LCDS, including compliance with cargo and non-
standard cycles, if approved. 

10.350 The application proposes bulky storage lockers for skaters who regularly use the 
facility, e.g. for ice hockey to store sticks and equipment. This would promote 
more active travel. Details of active travel facilities will be detailed within a Travel 
Plan.  

10.351 TfL have confirmed that the proposed cycle parking exceeds the minimum 
standards set out in policy T5 (Cycling) of the new London Plan and is therefore 
strongly supported in an area where there has been considerable investment in 
cycle routes. The design and layout of the spaces will need to demonstrate 
accordance with the London Cycling Design Standards. A minimum of 5% of cycle 
spaces provided should be for larger/adapted bicycles. Details of cycle parking 
and compliance with LCDS standards will be controlled by condition.  

 

Electric Vehicle Charging Points 

10.352 London Plan (2016) Policy 6.13 and draft London Plan (2019) Policies T6.1 and 
T6.5 set out the emerging EVCP requirements. At a minimum Intend to Publish 
London Plan (2019) requirements for electric charging points should be met. This 
is one charging unit for 20% of spaces, with the remaining spaces provided with 
passive provision.  

10.353 The application as originally submitted sought to deliver 10% active charging bays 
from the outset and provide a further 10% as passive to be activated when 
demand arose. 

10.354 Following post-submission discussions with the GLA’s Air Quality officer and TfL, 
the scheme has been revised to provide 20% active electric vehicle charging 
points, and these spaces would be reserved exclusively for, and only accessible 
to, users with electric cars. The GLA have requested that all charging points are 
capable of providing 22kw of charging power. If approved, these would be 
controlled by condition.  

10.355 Accordingly, the application is in accordance with London Plan (2016) Policy 6.13 
and Intend to Publish (2019) London Plan Policy T6.1 and T6.5 and is acceptable.  

 

Healthy Streets, Vision Zero and Active Travel Zone 

10.356 Intend to Publish London Plan Policy T2 seeks to ensure developments are 
designed in line with the Mayor’s Heathy Streets approach. 

10.357 The access to the site will remain as existing. The scheme has been revised post-
submission to separate the walking and cycle path into the development, and to 
introduce a new pedestrian pathway into the site from the east. The site is easily 
accessible by walking, cycling and is well served by public transport.  
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10.358 The active travel zone assessment which forms part of the Transport Assessment 
has been reviewed by the Council and TfL and is sufficient. TfL have requested a 
contribution of £25,000 towards TfL wayfinding signage would be secured within 
the legal agreement. The signage would guide cyclists to the development from 
key approach routes within the Regional Park. 

10.359 The scheme makes provisions for coach parking and drop off.  

10.360 To satisfy the concerns of the Council’s Highways officer, segregated cycle and 
pedestrian footpaths from Lea Bridge Road are to be provided. The applicant has 
also agreed to paying a financial contribution of £130,000 which will be invested 
in active travel improvements, such as extending the cycle path on the south side 
of Lea Bridge Road to the Hackney boundary, and CCTV is to be installed along 
Lea Bridge Road towards Lea Bridge Station in order to improve safety and 
encourage active travel. These would be secured within the legal agreement.  

10.361 The application is considered to meet the Healthy Streets approach as detailed 
within Policy T2 of the Intend to Publish London Plan (2019).  

 

Travel Plan 

10.362 WFLP Core Strategy (2012) Policy CS7 and WFLP DM (2013) Policy DM13 
require new developments to not have unacceptable traffic impact and encourage 
sustainable and active modes of transport to the development. 

10.363 A full draft Travel Plan (TP) has been submitted as part of the application. The TP 
includes staff and visitor travel surveys, identifies objectives and sets out the 
comprehensive pack of measures that will be implemented by the operator to 
achieve the identified objectives and targets. The TP also describes how the TP 
will be managed, monitored and enforced.  

10.364 It states that existing parking tariffs allow 30 mins free pick up/drop off and parking 
is charged at £1 for 5 hours. Details of how parking charges will be amended to 
discourse travel by car would be dealt with within the detailed Travel Plan. 

10.365 The package of measures includes: the appointment of a Travel Plan Co-
ordinator, effective marketing and promotion of the Travel Plan; encouraging local 
staff to arrive by walking or bicycle, or, promote car sharing / Lift share for those 
who may be less able to arrive by public transport. 

10.366 TfL requested Travel Plan targets and actions are to be amended to reflect all 
staff travelling to work by sustainable modes adjusted to increase walking and 
cycling. A detailed Travel Plan will be secured within the legal agreement. 

 

Construction Logistics Plan 

10.367 London Plan (2016) Policy 6.3 and Mayor’s Intend to Publish London Plan (2019) 
Policy T7 set out the policy for assessing the effects of development on transport 
capacity. 

10.368 Policy DM13 of the WFLP DM Policies (2013) states that the Council will ensure 
that development is properly integrated with the transport network by requiring 
development proposals to submit Construction Logistics Plans, Delivery and 
Servicing Plans and the uptake of the Freight Operators Recognition Scheme 
where appropriate in accordance with the London Freight Plan and coordinated 
with travel plans.  

10.369 Policy DM15 of the WFLP DM Policies (2013) states that the Council will ensure 
the most efficient use of the borough's available highway network by requiring 
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development to connect to the highway network in a way that encourages road 
users to use the most appropriate road in accordance with Waltham Forest's road 
hierarchy and discouraging through-traffic from using local roads and avoiding 
individual access direct to the Transport for London Road Network, Strategic 
Road Network and district distributor roads. 

10.370 An Outline Construction Logistics Plan has been submitted and reviewed by the 
Council’s Highways officers and Transport for London, and following revision is 
considered to be acceptable.  

10.371 In line with the Mayor’s Intend to Publish London Plan Policy T7, a full 
Construction Logistics Plan (CLP) will be secured through condition. The full CLP 
should contain details on pedestrian routing around the site boundaries, and the 
measures that are being implemented to ensure pedestrian safety around the site.  

 

Delivery, Servicing, and Waste Management 

10.372 London Plan (2016) Policy 5.3 and the Mayor’s Intend to Publish (2019) Policy 
SI7 is relevant to this application.  

10.373 WFLP Core Strategy Policy CS6 promotes the prevention and reduction of waste 
and requires new developments to provide adequate and well-designed internal 
and external storage facilities for residual waste and recycling. Policy DM32 of the 
WFLP DM Policies (2013) states that new developments should ensure that the 
provision of adequate facilities for the storage, collection and disposal of refuse is 
well secured.  

10.374 The scheme proposes to be serviced away from the front elevation. The 
application has been reviewed by the Council’s waste team who have not raised 
any objection to the application but have sought clarification regarding the vehicle 
tracking and capacity of the bin stores.  A Delivery and Servicing Plan will be 
controlled by condition.  

 

G. ENERGY AND SUSTAINABILITY 

10.375 The application was assessed by the Council’s Energy and Sustainability 
Consultant, who provided detailed observations in relation to carbon emissions, 
sustainable design, energy reduction and low carbon energy supply measures, 
water efficiency, overheating. A number of conditions and informatives have been 
requested.  

10.376 The applicant has sought to create one of the most sustainable ice rinks in the 
UK, and the building has been designed to achieve Air Quality Neutral. Further 
sustainability measures have been incorporated, such as: Air Source Heat 
Pumps; Solar PV; an innovative surface water drainage strategy; fully electric ice 
machines; and 20% electric vehicle charging points, which will be restricted to 
electric car users only.  

 

Carbon Emissions 

10.377 The London Plan (2016) Policy 5.2 (Minimising Carbon Dioxide Emissions) sets 
out a CO2 reduction target, for regulated emissions only, of 40% against Building 
Regulations 2010 and 35% against Building Regulations 2013. 

10.378 The development is expected to achieve a site-wide reduction of 30.8% in 
regulated emissions, based on SAP2012 carbon factors – falling slightly short 
against the London Plan on-site reduction target of 35%. 
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10.379 However, calculations using SAP10 carbon factors show the development to be 
achieving a reduction of 65.8% against the baseline, far exceeding the London 
Plan target. This has been achieved through the use of Air Source Heat Pumps, 
Water Source Heat Pumps and Solar PV.  

10.380 A condition demonstrating how the scheme reduces the carbon dioxide emissions 
of the development by at least 35% compared to the 2013 Building Regulations 
would be included if permission is granted. 

 

Carbon Offset Fund 

10.381 As the proposed development surpasses the 35% emission reductions target and 
has no residential element. Therefore, no carbon offset contribution is required. 

 

Sustainable Design  

10.382 London Plan (2016) Policy 5.3B, sets out the sustainable design principles are 
integral to proposals including construction and operation and must be 
incorporated from the beginning of the design process. 

10.383 WFLP DM (2013) Policy DM10(c) states: “Requiring non-residential development 
greater than 100 sqm to achieve BREEAM 'very good' or equivalent standards 
and encouraging major non-residential developments to achieve BREEAM 
‘excellent’ or equivalent”. 

10.384 It is anticipated that the development will achieve BREEAM ‘Very Good’, with a 
rating of 63.74%.  This is a relatively substantial margin of comfort about the 55% 
required for a ‘Very Good’ rating – and the applicant has outlined 19.92% of further 
possible credits identified, with the aim of achieving an ‘Excellent’ rating.  This is 
welcomed and officers urge the applicant to make all reasonable efforts to achieve 
an ‘Excellent’ rating with respect to water credits. A condition requiring BREEAM 
certification for ‘Very Good’ will be added to any future permission.  

 

Energy – Demand Reduction (Be Lean) and Overheating 

10.385 London Plan (2016) Policy 5.9 seeks all developments to reduce the urban heat 
island effect and encourage the design of places to avoid overheating and 
excessive heat generation. The Mayor’s Intend to Publish London Plan (2019) 
Policy D6 and Policy SI4 require development proposals to minimise adverse 
impact on the urban heat island through design, layout, orientation, materials and 
the incorporation of green infrastructure. WFLP Development Management 
Policies (2013) Policy DM10 requires new developments to be designed with 
regard to sustainable principles. 

10.386 The energy statement shows that demand reduction measures deliver a 2.6% 
saving against the baseline under SAP10 criteria (and 3.5% when using SAP2012 
criteria).  In both cases, this falls some way short of the GLA’s 15% ‘Be Lean’ 
target for non-residential developments. 

10.387 Given the specialist nature of the development and the fixed characteristics of the 
calculation methodology, a substantial majority of the site’s energy demand is 
modelled as relating to domestic hot water – and very little in the way of 
improvement can be applied to water heating at the ‘Be Lean’ stage of the energy 
hierarchy. The use of waste water heat recovery has been considered, but ruled 
out at this stage, on grounds of significant additional pipework requirements – and 
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a preference to therefore focus on recovery of waste heat from the ice rink chiller 
plant, which would also be expected to deliver substantial heat yields. 

10.388 It is also noted that, setting aside the domestic hot water demand, that it is unlikely 
to be possible to achieve a 15% reduction on other sources of energy demand / 
carbon emissions within the development.   

10.389 The U-values proposed for the development are considered to be good.  An air 
permeability of 3m3/m2/hr is proposed.  This is considered an appropriate value 
for a development which will be predominantly mechanically ventilated. 

10.390 LED lighting is proposed throughout the development, with motion and daylight 
sensor control where appropriate and this is supported.  

10.391 The applicant has provided discussion of the cooling hierarchy.  This includes the 
use of natural and mechanical ventilation in appropriate areas (with use of free 
cooling via the latter), low emissivity ceilings (although these cannot be assessed 
within the scope of the principal building energy models) reducing heat gains from 
heating pipework and lighting, exposed thermal mass and avoiding excessive 
solar gains through use of blinds, appropriate glazing g-values and glazed areas. 

10.392 Overheating analysis was also carried out using TM52 methodology.  Officers 
consider all the underlying assumptions for the modelling to be reasonable.  This 
shows that the development passes under the DSY1 criteria but does not pass 
under the DSY2 & 3 criteria – with it suggested that this issue relates to design 
considerations and the glazed façade area. 

10.393 Artificial cooling is therefore proposed for the development, on these grounds as 
well as the necessity of maintaining appropriate air temperatures for an ice rink 
environment. 

10.394 Further information was provided to address queries raised by the GLA in their 
Stage 1 response with respect to waste water heat recovery for the showers, 
however the applicant has demonstrated that this is not feasible. This has been 
accepted by the GLA and officers.   

 

Energy – Low Carbon Supply (Be Clean) 

10.395 London Plan (2016) Policy 5.6 states that major development proposals should 
select energy systems in accordance with the following hierarchy: 

 Connection to existing heating or cooling networks; 

 Site wide CHP network; and 

 Communal heating and cooling. 
 

10.396 It is proposed that heating to the development will be provided via air source heat 
pumps.  An additional water source heat pump is to be used for provision of hot 
water, being better suited to the higher output temperatures required. 

10.397 Waste heat recovery from the ice rink chiller plant is also proposed, and this is 
strongly supported. Further detailed information was provided to address queries 
raised by the GLA and the Council’s Energy and Sustainability officer and it is 
confirmed that no further information is required.  

 

District Heating  
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10.398 London Plan (2016) Policy 5.5, 5.6 and Policy SI3 of the Mayor’s Intend to Publish 
London Plan (2019) set out the policy for decentralised energy within 
development proposals. 

10.399 WFLP DM (2013) Policy DM11 states: “A) Requiring development of one or more 
units or greater than 100sqm located in the proximity of an existing or committed 
future Decentralised Energy Network to assess opportunities for, and to 
implement links into, existing or future committed decentralised energy networks, 
unless it can be demonstrated that an efficient connection is not feasible in 
accordance with the following thresholds;  

 development of one or more units or greater than 100sqm located within 200m 
of an existing or committed future Decentralised Energy Network,  

 major development located within 500m of an existing or committed future 
Decentralised Energy Network,  

 and development of more than 50 units located within 1000m of an existing or 
committed future Decentralised Energy Network; 

10.400 The application does not propose to connect into a Decentralised Energy 
Network. There is not an existing or committed network within 500m of the 
development so this is accepted. The development would be future proofed for 
connection via the low temperature hot water system specified, along with site 
provision for spare connections in the heating buffer vessel, which is welcomed. 
A connection ready clause would be secured within the legal agreement.   

 

Energy – Renewable (Be Green) 

10.401 London Plan Policy 5.7B and Policy DM11 of the WFLP Development 
Management Policies (2013) states that major development should seek to 
reduce the site’s carbon emissions through on-site renewable energy, to ensure 
that the proposed renewable system is appropriate to the location and does not 
significantly adversely affect the development, or local amenity of 
neighbourhoods, and the environment  

10.402 The energy statement rules out the use of renewable technologies, with the 
exception of air and water source heat pumps (discussed elsewhere in these 
comments) and solar PV. 

10.403 A solar PV array of around total capacities 73kWp and 50,000kWh/yr and area 
400m2, is proposed for the development which is supported.  This is located above 
the central core of the development.  It initially appears that roof areas allowing 
further PV installation are present above the two ice rink halls.  Both the GLA 
Energy and the Council’s Energy and Sustainability officer queried whether PV’s 
could be installed over the two ice halls.  

10.404 The applicant has provided further evidence regarding this, focusing in particular 
on the embodied carbon impacts of the further structural strengthening required 
to ensure these roof spans can meet the additional loads incurred by PV arrays.  
In both cases, these show minimal overall carbon savings from these additional 
PV arrays, and these would diminish further if grid decarbonisation continued at 
a similar rate. This has been accepted.  

 

Water Efficiency  
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10.405 London Plan (2016) Policy 5.15 and draft London Plan (2019) Policy SI5 require 
new developments to demonstrate how it will achieve a water consumption of less 
than 105l/person/day. The non-residential components should achieve the 
equivalent of a ‘Very Good’ rating on the water elements for BREEAM. Water 
reuse should be considered for inclusion in the development to meet both water 
efficiency and sustainable drainage requirements. 

10.406 WFLP Development Management Policies (2013) DM34(c) states that 
development proposals should:  

 Incorporate water saving measures and equipment for any new development of 
greater than 100sqm. 

10.407 The submitted sustainability statement sets out the proposed water efficiency 
specification for the development. This has been reviewed by the Council’s 
Energy officer and is considered acceptable with regard to planning policy. 

10.408 Notwithstanding the above, the application proposes an innovative water and 
surface drainage strategy with respect to cleaning and recycling ice melt water, 
which passes through a reed bed and will be filtered into the oxbow lake to 
facilitate reoxygenation and biodiversity improvements.  

10.409 The application advises that potable water is to be used for ice making. The GLA 
have requested that this strategy be revised to use rainwater or re-use of ice melt 
water instead of drinking water. The applicant has provided justification for not 
using rainwater harvested from the roof or ice melt water, advising that the water 
used to make ice needs to be of high purity with minimal particulate matter. 
Impurities in the water impact the quality and formation of the ice surface. Poor 
ice formation will require more ice resurfacing and thus additional water and 
energy over time. Furthermore, ice melt water treated through the proposed reed 
beds and rainwater will contain a large content of particulate matter which would 
need to be removed using additional filtration such as sand or ultra-filtration prior 
to creating new ice. The applicant contends that this would in turn, require 
additional energy and water consumption to keep the filtration effective. 
Accordingly, the treated ice melt water will first be used for WC flushing and 
irrigation, and residual will be used to cycle through the water features at the front 
of the building and further directed to the Oxbow Lake.  

10.410 Rainwater harvested from the roof will drain directly to the landscape water 
features to on the east side of the proposed building to facilitate growth and habitat 
creation. 

10.411 The GLA have confirmed that the justification provided to explain why further 
water efficiencies cannot be made, specifically that the operation would increase 
energy and water consumption overall.  The Stage 1 review states the BREEAM 
pre-assessment identifies greater than 40% reduction in water consumption and 
scores of 3 on water measures and this would be secured by an appropriately 
worded planning condition.  

10.412 On the basis of the above, Officers consider the scheme has duly considered the 
reuse of ice melt water in ice-making as requested and the application broadly 
complies with the hierarchy and is considered to be broadly in accordance with 
London Plan Policy 5.15, Intend to Publish London Plan policy SI5, and WFLP 
DM (2013) Policy 34(c).  

 

H. ENVIRONMENTAL IMPACT 

Flood Risk 
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10.413 Paragraph 149 of the NPPF (2019) states, ‘Plans should take a proactive 
approach to mitigating and adapting to climate change, considering the long-term 
implications for flood risk, coastal change, water supply, biodiversity and 
landscapes, and the risk of overheating from rising temperatures’.  

10.414 Paragraph 158 of the NPPF (2019) states, ‘The aim of the sequential test is to 
steer new development to areas with the lowest risk of flooding. Development 
should not be allocated or permitted if there are reasonably available sites 
appropriate for the proposed development in areas with a lower risk of flooding. 
The strategic flood risk assessment will provide the basis for applying this test. 
The sequential approach should be used in areas known to be at risk now or in 
the future from any form of flooding’. 

10.415 Paragraphs 159 and 160 of the NPPF (2019) requires compliance with the 
Exception Test where this is relevant; if it is not possible for the development to 
be located in zones with a lower risk of flooding.   

10.416 Paragraph 163 of the NPPF (2019) states, ‘When determining planning 
applications, LPAs should ensure that flood risk is not increased elsewhere. 
Where appropriate, applications should be supported by a site-specific flood risk 
assessment. Development should only be allowed in areas at risk of flooding 
where, in the light of this assessment (and the sequential and exception tests, as 
applicable) it can be demonstrated that: 

a) Within the site, the most vulnerable development is located in areas of lowest 
flood risk, unless there are overriding reasons to prefer a different location; 

b) The development is appropriately flood resistant and resilient; 

c) It incorporates sustainable drainage systems, unless there is clear evidence that 
this would be inappropriate; 

d) Any residual risk can be safely managed; and 

e) Safe access and escape routes are included where appropriate, as part of an 
agreed emergency plan. 

10.417 Policy 5.12 B ‘Flood risk management’ of the London Plan (2016) states, 
‘Development proposals must comply with the flood risk assessment and 
management requirements set out in the NPPF and the associated technical 
Guidance on flood risk over the lifetime of the development and have regard to 
measures proposed in Thames Estuary 2100 (TE2100 – see paragraph 5.55) and 
Catchment Flood Management Plans’. 

10.418 Policy CS4 ‘Minimising and Adapting to Climate Change’ of the Waltham Forest 
Local Plan Core Strategy (2012) states, ‘The Council will tackle climate change 
locally and promote resource efficiency and high environmental development 
standards during design, construction, and occupation of new developments by… 

 Directing development away from areas at high risk from flooding…and aiming to 
achieve an overall reduction in flood risk; requiring sequential and exception test 
and FRAs in accordance with requirements set out in National Policy’. 

10.419 Policy DM34 ‘Water’ of the Waltham Forest Local Plan Development 
Management Policies (2013) states, ‘Flood risk should be managed by: 
Submitting a site-specific Flood Risk Assessment or Drainage Strategy at the 
planning application stage where required by national policy or for sites with a 
known risk of groundwater or surface water flooding, having regard to the 
Council’s Level 2 Strategic Flood Risk Assessment and Surface Water 
Management Plan’. 
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10.420 As the site measures 4.04ha, lies within Flood Zone 2 and lies in the natural 
floodplain of the River Lea, a Flood Risk Assessment has been prepared by 
Expedition in support of the planning application. The report confirms that the site 
is subject to a risk of flooding from the River Lea but as the finished floor levels 
would be 7.90m AOD this is line with the existing site. The risk of fluvial flooding 
is low, and whilst there pockets of surface water flooding in the car park area, 
there are no other significant risks to flood associated with the proposed 
development.  

10.421 The application is considered acceptable with regard to flood risk and in 
accordance with WFLP Core Strategy (2012) CS4, and WFLP DM (2013) Policy 
34.  

 

 Sustainable Urban Drainage 

10.422 London Plan (2016) Policy 5.13 and Intend to Publish London Plan (2019) Policy 
SI13 require new developments to utilise sustainable urban drainage systems 
(SUDS) to achieve greenfield run-off rates and ensure that surface water run-off 
is managed as close to its source as possible in line with the drainage hierarchy.  

10.423 Presently, surface water runoff from the existing building and car park drain into 
the existing Thames Water surface water sewer, which runs under Lea Bridge 
Road before discharging into the River Lea downstream of the sluice gate through 
a concrete culvert. The existing ice melt water drains to a foul sewer.  

10.424 The application proposes a landscape-led sustainable drainage strategy, which 
intends to deliver biodiversity enhancements to the river, park and surrounding 
area. The River Lea being adjacent to the application site presents an opportunity 
to discharge some surface water runoff from the development with the minimum 
impact on flood risk.  

10.425 It is proposed that drainage from the roof will discharge into the River Lea, via the 
Oxbow Lake, which is currently stagnant. It is intended that the surface water 
runoff from the roof will reoxygenate the Oxbow Lake, and thereby improve 
biodiversity and amenity value. As detailed in the landscape section above, these 
are the only planned works associated with the Oxbow Lake. Officers clarify that 
any footpaths and bridges shown on the illustrative masterplans drawings shown 
in the DAS are illustrative and do not form any part of this planning application. 
The Canal and Rivers Trust have reviewed the proposals and are supportive 
subject to securing drainage details via condition. 

10.426 The application proposes to retain the existing sub-base to the car park and will 
not include the introduction of permeable paving. It was agreed with officers at 
pre-application stage that this approach is acceptable. Bioswales would be 
introduced to the car park, these would be planted with marsh planting and will 
collect, treat and attenuate drainage flows before pumping into the existing 
Thames Water sewer. 

10.427 Ice melt water will be cleaned and recycled through an innovative sub-surface 
reedbed water feature and ponds before discharging the clean flow to the River 
Lea, via a water feature ponds to the front of the facility and the Oxbow Lake. 
Approximately 16 cubic metres of ice shavings would be generated daily from the 
two ice pads. The application sets out the key benefits of this approach to be: 

 A significant reduction in wastewater volumes discharged to the foul 
system and associated pumping and treatment requirements, energy 
use and carbon emissions. 
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 Input of clean water to help maintain turnover and water quality within 
the water feature to the front of the building and within the Oxbow Lake. 

 Topping up of the water feature in dry periods. 

 The proposed reed bed at the rear of the building will contribute to 
enhancing biodiversity. 

10.428 Initial ice melt water laboratory sampling has taken place which show suspended 
solids and bio-degradable organic loads, but negligible levels of heavy metals. 
Further sampling will be undertaken in consultation with the EA. An Environmental 
Permit will need to be obtained from the Environment Agency prior to any ice melt 
water is discharged to the River Lea.   

10.429 Officers note that perched groundwater have been encountered above layers of 
made ground which has a low permeability and unsuitable for infiltration. The Lead 
Local Flood Authority has requested a full maintenance schedule for all the 
drainage and SuDs features proposed within the design should be provided for 
review and approval. This would be controlled by condition.   

10.430 The SUDS drainage strategy has been reviewed by Thames Water, the GLA, the 
LLFA, the EA and the Canal and Rivers Trust who have confirmed they are 
satisfied with the proposals. The application is therefore in accordance with 
drainage hierarchy policies London Plan (2016) Policy 5.13 and Intend to Publish 
London Plan (2019) Policy SI13. 

 

Land Contamination 

10.431 WFLP Core Strategy (2012) Policy CS13 and WFLP DM (2013) Policy DM24 
seeks to protect people from potential contamination risks found on some 
previously developed land. 

10.432 A Geo-environmental Desk Study and a Geotechnical and Geo-environmental 
Interpretative Report, prepared by Concept, including a 2017 site investigation, 
have been provided which assesses the likely risks of contaminant and pollutants 
linkages associated with the proposed development.  

10.433 To summarise, asbestos was detected in two samples taken from  Made Ground 
boreholes which exceeded the limit of detection. Concentrations of metals and 
metalloids were all recorded at concentrations below the requirements for lead 
assessment criteria for a commercial end use. Gas monitoring showed that the 
maximum methane and carbon dioxide concentration levels were present so 
passive gas protection measures will be required.  

10.434 The report recommends the applicant undertakes an Unexploded Ordnance 
Survey and this will be controlled by pre-commencement condition. 

10.435 The Council’s Contaminated Land officer recommends the geo-environmental 
desk report for approval subject to conditions relating to asbestos removal and 
contaminated land conditions requiring further site investigations, results of 
investigations, remediation and verification reports.  

10.436 The scheme is considered to be in accordance with WFLP Core Strategy (2012) 
Policy CS13 and WFLP DM (2013) Policy DM24. 

 

Noise and Vibration 

10.437 Policy 7.15 of the London Plan (2016) requires mitigation measures on existing 
and potential adverse impacts in terms of noise as a result of new development 

Page 120



(Item 4.1) 

107 
 

in order to enhance the acoustic environment of the site and its surroundings. The 
Mayor’s Intend to Publish London Plan (2019) policy D1 and D1B expect new 
developments to design out exposure to poor air quality and noise from both 
internal and external sources. 

10.438 Policy DM24 of the WFLP DM Policies (2013) states that all major developments 
should aim to minimise the adverse impacts of noise through sensitive design, 
management and operation.  

10.439 The submitted noise assessment prepared by Max Fordham, concludes that the 
key potential noise issues would relate to plant noise emissions and to potential 
entertainment music break out noise from the façade and roof. 

10.440 There are no vibration matters arising from the proposed development.  

10.441 The Council’s Noise officer confirms that the report is satisfactory and has 
recommended conditions controlling plant noise and entertainment noise. These 
would be included if permission is granted. Subject to the appropriate condition, 
the scheme is considered acceptable with respect of noise and vibration  

 

Air Quality 

10.442 London Plan (2016) Policies 3.2, 5.3 and 7.14 and draft London Plan (2019) Policy 
SI1 sets out the requirement for new developments to tackle poor air quality. All 
new developments must be at least air quality neutral.  

10.443 Policy DM24 of the WFLP DM Polices (2013) states that new developments 
should neither contribute to, nor suffer from unacceptable levels, of air pollution. 
On major applications, this should be demonstrated through an Air Quality 
Assessment and, if necessary, proposed mitigation measures.  

10.444 In the London Borough of Waltham Forest, a borough wide air quality 
management area (AQMA) has been declared. Developments which may have a 
significant impact on air quality or, in an area where the existing air quality 
environment is poor and so will have a significant impact on the development; will 
require a contribution towards implementation of the air quality action plan. 

10.445 The submitted Air Quality Assessment, prepared by Air Quality Consultants 
confirms that the building would be air quality neutral. The scheme exceeds the 
trip rate benchmark for a ‘D2 use’. From 1st September the scheme now falls 
within a F.2 community use, for which there is no current benchmark. Accordingly, 
it is considered that the assessment’s use of a D2 benchmark remains appropriate 
for the purposes of determining this application.  

10.446 To address the GLA Air Quality officer’s concerns about the development 
exceeding benchmark for traffic emissions, the applicant has committed to 
increasing EVCP’s to 20% from the outset. These parking bays will be restricted 
for use by LVIC users arriving by electric car. The GLA have confirmed this is 
acceptable and that the scheme is acceptable in air quality terms. Conditions 
requiring an Air Quality and Dust Management Plan and Non-Road Mobile 
Machinery will be attached if permission is granted. 

10.447 The application is considered to be in accordance with London Plan (2016) Policy 
3.2, 5.3 and 7.14, and Intend to Publish London Plan (2019) Policy SI1, WFLP 
DM (2013) Policy DM24.  

 

 Archaeology 
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10.448 Paragraph 189 of the NPPF requires applicants to provide an archaeological 
assessment if their development could affect a heritage asset or archaeological 
interest.  

10.449 London Plan (2016) Policy 7.8 and Intend to Publish London Plan (2019) HC1 
require development proposals to identify assets of archaeological significance 
and use the information to avoid harm through design and appropriate mitigation.  

10.450 WFLP Core Strategy (2012) Policy CS12 seeks to protect and enhance heritage 
assets. 

10.451 WFLP DM (2013) Policy DM28(g) states: “The Council will ensure the 
preservation, protection and where possible the enhancement of the 
archaeological heritage of the borough (See Schedule 23 and the Policies Map). 
Where proposals affect heritage assets of archaeological interest, preference will 
be given to preservation in situ. However, where loss of the asset is justified in 
accordance with national policy, the remains should be appropriately recorded, 
assessed, analysed, disseminated and the archive deposited.”  

10.452 The site falls within an Archaeological Priority Zone. An Archaeological Desk 
Based Assessment dated June 2019 has been prepared by Orion. The desktop 
review of the evidence shows that the study site has moderate potential to contain 
occupation remains dating to Prehistoric and Bronze Age periods. The study site 
is located within the River Lea and Tributaries Archaeological Priority Area 
(DLO38411) and adjoining the Lea Valley Hackney APA (DLO3841), which are 
characterised by alluvial deposits shown to preserve archaeological remains and 
paleo-environmental deposits. 

10.453 GLAAS were consulted on the application and made the following observations: 
The application site lies at a historic crossing of the Lea, being on or near Roman, 
mediaeval and post-mediaeval crossings represented respectively by the 
Walthamstow Strip and associated finds to the immediate south of the site, the 
Black Path coming in across the site from the north east and the Lea Bridge Road 
itself. The site has a complex recent past, including the use of the northern half 
for landfill in the twentieth century which, may have built up levels a metre or two. 
Such past uses, along with limited past investigations in the area make 
determining the potential for survival of prehistoric remains difficult. The site falls 
into the Corcoran LZ3.5 landscape zone which can preserve important remains 
where higher "islands" in the valley floor are present. This potential is illustrated 
by the wealth of archaeological finds made by the Victorians further north when 
they excavated the reservoirs. 

10.454 Further information was provided to GLAAS to satisfy their detailed comment on 
the application, which has been provided and considered acceptable. GLAAS 
requested a condition requiring a Scheme of Written Investigation to be secured 
and approved prior to commencement of development, which will be secured.  

10.455 The application is considered to be in accordance with the NPPF Paragraphs 184 
- 202, London Plan (2016) Policy 7.8, The Mayor’s Intend to Publish London Plan 
(2019) Policy HC1 and WFLP Core Strategy (2012) CS12 and WFLP 
Development Management Policies (2013) Policy DM28. 

 

I. SECURITY AND FIRE SAFETY 

 Fire Safety 

10.456 The Mayor’s Intend to Publish London Plan (2019) Policy D12 ‘Fire Safety’ states 
that all major development proposals should be accompanied by a Fire 
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Statement. Fire statements should be submitted with all major development 
proposals. These should be produced by a third-party, independent and suitably 
qualified assessor. This should be a qualified engineer with relevant experience 
in fire safety, such as a chartered engineer registered with the Engineering 
Council by the Institution of Fire Engineers. Planning departments should work 
with and be assisted by suitably qualified and experienced officers within borough 
Building Control departments and/or the London Fire Brigade, in the evaluation of 
these statements. 

10.457 Policy D5 of the Mayor’s Intend to Publish London Plan (2019) requires all 
developments where lifts are installed to provide an evacuation lift suitable to be 
used to evacuate people who require level access from the building. Furthermore, 
Policy D5 requires developments to incorporate safe and dignified emergency 
evacuation for all building users.  

10.458 A Fire Strategy Report has been prepared by OFR – Fire and Risk consultants 
and included at Appendix B of the Design and Access Statement. The GLA Stage 
1 response advised the Fire Strategy as submitted did not satisfactorily address 
the requirements outlined in the Intend to Publish London Plan (2019) Policy D12 
(B, 1-6). Moreover, the application does not propose an evacuation lift which is 
required by draft Policy D5 of the Intend to Publish London Plan (2019).  

10.459 The applicant has submitted a revised Fire Safety Strategy to address the GLA’s 
concerns and sought to justify why no evacuation lift is proposed. The applicant 
advised that there is no requirement under Building Regulations Approved 
Document B, or BS 9999, for an evacuation lift for a building of the Ice Centre’s 
height and type. Any lift to be installed would have to be a fully compliant fire rated 
lift if it was to be used for evacuation. Given the height and use of the building, 
the number of escape routes, and adequate provision of refuges and carry down 
devices, installing an evacuation lift was considered unnecessary and 
disproportionate for ensuring the life safety requirements for the building are met. 
A major implication of upgrading the lift is that the route from the lift to a final exit 
needs to be a protected route, with a lobby protection at both levels. The lift in its 
current location does not comply with either of these and doing so would be 
detrimental to the legibility of the circulation route.  

10.460 The applicant has confirmed that the proposed carry down equipment would be 
EVAC+Chairs, which would allow for dignified and safe evacuation in accordance 
with Intend to Publish London Plan Policy D5.  

10.461 The GLA and the London Fire Brigade have reviewed the proposals and 
considered the scheme acceptable with regard to fire safety and is generally in 
accordance with Intend to Publish London Plan (2019) Policies D5 and D12, and 
CS16 of WFLP Core Strategy (2012). Compliance with the measure set out in the 
Fire Safety Strategy will be controlled by condition.  

 

Secure by Design 

10.462 Policy D11 of the Mayor’s Intend to Publish London Plan (2019) set out policy 
which requires all new developments to design out crime and incorporate an 
acceptable level of safety and security measures and ensure development is 
resilient to emergency. Policy 7.3 of the London Plan (2016) seeks to ensure 
community safety by incorporating appropriate design measures that taken into 
account acceptable boundary treatments, well-designed pathways and access to 
buildings and acceptable levels of external lighting.  
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10.463 Policy CS16 of the WFLP Core Strategy “Making Waltham Forest Safer” set out 
the Council’s aspirations to improve community safety and cohesion by working 
on minimising opportunities for criminal behaviour.  Policy DM33 of the WFLP DM 
Policies (2013) seeks a safe environment with appropriate levels of natural 
surveillance.  

10.464 As detailed in the ‘Social and Economic Benefits’ section regarding crime and 
anti-social behaviour, the scheme has been designed to improve safety and 
surveillance through physical design, but also through a number of commitments 
to community outreach programmes which would be secured within the 
Community Use Agreement.  

10.465 The submitted Design and Access Statement sets out the applicant’s proposed 
crime prevention measures, including: external lighting in the car park and public 
access routes, comprehensive CCTV surveillance is proposed to the car park, 
cycle parking, vulnerable locations and designated approach routes, natural 
surveillance of the secure cycle parking and publicly accessible areas, alarm 
system and Electronic Access Control Systems (EACS).  

10.466 Following submission, the applicant has liaised with the Met Police to discuss the 
security needs assessment for the site. The Met Police have confirmed they 
consider it possible for the development to achieve secure by design certification. 
Accordingly, a condition would be attached to any future permission, which 
requires the scheme to achieve a Certificate of Compliance with the relevant 
Secure by Design Guide/Crime Prevention Standards. 

10.467 The application is considered to be acceptable and would accord with Policy 7.3 
of the London Plan (2016), Policy D11 of the Mayor’s Intend to Publish London 
Plan (2019) and Policy DM33 of the WFLP DM Policies (2013).   

 

11 PLANNING OBLIGATIONS 

11.1 Section 106 Legal Agreements are a material consideration in the determination 
of a planning application. The purpose of such an agreement is to make otherwise 
unacceptable development acceptable and they should only be sought where 
they meet all of the following tests: i) Necessary to make the development 
acceptable in planning terms, ii) Directly related to the development and iii) Fairly 
and reasonably related in scale and kind to the development. 

11.2 In terms of the legal agreement the required Heads of Terms, having regard to 
planning Policy, the WFLP “Obligations” (2017) and the Supplementary Planning 
Document “Affordable Housing and Viability” (2018), for this development relate 
to: 

- Community Use Agreement 

- Local Labour and Employment  

- Highways  

- TFL Wayfinding Signage 

- Electric Vehicle Charging Points 

- Travel Plans 

- Connection Ready 

- Retention of the architect 

- Monitoring and Implementation  
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- Legal Fees 

11.3 The details of these requirements are set out in the recommendation section of 
this report. 

 

12 ADDITIONAL CONSIDERATIONS 

Public Sector Equality Duty 

12.1 In making your decision you must have regard to the public sector equality duty 
(PSED) under s.149 of the Equalities Act. This means that the Council must have 
due regard to the need (in discharging its functions) to:  

A. Eliminate unlawful discrimination, harassment and victimisation and other 
conduct prohibited by the Act. 

B. Advance equality of opportunity between people who share a protected 
characteristic and those who do not. This may include removing or minimising 
disadvantages suffered by persons who share a relevant protected 
characteristic that are connected to that characteristic; taking steps to meet 
the special needs of those with a protected characteristic; encouraging 
participation in public life (or other areas where they are underrepresented) 
of people with a protected characteristic(s). 

C. Foster good relations between people who share a protected characteristic 
and those who do not including tackling prejudice and promoting 
understanding. 

 The protected characteristics are age, disability, gender reassignment, 
pregnancy and maternity, race, religion or belief, sex and sexual orientation. 

 The PSED must be considered as a relevant factor in making this decision 
but does not impose a duty to achieve the outcomes in s.149. It is only one 
factor that needs to be considered and may be balanced against other 
relevant factors. 

 It is considered that the recommendation to grant permission in this case 
would not have a disproportionately adverse impact on a protected 
characteristic. 

 

Human Rights 

12.2 In making your decision, you should be aware of and take into account any 
implications that may arise from the Human Rights Act 1998. Under the Act, it is 
unlawful for a public authority such as the London Borough of Waltham Forest to 
act in a manner that is incompatible with the European Convention on Human 
Rights.  

12.3 You are referred specifically to Article 8 (right to respect for private and family life), 
Article 1 of the First Protocol (protection of property). It is not considered that the 
recommendation to grant permission in this case interferes with local residents' 
right to respect for their private and family life, home and correspondence, except 
insofar as it is necessary to protect the rights and freedoms of others (in this case, 
the rights of the applicant). The Council is also permitted to control the use of 
property in accordance with the general interest and the recommendation to grant 
permission is considered to be a proportionate response to the submitted 
application based on the considerations set out in this report.  
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13 CONCLUSIONS ON THE CASE FOR VERY SPECIAL CIRCUMSTANCES 

13.1 The application is for the replacement and enlargement of the existing Lee Valley 
Ice Centre which after 34 years has now reached the end of its useful operational 
life. In considering the options for replacing the ice centre the LVRPA have 
identified a latent demand for more ice time. As the existing ice centre is currently 
operating close to 100% capacity there is no scope to expand the operations with 
a single rink facility. Therefore, a twin-pad Olympic size facility has been 
proposed, along with ancillary gym and café.  

13.2 The facility would be housed in a modern building of high-quality architecture 
which incorporates renewable energy technologies and an innovative ice melt 
water cleaning and recycling drainage strategy. The scheme would also remove 
the grasscrete overflow car parking, reduce the number of car parking spaces, 
promote active travel, and extensive landscaping designed to deliver ecological 
enhancements and support the wider SMINC and SSSI. As well as the physical 
improvements, the applicant commits to an extensive programme of community 
outreach initiatives, introduction of new sports and activities, substantially more 
public ice time and concession process for a variety of eligible persons.  

13.3 The existing building was built on Metropolitan Open Land over 34 years ago and 
demonstrated at the time that the proposed use was acceptable in the protected 
land. MOL is afforded the same level of protection as Green Belt as defined by 
the NPPF. To accommodate the proposed development, the building requires a 
larger volume and footprint, indeed the development would be a 95% increase on 
the original footprint. As such, it does not meet the criteria for appropriate 
development in the MOL. As the application constitutes inappropriate 
development in the Metropolitan Open Land, the applicant has sought to 
demonstrate that Very Special Circumstances exist which outweigh the 
permanent harm and loss of MOL. Paragraph 144 for the NPPF states that: “VSC 
will not exist unless the potential harm to the Green Belt by reason of 
inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations.” 

13.4 There is no precise definition of what constitutes a very special circumstance in 
planning policy terms. Indeed, what constitutes VSC does not in itself need to be 
special, rare or uncommon. Each proposal is to be assessed by the local planning 
authority on its own merits and the weight in the planning balance given to each 
consideration is a matter of judgement for the decision taker.  

13.5 Understandably, the application has received a significant amount of public 
interest, both in favour and against the proposed development. 

13.6 The aim of the LVRPA and this project is to emphasise the importance of sport 
and exercise through learning and engagement, for beginners and amateurs as 
well as elite athletes. To deliver the quality of a world class sporting venue, using 
ice sports as the inspiration to deliver a healthier society and a wealth of social, 
visual and ecological improvements.  

13.7 The GLA’s Stage 1 response confirmed that their leading consideration in respect 
of the potential existence of very special circumstances is the statutory duty of the 
LVRPA to deliver a place for the occupation of leisure, recreation, sport, games 
or amusements or any similar activity under the provisions of the Lee Valley 
Regional Park Act 1966. In this context it is noted that the provision of a facility of 
this kind would be in wholly accordance with the principles of the published Park 
Development Framework. 

13.8 The scheme would result in the loss of 3,433sqm of greenfield MOL land in order 
to deliver the enlarged facility. The scheme would have a significantly harmful 
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impact on the openness of the MOL and this matter weighs substantially 
against the scheme’s acceptability. The new building would have substantial 
visual impact on the MOL both on views from the inside the park towards Lea 
Bridge Road and from Lea Bridge Road. Officers consider that the proposed 
landscaping and extensive tree planting, once matured, would lessen this impact, 
and indeed have an improved visual impact upon the existing site which has an 
aged building of no architectural quality and a large car park and car parking 
overflow with little to no landscaping.  

13.9 The proposed development is supported by key stakeholders in sport. Sport 
England have confirmed there is sufficient demand to justify the quantum of 
development. London Sport, British Ice Skating and English Ice Hockey 
Association recognise the positive impact the venue could have, not only on 
increasing public participation, but also in developing skating elite nationally and 
improve our international standings.  The venue would attract world class trainers 
and athletes to train. 

13.10 The facility would make a valuable contribution to the local community and as a 
visitor attraction and these benefits would be captures in a robust Community Use 
Agreement. 

13.11 Officers consider the following key points of the case for VSC as put forward by 
the applicant, when combined together, make a compelling case that the very 
special circumstances exist to justify the development: 

 The ice centre is now at the end of its useful life and needs replacing, it is no 
longer effective to invest in costly repairs. 

 The Park Authority has a duty to deliver sport, leisure and recreation in the 
Regional Park. This is afforded substantial weight in favour of the 
application; 

 London is underserved by ice (per head of population) and underserved by 
sporting facilities generally.  

 Sport England are satisfied there is a regional need for a twin-pad ice rink 
and that this capacity cannot be absorbed by other rinks in London. There is 
clear stakeholder support from sporting bodies for the expansion of the ice 
centre. 

 An enlarged facility would deliver substantially more public skating, and at a 
greater variety of times, reducing programming pressures on available ice 
time.  

 A twin-pad facility would enable the Park Authority to maintain existing levels 
of demand and meet the latent demand for additional public ice-skating time 
and variety in skating activities and other income generating revenues. 
Officers consider that the applicant has clearly demonstrated the need for 
more ice time and is given substantial weight in favour of the proposed 
development. 

 Ice skating engages more people in the target participation groups than many 
other sports. It is a diverse and inclusive activity you can do with anyone, 
disabled or otherwise, and indeed whole families can enjoy time on the ice 
together. As a community facility the scheme would offer clear benefits from 
an enlarged facility, including the targeted programmes community 
participation, concessions for those eligible, and community outreach 
programmes the Community Use Agreement details the many people who 
would be eligible for 40% concessions on public skating. The applicant has 
demonstrated their commitment to and delivering a programme to improve 
social integration and to address anti-social behaviour and crime. These 
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benefits would be captured in a robust CUA and this is afforded substantial 
weight in favour of the proposal. 

 The scheme would create up to 65 jobs and would employ local people and 
use local suppliers.  

 There are clear health benefits associated with improved access to sport. 
Hackney and Waltham Forest suffer from high levels of inactivity and obesity 
estimated to cost £107m annually. This in combination with the health 
benefits the existing venue already delivers, and sport’s undisputed impact 
on mental and physical health and well-being, is afforded substantial weight 
in favour of the application. 

 The scheme proposes a robust landscape-led approach to ameliorating the 
impact the new building would have on openness, including the planting of 
143 new trees, and removal of existing structures in the SMINC.  

 An extensive range of biodiversity improvements and innovative water 
recycling drainage designed to reoxygenate the Oxbow Lake, would deliver 
substantial biodiversity improvements. As planting matures over time, the 
harm of the impact on openness would be reduced.  

 Officers are satisfied that all non-GB and MOL sites have been sufficiently 
explored and discounted as undeliverable or unavailable. The only 
deliverable sites are also dedicated MOL and would require a greater loss of 
open space, MOL and impact on openness in order to be supportable. 
Officers accept that the existing site is sequentially preferable for delivering 
the proposed development.  

 The orientation of the building has been refined to minimise the impact on the 
wider open spaces and consider the siting to be appropriate. 

 
13.12 Officers have carefully considered the site selection information and alternative 

sites and are satisfied that the existing site is the most appropriate for delivering 
the scheme. There has been substantial scrutiny of land available at Eton Manor 
to accommodate the proposed development and Officers consider the benefits of 
the existing site in planning terms is sequentially preferable. Whilst Eton Manor is 
less strategically and ecologically sensitive, Officers consider that the scheme 
would have a greater visual impact and impact on the openness of the MOL if it 
were to relocated to Eton Manor. Additionally, the likelihood of the existing site 
being returned to greenfield MOL is highly unlikely as it has a lawful community 
use. If the scheme were moved to Eton Manor the existing building would remain 
or be rebuilt on the existing footprint to deliver an alternative F.2 use. This would 
result in two plots of developed Metropolitan Open Land, and a greater loss of 
MOL. 

13.13 In addition to the above, the scheme would greatly exceed planning policy 
requirements with regard to urban greening, green infrastructure, and would plant 
143 new trees, reoxygenate the Oxbow Lake and deliver up to 36% biodiversity 
net gain, which exceeds policy by 26%. Officers have sought to ensure that any 
potential harm to existing habitats will not arise from site clearance and 
preparation works in close proximity to the SMINC, and that this can and will be 
controlled through appropriate monitoring from an ecologist during construction 
works, and conditions requiring details of the construction environmental 
methods, ecological management and maintenance will be attached to the 
permission if granted. The Council hve the power to take enforcement action if it 
is discovered that the applicant is not complying with the details approved under 
any condition discharge. The proposal would reduce the number of car parking 
spaces the site can accommodate to 155, this is the minimum required to serve a 
regional catchment and is supported by TfL and the Council’s Transport Policy 
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officers. 10% of these spaces will be reserved for blue badge holders only, a 
further 20% will be reserved of electric vehicles only. Coach bays are introduced 
and there would be no spectator car parking on site for events. The existing 
grasscrete would be removed and replaced with meadow rich planting and a 
bollard will restrict access to this part of the site to servicing vehicles only. The 
scheme is policy compliant with regard to car parking provision.   

13.14 The application proposes substantial active travel improvements, including 110 
cycle parking spaces, contributions towards CCTV and cycle way extensions, and 
wayfinding signage. The scheme is policy compliant with regard to sustainable 
transport. 

13.15 The scheme utilises renewable energy technology including Air Source Heat 
Pumps and Solar PV. The scheme would also be connection ready should a 
decentralised energy network come forward in the future. The scheme is 
compliant with energy and sustainability policies. 

13.16 The new facility would be of exemplary design quality, including materials which 
will sensitively contrast with the parkland setting, and has been designed by award 
winning architects FaulknerBrowns who specialise in sport developments.  The 
scheme is acceptable and complies with design policies.  

13.17 The scheme would deliver an innovative water drainage solution, recycling the ice 
melt water and introduce bioswales and reedbeds to filter and clean water before 
it is discharged.  

13.18 The proposal would deliver new jobs, and local supply through temporary 
construction works and once operational.  

13.19 The proposal would meet planning policy with regard to energy and sustainability 
and would be powered through Air Source Heat Pumps and electric ice machines.  

13.20 The scheme would deliver an Air Quality neutral development, with the electric 
vehicle charging bays only reserved for electric vehicles providing acceptable 
mitigation for traffic emission impacts.  

13.21 The scheme is acceptable in policy terms with regard to Design, Transport and 
Highways, Flood Risk, Drainage and SuDs, Contaminated Land, Noise and 
Vibration, Air Quality, Archaeology, and Fire Safety. The scheme would achieve 
Secure by Design accreditation, and target BREEAM Excellent credits for water 
recycling (achieving Very Good overall). 

13.22 As the scheme meets the relevant planning policies, Officers have considered 
case put forward to demonstrate VSC in significant detail and are satisfied that 
the harm to the MOL and any other harm is clearly outweighed by the other 
considerations that weigh in favour of the scheme. Other impacts, such as noise 
and disturbance caused during construction works, can be mitigated by the 
imposition of planning conditions.   Accordingly, the case for Very Special 
Circumstances has been successfully made on this occasion. Accordingly, 
officers make a recommendation for approval, subject to a Community Use 
Agreement and obligations within a legal agreement and appropriate conditions.  

 

14 RECOMMENDATION 

14.1 That authority to be given to the Assistant Director of Development Management 
and Building Control in consultation with the Council’s Legal Services for the 
sealing of the Legal Agreement and to agree any minor amendments to the 
conditions or the Legal Agreement on the terms set out above.  
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14.2 In the event that the Section 106 legal agreement is not completed within six 
months following the date of Planning Committee, the Assistant Director of 
Development Management and Building Control is hereby authorised to refuse 
the application in consultation with the Chair. In the absence of this Legal 
Agreement, the proposed development would not be able to deliver the mixed-
use development on the site. The implication of this happening is that the 
opportunity for securing the Community Use Agreement, employment and skills, 
and active travel improvements may be lost. Additionally, financial and non-
financial contributions would be lost towards the following: Employment and 
Training; Highways; Connection Ready, which must be secured by the legal 
agreement.  

 

CONDITIONS 

 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 
 

REASON: To comply with the provisions of Section 91(1)(a) of the Town and 
Country Planning Act 1990 (as amended). 

  
2. The development hereby approved has been assessed and deemed acceptable 

on the basis of the following quantum of development as laid out on the 
approved drawings. The development shall not exceed the figures stated below, 
and any amendments required will require additional assessment:  

  

 Quantum 

F.2 Community Use 8,417sqm 

Maximum height  10.5m 

Seated capacity 500 

Standing capacity  300 

Car parking spaces 155 

 
Reason: For the avoidance of doubt and in recognition of the case for very 
special circumstances which have been demonstrated to justify the development 
in Metropolitan Open Land in accordance with London Plan (2016) Policy 7.17, 
LBWF Core Strategy (2012) Policy CS1, CS5, and LBWF Development 
Management Policies (2013) Policy DM12 and DM17. 
 

3. The development hereby approved shall be carried out in accordance with the 
following drawings and documents:  
  

Drawings Revision 

Proposed 

plans 

Proposed Plan GF 3562-FBA-00-00-DR-

10000-P3 

Proposed Plan FF 3562-FBA-00-01-DR-

10001-P3 

Proposed Plan 

Roof 

3562-FBA-00-02-DR-

10002-P2 

Proposed 

Sections 

3562-FBA-00-XX-DR-1021-

P2 
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Proposed 

Elevations 

3562-FBA-00-XX-DR-1051-

P3  

Proposed 

Elevations 

3562-FBA-00-XX-DR-1052-

P2 

Proposed 

Illustrative 

Elevations 1 

3562-FBA-00-XX-DR-1053-

P3 

Proposed 

Illustrative 

Elevations 2 

3562-FBA-00-XX-DR-1054-

P2 

Proposed 

Illustrative 

Elevations in 

Context 1 

3562-FBA-00-XX-DR-1055-

P2 

Proposed 

Illustrative 

Elevations in 

Context 2 

3562-FBA-00-XX-DRA-

05011-P1 

Proposed Site 

Plan 

3562-FBA-00-XX-DR-

10120-P2 

 (Waste) revised 

CEC Plan  

5310/SPA/201 Rev B 

 LDA Masterplan 

Update  

Issued 7 September 2020 

 Multiple/Combined 

Services Layout 

JS436-MXF-AA-XX-DR-J-

30100-P3 

 

 

 

 

Existing 

Plans 

Existing Building 

Sections 

3562-FBA-00-XX-DR-

10120-P2 

Existing Building 

Elevations 

3562-FBA-00-XX-DR-

10150-P2 

Site Location Plan  3562-FBA-00-XX-DRA-

05000-P1 

Existing Site Plan 3562-FBA-00-XX-DR-A -

05010-P1 

Existing Building 

GA Plans 

3562-FBA-00-ZZ-DR-

10100-P2 

 
Approved Documents:  

 

Drainage Strategy 18.12.19 

Ventilation and Extraction Statement 18.12.19 

Geotechnical and Environmental 
Interpretive Report 

Issue 3 

Landscape and Visual Impact 
Assessment and Appendices 

19.12.19 

Planning Statement and Executive 
Summary 

February 2020 

Updated alternative site assessment 28.07.2020 

Statement of Community Involvement 19.12.19 

Transport Assessment December 2019 
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Air Quality Assessment December 2019 

Arboricultural Impact Assessment and 
Arboricultural Method Statement 

27.10.19 

Archaeological Assessment Original submitted: June 
2019 
Updated submitted: 
09.09.20 

Biodiversity Impact Statement 13.11.2019 

BREEAM Assessment 19.12.19 

Design and Access Statement 18.12.19 updated 14.09.20 

Ecological Appraisal 19.12.19 

External Lighting Assessment 18.12.19 

Flood Risk Assessment 18.12.19 

Landscape Masterplan 6271_LDA_LVRPA_PL_101 
issued 07.09.2020 

Lee Valley Ice Centre and Wider Park 
Enhancements  

February 2020 

Outline Construction Logistics Plan January 2020  
Updated June 2020 

Energy Assessment 18.12.19 

Outline Construction and Demolition 
Method Statement 

November 2019 

Noise and Vibration Assessment 18.12.19 

Phase 1 Habitat Survey 13.11.19 

Socio-Economic Statement February 2020 

Sustainability Statement 19.12.19 

Travel Plan December 2019 

Tree Survey Report 12.10.19 

Fire Strategy Updated issued 10.09.20 
(Evacuation chair 
specification sent 13.08.20) 

REASON: For the avoidance of doubt and in the interest of proper planning. 

 

4. The development hereby approved falls with Class F2 of the Use Classes Order 
2020, the gym and café hereby approved are ancillary to the principle land use 
and shall not be used for any other purpose.  
 
Reason: For the avoidance of doubt, and in recognition of the case for very 

special circumstances that has been put forward to demonstrate compliance 

with the Use Classes Order 2020, and WFLP Development Management 

Policies (2013) Policy DM17. 

 

Materials 

5. Prior to commencement of development, notwithstanding site clearance works, 

samples and a schedule of materials to be used in the external surfaces of the 

development hereby permitted shall be submitted to and approved in writing by 

the Local Planning Authority. The development shall be carried out in 

Page 132



(Item 4.1) 

119 
 

accordance with the approved details and thereafter retained as such for the 

lifetime of the development.  

REASON: To ensure a satisfactory appearance in accordance with Policies 

CS12 and CS15 of the Waltham Forest Local Plan Core Strategy (2012) and 

policies DM28 of the Waltham Forest Local Plan – Development Management 

Policies (2013). 

Archaeology 

6. No demolition or development, notwithstanding site clearance works, shall take 

place until a stage 1 written scheme of investigation (WSI) has been submitted 

to and approved in writing by the Local Planning Authority. For land that is 

included within the WSI, no demolition or development shall take place other 

than in accordance with the agreed WSI, and the programmed and methodology 

of site evaluation and the nomination of a competent person(s) or organization 

to undertake the agreed works. 

 

If heritage assets of archaeological interest are identified by stage 1 then for 

those parts of the site which have archaeological interest a stage 2 WSI shall be 

submitted to and approved by the local planning authority in writing. For land 

that is included within the stage 2 WSI, no demolition/development shall take 

place other than in accordance with the agreed stage 2 WSI which shall include: 

A. The statement of significance and research objectives, the programme and 

methodology of site investigation and recording and the nomination of a 

competent person(s) or organisation to undertake the agreed works. 

B. Where appropriate, details of a programme for delivering related positive 

public benefits. 

C. The programme for post-investigation assessment and subsequent analysis, 

publication & dissemination and deposition of resulting material. this part of 

the condition shall not be discharged until these elements have been fulfilled 

in accordance with the programme set out in the stage 2 WSI. 

 

REASON: In order to protect historic assets of Archaeological interest that may 

be present on site, which the Local Planning Authority seeks to ensure 

investigated and conserved, in compliance with Policy CS12 of the adopted 

Waltham Forest Local Plan – Core Strategy (2012) and Policy DM28 of the 

adopted Waltham Forest Local Plan – Development Management Policies 

(2013).  

 

Construction Logistics Plan 

7. No demolition or development shall take place on site, notwithstanding site 

clearance works, until a detailed Construction Logistics Plan has been submitted 

to and approved in writing by the local planning authority. The Construction and 

Logistics Plan must be submitted using the TfL template and guidance found 

here:  

www.constructionlogistics.org.uk. The logistics plan shall include details of site 

access, journey planning, access routes, hours of deliveries, temporary traffic 

arrangements or restrictions, site operation times, loading and unloading 
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locations and material storage. All works shall be carried out in accordance with 

the approved details and the Construction and Logistics Plan should be 

implemented throughout all demolition and construction works.  

 

REASON: To ensure considerate construction and to protect the amenities of 

the nearby residents to ensure that disruption is kept to a minimum and does 

not affect highway traffic flows to comply with Policies CS7 and CS13 of the 

adopted Waltham Forest WFLP Core Strategy (2012) and Policies DM14 DM15, 

DM24 and DM32 of the adopted Waltham Forest Local Plan– Development 

Management Policies (2013).  

 

Parking Design and Management Plan 

8. Prior to the completion of the roof slab level, a detailed Parking Design and 

Management Plan shall be submitted to an approved in writing by the Local 

Planning Authority. The Parking Design and Management Plan shall include 

detailed information on the design of all cycle parking; details and location of 

Electric Vehicle Charging Points; Car Parking layout and how it will be allocated 

and managed. The cycle parking shall demonstrate how it achieves the London 

Cycle Design Standards and include details of siting for short-stay visitor stands 

and the type of stands to be used. The cycle parking once approved shall be 

installed and retained thereafter for the lifetime of the development, and the car 

parking shall be managed in accordance with the approved details unless 

otherwise agreed in writing by the local planning authority.  

 

REASON: To ensure that the cycle parking complies with the London Cycle 

Design Standards, and in the interest of pedestrian and highway safety, to 

comply with Policy CS7 of the Waltham Forest Local Plan – WFLP Core Strategy 

(2012) and Policy DM14, DM15 and DM32 of the Waltham Forest Local Plan – 

Development Management Policies (2013). 

  Travel Plan 

9. Prior to first use any of the new part of the development hereby approved, a 
Travel Plan shall be submitted to and approved by the local planning authority 
and shall cover the following issues: 

 Travel Plan coordinator 

 Travel Surveys and the method of implementation 

 Measures to encourage walking, cycling, use of public transport and 
reduced car travel by staff and visitors 

 Monitoring and review mechanisms 

 Programme for implementation 

The approved Travel Plan shall be implemented in accordance with the 
approved Programme and thereafter maintained for the lifetime of the 
development. 

REASON: In the interest of promoting sustainable method of transport to 
comply with Policy CS7 of the adopted Waltham Forest Local Plan – Core 
Strategy (2012) and Policies DM14, DM15 and DM32 of the adopted Waltham 
Forest Local Plan – Development Management Policies (2013). 
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Electric Vehicle Charging Points  

10. 20% of the car parking bays hereby approved shall be provided as active Electric 

Vehicle Charging Bays and will be reserved for sole use by electric vehicles, for 

the lifetime of the development.  

REASON: To ensure that air quality is not adversely affected by the 
development in line with London Plan policy 7.14, and : In the interest of 
promoting sustainable method of transport to comply with Policy CS7 of the 
adopted Waltham Forest Local Plan – Core Strategy (2012) and Policies 
DM14, DM15 and DM32 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013). 

 

Highways Condition Survey 

11. Prior to the commencement of any development on the site including demolition 

but notwithstanding site clearance, a specification for a highway site condition 

survey to assess the condition of highway before and after construction works 

shall be submitted to and approved in writing by the local planning authority.  

The highway condition survey shall then be carried out in accordance with the 

approved timescales contained within the approved specification and it shall be 

submitted to and approved in writing by the Local Planning Authority before any 

part of the development is occupied.  Any damage to the highway incurred as a 

result of the construction works, will have to be re-instated by the Council but 

funded by the developer, in accordance with the timescales and details agreed 

as part of the survey.  

REASON: In the interest of pedestrian and highway safety, to comply with 

Policy CS7 of the Waltham Forest Local Plan – Core Strategy (2012) and 

Policy DM14, DM15 and DM32 of the Waltham Forest Local Plan – 

Development Management Policies (2013). 

Delivery and Servicing Plan 

12. Prior to completion of the relevant part of the development, a Delivery and 

Servicing Plan (DSP) which sets out a scheme for the storage and disposal of 

waste and recycling, including details of methods for collection and enclosures, 

shall be submitted to and approved in writing by the Local Planning Authority. 

The DSP shall make reference to safety measures that will be in place to reduce 

conflicts between service vehicles manoeuvring in the private car park and other 

users (cycle stores, parking and pedestrians). The development shall be 

implemented in accordance with the approved details and the refuse stores 

brought into use prior to the occupation of Pad B hereby permitted and shall be 

retained as such together with the approved delivery and servicing plan being 

operated for the lifetime of the development.  

REASON: In the interest of highway safety, in compliance with Policies CS6, 

CS7, CS15 and CS16 of the Waltham Forest Local Plan - Core Strategy 2012 

and Policies DM13, DM14, DM23 of the Waltham Forest Local Plan – 

Development Management Policies (2013). 
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Waste Management Strategy 

13. Prior to occupation of the development hereby approved, a Waste Management 

Strategy which sets out a scheme for the storage and disposal of waste and 

recycling, including details of methods for collection and enclosures, shall be 

submitted to, and approved in writing by, the Local Planning Authority. The 

development shall be implemented in accordance with the approved details and 

the refuse stores brought into use prior to the occupation of Pad B hereby 

permitted and shall be retained as such together with the approved Waste 

Management Strategy being operated for the lifetime of the development.  

 

Reason: In the interests of highway and pedestrian safety in accordance with 

policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy (2012).  

 

Contaminated Land 

14. Prior to commencement of construction works, a scheme including the following 

components (where applicable) to address the risk associated with site 

contamination shall be submitted to and approved in writing by the Local 

Planning Authority (LPA). 

A)     A Desk Study report including a preliminary risk assessment and 
conceptual site model. 

B)     A ground investigation based on the findings of the Desk Study Report to 
provide information for a detailed assessment of the risk to all receptors 
that may be affected, including those off site. 

C)     The results of the investigation and revised risk assessment and based on 
these, in the event that remediation measures are identified necessary a 
remediation strategy shall be submitted giving full details of the 
remediation measures required and how they will be undertaken. 

D)     A verification report providing details of the data that will be collected in 
order to demonstrate that the works set out in the remediation strategy are 
complete 

Any investigation and risk assessment must be undertaken in accordance with 
the Environment Agency’s Model Procedures for the Management of 
Contaminated Land (CLR11).  In the event that additional significant 
contamination is found at any time when carryout the approved development it 
must be reported immediately to the LPA.  

 For the avoidance of doubt, this condition can be discharged on a section by 
section basis. 

Reason: To ensure the risks from land contamination to future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors in accordance with Policy CS13 of the adopted Waltham Forest 
Local Plan – Core Strategy (2012) and Policies DM24 and DM34 of the adopted 
Waltham Forest Local Plan – Development Management Policies (2013). 
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Asbestos 

15. Prior to the commencement of development, including investigation works but 

notwithstanding site clearance, an intrusive pre-demolition and refurbishment 

asbestos survey in accordance with HSG264 supported by appropriate an 

appropriate mitigation scheme to control risks to future occupiers.  The scheme 

must be written by a suitably qualified person and submitted to the Local 

Planning Authority (LPA) for approval, before commencement.  The scheme as 

submitted shall demonstrably identify potential sources of asbestos 

contamination and detail removal or mitigation appropriate for the proposed 

use.  Detailed working methods are not required but the scheme of mitigation 

shall be independently verified to the satisfaction of the LPA prior to occupation. 

Reason: To ensure considerate construction and to protect the amenities of the 

nearby residents from excessive noise and dust and to comply with Policies CS7 

and CS13 of the Waltham Forest Local Plan Core Strategy (2012) and Policies 

DM14, DM15, DM24 and DM32 of the Waltham Forest Local Plan Development 

Management Policies (2013). 

  

Construction Environment Management Plan 

16. No development shall take place on site, including investigation works but 

notwithstanding site clearance, until a Construction and Demolition Method 

Statement has been submitted to and approved in writing by the Local Planning 

Authority. The Method Statement shall include details of the following: 

 Works of demolition and construction shall be carried out during 
normal working hours, i.e. 08:00 to 18:00 hours Monday to Friday, 
and 08:00 to 13:00 hours on Saturdays,  with no noisy working 
audible at the site boundary being permitted on Sundays or Bank 
Holidays. 

 Haulage routes. 

 Likely noise levels to be generated from plant. 

 Details of any noise screening measures. 

 Proposals for monitoring noise and procedures to be put in place 
where agreed noise levels are exceeded. 

 Where works are likely to lead to vibration impacts on surrounding 
residential properties, proposals for monitoring vibration and 
procedures to be put in place if agreed vibration levels are exceeded. 
Note: it is expected that vibration over 1mm/s measured as a peak 
particle velocity would constitute unreasonable vibration. 

  A Management Scheme whose purpose shall be to control and 
minimise emissions of pollutants from and attributable to the 
demolition and / or construction of the development. (This should 
include a Risk Assessment and a Method Statement in accordance 
with the ‘Control of dust and emissions from construction and 
demolition’ Best Practice Guidance published by London Councils 
and the GLA. The scheme shall set out the secure measures, which 
can, and will, be put in place. 

 Undertake a preliminary Unexploded Ordinance Survey. 

All of the above submissions shall have regard to the Mayor’s Sustainable 

Design and Construction SPG (2014). Reference shall be made to: 
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 BRE four-part Pollution Control Guides ‘Controlling particles, 

 vapour and noise pollution from construction sites’; and 

 BS5228: Code of practice for noise and vibration control on 

 construction and open sites. 
 

The development shall be carried out in accordance with the approved 

Construction and   Demolition Method Statement. 

Reason: To ensure considerate construction and to protect the amenities of 

the nearby residents from excessive noise and dust and to comply with Policies 

CS7 and CS13 of the Waltham Forest Local Plan Core Strategy (2012) and 

Policies DM14, DM15, DM24 and DM32 of the Waltham Forest Local Plan 

Development Management Policies (2013) and comply with Policy 7.14 of the 

London Plan and the GLA NRMM LEZ. 

 

Air Quality and Dust Management Plan (AQDMP) 
 

17. No demolition or development shall commence, notwithstanding site clearance 

works,  until full details of the proposed mitigation measures for impact on air 

quality and dust emissions, in the form of an Air Quality and Dust Management 

Plan (AQDMP), have been submitted to and approved in writing by the local 

planning authority. In preparing the AQMDP the applicant should follow the 

recommendations outlined in the AQ assessment submitted with the application 

and the guidance on mitigation measures for sites set out in Appendix 7 of the 

Control of Dust and Emissions during Construction and Demolition SPG 2014. 

Both ‘highly recommended’ and ‘desirable’ measures should be included. If the 

development is located in or near an air quality focus area the applicant should 

follow the guidance on mitigation measures for Medium Risk as a minimum. 

Reason: Development must not commence before this condition is discharged 
to manage and mitigate the impact of the development on the air quality and 
dust emissions in the area and London as a whole, and to avoid irreversible and 
unacceptable damage to the environment (London Plan policies 5.3 and 7.14, 
and the London Plan SPGs for Sustainable Design and Construction and Control 
of Dust and Emissions during Construction and Demolition). 
 

Non-Road Mobile Machinery 

18. No NRMM shall be used on the site unless it is compliant with the NRMM Low 

Emission Zone requirements (or any superseding requirements) and until it has 

been registered for use on the site on the NRMM register (or any superseding 

register). 

Reason: To ensure that air quality is not adversely affected by the development 

in line with London Plan policy 7.14 and the Mayor’s SPG: The Control of Dust 

and Emissions during Construction and Demolition. 

 

Noise – new plant   

19. Noise from all new building services plant for the lifetime of the development 

shall be controlled to a level not exceeding 10dB(A) below the typical underlying 

background noise level (LA90) during the time of plant operation at a position 
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one metre external to the nearest noise sensitive premises. The underlying 

background LA90 shall be determined in the absence of the new plant noise. 

This assessment shall be completed in accordance with BS4142: ‘Method for 

Rating Industrial Noise Affecting Mixed Residential and Industrial Areas’.  

 
Reason: To protect the amenities of adjoining occupiers and the surrounding 
area in order to comply with Policy CS13 of the Waltham Forest Local Plan – 
Core Strategy (2012) and Policies DM24 and DM32 of the Waltham Forest Local 
Plan – Development Management Policies (2013). 
 
Entertainment Noise  

20. In line with the supporting noise impact assessment, noise mitigation shall be 

such that Entertainment noise (LAeq) will be controlled to 10dB below the 

underlying ambient noise level (LA90) without the entertainment noise present, 

in each octave band at the nearest noise sensitive location.” 

Reason: To protect the amenities of adjoining occupiers and the surrounding 
area in order to comply with Policy CS13 of the Waltham Forest Local Plan – 
Core Strategy (2012) and Policies DM24 and DM32 of the Waltham Forest Local 
Plan – Development Management Policies (2013). 
 

Ecological Management Plan 

21. Prior to above ground works, a Habitat Creation Management Plan (HCMP) shall 

be submitted to and approved in writing by the Local Planning Authority and 

include:  

(i) Planting of trees and shrubs in the public spaces, covering a variety of 
species, including those of benefit to wildlife;  
(ii) Location of proposed habitat, bird and bat boxes; and  
(iii) details of biodiverse roofs. 
 
Approved details are to be implemented and maintained as approved. Any 
clearance of scrub and trees within the site should be timed to avoid the bird 
nesting season (March to August), and hedgehog hibernation period which runs 
from (October to April).  
 
Prior to the start of works on site the contractor should receive a ‘toolbox’ talk to 
describe the ecological features and species present, their legal protection and 
responsibilities towards them and what to do if wildlife is encountered.  
 
Reason: To comply with Policy 7.19 Biodiversity and access to nature 
conservation in the London Plan (2016), WFLP Core Strategy Policy CS5, and 
WFLP Development Management Policy DM35. 
 

22.The recommendations made in the ecological appraisal hereby approved shall 

be strictly adhered to, including the overseeing of site clearance works and 

construction phase by a suitably qualified ecologist.  

 

REASON: In the interest of biodiversity and local amenity, in accordance with 

policy CS5 of the Waltham Forest Local Plan – Core Strategy (2012) and Policy 
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DM35 of the Waltham Forest Local Plan – Development Management Policies 

(2013). 

 
Landscaping and Trees  

23. Prior to construction to roof slab of the relevant phase of the development, a 

scheme of hard and soft landscape works shall be submitted to and approved in 

writing by the Local Planning Authority. Soft landscape works shall include: 

planting plans, and schedules of plants, noting species, plant sizes and 

proposed numbers/densities within a planting schedule, also the method of 

planting including soil composition, tying and staking, a maintenance care 

regime including mulching and watering and the replacement of any species that 

die within 5 years of planting. Details of hard and permeable landscaping works 

including street furniture shall also be submitted within the landscaping strategy. 

The development shall be implemented in accordance with the approved details 

and retained as such for the lifetime of the development.  

REASON: To ensure a satisfactory appearance and in the interest of local 

amenity and biodiversity in accordance with Policies CS15 of the Waltham 

Forest Local Plan Core Strategy (2012), and Policies DM23, DM32, DM35 of the 

Waltham Forest Local Plan Development Management Policies (2013).  

24. All planting, seeding or turfing comprised in the approved details of landscaping 

shall be carried out not later than the first planting and seeding seasons prior to 

the completion. Any new trees or shrubs which, within a period of 5 years from 

the completion of the development, die, are removed, or become seriously 

damaged or diseased, shall be replaced in the next planting season, with others 

of a similar size and species, unless the Local Planning Authority agrees any 

variation in writing.  

REASON: To ensure a satisfactory appearance and in the interest of local 

amenity and biodiversity in accordance with Policies CS15 of the Waltham 

Forest Local Plan Core Strategy (2012), and Policies DM23, DM32, DM35 of the 

Waltham Forest Local Plan Development Management Policies (2013).  

25. All trees shall be planted in accordance with the details and times stated in the 

specification in accordance with British Standard BS4043 - Transplanting Root-

balled Trees and BS4428 - Code of Practice for General. 

REASON: In the interest of biodiversity and local amenity, in accordance with 

policy CS5 of the Waltham Forest Local Plan – Core Strategy (2012) and Policy 

DM35 of the Waltham Forest Local Plan – Development Management Policies 

(2013). 

 

Carbon reduction 

26.  Prior to the occupation of pad B of the development hereby permitted, a report 

demonstrating how the scheme reduces the carbon dioxide emissions of the 

development by at least 35% compared to the 2013 Building Regulations shall 

be submitted to, and approved in writing by, the Local Planning Authority. The 

report shall reference the measures set out in the Energy Statement 
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accompanying the planning application, but shall explain what measures have 

been implemented in the construction of the development. The development and 

energy efficiency measures shall thereafter be retained. 

 

Reason: In the interests of the sustainability and energy efficiency of the 
development and to meet the requirements of policy 5.2 of the London Plan 
(2015) and Waltham Forest Policy DM10. 

 
Air Source Heat Pumps 

27. The energy efficiency measures/features and renewable energy 
technologies [solar PV and Air Source Heat Pumps], which shall provide for 
no less than 35% on-site CO2 reduction as detailed within the final 
approved Energy Strategy, shall be installed and operational prior to the 
first occupation of Pad B. 

 
Details of the air source heat pump technologies shall be submitted to and 
approved in writing by the Local Planning Authority prior to practical 
completion of the development. The details shall include:  

 
a) The resulting scheme, together with any flue/stack details, 

machinery/apparatus location, specification and operational details;  
 
b) A management plan and maintenance strategy/schedule for the 

operation of the technologies; 
 
c) A servicing plan including times, location, frequency, method (and any 

other details the Local Planning Authority deems necessary); 
 
d) A monitoring plan, indicating how the performance of the heat pump 

system post-construction shall be compared to the predicted 
performance at planning stage, and identifying potential remedial 
actions, in the event that a significant performance gap is observed 

 
The energy efficiency measures/features and renewable energy 
technology(s) shall be provided/carried out strictly in accordance with the 
details so approved and shall be maintained for the lifetime of the 
development. 
 
Reason: In the interests of the sustainability and energy efficiency of the 
development and to meet the requirements of policy 5.2 of the London Plan 
(2015) and Waltham Forest Policy DM10. 

 

Connection Ready 

28. Prior to the commencement of groundworks (notwithstanding demolition, site 
clearance and site investigations works) for development hereby approved, a 
strategy setting out how the development will connect to an existing or future 
Energy Centre District Heating System, including details of the plant and 
equipment to be installed in the energy / plant room and protected / safeguarded 
pipework routes throughout the application site, shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall be 
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implemented in accordance with the details as approved and retained for the 
lifetime of the development.  

REASON:  To ensure that the development is sustainable and complies with the 
requirements of Policies 5.2 and 5.6 of the London Plan (2016). 

 

BREEAM 

29. The commercial floor space hereby permitted shall be constructed to achieve 

not less than BREEAM ‘Very-Good, in accordance with the submitted Energy 

Report (or the equivalent standard in such measure of sustainability for non-

residential building design which may replace that scheme).  Within 6 months of 

completion formal certification shall be issued confirming that not less than ‘Very 

Good’ has been achieved for each phase and this certification has been 

submitted to, and approved in writing by, the Local Planning Authority. 

 

REASON: To ensure the development is sustainable and to comply with policies 

CS4 of the Waltham Forest Local Plan - Core Strategy (2012), Policies DM10, 

DM11 and DM24 of the Waltham Forest Local Plan – Development 

Management Policies (2013), Policy 7.14 of the London Plan and the London 

Plan Supplementary Planning Document Sustainable Design and Construction 

(2014). 

 

Surface Water Drainage 

30. Prior to the commencement of development, notwithstanding site clearance 
works, an updated Drainage Strategy detailing any on- and / or off-site drainage 
works, including:  

a) infiltration testing must be carried out in accordance with BRE digest 365 and/or 
Falling Head Permeability Testing in accordance with BS 5930:2015 to confirm 
(or otherwise) the suitability of the site for the use of infiltration (particularly 
permeable paving) as a SuDS drainage element.  

b) detailed source control and attenuation design 
c) calculated discharge rate  
d) details of the proposed outfall mechanism to be used or if reuse of the existing 

outfall is proposed  
e) a condition survey report and CCTV survey of the existing outfall confirming the 

outfalls suitability  
f) demonstrate what measures will be undertaken to minimise groundwater 

discharges into the public sewer 
 
shall be submitted to and approved in writing by the Local Planning Authority. 
The development shall be implemented in accordance with the details as 
approved and retained for the lifetime of the development.  
 
Reason: To prevent the increased risk of flooding, both on- and off-site ensure 
that adequate drainage facilities are provided in accordance with policies CS4 
and CS15 of the Waltham Forest Local Plan - WFLP Core Strategy (2012) 
and Policy DM34 of the Waltham Forest Local Plan – Development 
Management Policies (2013). 
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31. No discharge of foul or surface water from the site shall be accepted into the 
public system until; 
1. evidence that Thames Water have agreed the discharge consent has been 

provided.  
2. Evidence that the final rate of discharge has been agreed in writing by the 

Environment Agency  
 

has been submitted to and approved in writing by the Local Planning Authority 
The development shall be carried out in accordance with the approved details 
and thereafter retained as such for the lifetime of the development. 
 
REASON: In the interests of protecting pollution of groundwater in accordance 

with Policies CS4 and CS13 of the Waltham Forest Local Plan Core Strategy 

(2012) and Policies DM23, DM24 and DM34 of the Waltham Forest Local Plan 

Development Management Policies (2013). 

 
32. Prior to the commencement of groundworks, notwithstanding demolition, site 

clearance and site investigations works, for development hereby approved, a 

full maintenance schedule for all the drainage and SuDS features proposed 

within the design shall be submitted to an approved in writing by the Local 

Planning Authority.  

REASON: In the interests of future health of occupiers of the development and 

to protect pollution of groundwater in accordance with Policies CS4 and CS13 of 

the Waltham Forest Local Plan Core Strategy (2012) and Policies DM23, DM24 

and DM34 of the Waltham Forest Local Plan Development Management Policies 

(2013). 

 
 
Piling 

33. No piling shall take place until a piling method statement (detailing the depth and 

type of piling to be undertaken and the methodology by which such piling will be 

carried out, including measures to prevent and minimise the potential for 

damage to sub-surface water infrastructure and the programme of the works) 

has been submitted to and approved in writing by the Local Planning Authority 

in consultation with Thames Water. Any piling must be undertaken in 

accordance with the terms of the approved piling method statement.  

REASON: In the interests of future health of occupiers of the development and 

to protect pollution of groundwater in accordance with policies CS4 and CS13 

of the Waltham Forest Local Plan - Core Strategy (2012) and policies DM23, 

DM24 and DM34 of the Waltham Forest Local Plan Development Management 

Policies (2013). 

 

External Lighting 

34. Prior to the commencement of the relevant phase, notwithstanding site 

investigation and clearance works, demolition and construction to slab level, 

details of any form of external illumination and / or external lighting on the 
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building and around the site including any street lighting shall be submitted to 

and approved in writing by the Local Planning Authority. The approved details 

shall be fully implemented prior to the first occupation of Pad B hereby permitted 

and retained as such for the lifetime of the development.  

REASON: In the interest of health and to protect the living conditions of existing 

and future residents in the locality in accordance with Policy CS13 of the 

Waltham Forest Local Plan Core Strategy (2012). 

Safety and Security 

35. Within six months of completion of the development hereby approved, evidence 

that the scheme has achieved a Certificate of Compliance to the relevant Secure 

by Design Guide(s) or alternatively achieve Crime Prevention Standards, shall 

be submitted to and approved in writing by the Local Planning Authority in 

consultation with the Metropolitan Police.  The development shall be carried out 

in accordance with the approved details and thereafter shall be fully retained 

and maintained as such for the lifetime of the development. 

REASON: In the interest of health and to protect the living conditions of existing 

and future residents in the locality in accordance with Policy CS13 of the 

Waltham Forest Local Plan Core Strategy (2012).  

 
36. Prior to commencement of development (other than demolition, site clearance 

and preparation, ground works and development below DPC level) a Fire Safety 
Statement shall be submitted to and approved in writing by the Local Planning 
Authority.  The statement should detail how the development proposal will 
function in terms of: 

 the building’s construction: methods, products and materials used 

 the means of escape for all building users: stair cores, escape for 
building users who are disabled or require level access, and the 
associated management plan approach 

 access for fire service personnel and equipment: how this will be 
achieved in an evacuation situation, water supplies, provision and 
positioning of equipment, firefighting lifts, stairs and lobbies, any fire 
suppression and smoke ventilation systems proposed, and the ongoing 
maintenance and monitoring of these 

 how provision will be made within the site to enable fire appliances to 
gain access to the building. 

The development shall be implemented in accordance with the approved details 
and retained as such for the lifetime of the development.  

REASON: In order to protect the living conditions and safety and security of the 
occupants in line with London Plan Policy 7.13 (2016). 

37. Prior to commencement of development, notwithstanding demolition, site 
clearance and preparation, ground works, an updated Fire Statement shall be 
submitted to and approved in writing by the Local Planning Authority.  The 
statement should detail how the development proposal will function in terms of: 

1. the building’s construction: methods, products and materials used 
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2. the means of escape for all building users: stair cores, escape for building 
users who are disabled or require level access, and the associated 
management plan approach 

3. access for fire service personnel and equipment: how this will be achieved in 
an evacuation situation, water supplies, provision and positioning of 
equipment, firefighting lifts, stairs and lobbies, any fire suppression and smoke 
ventilation systems proposed, and the ongoing maintenance and monitoring of 
these 

how provision will be made within the site to enable fire appliances to gain 
access to the building. The development shall be implemented in accordance 
with the approved details and retained as such for the lifetime of the 
development.  

REASON: In order to protect the living conditions and safety and security of the 
occupants in line with London Plan Policy 7.13 (2016). 

 

 

Informatives 

1. To assist applicants the Local Planning Authority has produced policies and 
written guidance, all of which is available on the Council’s website and which 
offers a pre planning application advice service. The scheme was submitted in 
accordance with guidance following pre-application discussions and the decision 
was delivered in a timely manner. 

2. Advertisement consent is required for any new signage proposed for the 
development. 

3. The applicant must seek the advice of the Metropolitan Police Service Designing Out 
Crime Officers (DOCOs). The services of MPS DOCOs are available free of charge 
and can be contacted via docomailbox.ne@met.police.uk or 0208 217 3813. 

4. Written schemes of investigation will need to be prepared and implemented by a 
suitably qualified professionally accredited archaeological practice in accordance 
with Historic England’s Guidelines for Archaeological Projects in Greater London. 
This condition is exempt from deemed discharge under schedule 6 of The Town 
and Country Planning (Development Management Procedure) (England) Order 
2015. 

 
5. The submitted Construction Environmental Management Plan shall include 

details of:  

 Site hoarding  

 Wheel washing  

 Dust suppression methods and kit to be used  

 Bonfire policy  

 Confirmation that all Non Road Mobile Machinery (NRMM) comply with the 

Non Road Mobile Machinery (Emission of Gaseous and Particulate 

Pollutants) Regulations 1999  

 Confirmation if a mobile crusher will be used on site and if so, a copy of the 

permit and indented dates of operation  
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 Site plan identifying location of site entrance, exit, wheel washing, hoarding, 

dust suppression, location of water supplies and location of nearest 

neighbouring receptors  

 Copy of an asbestos survey 

 Unexploded ordnance survey 

6. For information on the NRMM Low Emission Zone requirements and to register 
NRMM, please visit “http://nrmm.london/”. 

 
7. The AQDMP can form part of the Construction Environmental Management Plan 

(CEMP).The AQDMP shall include the following for each relevant phase of work 
(demolition, earthworks, construction and trackout): 

 A summary of work to be carried out;  

 Proposed haul routes, location of site equipment including supply of water for 
damping down, source of water, drainage and enclosed areas to prevent 
contaminated water leaving the site;  

 Inventory and timetable of all dust and NOx air pollutant generating activities;  

 List of all dust and emission control methods to be employed and how they 
relate to the Air Quality (Dust) Risk Assessment;  

 Details of any fuel stored on-site;  

 Details of a trained and responsible person on-site for air quality (with 
knowledge of pollution monitoring and control methods, and vehicle 
emissions);  

 Summary of monitoring protocols and agreed procedure of notification to the 
local authority; and  

 A log book for action taken in response to incidents or dust-causing episodes 
and the mitigation measure taken to remedy any harm caused, and measures 
employed to prevent a similar incident reoccurring. 

 
Developments assessed to be medium risk or greater for any of the steps required 
in an Air Quality and Dust Risk Assessment (AQDRA) regular or continuous dust 
monitoring should be carried out on site. Baseline monitoring should commence 
before the commencement of works and continue throughout all construction 
phases. Details of the equipment to be used, its positioning, additional mitigation 
to be employed during high pollution episodes and a proposed alert system should 
be submitted to the Council for approval.  

 
No demolition or development shall commence until all necessary pre-
commencement measures described in the AQDMP have been put in place and 
set out on site. The demolition and development shall thereafter be carried out 
and monitored in accordance with the details and measures approved in the 
AQDMP. The IAQM “Guidance on Air Quality Monitoring in the Vicinity of 
Demolition and Construction Sites” details appropriate monitoring for the scale of 
the site or project. 
 

8. There are public sewers crossing or close to your development. If the applicant 
is planning significant work near our sewers, it's important that they minimize the 
risk of damage. Thames Water will need to check that the development doesn't 
limit repair or maintenance activities, or inhibit the services they provide in any 
other way. The applicant is advised to read our guide working near or diverting 
our pipes. https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes. 
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9. A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a 
permit is deemed illegal and may result in prosecution under the provisions of the 
Water Industry Act 1991. We would expect the developer to demonstrate what 
measures he will undertake to minimise groundwater discharges into the public 
sewer. Permit enquiries should be directed to Thames Water's Risk Management 
Team by telephoning 020 3577 9483 or by emailing 
trade.effluent@thameswater.co.uk . Application forms should be completed on 
line via www.thameswater.co.uk. Please refer to the Wholsesale; Business 
customers; Groundwater discharges section. 
 

 
10. The proposed development is located within 15 metres of Thames Waters 

underground assets and as such, the development could cause the assets to fail if 
appropriate measures are not taken. Please read our guide 'working near our 
assets' to ensure your workings are in line with the necessary processes you need 
to follow if you're considering working above or near our pipes or other 
structures.https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes. Should you 
require further information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 
8am to 5pm) Write to: Thames Water Developer Services, Clearwater Court, 
Vastern Road, Reading, Berkshire RG1 8DB 

 
11. The applicant should ensure that if there is risk of contamination within the 

dewatering that either this contamination is treated and the subsequent discharge 
is permitted, or there is a trade effluent consent provided by Thames Water 
Utilities Ltd for the dewatering to be disposed of into the foul sewer.  

 
12. An environmental permit is required under the Environmental Permitting (England 

and Wales) Regulations 2016 for a range of specified activities. The applicant will 
need to obtain the appropriate permits for ice melt water drainage scheme and the 
necessary dewatering permits for the construction phase. Further information can 
be accessed using the following link: https://www.gov.uk/topic/environmental-
management/environmental-permits 

 
BACKGROUND DOCUMENTS 
 

 Planning Statement Prepared by WSP/ Indigo dated 11th February 2020 

 Planning application forms and ownership certificates, prepared by WSP | 
Indigo;  

 Existing and proposed set of drawings, prepared by FaulknerBrowns;  

 Design and Access Statement (including the Landscape Scheme prepared by 
LDA Design, Crime Prevention/Safer Places Report prepared by Arup and Fire 
Statement prepared by OFR Consultants) prepared by FaulknerBrowns;  

 Landscape masterplan, prepared by LDA Design;  

 Landscape Visual Impact Assessment, prepared by LDA Design;  

 Ecological Appraisal, Biodiversity Impact Assessment, Updated Ecology 
Surveys and Ecology BREEAM Assessment, prepared by LDA Design;  

 Arboricultural Impact Assessment and Arboricultural Method Statement, 
prepared by Patrick Stileman Ltd;  

 Tree Survey Report, prepared by Patrick Stileman Ltd;  

 Transport Statement (including a Parking Management Plan and Servicing and 
Delivery Plan), prepared by Cole Easdon Consultants;  

Page 147

mailto:trade.effluent@thameswater.co.uk
https://protect-eu.mimecast.com/s/ZX-lC6WQAto3w7jc9JiE0?domain=thameswater.co.uk
https://protect-eu.mimecast.com/s/m4ArC83VDfjJ4WDf4s-2m
https://protect-eu.mimecast.com/s/m4ArC83VDfjJ4WDf4s-2m
mailto:developer.services@thameswater.co.uk
https://www.gov.uk/topic/environmental-management/environmental-permits
https://www.gov.uk/topic/environmental-management/environmental-permits


(Item 4.1) 

134 
 

 Travel Plan, prepared by Cole Easdon Consultants;  

 Sustainability Statement (including a BREEAM assessment), prepared by Max 
Fordham;  

 Energy Assessment, prepared by Max Fordham;  

 Socio-Economic Statement, prepared by Volterra;  

 Statement of Community Involvement, prepared by Grayling;  

 Flood Risk Assessment, prepared by Expedition Engineering;  

 Drainage Strategy (including a Foul Sewage and Utilities Assessment), 
prepared by Expedition Engineering;  

 Geo-Environmental Report/Ground Conditions Assessment and Ground 
Conditions Interpretive Report, prepared by Concept;  

 Noise and Vibration Assessment, prepared by Max Fordham;  

 Ventilation and Extraction Statement, prepared by Max Fordham;  

 External Lighting Assessment, prepared by Max Fordham;  

 Air Quality Assessment, prepared by Air Quality Consultants;  

 Archaeology Desktop Report, prepared by Orion Heritage; and  

 Construction and Demolition Method Statement, prepared by Wrenbridge Sport 
Ltd. 

 Fire Statement 
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LONDON BOROUGH OF WALTHAM FOREST 
 

Committee/Date: Planning – 6th October 2020  

Application reference: 183568 

Applicant: London and Quadrant Housing Association 

Location: Land adjacent to 5 Spruce Hills Road, E17 

Proposed development: Deed of Variation to S106 relating to application 

ref.183568 ‘Redevelopment of the site to provide a part 

two, part three storey building and lower ground level to 

comprise of 12 residential units (6 x 1 bed and 6 x 2 

bed) together with associated landscaping’. 

Wards affected: Chapel End 

Appendices: I. Original committee report 

II. Update committee report 

 

 

1 BACKGROUND  

1.1 The Planning Committee resolved to grant planning permission for this 

application on the 5th March 2019.  The scheme involves the redevelopment of 

‘white land’ to provide 12 residential units (6 x 1 bed and 6 x 2 bed), 50% of 

which are affordable. The resolution to grant was subject to the preparation 

and completion of a S106 agreement based on the Heads of Terms agreed by 

members at Planning Committee. The S106 agreement was signed by all 

parties and the planning permission issued.  

1.2 Post Planning Committee, the ownership of the site changed and was 

purchased by L&Q (under the Build London Partnership programme, which is 

aimed at supporting SME registered providers) with Tamil Community 

Housing Association acquiring the completed homes. Discussions have taken 

place with the Council to maximise the level of affordable housing at the site to 

100% and to secure this via a variation to the originally agreed S106 

Agreement. 

1.3 The original and updated committee reports presented to Committee on the 

5th March 2019 (which include the Heads of Terms agreed for the Section 

106), have been included in the appendices to this report.   

2 REASONS REFERRED TO COMMITTEE 

2.1 This planning application is brought back to Planning Committee for 
determination for the following reasons: 
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 Changes are proposed to the Heads of Terms that were agreed in 

principle for the Section 106 on the 5th March 2019 by Planning 

Committee.  

2.2 The scheme, as originally presented to Members and approved in principle 
at the Planning Committee on the 5th March 2019 remains the same, in 
terms of its overall design, form, layout, and use. 

3 HEADS OF TERMS CHANGES FOR SECTION 106  

3.1 The changes to the signed S106 relate to the following; 

 Increase the affordable housing provision from 50% to 100% affordable 
with amendments to the tenure mix 

3.2 The development would provide 100% affordable housing with 4 x Affordable 
Rent and 8 x London Living Rent (Intermediate) units whereas previously it 
provided 1 x Affordable Rent and 5 x Shared Ownership units. The M4(3) unit 
would remain an Affordable Rent unit.  

4 RELEVANT PLANNING HISTORY 

4.1 A) Planning:  

Reference: 183568 

Description: Redevelopment of the site to provide a part two, part three storey 

building and lower ground level to comprise of 12 residential units (6 x 1 bed 

and 6 x 2 bed) together with associated landscaping. 

Permission: Granted subject to s106A (25/03/2019). 

5. CONSULTATION: 

5.1 Internal Consultee: 

Housing Officer: No objections to the alteration to the tenure mix which a 
betterment of the extant agreement in terms of a more policy compliant 
affordable mix of 60% affordable rent and 40% intermediate. 

6 ASSESSMENT 

6.1 All matters relating to the approved development remain the same aside from 
the change to the provision and tenure of affordable housing on offer. The 
assessment will therefore relate to the following: 

A. The provision of Affordable Housing; 

A. The provision of Affordable Housing 

6.2 Policy 3.11 of the London Plan (2016) seeks to maximise affordable housing 
provision to ensure an average of at least 17,000 additional affordable homes 
per year across London.  

6.3 Policy 3.11 also promotes a strong and diverse intermediate housing sector 
and sets out that 60% of affordable housing provision should be for social and 
affordable rent and 40% for intermediate rent or sale. The policy also requires 
local authorities to set an overall target for affordable housing provision as well 
as separate targets for social rented and intermediate housing. The policy sets 
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a standard affordable housing provision threshold of sites with capacity to 
provide 10 or more units. 

6.4 Policy CS2 of the Waltham Forest Local Plan (2012) seeks to maximise the 
number of quality affordable homes in the borough by aiming to provide at 
least 50% affordable housing over the Plan period, with a tenure split of 40% 
intermediate and 60% affordable rented sought as set out in Policy DM3 of the 
Waltham Forest Local Plan Development Management Policies (2013).  

6.5 The proposed amendment to the S106 agreement would result in an uplift to 
the affordable housing provision from 50% to 100%, exceeding the policy 
requirement and is therefore supported.  

6.6 With regards to the tenure, the amendment would provide a more policy 
compliant split than previously agreed providing a 66.6% Intermediate to 
33.3% Affordable rent split.  

 

 

 

 

 

6.7 Whilst the proposed split would not completely accord with the recommended 
tenure split in Policy DM3 it is considered that given the relatively small scale 
of development, together with the uplift of affordable housing provision on offer 
and the betterment of the tenure, that the proposed variation to the S106 is 
considered acceptable in line with Policy DM3 of the Waltham Forest Local 
Plan Development Management Policies (2013),  

B. Planning Obligations 

6.8 Section 106 Agreements are a material consideration in the determination of a 
planning application. The purpose of such an Agreement is to make otherwise 
unacceptable development acceptable and they should only be sought where 
they meet all of the following tests:  

 i) Necessary to make the development acceptable in planning terms;  

 ii) Directly related to the development; and   

 iii) Fairly and reasonably related in scale and kind to the development. 

6.9 All previously agreed heads of terms remain agreed with no alterations aside 
from the affordable housing provision. The amendment to the S106 
regularises the uplift to the affordable housing provision. 

  Affordable Housing Provision:  

 The development would provide 100% affordable housing with a split of 
33.3% affordable rent and 66.6% intermediate rent. 

6.10 Legal Fees: Payment of the Council’s legal fees for the preparation and 
completion of the Legal Agreement. 

7 CONCLUSION: 

Number of 
Bedrooms 

Intermediate 
Rent 

Affordable Rent 

1 Bedroom 4 2 

2 Bedroom 4 2 

Total (as %) 8 (66.6%)  4 (33.3%) 
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7.1 The proposed changes to the affordable housing mix, which would be 
regularised by a Deed of Variation are supported. It is therefore considered 
acceptable. 
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LONDON BOROUGH OF WALTHAM FOREST 
 

Committee/Date: Planning – 5th March 2019  

Application reference: 183568 

Applicant: Clarion Housing 

Location: Land adjacent to 5 Spruce Hills Road, E17 

Proposed development: Redevelopment of the site to provide a part two, part 

three storey building and lower ground level to comprise 

of 12 residential units (6 x 1 bed and 6 x 2 bed) together 

with associated landscaping. 

Wards affected: Chapel End 

Appendices: None 

 

RECOMMENDATION 

1.1 Recommendation to GRANT planning permission under reference 183568 

subject to conditions and completion of Section 106 Agreement with the 

following Heads of Terms: 

Affordable Housing Provision:  

 The development would provide 50% affordable housing with a split of 

16.6% affordable rent and 83.3% shared ownership.  

 The tenure mix would be provided as follows: 

3 x 1 bedroom Residential Units; which shall be no less than 3 x 

Shared Ownership Housing Units  

1 x 2 bedroom Residential Units; which shall be no less than 1 x 

Affordable Rented Units  

2 x 2 bedroom Residential Units; which shall be no less than 2 x 

Shared Ownership Housing Units 

Unit 5 the ground floor wheelchair accessible unit has been allocated to 

affordable rented tenure.  
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Employment and Training Strategy: 

 £16,458 to be put towards employment and training for local residents. 

Calculations are as follows, should they be required:  

Minimum Salary of 1 x 12 months apprenticeship programme (i.e. at London 

Living Wage of £10.55 per hour x minimum working hours of 30 hours per 

week x 52 weeks in a year = £16,458)  

Highways:  

 A financial contribution of £35,000 is required to be used towards 

sustainable transport improvements for the Shernhall Street/Spruce Hill 

Road/Forest Road junction area. 

 A financial contribution of £15,000 is required to be used towards 

delivering a surface water flood mitigation project to alleviate flooding in 

Sturge Avenue and Spruce Hills Road. 

 Car free development – Residents will not be eligible for a parking 

permit for any surrounding CPZ. 

 The applicant is required to enter into a S278 Agreement of the 

Highway Act 1980 for highway works. Highway works will be carried out 

by the Council’s Highways department and funded by the applicant. A 

Highways Plan must be submitted for technical approval. The plan 

should include the following: 

(i) A widened, reconstructed footway to a minimum of 1.8m 

(ii) Reconstruction of the carriageway 

(iii) New crossover and dropped kerbs for the disabled bay 

(iv) Redesign of the road closure to improve the cycle link to   

Forest Road 

(v) Associated lines, signs and traffic management orders 

 

Sustainability: 

 A financial contribution of £15,840 towards Carbon Offset based on the 
current proposed emissions. The applicant is required to pay 50% of 
the calculated Carbon Offsetting Contribution prior to implementation of 
the development.  The remainder of the Carbon Offsetting Contribution 
should be due prior to occupation of the development, with this final 
amount based on the findings of the Approved Carbon Emissions 
Report. 
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Air Quality: 

 A financial contribution of £1,200 (£100 per dwelling) towards 

implementation of the Air Quality Action Plan. 

Legal Fees: Payment of the Council’s legal fees for the preparation and 

completion of the Legal Agreement. 

1.2 That authority to be given to the Head of Development Management and 

Building Control in consultation with the Council’s Legal Services for the 

sealing of the Section 106 Agreement and to agree any minor amendments to 

the conditions or the Section 106 Agreement on the terms set out above.  

1.3 In the event that the Section 106 Agreement is not completed within 12 weeks 

following the date of Planning Committee, the Head of Development 

Management and Building Control is hereby authorised to refuse the 

application. In the absence of this Section 106 Agreement, the proposed 

development would not be able to deliver the residential development on the 

site. The implication of this happening is that the opportunity for securing the 

provision of affordable housing would be lost. Additionally, financial and non-

financial contributions would be lost towards the following: employment and 

training; air quality, sustainability and transport related matters which must be 

secured by the Section 106 Agreement.   

2 REASONS REFERRED TO COMMITTEE 

2.1 Members of the Council have requested the application to be considered at 

Planning Committee due to concerns raised by residents. The application has 

been called in by Councillor Paul Douglas and Councillor Louise Mitchell.  

2.2 There is significant public interest in the application. 

3 SITE AND SURROUNDINGS: 

3.1 The application site is situated towards the north-western corner of the 
junction of Forest Road and Spruce Hills Road, covering a plot of land that 
measures 0.1 hectares. The site is currently grassed with an uneven ground 
level, sloping down towards Walthamstow College from the direction of Spruce 
Hills Road. A single-storey bricked structure is positioned on the north eastern 
portion of the site, and does not serve any significant purpose.   

3.2 The site was formerly part of the Walthamstow College campus, being used 
as informal amenity space, sporadically used as seating during the spring and 
summer months. It was not used by the college for the delivery of education 
and was subsequently sold.  

3.3 The northern boundary of the site adjoins the end-terrace property at No.5 
Spruce Hill’s Road, which benefits from a single-storey wraparound extension 
that has been extended up to the boundary of the site, and a rear dormer roof 
extension. The boundary is separated by virtue of a close boarded timber 
fence and significant foliage which has grown over time. Furthermore a 
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rendered boundary wall at No.5 Spruce Hills Road carries beyond the depth of 
the existing dwellinghouse spanning at a height of 2m. 

3.4 Beyond this boundary lie the terrace properties that form either side of Spruce 
Hill’s Road. The two-storey, Victorian era properties are generally 
characterised by their shallow double bay frontages and inset porches, albeit 
this feature has been eroded on the street somewhat by virtue of front porch 
extensions together with a number of dormer roof extensions with modern 
finishes.  

3.5 To the east of the site forms Spruce Hills Road where the turning head faces 
the application plot. Black metal railing is established on the border of the site 
preventing access from Spruce Hill’s road to the site. The turning head has 
been the subject of anti-social behaviour in recent times.  

3.6 Beyond the site to the east comprises of a two-storey parade of commercial 
units which lack any real sense of architectural quality or character.  

3.7 On the southern boundary the site faces onto Forest Road; where metal railing 
from the eastern elevation carries on to border the site. The boundary is 
further lined with mature trees, albeit none of the trees are considered to be 
Category A trees, generally considered to be of poor condition aside from two 
Category B trees.  

3.8 The site is currently not sectioned off from the southern boundary, and can be 
accessed via the Walthamstow College campus. The boundary immediately 
adjoins the car park facility associated with the campus, and beyond this lays 
the Locally Listed Walthamstow College, with the Waltham Forest Council 
buildings positioned beyond the college campus, which include the nationally 
Grade II Listed Walthamstow Town Hall and Assembly Hall. 

3.9 The Walthamstow College building is a neo-Georgian bricked, classical style 
building, with its grand architectural frontage dominating the site’s Forest Road 
street context. The building is built up to 4-5 storeys, and is set significantly 
back and below from the Forest Road boundary. The frontage is somewhat 
screened coming up Forest Road from east to west by virtue of the 
established tree line and black metal painted railings.  

3.10 Across Forest Road, opposite the site lays the Grade II listed Thorpe Coombe 
Hospital building. The site benefits from planning permission for the 
redevelopment of the land, with the construction of six blocks up to five 
storeys in height, with the existing building to be in use as residential 
development in the form of flats.  Works have begun for the construction of the 
health care facility adjacent to the listed buildings however the construction of 
the residential blocks and conversion of the listed building has not yet been 
implemented.  

3.11 The wider context of Forest Road provides buildings of a mix of uses, forms 
and designs which reflects its location as a significant arterial route. To the 
south east of Forest Road are the five storeys twentieth century Danson 
House office building together with the recently refurbished and extended 
YMCA complex which rises to nine storeys in height whilst towards the north 
east of Forest Road includes the four storey timber and brick cladded outreach 
hostel and the twelve storey residential tower of St David’s Court. 
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3.12 The site is located within a Flood Zone 1 however is not sited within a 
Conservation Area, is not designated and is not subject to an Article 4 
direction. 

4. PROPOSAL: 

4.1 The submitted planning application proposes the construction of a part-three, 
part-four storey building together with a lower level, which would consist of 12 
residential units together with soft and hard landscaping, and the provision of 
one disabled parking bay.  

4.2 The proposed accommodation would provide the following mix of units:  

4.3  

 

 

 

 

      
 

 

 

 

 

4.4 The development would provide 50% affordable housing with a split of 16.6% 
affordable rent and 83.3% shared ownership and provide a wheelchair 
adaptable unit.  

4.5 The proposed scheme would comprise a part-three, part-four storey building, 
albeit as the proposal is being developed on land with a significantly lower 
ground level than the neighbouring properties on Spruce Hill’s Road, the 
proposal would stand at a maximum three-storey relative to neighbouring sites 
and the Forest Road and Spruce Hill Road frontages. 

Figure 1 – Proposed Block Plan 

 

 

 

 

 

 

 

 

 

Unit Type Unit 
Number 

Unit 
Percenta
ge 

1-bed/2-person 6 50% 

2-bed/3-person 1 8.3% 

2-bed/4-person 5 41.6% 

Total 12 100% 

Number of 
Bedrooms 

Private Social, Affordable, or 
Intermediate rent 

Affordable Home 
Ownership 

1 Bedroom 3 0 3 

2 Bedroom 3 1 2 

Total 6 1 5 
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Figure 2 – Proposed CGI  

 

4.6 The proposed development would front Spruce Hills Road, and entry to the 
building would be via this frontage. The proposal would respect the 
established building line of the terrace dwellinghouses on Spruce Hills Road, 
sitting in line.   

4.7 The proposed building is setback from the various boundaries including; 

- A minimum 0.6m setback from the northern boundary 

- A minimum 1.8m setback from the southern boundary 

- A maximum 5.5m setback from the western boundary 

4.8 The proposal would incorporate a stepped height, standing at two-storey level 
on the northern boundary towards No.5 Spruce Hills Road to minimise the 
bulk of the scheme towards the residential properties. This stepped down 
portion would be designed with a flat roof that would stand 2.65m below the 
ridge height of No.5 Spruce Hills Road. A green roof would be formed on the 
flat roof of the two-storey element.  

4.9 The proposed upper floor would be setback a minimum of 4.8m from the 
northern boundary and No.5 Spruce Hills Road, and set 2.2m and 2.15m from 
the southern and western boundaries respectively, albeit portions of these 
spaces would be used as terraces to provide private amenity spaces for the 
upper floor units.   

4.10 The proposed building would be built of a single-tone light shade brick 
element, which would partially be built up to the roof line of the Spruce Hills 
Road elevation. The upper floor would be built with a vertical zinc cladding 
finish with a Brise Soleil canopy. The proposed balconies would be screened 
with an Anodised Fret cut metal whilst the fenestration treatment would be 
designed with a PPC aluminium finish. Fixtures and fittings have been 
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discreetly designed and do not appear on the Spruce Hills Road and Forest 
Road elevations.  

4.11 The proposal would incorporate 95sqm of communal amenity space, whilst 
each residential unit would be afforded its own private amenity space either in 
the form of balconies or a portion of garden space at ground floor level. 

4.12 The boundary treatment of the site would result in the refurbishment of the 
existing metal railing on the Forest Road elevation and additional like for like 
metal railings on the return of Forest Road and Spruce Hills Road. 1.8m high 
timber close boarding fencing with 0.3m high trellis’s would separate the site 
and the land with the college on the western boundary, whilst 1.8m high timber 
close boarding would be positioned on the border with No.5 Spruce Hills Road 
on the northern boundary.  

4.13 The soft landscaping treatment would result in a number of the existing trees 
to be retained on the Forest Road frontage, together with the addition of tree 
planting, groundcover planting, climber planting and hedge planting, with the 
floor of the communal area completely soft landscaped.  

4.14 Cycle storage and refuse storage would be integrated within the building. The 
internal cycle store would provide access direct off the entrance lobby, and 
accommodate up to 20 bikes.  

4.15 The proposal would incorporate one disabled parking space sited in close 
proximity to the entrance of the site, and is otherwise considered a car free 
development.  

4.16 The proposal has been amended during the application stage which have 
included the following amendments; 

 Materials - amendments resulting in the proposed use of a single-tone 
brick together with a zinc cladding upper floor; and 

 Detailing – Brick coping, parapet detailing at eaves level, and improved 
elevational treatment in the form of introducing brick patterning  

 Landscaping involving the provision of a larger communal garden 
space and the introduction of more defensible planting; and 

 The inclusion of a green roof for the two-storey element; and 

 Minor amendments regarding the internal layout of the cycle storage  

 

5. RELEVANT SITE HISTORY: 

5.1 A) Planning: 

Reference: 163185 

Description: Redevelopment of the site to provide a 4 storey building to 
comprise 15 residential units (5 x 1 bed, 9 x 2 bed and 1 x 3 bed). 

Action: Application withdrawn. 

5.2 B) Enforcement: 

There is no enforcement investigations associated with this site. 
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5.3 C) Adjacent Sites: 

5 Spruce Hills Road: 

Reference: 153473 

Description: Certificate of Lawfulness (Proposed Use) – Hip to Gable side roof 
extension and rear dormer roof extension with three roof lights on the front 
elevation. 

Action: Granted permission 

 

"Thorpe Coombe Hospital", 714 Forest Road, Walthamstow: 

Reference: 2014/1749 

Description: A mixed use redevelopment. Demolition of all existing building on 
the site with the exception of Thorpe Coombe House building. Construction of 
six blocks (ranging from 2 to 5 storey) to form 91 residential units (21 x 1 bed, 
45 x 2 bed, self-contained flats, 16 x 3 bed houses and 9 x 4 bed homes) 17 of 
which to be provided within the conversion of Thorpe Coombe House, new 
health centre (use class D1) including formation of three access points, 
parking, open space and landscaping. 

Action: Granted permission 

 

5.4 D) Pre Application: 

23/08/15 – Pre application meeting 

13/03/17 – Pre application written response 

Prior to the submission of this planning application, the applicants have been 
involved in a programme of pre-application discussions with officers since 
August 2015. The pre application discussions have resulted in a reduced 
sized scheme in regards to the number of residential units, together with a 
reduction to the height and bulk of the scheme. Figure 1 below illustrates the 
design proposal for the previous application which was subsequently 
withdrawn and resulted in further discussions between the applicants and the 
Council.   
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6. PUBLIC CONSULTATION: 

6.1 The Council sent out 129 consultation letters to local residents surrounding the 
site on the 25th October 2018. 

 No.2 – No.27 Spruce Hills Road 

 No. 658 – No.688 (even) Forest Road 

 Nos. 707, 712, 714, 798, 813 Forest Road 

 No.799 – No.807 (odd) Forest Road 

 No.658 – 666 (even) Forest Road 
 

6.2 The application was also advertised via four site notices on the 12th November 
2018. A press advert was published on the 12th November 2018.  

6.3 The Council received a total of thirty six letters of objection from the public 
consultation together with an objection from the Spruce Hills Road Residents 
Association. Responses to the objections are outlined within the table below: 

Objection Received LPA Response 

Principle of Development on virgin 
land. Would set a precedent for 
other non-developed parcels of 
land to be built upon 

The application site was previously part of the 

Walthamstow College campus and was 

therefore considered as land ancillary to the 

uses of the Walthamstow College. The site is 

not designated and therefore the proposal can 

be judged upon its own merits.  

Failure to comply with NPPF due 
to lack of early, meaningful 
consultation with the residents. 
Failure to comply with Waltham 
Forest Local Plan policies and 
Supplementary Planning 
documents. 

The NPPF encourages developers/applicants 

to engage with the local community and non-

statutory consultees before submitting 

applications however they are not required to 

by law. Nonetheless, the developer has carried 

out their own publicity and meetings with 

residents for the original scheme. 

The site should be designated as 
green space. 

The site is currently not designated and as 

such the application can be judged on its own 

merits.  

Overdevelopment of site. Small 
plot size not primed for 
development. 

The proposal falls in line with the London Plan 

density guidelines for this urban setting. 

Furthermore, the proposal does not extend full 

scale of the plot, incorporating various 

setbacks. London plan policies seek 

development on underused land, looking to 

Figure 3 – Previous submission indicative CGI 
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optimise housing densities. The proposed 

development would address the housing 

shortage and provide significant benefit to the 

wider area. 

Poor design and out of character 

with the surrounding area. Height 

of the proposal a concern.  

In terms of massing and architectural design, 

officers are of the view that the proposal 

adequately responds to the urban form of the 

street scene, identifying the existing built form 

of the surrounding area and positively 

responds to the wider character. The height of 

the proposal has been significantly reduced 

and does not appear out of place.  

Destruction of local established 

Victorian character, and terraced 

housing. 

The proposed development respects the 

existing Victorian character and takes cues in 

its designs, with regards to its material choice 

and fenestration design. It should be noted 

that the character of an area changes over 

time and that contemporary developments 

where of high design merit should be 

welcomed. 

Harm to the heritage assets. 

Breakage of building line of WF 

College. 

The Council’s specialist Conservation officer 

has raised no objections with regards to the 

potential impact of the development on the 

surrounding heritage assets.  

In regards to the Walthamstow College 

building, its interest primarily lies in its grand 

architectural frontage as viewed from Forest 

Road, with its grand portico entrance a 

significant statement piece of architecture. The 

proposal will restrict some views of the college 

as one moves down Forest Road from east to 

west, but it is not considered this will cause 

any significant harm to how people experience 

the locally listed building or its setting. The 

reduction in height has also helped mitigate 

the impact of the proposed building, compared 

to the previous proposal. 

The impact on Thorpe Coombe will similarly be 

limited, as no key views will be obscured, and 

it is not considered that its setting will be 
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compromised as a result of the proposed 

development. 

Amenity impact due to size and 

orientation of the building. Harm to 

privacy, outlook, and natural light 

levels together with increased 

noise from balconies. 

Due to the orientation of the site, there could 

be some impact to the levels of natural 

sunlight to the rear gardens for the immediate 

neighbouring properties. However, the 

daylight/sunlight study confirms the impact to 

the neighbouring properties is negligible. No.5 

Spruce Hills Road benefits from three flank 

elevation windows that face the application site 

however none appear to serve habitable 

rooms. This will be given further consideration 

in the assessment of the proposal.  

No flank elevation windows are proposed 

facing the neighbouring property at No.5 

Spruce Hills Road, whilst the proposed 

building would maintain a significant 

separation with all other properties, alleviating 

any privacy concerns.  

Conditions will be placed to minimise noise 

impacts arising from balcony use. 

Concerns with regards to the 

position of the refuse facilities and 

how residents would dispose of 

refuse. 

The proposed refuse store would be sited 

within the building away from any neighbouring 

property with adequate facilities for occupiers 

to dispose of refuse. There would be harm to 

neighbouring occupiers in regards to smells or 

outlook due to the refuse storage.  

The proposed building would 

result in a greater sense of 

enclosure for the residents of 

Spruce Hills Road. 

The proposal has been designed to be 

stepped in its design, in regards to its height, 

width and depth, allowing the bulk of the 

proposal to be broken up, minimising the 

impact of the size of the development. The 

proposal incorporates a two-storey element 

which sits closest to the adjoining property on 

Spruce Hills Road, standing lesser than the 

ridge height of the property, before being 

setback on the upper floor. It is considered by 

reason of its design, that there would no 

appreciable enclosure harm arising from the 

proposal. 
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Loss of green vista view of college 

grounds and more open green 

space. 

Whilst it is acknowledged there would be a 

loss of the vista view of the green verge, it 

should be noted that the proposed landscaping 

retains many of the existing trees. 

Furthermore, the current view of the green 

space is towards the car park, a view that is 

not necessarily desirable to retain. 

Channel of land between No.5 

Spruce Hills Road and proposed 

building will be unmaintained and 

filled with litter. 

The proposal would be conditioned by a 

management plan which could ensure this 

area is suitably maintained.  

Public art feature sited on the 

Forest Road flank elevation will be 

obscured from view. 

The view of the public art feature coming up 

from Forest Road towards the site is already 

obscured by virtue of the mature trees and 

highway apparatus (lampposts etc.). 

Nonetheless, by virtue of its position, the 

proposed development would not be 

considered to obstruct views to the art feature.  

Area is already experiencing anti-

social behaviour and the proposal 

would result in an increased level. 

Increased concerns with safety 

and security of the area 

Discussions with the Designing Out Crime 

officer indicate that the ASB in this area would 

likely be deterred by virtue of the development. 

Furthermore, security cameras and lighting 

can be conditioned to minimise any security 

risk/ASB. 

Destruction of established trees The Council’s Tree Preservation and Nature 

Conservation officer has raised no concerns to 

the proposed landscaping scheme, and 

accepts the loss of the two trees given the 

replacement trees that are proposed would 

support biodiversity and are of an acceptable 

size and species.  

Impact on parking in the local area A planning obligation has been imposed 

preventing future residents of the proposed 

site from obtaining a parking permit within any 

of the surrounding Controlled Parking Zones 

(CPZs). 

Privatisation of turning point at the 

end of the road could result in 

access issues with the turning 

point potentially blocked creating 

The turning point has been retained and 

nonetheless falls outside the boundary of the 

application site red line boundary. 

Improvements are proposed to be secured as 
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concern for emergency vehicles. part of the agreed highway works. The 

Council’s Building Control department have 

confirmed the turning head space is 

considered acceptable for emergency vehicles 

to turn. 

Impact on drainage – old Victorian 

drainage system, with the loss of 

green verge, greater pressure put 

on neighbouring drainage 

systems. Possible flooding risk. 

No objections were raised from Thames Water 

or the Council’s Highway department with 

regards to the drainage or flood risk. 

A S106 contribution would be provided 

towards delivering a surface water flood 

mitigation project to alleviate flooding in Sturge 

Avenue and Spruce Hills Road.  

A SuDS condition will be attached to any 

decision granting permission to ensure 

drainage systems are acceptable in 

accordance with recommendations.  

Narrow road – how construction 

vehicles will visit the site without 

disruption is of concern. 

Any permission granting approval will be 

suitably conditioned for to provide a 

Construction Logistics Plan, which would 

ensure construction works and routes are in 

accordance with the recommendations of the 

Council’s Highway’s Department. 

Insufficient impact studies carried 

out to assess the harm of the 

proposal 

The Council is satisfied with the information 

provided and that the development sufficiently 

accords with adopted planning policy. 

Disruption during the construction 

process and impact of the 

proposal onto local residents 

A Construction Logistics Plan would be 

required by condition to ensure minimum 

disruption to the amenity of the neighbouring 

properties during the construction phase of the 

development. 

Concern about the position of the 

balconies facing Forest Road 

where there are air quality 

concerns.  

No objections have been raised from the 

Council’s Air quality officer.  

Air quality concern of local area – 

new development construction 

would harm the air quality levels. 

A financial contribution of £1,200 will be 

required via the S106 agreement towards 

implementation of the Air Quality Action Plan 

to offset the impact of the development.  
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Building of flats would break the 

community cohesion. 

This is not a material planning consideration. 

Increased pressures on local 

services and utility services. 

Permission would be subject to S106 

agreements and Community Infrastructure 

Levy’s which would allow investment back into 

the community and services.  

The local residents should not be 

made to suffer due to the financial 

mismanagement by the former 

principle of the College which 

resulted in the land being sold to 

raise funds. Lack of consultation 

with residents prior to this. 

This is not a material planning consideration. 

Reputation of housing provider 

known for substandard build 

quality and maintenance. 

This is not a material planning consideration. 

Clarion Housing has suggested in 

public consultation that the 

principle of development on this 

land has already been agreed with 

the Council. 

Pre application advice has been provided on a 

range of planning related matters including the 

principle of the development. 

The site does not provide any 

social housing and would be only 

housing for profit. 

The proposed would provide 50% affordable 

housing in line with Council policy and is 

considered acceptable.  

 

6.4 The following internal consultees were consulted. 

Consultees Response 

Housing Department No objections to the proposal.  

Occupational Therapist  No objection to the proposal subject to 

minor amendments. The amendments have 

been carried out in line with the comments 

received.  

Education and Training No objection to the proposal. 

Highways Development  No objections to the proposal subject to 

conditions and minor amendments to the 

scheme. This included amendments to the 

design of the internal cycle storage, and 

adjusting of the disabled parking bay. The 
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amendments have been carried out in line 

with the comments received. 

Transport Policy No objections to the proposal subject to 
conditions and minor amendments to the 
scheme. The amendments have been 
carried out in line with the comments 
received 

Waste Strategy No objection to the proposal. 

Environmental Health No objection to the proposal subject to 

contaminated land condition and air quality 

conditions. 

Sustainability and Energy Efficiency No objection to the proposal subject to 

conditions relating to carbon emissions, 

water, and energy aspects.  

Conservation Officer No objection to the proposal.  

Urban Design No objection to the proposal. 

Tree Conservation and Nature 
Preservation  

No objection to the proposal subject to 

conditions ensuring the management and 

protection of existing and proposed trees. 

 

 

6.5 The following external consultees were consulted: 

External Consultees Comments 

Design out Crime Officer No objection subject to planning conditions 
in relation to Secure by Design. 

Thames Water No objection to the proposal. 

 

7 DEVELOPMENT PLANNING POLICIES 

7.1 The policies considered relevant to this application are as follows: 

National Planning Policy Framework (2018) 

7.2 The National Planning Policy Framework sets out the Government's planning 
policies for England and how these are expected to be applied.  It is a material 
consideration in planning decisions.  It contains a presumption in favour of 
sustainable development, described as at the heart of the framework. 

7.3 For decision-taking the NPPF states that the presumption means "approving 
development proposals that accord with an up-to-date development plan 
without delay" and where there are no relevant development plan policies, or 
the policies which are most important for determining the application are out of 
date, granting permission unless “…any adverse impacts would significantly 
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and demonstrably outweigh the benefits, when assessed against the policies 
in this Framework taken as a whole".  

7.4 The NPPF gives a centrality to design policies; homes should be locally led, 
well-designed, and of a consistent and high quality standard. Local planning 
authorities (LPAs) are to make sure that the quality of approved developments 
does not materially diminish ‘between permission and completion, as a result 
of changes being made to the permitted schemes’ 

7.5 The specific policy areas of the NPPF considered to be most relevant to the 
assessment of this application are as follows: 

 Delivering a sufficient supply of homes 

 Promoting healthy and safe communities 

 Promoting sustainable transport 

 Achieve well-designed places 

 Delivering a wide choice of high quality homes 

 Meeting the challenge of climate change, flooding and coastal change 

 Making effective use of land        

 Building a strong, competitive economy 

 Conserving and enhancing the historic environment 

 

The London Plan (2016) 

7.6 The London Plan (2016) is the overall strategic plan for London, and it sets out 
a fully integrated economic, environmental, transport and social framework for 
the development of the capital to 2031. The London Plan was formally 
amended in 2016 incorporating alterations, since initial adoption in 2011. 

7.7 The policies relevant to this application are: 

 3.1 Ensuring Equal Life Chances for All 

 3.3 Increasing Housing Supply 

 3.4 Optimising Housing Potential   

 3.5 Quality and Design of Housing Developments 

 3.8 Housing Choice 

 3.10 Definition of Affordable Housing 

 3.11 Affordable Housing Targets 

 3.13 Affordable Housing Thresholds 

 5.1 Climate Change Mitigation 

 5.2 Minimising Carbon Dioxide Emissions  

 5.3 Sustainable Design and Construction 

 5.7 Renewable Energy 

 5.13 Sustainable Drainage 

 5.14 Water Quality and Wastewater Infrastructure 

 5.15 Water Use and Supplies 

 5.21 Contaminated Land 

 6.3 Assessing Effects of Development on Transport Capacity  

 6.9 Cycling 

 7.2 An Inclusive Environment 

 7.3 Designing Out Crime 
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 7.4 Local Character 

 7.6 Architecture 

 7.14 Improving Air Quality 

 7.15 Reducing and Managing Noise 

 8.2 Planning Obligations 

 8.3 Community Infrastructure Levy 
 
 

7.8    The Draft London Plan 2018 
 

The Draft New London Plan showing Minor Suggested Changes 2018 was 
published in August 2018. However, until this document is formally adopted, it 
does not carry as much weight as the adopted London Plan (2016) in terms of 
assessing the current application. It should also be noted the general principles 
further reinforce the provisions of the London Plan (2016), and the changes 
proposed are considered to raise only minor policy considerations pertinent to 
the assessment of the proposal under consideration 
 

7.9 The relevant policies within the Draft New London plan showing minor 
suggested changes (2018) are: 

 
 Policy GG1 Building strong and inclusive communities 
 Policy GG2 Making the best use of land 
 Policy GG4 Delivering the homes Londoners need 
 Policy D1 London’s form and characteristics 
 Policy D2 Delivering good design 
 Policy D3 Inclusive Design 
 Policy D4 Housing quality and standards 
 Policy D5 Accessible housing 

Policy D6 Optimising density 
Policy D11 Fire safety 
Policy H1 Increasing housing supply 
Policy H2 Small sites and small housing developments 
Policy H3 Monitoring housing targets 
Policy H5 Delivering affordable housing 
Policy H7 Affordable housing tenure 
Policy H8 Monitoring of affordable housing 
Policy H12 Housing size mix 
Policy H13 Build to Rent 
Policy HC1 Heritage conservation and growth 
Policy SI1 Improving air quality 
Policy SI2 Minimising greenhouse gas emissions 
Policy SI4 Managing heat risk 
Policy SI12 Flood risk management 
Policy SI13 Sustainable drainage 
Policy T5 Cycling 
Policy T6 Car parking 
Policy DF1 Delivery of the Plan and Planning Obligations 
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Waltham Forest Local Plan Core Strategy (2012)    

7.10 The Waltham Forest Local Plan Core Strategy (2012) was adopted on 1st 
March 2012. The Core Strategy contains 16 policies designed to deliver the 
Council’s vision for the physical, economic, environmental and social 
development of the Borough. These policies will be used to direct and manage 
development and regeneration activity up to 2026. 

 CS1: Location and Management of Growth 

 CS2: Improving Housing Quality and Choice 

 CS3: Providing Infrastructure 

 CS4: Minimising and Adapting to Climate Change 

 CS5: Enhancing Green Infrastructure and Biodiversity 

 CS6: Promoting Sustainable Waste Management and Recycling 

 CS7: Developing Sustainable Transport 

 CS13: Promoting Health and Well Being 

 CS15: Well Designed Buildings, Places and Spaces 

 CS16: Making Waltham Forest Safer 
 

Waltham Forest Local Plan Development Management Policies (2013) 

7.11 The Local Plan Development Management Policies Document was adopted in 
November 2013. This sets out the borough-wide policies that implement the 
Core Strategy and delivering the long term spatial vision and strategic place 
shaping objectives.  There is an emphasis on collaboration and a positive 
proactive approach to reaching a balance agreement that solves problems 
rather than a compromise that fails to meet objectives.  The following policies 
are relevant in this case: 

 DM1 Sustainable Development and Mixed Use Development 

 DM2 Meeting Housing Targets 

 DM3 Affordable Housing Provision 

 DM5 Housing Mix 

 DM7 External Amenity and Internal Space Standards 

 DM10 Resource Efficiency and High Environmental Standards 

 DM11 Decentralised and Renewable Energy 

 DM13 Co-ordinating Land Use and Transport 

 DM17 Social and Physical Infrastructure 

 DM23 Health and Well Being 

 DM24 Environmental Protection 

 DM29 Design Principles, Standards and Local Distinctiveness 

 DM30 Inclusive Design and the Built Environment 

 DM32 Managing Impact of Development on Occupiers and Neighbours 

 DM33 Improving Community Safety  

 DM34 Water 

 DM35 Biodiversity and Geodiversity 
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8 MATERIAL PLANNING CONSIDERATIONS 

The London Plan, Supplementary Planning Guidance – Housing (2016) 

Department for Communities and Local Government Technical housing 
standard – nationally described space standard (March 2015). 

Waltham Forest Supplementary Planning Document - Urban Design SPD 
(2010)  

Waltham Forest Local Plan Planning Obligations Supplementary Planning 
Document (2017) 

Waltham Forest Local Plan Affordable Housing and Viability Supplementary 
Planning Document (2018) 

 

Local Finance Considerations 

8.1 Local finance considerations are a material consideration in the determination 
of all planning applications. Local finance considerations can include either a 
grant that has been or would be given to the Council from central government 
or money that the Council has received or will or could receive in terms of the 
Community Infrastructure Levy (CIL). 

i) There are grants which could be received from central government in 
relation to this development.  

ii) The Council has not received but does expect to receive an income from 
LBWF CIL in relation to this development. 

iii) The Council has not received but does expect to receive an income from 
Mayoral CIL in relation to this development. 

 

  ASSESSMENT 

9.1 The main areas which shall be addressed within this report relate to the 
following: 

A. The Principle of the Development;  

B. The provision of Affordable Housing; 

C. The proposed Housing Mix; 

D. The Density of development;  

E. The Standard of Residential Accommodation.  

F. The Design of the Development 

G. The Impact on Neighbour’s Amenity 

H. Impact on Highways, Parking and Servicing 

I. The Impact on Trees and Nature Conservation 

J. Environment and Sustainability 

K. Planning Obligations 
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A. The Principle of the Development  

(i) Loss of ‘social infrastructure’ (Educational use) 

9.2 The application site was formerly part of the Walthamstow College campus, an 

educational facility (Use Class D1), and whilst there was no specific built 

development on this parcel of land it was considered to be land ancillary to the 

college use. Therefore, the application site carries a D1 planning use and the 

loss of this social infrastructure land needs to be considered. The application 

site has been sold, and it is acceptable to presume that the parcel of land was 

unsuitable and/or not considered necessary to provide any additional ancillary 

educational provision. The land provided limited benefit to the D1 Use Class 

facility, by virtue of its position in relation to the main college building, together 

with the topography of the land. The college campus benefits from nearby 

open spaces in short walking distance in the form of Chestnuts Field and the 

Walthamforest Town Hall Campus.  

9.4 Additionally, the redevelopment of the site for housing, with the high level of 

affordable housing provision, would secure an over-riding public benefit as 

required by the policy. It is therefore considered that the loss would not create 

a shortfall in provision and is therefore acceptable in relation to Policy 3.16 of 

the London Plan (2016) and Policy DM17 of the adopted Waltham Forest 

Local Plan. 

(ii) Proposed residential land use 

9.5 The London Plan 2016 identifies the urgent need to increase housing supply 

in London to address the substantial population increase in the capital. The 

London Plan identifies an annual housing target of at least 42,000 new homes 

per annum. The proposed development would contribute towards the 

provision of new housing, in line with the aspirations of the London Plan. 

There is a pressing need for Waltham Forest to deliver additional new homes. 

The Draft London Plan 2018 requires Waltham Forest to deliver 1794 new 

homes per year (this figure has increased dramatically from 862 homes per 

year).  

9.6 National, London and Local plan policies all seek to encourage sustainable 

housing development on appropriate sites in urban areas.  In particular, Policy 

CS2 of the Waltham Forest Local Plan Core Strategy identifies the need to 

prioritise development on previously developed or underused land and 

optimise housing densities.  

9.7 The land is not designated and there are no policy restrictions restricting 

residential development on this site. Considering the nature and character of 

the surrounding area, it is concluded that a residential use is acceptable in 

principle and would be an appropriate form of development for the site as it is 

currently underused.  
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9.8 Policy objectives seek to efficiently maximise the use of land, so long as it is 

compliant with other policy requirements. Policy D6 of the draft London plan 

(2018) states that development proposals must make the most efficient use of 

land and be developed at the optimum density. 

9.9 The proposed development would provide 12 new residential units of which 6 

would affordable housing units. This would add to the overall housing stock in 

the borough and would count towards meeting the Council’s housing target 

which is set by the London Plan. However this must be balanced with other 

matters including good quality design, standard of accommodation and local 

environment which would have a pivotal impact on the overall acceptability of 

the scheme. Accordingly, the proposed land use would be considered 

acceptable and in line with London Plan and Local Plan Core Strategy CS2.   

B. The provision of Affordable Housing 

9.10 Policy 3.11 of the London Plan (2016) seeks to maximise affordable housing 
provision to ensure an average of at least 17,000 additional affordable homes 
per year across London.  

9.11 Policy 3.11 also promotes a strong and diverse intermediate housing sector 
and sets out that 60% of affordable housing provision should be for social and 
affordable rent and 40% for intermediate rent or sale. The policy also requires 
local authorities to set an overall target for affordable housing provision as well 
as separate targets for social rented and intermediate housing. The policy sets 
a standard affordable housing provision threshold of sites with capacity to 
provide 10 or more units. 

9.12 Policy CS2 of the Waltham Forest Local Plan (2012) seeks to maximise the 
number of quality affordable homes in the borough by aiming to provide at 
least 50% affordable housing over the Plan period, with a tenure split of 40% 
shared ownership and 60% social / affordable rented sought as set out in 
Policy DM3 of the Waltham Forest Local Plan Development Management 
Policies (2013).  

9.13 The proposed level of 50% affordable housing provision for the current 12 unit 
residential unit scheme complies with the policy requirement of 50% and is 
therefore is considered to be acceptable. 

9.14 In regards to tenure as the below table states the proposed development 
would not conform to the recommended tenure agreement.  

 

 

 

 

Number of 
Bedrooms 

Private Social, 
Affordable, or 
Intermediate 

Affordable Home 
Ownership 
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9.15 Whilst it does not comply with the recommended tenure agreement, given the 
relative small scale of the development together with the level of affordable 
housing being offered, the proposed tenure mix is considered acceptable in 
line with Policy DM3 of the Waltham Forest Local Plan Development 
Management Policies (2013),  

C. The proposed Housing Mix 

9.15 National Planning Policy requires new development to deliver sustainable, 
inclusive, and mixed communities in accessible locations.  

9.16 Policy 3.8 (Housing Choice) of the London Plan seeks to ensure that new 
residential developments comprise a mix of unit sizes to address the housing 
needs of the local area. The policy does not, however, specify a precise mix of 
housing types.  

9.17 Policy CS2 of the Local Plan sets out that the Council will facilitate sustainable 
housing growth by ‘creating a mixed and inclusive community by enabling a 
variety of housing types to meet the identified local needs of older and 
vulnerable people’.  

9.18 Paragraph 6.6 of the same policy document recognises that the proposed 
housing mix of new development should be considered on a site by site basis, 
and that LBWF take a flexible approach when applying the preferred housing 
mix outlined above.  

9.19 LBWF will consider site specific aspects such as:  

 The character and context of the site and surrounding area,  

 The size of the site and constraints; and  

 Financial viability.  
 
9.20 The proposed mixed of the housing within the development are outlined within 

the below table: 

 

 

 

 

 

 

rent 

1 Bedroom 3 0 3 

2 Bedroom 3 1 2 

Total (as %) 6  1 (16.6%)  5 (83.3%) 

Unit Type Unit 
Number 

Unit 
Percentage 

1-bed/2-person 6 50% 

2-bed/3-person (WCU) 1 8.3% 

2-bed/4-person 5 41.6% 

Total 12 100% 

Page 174



  (Item 4.2) 

 

9.21 It is noted the proposed development solely consists of units that are one-
bedroom and two-bedroom units. The unit mix has been carefully considered 
and designed to optimise affordable housing delivery on the site whilst taking 
account of the specific locational characteristics of the surrounding area.  

9.22 Whilst it is acknowledged that the proposal fails to provide family sized 
accommodation in the form of three bedroom units, the scheme does however 
provide 41.6% of 2 bedroom 4 persons dwellings, smaller family sized homes. 
It is considered that given the immediate area surrounding the site comprises 
of a high number of single-family dwellinghouses of different sizes that the 
proposed mix would be contributing to providing a variety of housing on offer 
in the area. Therefore, the proposed unit mix would be considered acceptable 
given the context of the site, in line with Policy DM5 of the Waltham Forest 
Local Plan Development Management Policies (2013). 

D. The Density of the development 

9.23 Waltham Forest Local Plan Core Strategy CS2 states that the Council would 
facilitate sustainable housing growth by prioritising development on previously 
developed land and making effective and efficient use of land by seeking to 
optimise housing densities.  

9.24 The site falls within an area that would fall under the definition of an urban 
setting according to The London Plan policy 3.4.  

9.25 The London Plan policy 3.4 sets densities of 200-450 habitable rooms/hectare 
for an Urban Setting with PTAL of 2. The density of the proposal would be 300 
habitable rooms/hectare. The proposal would therefore accord with the 
standards set within this policy, and be considered to an appropriate sized 
development for this location in regards to density levels.  

 

E. The Standard of Residential Accommodation 

(i) Proposed Size of Units: 

9.26 London Plan Policy 3.5 relating to Quality and Design of Housing 
Developments states that housing developments should be of the highest 
quality internally, externally and in relation to their context and to the wider 
environment.  

9.27 Local Plan policy DM7 states that the Council would ensure that all new 
residential development would be of the highest quality both internally and 
externally in terms of the space provided. The Department for Communities 
and Local Government Technical Housing Standard – Nationally Described 
Space Standard sets the requirements for internal space within new dwellings 
and is suitable for application across all tenures. It sets out requirements for 
the Gross Internal (floor) Area of new dwellings at a defined level of 
occupancy. The London Housing Design Guide (Interim) sets the standards 
for each of the habitable rooms and amenity spaces based on their level of 
occupancy.  
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9.28 The table below illustrates the minimum required gross internal area (GIA) as 
specified for each unit mix together with the proposed GIA provided.  

 

9.24 All of the proposed residential units would meet or exceed the minimum space 

standards contain within the ‘Technical Housing Standards - nationally 

described space standard’ (2015) and DM7 of the Local Plan (2013). 

(ii) Wheelchair Accessible Units: 

9.25 Policy 3.8 of the London Plan requires 10% of new housing to be wheelchair 
accessible or easily adaptable for residents who are wheelchair users. Policy 
3.8 also requires new development to meet Lifetime Home standards. 
However, this requirement has now been removed from the planning system 
and is instead controlled through Building Regulations. Developments are now 
required to ensure that in addition to the 10% wheelchair accessible or easily 
adaptable dwellings (Building Regulation Part M4 (3) ‘wheelchair user 
dwellings’), the remaining 90% of homes should meet Building Regulations 
Part M4 (2) ‘accessible and adaptable dwellings’.  

9.26 The development would provide a minimum of 1 accessible wheelchair 
dwellings which would accord with the 10% threshold under Building 
Regulations Part M4 (9) (9%).  This application has been assessed by the 
Council’s Housing Occupational Therapist who has advised that the 
development would be acceptable in this regard. The entrance to the site 

Unit 

Number 

Bedroom 

Spaces / 

Persons 

Minimum GIA 

required (m2) 

GIA Proposed 

(m2)   

Does it accord? 

1 2b4p 70 72 Yes 

2 2b4p 70 70.5 Yes 

3 1b2p 50 50 Yes 

4 1b2p 50 50.5 Yes 

5 2b3p (WCU) 61 73 Yes 

6 2b4p 70 70.5 Yes 

7 1b2p 50 50 Yes 

8 1b2p 50 51 Yes 

9 1b2p 50 51 Yes 

10 1b2p 50 50 Yes 

11 2b4p 70 71 Yes 

12 2b4p 70 74 Yes 
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would be 7m from the parking bay, whilst there would be no obstruction from 
the parking bay to the entrance, which is considered appropriate. 

9.27 In addition, the communal entrances to the residential blocks would have level 
landing with an entrance door that would be greater than 85 centimetres in 
width. The ground surface would also enable wheelchair movement and the 
size and design of the habitable rooms, WC facilities, circulation areas, private 
spaces would be acceptable. The Council’s Occupational Therapist has been 
consulted and no objections against the proposal have been raised. 

9.28 As such, the proposal would be considered acceptable in accordance with the 
requirements of policy DM30 of the Local Plan (2013).   

(iii) Sunlight and Daylight for the occupiers:  

9.29 All proposed units would be east or west facing whilst the orientation of the 
site ensures that there are no directly north facing single aspect units. 
Therefore this proposal would ensure that sufficient levels of daylight/sunlight 
would enter each unit of this new development. 

9.30 The submitted sunlight and daylight assessment for the proposal concluded 
that all habitable rooms facing south would comply with the BRE guidelines. 

(iv)  Amenity Space Provision: 

9.31 Policy DM7 states the minimum space requirements for private amenity 
space, including a requirement that private or community amenity spaces for 
each unit should equate to at least 10 sqm. The Mayor’s Housing SPG (2016) 
states that a minimum of 5 sqm of private outdoor space is required for all 2 
person dwellings and an extra 1 sqm should be provided for each additional 
occupant. The minimum depth and width for all balconies and other private 
external spaces should be 1.5 metres. 

9.32 The table below outlines the provision of private amenity space provided for 
each unit against the minimum provision required. 

Unit Number Minimum amenity 

provision required 

(m2) 

Proposed amenity 

provision (m2) 

Does it 

accord? 

1 7 56 Yes 

2 7 42 Yes 

3 5 5 Yes 

4 5 5 Yes 

5 6 6.5 Yes 

6 7 7 Yes 

7 5 5 Yes 

8 5 5 Yes 

Page 177



  (Item 4.2) 

 

 

 

 

 

 

9.32 The proposed amenity spaces would have varied arrangements across 
different floors however all proposed units would be afforded provision that 
falls in line with the Mayor’s Housing SPG. The provision of these spaces 
would be acceptable level for the proposed flats.  

9.33 The development would provide an additional 95sqm of communal to the 
development amenity space towards the rear, with access via the side 
passage on the southern boundary of the site. Access through the building 
raised security concerns from the Designing Out Crime officer and therefore 
was not sought. The proposed communal area would be soft landscaped, with 
the shape and size of the plot providing good usability for the occupiers of the 
development.  

9.34 The proposed development would provide quality external amenity space to all 

future residents. The proposals would therefore accord with the requirements 

of Policy DM7 of the Waltham Forest Local Plan Development Management 

Policies (2013). 

(v) Secure by Design 

9.40  Policy 7.3 of the London Plan and policy CS16 of the Waltham Forest Local 
Plan Core Strategy (2012) seeks to create safe, secure and appropriately 
accessible environments where crime and disorder, and the fear of crime do 
not undermine quality of life or community cohesion.  

9.41 The Council have consulted the Metropolitan Police Service – Designing Out 
Crime Team and it was confirmed that the DOC officer has met with the 
project architects to discuss the intention around Secured by Design in line 
with the Borough’s policies.  

9.42 Overall the Designing out Crime Team raised no objection in principle in 
relation to the proposal subject to the detailed Secured by Design matters 
being secured by condition to any planning permission. As such, the 
application is considered to be acceptable in the context of Policy 7.3 
Designing out crime of the London Plan (2011) and Policy CS16 Making 
Waltham Forest Safer of the LBWF LP Core Strategy (2012).  

9.43 In addition to this it is necessary to ensure that there is provision of sufficient 
lighting around the site, this matter would be the subject of a Secure by 
Design planning condition. 

9.44 In summary the proposed development, given the internal and external spaces 
and layout of habitable rooms, would be acceptable in accordance with 
policies 3.5 and 3.7 of the London Plan (2016), DCLG, Technical Housing 

9 5 5 Yes 

10 5 5 Yes 

11 7 33.5 Yes 

12 7 9.5 Yes 
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Standards, policy CS16 of the Waltham Forest Local Plan Core Strategy 
(2012) and policy DM7 of the Development Management Polices (2013). 
 

F. The Design of the development 

9.45 Local Plan Core Strategy CS15 and Local Plan policy DM29 state that new 
developments will be expected to ensure the highest quality architecture and 
urban design and that they should reinforce and/or enhance local character 
and distinctiveness, taking account of patterns of development, urban form, 
and building typology.  

9.46 London Plan Policy 7.4 (Local Character) states that new buildings should 
respect the character and existing grain of the area. 

9.47 Paragraphs 56 and 57 of the NPPF requires good design within developments 
which would should be of a high quality and design due to the contribution 
towards making better places for people. 

(i) Design of the Proposal  

9.48 The proposed development would be broken up into two elements; a part two 
storey block that is sited immediately adjacent to No.5 Spruce Hills Road and 
a part three storey block which incorporates a lower ground level. The 
breakage of the proposal is further considered with various setbacks at upper 
floor level, resulting in a staggered height, width and depth of the building, 
allowing the proposal to respond positively to the two-storey dwellinghouse on 
Spruce Hill Road whilst standing more prominent towards the Forest Road 
elevation.  

9.49 The proposed modern design of the building would not entirely blend within 
the context of the surrounding form and design however, it would provide an 
attractive prospect to defining the end of the cul-de-sac and ensuring the 
proposal provides an uplift and prominence to an otherwise vacant corner 
space. 

9.50 The proposed layout responds to various constraints and relationships of the 
site with neighbouring plots of land.  

9.51 On the northern boundary, the proposed development has been set away from 
the shared boundary with No.5 Spruce Hills Road, whilst the front established 
building line of the neighbouring property and wider street scene has been 
respected. The proposal, by virtue of its breakage in depth, height and width, 
results in the two-storey element extending minimally beyond the rear building 
line of No.5 by 0.3m before being setback 5.9m at three storey level. This 
ensures that the impact to the property is minimised.  

9.52 On the eastern boundary, the line of the existing turning head has been 
maintained and the proposed development is set away from the turning head 
in response.  

9.53 Similarly due to the mature trees positioned on the Forest Road elevation to 
the southern boundary of the site, the proposal has been set back a minimum 
of 3.4m from the southern boundary.   
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9.54 The proposed development incorporates a significant sized communal soft 
landscaped amenity space to the western boundary providing a green space 
boundary between the proposed building and the adjacent college car park 
and main building.  This allows the current views to the college to be 
maintained from Forest Road.  

9.55 The main entrance to the site is positioned on Spruce Hills Road, ensuring a 
clear, easily accessible entrance following the pattern of the neighbouring 
residential properties with entrances facing Spruce Hills Road.  

9.56 As such, the proposed design of the building has been sensitively designed to 
respond to the context of the application site minimising the potential harm to 
the surrounding constraints of the site.  

(ii) Bulk and Massing 

9.57 The proposed development by virtue of incorporating two element design, with 
a part two-storey building and part three-storey building allows for a breakage 
to the height of the development which has been designed to reflect the 
differing context of the Spruce Hills Road and Forest Road elevations.  

9.58 The proposed development has been designed with various setbacks, taking a 
staggered form, ensuring the bulk and massing of the scheme would be 
condensed towards the Forest Road elevation, albeit with a setback from the 
Forest Road boundary and western boundary to ensure views of Waltham 
Forest College building is maintained.  

9.59 As such, the stepping down of the height of the building reduces the overall 
bulk of the building, whilst this is complemented by the various setbacks from 
the northern, eastern, southern and western boundaries which ensure that the 
appearance of the building takes the form of two separate buildings as 
opposed to one bulky structure.  

9.60 As such, the bulk and massing of the proposed building would be appropriate 
to its context. 

 

(iii) Heritage  

9.61 Two heritage assets are sited within the surrounding context of the application 
site; the locally listed Walthamstow College Building sited adjacent to the site, 
and the Grade II listed Thorpe Coombe Hospital which is opposite across 
Forest Road.  

9.62 The Council’s Conservation Officer has raised no objections to the scheme. 
Nonetheless the officer has carried out an assessment of the proposed 
development and its potential impact with regards to the heritage assets.  

Waltham Forest College 

9.63 The primary interest in the Walthamforest College building lies in its grand 
architectural frontage as viewed from Forest Road, with its grand portico 
entrance a significant statement piece of architecture. The proposal would be 
considered to restrict some views of the college as one moves down Forest 
Road from east to west, however given its relative limited footprint and height 
it is not considered that the proposed development would cause any 
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significant harm to how people experience the locally listed building or its 
setting.  

Thorpe Coombe Hospital 

9.64 The proposed Grade II Listed Building by virtue of its position in relation to the 
application site would not be considered to be significantly impacted due to the 
proposed development. No key views will be obscured and as such the setting 
of the listed building would not be compromised as a result of the proposed 
development.  

9.65 The proposal has undergone several amendments from pre application stage 
to ensure the views of the local designated heritage assets are protected. 
Amendments have included reducing the bulk and form of the development, 
together with material alterations to ensure the local heritage assets 
prominence is supported. 

(iv) Detailing and Materials 

9.66 The properties of Spruce Hills Road comprises of two-storey Victoria era 
dwellinghouses, which are characterised by their shallow double bay frontages 
and inset porches, albeit this feature has been eroded on the street somewhat 
by virtue of front porch extensions.   

9.67 The proposed development would be built of a single tone light shade brick 
material, together with an upper floor predominantly built with a zinc cladding 
finish. This responds to the materials used in the surrounding area whilst 
providing a contemporary architectural design.  

9.68 Each elevation has been designed to reflect the different facing context. 

 North elevation 

9.69 The north facing elevation faces the residential property at No.5 Spruce Hills 
Road and therefore has been designed with minimal detailing and one small 
secondary window. The elevation has been designed to ensure the amenity of 
the occupiers at No.5 is not harmed.  

 Eastern elevation 

9.70 The eastern elevation would be the principle projection of the proposed 
development, providing the entrance to the development and would front 
Spruce Hills Road. This elevation together with the western elevation provides 
opportunity to capture the direct sunlight, and as such the brick work is broken 
up by fenestration designed with a vertical emphasis which takes cues from 
the fenestration design of Spruce Hills Road and Forest Road. First floor 
balconies here provide some depth to the elevation adding to the overall 
design of the scheme.  

 Western elevation 

9.71 Similarly the western elevation provides opportunity to capture the direct 
sunlight, and as such the brick work is broken up by fenestration designed 
with a vertical emphasis which takes cues from the fenestration design of 
Spruce Hills Road and Forest Road. Being sited towards the rear of the site 
the majority of the balconies have been positioned on this elevation. 
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 Southern elevation 

9.72 The southern elevation faces Forest Road, and mirrors the linear form of the 
Waltham Forest College building, whilst the vertical emphasis of the 
fenestration has been continued on this elevation to reflect the design of the 
college building and properties on Forest Road.  

9.73 The north and south elevation together with the south elevation of the two-
storey element provide brick patterning features, providing some texture to the 
brickwork, some depth and shadow to add to the overall quality aesthetic 
proposed.  

 Balcony treatment 

9.74 The balcony treatments have been designed with laser cut, bronze coloured 
metal which is considered to work well with the proposed brickwork, and 
provides some form of architectural detailing that adds to the overall design as 
a high quality contemporary aesthetic. The details shall be secured by 
condition. 

 Summary 

9.75 As with any contemporary building the quality of the finished product would 
depend on the used materials. The decision notice would include a pre-
commencement condition for materials samples to ensure the quality of the 
used materials and the success of the design is brought forward. 

9.76 As such, the proposed detailing and stated materials would enhance the 
design of the building which would positively impact the character of the area.  

9.77 In summary the proposed development, given the height, scale, bulk, design, 
layout and materials, would be acceptable within the existing urban form in the 
vicinity and the wider locality in accordance with policies 7.4 and 7.6 of the 
London Plan (2016), policy CS15 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM29 of the Development Management Polices 
(2013). 
 

G. The Impact on Neighbour Amenity 

9.78 The Mayoral Housing SPG states that within developments there should be 
adequate levels of privacy in relation to neighbouring properties, the street and 
other public places. The SPG states the development should maintain a 
distance of about 18-21m between habitable windows, back to back 
elevations. This can be a useful yardstick for visual privacy. 

9.79 Policy DM32 of the Development Management Policies (2013) states that the 
when considering the impact of a new development on neighbouring amenity, 
the Council will have regard to (among other aspects) access to daylight and 
sunlight. LBWF will only find development acceptable where it would not 
cause an unacceptable loss of amenity to adjoining or future occupiers of the 
development. 
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 No.5 Spruce Hills Road & Nos. 7-13 Spruce Hills Road 

9.80 The property sits to the north of the application site and is the closest 
residential property to the development and therefore the impact to this site in 
particular needs to be carefully considered. 

9.81 The proposed development has undergone significant changes from the initial 
design at pre application stage to ensure the harm to No.5 Spruce Hills Road 
and the adjoining terrace is minimal.  

9.82 As such, the proposed development has been designed to ensure the lower 
two-storey element of the proposal is sited towards No.5 Spruce Hills Road 
rather than the taller element. The proposed block provides an initial setback 
of 0.5m at ground floor level from the shared boundary before being setback 
an additional 4.7m from where the building level stands higher. The setback 
ensures that the proposed development would have limited harm in regards to 
its proximity to the neighbouring property and therefore would not result in an 
overbearing structure nor would it cause any undue sense of enclosure.  

9.83 Together with the setback, the northern elevation has been designed to have 
minimal window openings, with only one secondary window opening on this 
elevation. Whilst there is a first-floor rear balcony serving the upper floor unit 
of the two-storey element, this is positioned 2.5m from the boundary, would 
face the western elevation and would be designed with a 1.8m balcony screen 
that reduces the potential for overlooking concerns.  

9.84 No.5 Spruce Hills Road benefits from two small flank elevation windows at 
ground floor level and one at two-storey level, that face onto the site. These do 
not appear to serve habitable rooms as indicated by their design style and 
size.  

9.85 The application included a sunlight and daylight assessment which concluded 
that there would be no adverse impact to habitable rooms at No.5 Spruce Hills 
Road.  

9.86 The neighbouring property benefits from a single-storey wraparound 
extension, with the rear elevation designed with four panel sliding doors. The 
proposed development at two-storey level due to its minimal protrusion 
beyond the rear building line of No.5 would not be considered to cause any 
significant overshadowing harm. The proposed three-storey element would be 
considered to cause some overshadowing impact to the ground floor rear 
elevation windows, however it should be noted that a 2m high wall has been 
erected on the boundary by the neighbouring occupier, which as existing limits 
the level of direct sunlight that enters the four panel sliding doors. 
Furthermore, the three-storey element is set 6.4m from the shared boundary, 
and together with the orientation of the site, the harm to the neighbouring 
occupier is mitigated, and would not raise significant concern to sustain a 
reason for refusal on the loss of light.  

9.87 No primary flank elevation windows face the neighbouring property, other than 
the ground floor secondary window. It is considered that due to the height of 
the proposed window which would not sit higher than the existing boundary 
wall, that there would no privacy harm.  
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9.88 The impact is subsequently lessened as you move up north of Spruce Hills 
Road and it is considered the proposed development would be acceptable in 
amenity terms with regards to the properties on the western side of Spruce 
Hills Road.  

 795 -797 Forest Road  

9.89 The terrace of properties sited east of the site on Forest Road, by virtue of 
their position in relation to the application site, and orientation of the 
properties, it is not considered that there would be any appreciable amenity 
impact to the properties within this terrace.  

 Thorpe Coombe Hospital & Walthamstow College 

9.90 The two buildings are not in residential use and therefore there would be no 
appreciable amenity impact to these buildings.  

9.91 In summary, in relation to residential amenity, it is considered the proposal on 
the basis of the preceding assessment is considered not to incur a loss of 
light, privacy or outlook to occupiers of adjoining residential property and 
would therefore comply with Policy DM32 of the Development Management 
Polices (2013) and Policies 7.4 and 7.6 of the London Plan (2016).  

9.92  

H. Impact on Highways, Parking and Servicing 

9.93 Policy DM14 (Sustainable Transport Network) states that the Council will 
actively encourage sustainable travel.  Major developments should be 
developed and contribute to a well-connected network of streets that optimises 
permeability and legibility.  Developments should not have a harmful impact 
on the walking and cycling environment. 

(i) Car Parking 

9.94 Local Plan policy DM16 states that the Council would seek to effectively 
manage parking by encouraging car-free and car-capped development in 
locations that have high levels of parking stress. Adding that in car-free and 
car-capped developments, the Council would be limiting on-site car parking for 
these developments to spaces designed for disabled people and operational 
and service needs; and introducing controlled parking zones in the vicinity of 
the development.  

9.95 The site is within an area with a PTAL score of two which is described as poor. 
However, despite its rating, the site benefits from three bus routes that are in 
one minute walking distance from the site, with further bus service routes 
available within four minute walking distance of the site. Overground services 
are available from Wood Street station, a twelve minute walk from the site 
whilst Walthamstow Central which provides access to the Victoria Line is 
twenty-one minutes’ walk.  

9.96 As such, as recommended by the Council’s Highways department, the 
proposal would be considered car free. A single wheelchair parking bay is 
provided in close proximity to the WCU unit, and permission would be 
conditioned to ensure that the parking bay remain in sole use for the occupier 
of the unit. The proposed development would fall in line with the objectives of 
adopted Local Plan policy DM16. 
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9.97 To ensure the proposal remains car free, permission would be subject to an 
s106 agreement ensuring occupiers are not provided car permits for the area.  

(ii) Cycle Parking  

9.98 Local Plan Policy DM16 sets the minimum requirements for cycle parking for 
new developments at one cycle-rack/one-bedroom dwellings and two cycle-
racks/two-bedrooms or above. Accordingly, the proposal would be required to 
provide a minimum of 18 cycle spaces for future residents.  

9.99 The proposed development would provide twenty cycle parking spaces, 
exceeding the minimum standards. The proposed cycle store would provide 
secure, sheltered storage that would be easily accessible and provides 
sufficient turning space allowing users to park and remove their cycles without 
difficulty. 

9.100 As such, the proposed development would fall in line with the objectives of 
adopted Local Plan policy DM16. 

(iii) Proposed Highways Works: 

9.101 A S278 agreement would be required. A highways plan will be submitted 
before the completion of the Section 106 Agreement. The plan would include: 

o A widened, reconstructed footway to a minimum of 1.8m 
o Reconstruction of the carriageway 
o New crossover and dropped kerbs for the disabled bay 
o Redesign of the road closure to improve the cycle link to Forest 
Road 
o Associated lines, signs and traffic management orders 

 
9.102 A construction logistics plan and method statement is required to be submitted 

for consideration and approval prior to commencement of any site preparation. 
It needs to ensure that disruption will be kept to a minimum within the area. 
The plan must include: 

- Access routes, taking into consideration existing road layout including 
the bus stop adjacent and opposite to the site. Swept path analysis 
showing the largest construction vehicle expected on site must be 
submitted. 

- Loading and unloading locations and Material storage. 
 

(iv) Refuse Store and Collection  

9.103 Local Plan Policy DM32 states that in managing the impact of new 
developments on neighbouring amenity, new developments should ensure the 
provision of facilities for the storage, collection and disposal of refuse.  

9.104 The proposal would have a dedicated internal refuse store accessed via an 
occupier only access door. The proposed store would ensure that it would not 
be in view from the street scene, whilst the room would not give rise to any 
smells that would impact upon the occupier’s amenity. 

9.105 No details have been provided with regards to the proposed management of 
the refuse collection. It is considered acceptable to secure details by condition. 
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9.106 As such, the proposed provision for the refuse and waste would be considered 
acceptable in accordance with Local Plan policies DM32 and the Council’s 
guidelines for refuse.  

(v) Drainage 
  

9.107 It is noted a Flood Risk Assessment (FRA) has been submitted for this 
development. This is a Greenfield site in a Flood Zone 1. 

9.108 The council currently has a flood study project ongoing in the Chestnuts Field 
Sports ground aiming to reduce surface water flooding in Sturge Avenue and 
Spruce Hills Road. This development proposes to connect to the existing 
Thames Water 533mm pipe which discharges into the watercourse at the rear 
of Chestnuts Field at the rear of the town hall.   

9.109 The applicant has provided information with regards to the drainage systems 
and measures. This has been reviewed by the Council’s Highways department 
and the measures proposed are considered acceptable. Furthermore, a S106 
contribution of £15,000 has been agreed towards delivery a surface water 
flood mitigation project to alleviate flooding in Sturge Avenue and Spruce Hills 
Road which will help facilitate the development.  

9.110 In summary, officers are satisfied that the proposed development would not 
give rise to any transport safety or highway concerns. The proposal fully 
accords with Policy CS6 of the Waltham Forest Local Plan Core Strategy 
(2012) and Policies DM14, DM16, and DM32 of the Waltham Forest Local 
Plan Development Management Policies (2013). 

I. The Impact on Trees and Nature Conservation 

9.111 Local Plan policy CS5 states that the Council would endeavour to protect and 
enhance green infrastructure and biodiversity and to maximise access to open 
spaces across the Borough by enhancing the green infrastructure network 
through better connectivity and the creation of new open spaces while 
conserving their historic value. 

9.112 The proposal will result in the loss of six individual trees and one group of 
trees on the site. All bar two of these trees are considered to be of poor quality 
and therefore the replacement of these trees is welcomed providing 
replacement trees of sufficient quality and size are planted. The two trees of 
moderate quality are positioned towards the centre of the site away from the 
boundary and are screened from public views due to the presence of mature, 
well established trees which are sited on the boundary of Forest Road.  

9.113 The proposal allows for sufficient space for a new tree planting scheme which 
has been included as part of the proposal. The proposed planting scheme 
would include the planting of twelve new trees which are considered of an 
appropriate species and size to enhance the biodiversity of the area, whilst 
providing enhancement to the character of the area in the medium to longer 
term.  
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9.114 In addition to the removed trees, the remaining existing trees which include 
the mature category B sycamore positioned on the Forest Road boundary, 
would be retained and managed as part of the scheme.  

9.115 An Arboricultural statement and planting plan was submitted with the 
application and has been agreed by the Tree Preservation & Nature 
Conservation Officer.  

9.116 It is considered acceptable and appropriate to condition any permission for 
grant, for the works to accord with the submitted planting plan unless 
otherwise agreed in writing by the Local Planning Authority together with a 
management plan to be submitted for consideration.  

9.117 As such, the proposed replacement trees would be considered to significantly 
enhance the character of the area beyond the short term, and the felling of the 
existing trees, given their condition and position, would not be considered to 
cause significant harm to the character of the immediate area. Therefore, the 
proposed scheme would be considered acceptable in accordance with DM35 
of the adopted Local Plan.  

J. Environment and Sustainability 

9.118 The proposed development has been designed to incorporate measures to 
limit carbon dioxide emissions and provide resilience to climate change, 
seeking to go beyond the requirements of Building Regulation requirements. 
The Council’s Sustainability Team supported the application and agreed with 
the final information submitted subject to conditions to comply with sustainable 
development objectives.  
 
(i) Carbon emissions 

9.119 The London Plan sets out a CO2 reduction target, for regulated emissions 
only, of 40% against Building Regulations 2010 and 35% against Building 
Regulations 2013. The Waltham Forest Local Plan DM10 requires developers 
to submit a self-assessment including calculation of the energy demand and 
carbon dioxide emissions for both regulated and unregulated energy 
separately at each stage of the energy hierarchy. This requirement applies to 
all developments over a threshold of one residential unit and 100 sqm and 
would be applicable to this application. 

9.120 The submitted Energy & Sustainability Statement predicted that the 
development would achieve a site-wide reduction of 35.3% in regulated 
emissions, against a Part-L 2013 baseline.  This would be acceptable and 
would slightly exceed the London Plan target of 35%. The decision notice 
would include a condition to ensure meeting these targets. Additionally, the 
development would be liable for £15,840 for a carbon offset contribution, 
based on final carbon emissions of 8.8 tonnes under the terms of Section 106 
Agreement.  

9.121 Residential developments are now required to achieve the on-site reduction of 
35% - but also, to be zero-carbon overall and therefore it is considered 
appropriate to condition any permission for a report to be submitted 
demonstrating how the scheme reduces the carbon dioxide emissions of the 
development by at least 35% compared to the 2013 Building Regulations. 
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(ii) Sustainability  

9.122 Waltham Forest DM10 B requires residential development of one or more 
units to achieve Code for Sustainable Homes Level 4 or equivalent standards.  

9.123 The proposed development would be expected to meet the energy standards 
required under Code Level 4 of the Sustainable Homes rating and it is 
considered appropriate to condition the permission to meet this target.  

(iii) Water Efficiency 

9.124 Local Plan policy DM34 states that developments should implement water 
efficiency measures to achieve usage of less than or equal to 105 litres per 
person per day for residential use.  

9.125 No information has been provided, however it is considered acceptable to 
condition any permission to demonstrate how this target would be achieved. 

9.126 Considering all the points above, the proposal would achieve a high level of 
sustainable measures for carbon emission reduction, energy and water 
efficiency in line with The London Plan and Local Plan policies DM7, DM10, 
DM11, DM34 and DM35.  

(iv)  Air Quality: 

9.127 The development management policies of the Local Plan 2013 indicates the 
following policy in relation to air quality policy DM24 which states that new 
developments should neither contribute to, nor suffer from unacceptable levels 
of air pollution, measured having regard to DEFRA’s Local Air Management 
Technical Guidance and London Council’s Air Quality and Planning Guidance 
or successor documents. On major applications, this should be demonstrated 
through an air quality assessment and, if necessary, proposed mitigation 
measures.  

9.128 An air quality assessment with a scheme for air pollution mitigation has been 
submitted to the Local Planning Authority. The proposed mitigation scheme 
shall be implemented in its entirety in accordance with details submitted 
before any of the development is first occupied or the use commences and 
retained as such thereafter. This would be secured by condition. 

9.129 The application site is within a borough wide Air Quality Management Area 
(AQMA). Developments which may have a significant impact on air quality or, 
in an area where the existing air quality environment is poor and so will have a 
significant impact on the development; will require a contribution towards 
implementation of the Air Quality Action Plan.  

9.130 Accordingly, the application’s Section 106 Agreement which would include 
funding to balance any probable deterioration in local air quality. This funding 
would be used predominantly for the maintenance of the AQ monitoring 
network, implementation of AQAP measures, predictive AQ modelling, 
education, research, installation of electric charging points and bike hire 
scheme or car club feasibility.   

9.131 The proposed development is in accordance with policy 7.14 of the London 
Plan (2016) and DM24 of the Development Management Policies (2013). 

 

Page 188



  (Item 4.2) 

K. Planning Obligations 

9.132 Section 106 Agreements are a material consideration in the determination of a 
planning application. The purpose of such an Agreement is to make otherwise 
unacceptable development acceptable and they should only be sought where 
they meet all of the following tests:  

 i) Necessary to make the development acceptable in planning terms;  

 ii) Directly related to the development; and   

 iii) Fairly and reasonably related in scale and kind to the development. 

9.131 In terms of the s106 Agreement, the required Heads of Terms, having regard 
to planning policy, the Waltham Forest Local Plan Revised Planning 
Obligations SPD (2017) and the Waltham Forest Local Plan Affordable 
Housing and Viability SPD (2018), for this development relate to: 

 

9.132 Affordable Housing Provision:  

 The development would provide 50% affordable housing with a split of 
16.6% affordable rent and 83.3% shared ownership. 

9.133 Employment and Training Strategy: 

 £16,458 to be put towards employment and training for local residents. 

 Calculations are as follows, should they be required;  

 Minimum Salary of 12 months apprenticeship programme (i.e. at 
London Living Wage of £10.55 per hour x minimum working hours of 30 
hours per week x 52 weeks in a year = £16,458)  

9.134 Highways:  

 A financial contribution of £35,000 is required to be used towards 
sustainable transport improvements for the Shernhall Street/Spruce Hill 
Road/Forest Road junction area. 

 A financial contribution of £15,000 is required to be used towards 
delivering a surface water flood mitigation project to alleviate flooding in 
Sturge Avenue and Spruce Hills Road. 

 Car free development – Residents will not be eligible for a parking 
permit for any surrounding CPZ. 

 The applicant is required to enter into a S278 Agreement of the 
Highway Act 1980 for highway works. Highway works will be carried out 
by the Council’s Highways department and funded by the applicant. A 
Highways Plan must be submitted for technical approval. The plan 
should include the following: 

(vi) A widened, reconstructed footway to a minimum of 1.8m 

(vii) Reconstruction of the carriageway 

(viii) New crossover and dropped kerbs for the disabled bay 

(ix) Redesign of the road closure to improve the cycle link to Forest 
Road 
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(x) Associated lines, signs and traffic management orders 

9.135 Sustainability: 

 A financial contribution of £15,840 towards Carbon Offset based on the 
current proposed emissions. The applicant is required to pay 50% of 
the calculated Carbon Offsetting Contribution prior to implementation of 
the development.  The remainder of the Carbon Offsetting Contribution 
should be due prior to occupation of the development, with this final 
amount based on the findings of the Approved Carbon Emissions 
Report. 

9.136 Air Quality: 

 A financial contribution of £1,200 (£100 per dwelling) towards 
implementation of the Air Quality Action Plan. 

9.137 Legal Fees: Payment of the Council’s legal fees for the preparation and 
completion of the Legal Agreement. 

10 CONCLUSION: 

10.1 The introduction of housing and the acceptable provision of affordable housing 
are supported within the development site. 

10.2 The proposed development would offer an acceptable housing mix, which 
would make a contribution towards housing targets within the borough.  

10.3 The standard of residential accommodation within the proposed development 
would be acceptable. 

10.4 The proposed building would have proper regard to scale, height and 
massing. The design and appearance of the resulting building would be of 
high quality and would complement the locality, as it would provide a 
satisfactory residential environment for prospective occupiers of the site and 
its surroundings.  

10.5 The proposed development would have little or no harm on the residential or 
visual amenity of adjoining residential developments and local heritage assets. 

10.6 The proposed development would have an acceptable impact on highway 
safety and would involve highways works that would aim to enhance the public 
realm and the pedestrian safety of residents. 

10.7 The development would incorporate the highest environmental standards and 
would be sustainable, in that it would deliver acceptable energy reduction 
measures and meet the required carbon dioxide reduction targets.  

10.8 The development would provide in principle adequate bin storage facilities that 
would be conveniently collected. However, a condition is being secured 
requesting further information in connection to the proposed refuse collection 
facilities for the site. 

10.9 The development would provide an acceptable landscaping plan that would 
seek to enhance the green infrastructure of the site and its surroundings.  

10.10 The development would achieve appropriate safety and security measures, 
including appropriate boundary treatment as illustrated in the submitted plans 
and supporting documents.  
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10.11 The conditions set out in the S106 Heads of Terms agreed would ensure that 
any adverse impact of the scheme is mitigated against and the positive 
aspects of the proposal advanced by the applicant are carried out through the 
implementation. 

10.12 All material planning considerations have been taken into account, including 
responses to consultation, and it is not considered that there is any material 
planning considerations in this case that would warrant a refusal of the 
planning application. 

10.13 Due to the above considerations and taking into account the merits of the 
scheme and the consistency of the development when assessed against the 
Development Plan, the proposed development is considered acceptable in 
planning policy terms.  

11 ADDITIONAL CONSIDERATIONS 

Public Sector Equality Duty 

11.1 In making your decision you must have regard to the public sector equality 
duty (PSED) under s.149 of the Equalities Act. This means that the Council 
must have due regard to the need (in discharging its functions) to: 

A. Eliminate unlawful discrimination, harassment and victimisation and other 
conduct prohibited by the Act 

B. Advance equality of opportunity between people who share a protected 
characteristic and those who do not. This may include removing or minimising 
disadvantages suffered by persons who share a relevant  protected 
characteristic that are connected to that characteristic; taking steps to meet 
the special needs of those with a protected characteristic; encouraging 
participation in public life (or other areas where they are underrepresented) of 
people with a protected characteristic(s). 

C. Foster good relations between people who share a protected characteristic 
and those who do not including tackling prejudice and promoting 
understanding. 

11.2 The protected characteristics are age, disability, gender reassignment, 
pregnancy and maternity, race, religion or belief, sex and sexual orientation. 

11.3 The PSED must be considered as a relevant factor in making this decision but 
does not impose a duty to achieve the outcomes in s.149 which is only one 
factor that needs to be considered, and may be balanced against other 
relevant factors. 

11.4 It is considered that the recommendation to grant permission in this case 
would not have a disproportionately adverse impact on a protected 
characteristic. 

Human Rights 

11.5 In making your decision, you should be aware of and take into account any 
implications that may arise from the Human Rights Act 1998. Under the Act, it 
is unlawful for a public authority such as the London Borough of Waltham 
Forest to act in a manner that is incompatible with the European Convention 
on Human Rights.  
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11.6 You are referred specifically to Article 8 (right to respect for private and family 
life), Article 1 of the First Protocol (protection of property). It is not considered 
that the recommendation to grant permission in this case interferes with local 
residents' right to respect for their private and family life, home and 
correspondence, except insofar as it is necessary to protect the rights and 
freedoms of others (in this case, the rights of the applicant). The Council is 
also permitted to control the use of property in accordance with the general 
interest and the recommendation to grant permission is considered to be a 
proportionate response to the submitted application based on the 
considerations set out in this report.  

 

12 RECOMMENDATION 

12.1 The Planning Committee is recommended to grant planning permission 
subject to the conditions and informatives below and the prior completion of a 
S106 legal agreement with the agreed Heads of Terms, as set out in the table 
below: 

 

CATEGORY TERMS 

Affordable Housing 
provision 

The development would provide 50% 
affordable housing with a split of 16.6% 
affordable rent and 83.3% shared ownership. 

Air Quality 

 

A contribution of £1,200 (£100 per dwelling) 
towards implementation of the Air Quality 
Action Plan. 

Carbon Off-Setting 
Contribution 

 

 

A financial contribution of £15,840 towards 

Carbon Offset based on the current proposed 

emissions. The applicant is required to pay 

50% of the calculated Carbon Offsetting 

Contribution prior to implementation of the 

development.  The remainder of the Carbon 

Offsetting Contribution should be due prior to 

occupation of the development, with this final 

amount based on the findings of the Approved 

Carbon Emissions Report. 

Employment and 
Training 

 

£16,458 to be put towards employment and 
training for local residents. 

Calculations are as follows, should they be 
required;  

Minimum Salary of 12 months apprenticeship 
programme (i.e. at London Living Wage of 
£10.55 per hour x minimum working hours of 
30 hours per week x 52 weeks in a year = 
£16,458) 
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Highways 

(i) Sustainable 
transport 
improvements 

 

A financial contribution of £35,000 is required 
to be used towards sustainable transport 
improvements for the Shernhall Street/Spruce 
Hill Road/Forest Road junction area. 

Highways 

(ii)  Surface flood 
water  

 

 
A financial contribution of £15,000 is required 

to be used towards delivering a surface water 

flood mitigation project to alleviate flooding in 

Sturge Avenue and Spruce Hills Road. 

Highways 

(iii) Highway 
enabling works 

The applicant is required to enter into a S278 
Agreement of the Highway Act 1980 for 
highway works. Highway works will be carried 
out by the Council’s Highways department and 
funded by the applicant. A Highways Plan 
must be submitted for technical approval. The 
plan should include the following: 
 
(xi) A widened, reconstructed footway to a 
minimum of 1.8m 
(xii) Reconstruction of the carriageway 
(xiii) New crossover and dropped kerbs for 
the disabled bay 
(xiv) Redesign of the road closure to 
improve the cycle link to Forest Road 
(xv) Associated lines, signs and traffic 
management orders 

Highways 

(iv) Car free 
development 

 

 

Residents will not be eligible for a parking 
permit for any surrounding CPZ. 

LBWF Fees 

 

 

Payment of the Council’s legal fees for the 
preparation and completion of the Legal 
Agreement 
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12.2 CONDITIONS: 

1. The development hereby permitted shall begin not later than the expiration of 
three years from the date of this permission. 
  
Reason: to comply with the provisions of section 91(1)(a) of The Town And 
Country Planning Act 1990 (as amended). 
 
2. The development hereby permitted shall be carried out in accordance with the 
approved plans and thereafter maintained as such for the lifetime of the 
development: PL1100 Revision A, PL1011 Revision A, ‘Tree Protection Plan’ 
16134-BT4, HED.1232.100 Revision D, HED.1232.101 Revision D, 
HED.1232.102 Revision D, PL1000 Rev C, PL1001 Rev H, PL1002 Rev H, 
PL1003 Rev H, PL1004 Rev H, PL4000 Rev G, PL4010 Rev F, PL4110 Rev C, 
PL4120 Rev C, PL4130 Rev C, PL5000 Rev D, PL5010 Rev D, PL4110 Rev C,  
 
Reason: for the avoidance of doubt and in the interests of proper planning. 
 
Materials & Design Details: 
 
3. Prior to the commencement of the development, notwithstanding site 
clearance and investigation works, demolition and construction to slab level, 
updated samples and/or an updated full schedule of materials to be used in the 
construction of the external surfaces of the development hereby approved shall 
be submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out solely in accordance with the 
approved details and thereafter retained as such. 
 
Reason: in order to preserve and enhance the character of the area in 
accordance with policies CS12 and CS15 of the Adopted Waltham Forest Local 
Plan – Core Strategy (2012) and policies DM28 and DM29 of the Adopted 
Waltham Forest Local Plan – Development Management Policies (2013). 
 
4. Prior to the commencement of the development on site, notwithstanding site 
investigation and clearance works, demolition and construction to slab level the 
details submitted relating to the siting, design and height and finish of all new 
walls, gates, fencing, railings and other means of enclosure shall be completed in 
accordance with drawing numbers: HED.1232.100 dated 02.06.16. The 
development shall be carried out solely in accordance with the approved details, 
prior to the first occupation of the use hereby approved and thereafter shall be 
fully retained and maintained accordingly for the lifetime of the development.  
 
Reason: In the interest of general visual amenity, and amenity of neighbouring 
occupants, in accordance with Policies CS13 and CS15 of the adopted Waltham 
Forest Local Plan – Core Strategy (2012) and Policies DM29 and DM32 of the 
adopted Waltham Forest Local Plan – Development Management Policies (2013). 
 
5. All window reveals on the external faces of the development hereby permitted 
shall be set within 115mm (minimum) reveals from the face of the building, and 
shall thereafter be maintained.  
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Reason: In the interest of visual amenity of the design of the building, in 
accordance with Policy CS15 of the Waltham Forest Local Plan – Core Strategy 
(2012) and Policy DM29 of the Waltham Forest Local Plan – Development 
Management Policies (2013). 
 
6. The balconies of the proposed development hereby approved shall not to be 
used for storage and no materials or make shift screening shall be installed or 
erected on the inside by any future occupant. 
 
Reason: In the interest of visual amenity of the design of the building, in 
accordance with Policy CS15 of the Waltham Forest Local Plan – Core Strategy 
(2012) and Policies DM28 and DM29 of the Waltham Forest Local Plan – 
Development Management Policies (2013). 
 
7. In total 90% of the residential units shall be constructed to The Building 
Regulations (2010) Access to and use of Buildings, Approved Document M (2015 
as amended), Volume 1: Dwellings, M4(2): Accessible and adaptable dwellings. 
Prior to occupation the dwellings shall be provided to the standard set down in at 
M4(2) of the Building Regulations and thereafter retained as such for the lifetime 
of the development.  
 
Reason: To provide accessible residential units which can be adapted to 
residents’ changing needs throughout their lifetime in accordance with Policies 
CS2 and CS15 of the adopted Waltham Forest Local Plan Core Strategy (2012) 
and Policies DM29 and DM30 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013) and Policy 3.8 of the adopted London 
Plan (consolidated with alterations from 2011). 
 
8. A minimum of 10% of the residential units hereby permitted shall be built in 
accordance with Approved Document M 2015, M4 Category 3: Wheelchair user 
dwellings. M4(3)(2)(b) ‘accessible’ will apply to all units for social rent or where a 
resident has been identified. M4(3)(2)(a) ‘adaptable’ will apply to all other units 
such as those for sale or part rent/part buy. All wheelchair user dwellings must 
provide sufficient footprint and drawings must demonstrate that they can achieve 
a fully accessible layout. To ensure compliance with these conditions, contact 
should be made with the Council’s Senior Occupational Therapist in Housing both 
before and during the build.  
 
Reason: To provide accessible residential units which can be adapted to 
residents’ changing needs throughout their lifetime in accordance with Policies 
CS2 and CS15 of the adopted Waltham Forest Local Plan Core Strategy (2012) 
and Policies DM29 and DM30 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013) and Policy 3.8 of the adopted London 
Plan (consolidated with alterations from 2011). 
 
Landscaping & Ecology: 
 
9. Prior to first occupation the land shown on the permitted plan as communal 
amenity space shall be laid out in accordance with that plan PL1001 revision H 
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dated 26.09.16 as amenity land and shall thereafter be permanently maintained 
as such.  
 
Reason: To ensure satisfactory provision of play and amenity space in 
accordance with Policies CS13 and CS15 of the adopted Waltham Forest Local 
Plan – Core Strategy (2012) and Policies DM12 and DM29 of the adopted 
Waltham Forest Local Plan – Development Management Policies (2013). 
 
10. The development shall fully conform to the recommendations of the 
Arboricultural Impact Assessment and Method Statement, submitted with this 
application dated 16/05/2018 and drawing number 16134-BT4 ‘Tree Protection 
Plan’. The development shall be carried out solely in accordance with the 
approved details, and all works shall comply with BS 3998:2010 (Tree Work - 
Recommendations) and shall be supervised by a suitably qualified 
Arboriculturalist and any post-construction mitigation measures shall thereafter be 
maintained for the lifetime of the development.  
 
Reason: To ensure the well-being of the trees and in the interest of biodiversity 
and the amenity of the surrounding area, in accordance with Policies CS5 and 
CS15 of the adopted Waltham Forest Local Plan – Core Strategy (2012) and 
Policies DM29 and DM35 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013). 
 
11. Prior to the commencement of the development on site, notwithstanding site 
investigation and clearance works, demolition and construction to slab level, a 
Landscape Management Plan, which includes long term design objectives, 
management responsibilities and maintenance schedules for all landscape areas, 
shall be submitted to and approved in writing by the Local Planning Authority. The 
approved Landscape Management Plan shall be implemented prior to the first 
occupation of the development hereby approved and thereafter maintained for the 
lifetime of the development  
 
Reason: To ensure the well-being of the trees and in the interest of biodiversity, in 
accordance with Policies CS5 and CS15 of the adopted Waltham Forest Local 
Plan – Core Strategy (2012) and Policies DM29 and DM35 of the adopted 
Waltham Forest Local Plan – Development Management Policies (2013). 
 
12. The amenity space towards the rear of the site, as illustrated in drawing 
number PL1001 revision H dated 26.09.16, shall be laid out and implemented in 
accordance with the approved plan and shall solely be used for amenity space for 
the occupiers of the development and shall not be used for any other purpose. 
The amenity space shall be for use by these occupiers as such for the lifetime of 
the development unless otherwise agreed in writing by the local planning 
authority. 
 
Reason: To protect the amenities of adjoining occupiers and the surrounding area 
in order to comply with Policy CS13 of the adopted Waltham Forest Local Plan – 
Core Strategy (2012) and Policies DM24 and DM32 of the adopted Waltham 
Forest Local Plan – Development Management Policies (2013). 
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Highways: 
 
13. No development shall take place on site whatsoever, until a Construction 
Logistics Plan has been submitted to and approved by the local planning 
authority. The logistics plan shall include details of site access, journey planning, 
access routes, hours of delivery, temporary traffic arrangements or restrictions, 
site operation times, loading and unloading locations and material storage. All 
works shall be carried out in accordance with the approved details throughout all 
demolition and construction works.  
 
Reason: To ensure considerate construction and to protect the amenities of the 
nearby residents to ensure that disruption is kept to a minimum and does not 
affect highway traffic flows to comply with Policies CS7 and CS13 of the adopted 
Waltham Forest Core Strategy (2012) and Policies DM14 DM15, DM24 and 
DM32 of the adopted Waltham Forest Local Plan – Development Management 
Policies (2013). 
 
14. No development shall take place whatsoever, until a Construction Method 
Statement including any demolition works, has been submitted to, and approved 
in writing by, the local planning authority. The approved Statement shall be 
adhered to throughout the demolition and construction period. The Statement 
shall provide for the: 
i. Parking of vehicles of site operatives and visitors  
ii. Loading and unloading of plant and materials  
iii. Storage of plant and materials used in constructing the development  
iv. Erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate  
v. Wheel washing facilities  
vi. Measures to control emissions, dust and dirt during construction  
vii. Recycling/disposing of waste resulting from demolition and construction works  
viii. Proposals for monitoring noise and procedures to be put in place where 
agreed noise levels are exceeded 
viiii. A survey measuring noise levels generated from road traffic with mitigation 
measures such as siting, orientation, noise barriers and other such measures 
where appropriate 
 
Reason: To ensure considerate construction and to protect the amenities of the 
nearby residents from excessive noise and dust and to comply with Policies CS7 
and CS13 of the adopted Waltham Forest Core Strategy (2012) and Policies 
DM14, DM15, DM24 and DM32 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013). 
 
15. Prior to the commencement of the development, notwithstanding site 
investigation and clearance works and demolition, full details relating to the 
design of cycle store, including numbers of cycle racks, their spacing and 
specification shall be submitted to and approved by the Local Planning Authority. 
The development shall be carried out fully in accordance with the approved 
details and made available for use prior to first occupation of the development 
and shall be thereafter maintained as such for the lifetime of the development.  
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Reason: Insufficient details have been provided as part of the planning 
application and in the interest of security and sustainable development, in 
compliance with Policies CS6, CS13, CS15 and CS16 of the adopted Waltham 
Forest Local Plan - Core Strategy 2012 and Policies DM13, DM14, DM23, DM24 
and DM32 of the adopted Waltham Forest Local Plan – Development 
Management Policies (2013).  
 
16. Prior to the commencement of development on site (notwithstanding site 
investigation and demolition and site clearance works in relation to the drainage 
works) a scheme shall be submitted to and approved by the Local Planning 
Authority for drainage works in association with the development hereby 
approved. The approved drainage works shall be undertaken and completed prior 
to the commencement of construction of the development hereby approved and 
thereafter retained as such for the lifetime of the development.  
 
Reason: To prevent water pollution to the watercourse and improve water quality, 
in accordance to Policies CS4 and CS5 of the adopted Waltham Forest Core 
Strategy (2012) and Policies DM24 and DM34 of the adopted Waltham Forest 
Local Plan – Development Management Policies (2013). 
 
17.  Prior to the commencement of development on site, notwithstanding site 
investigation work, clearance and demolition, a SUDS (Sustainable Urban 
Drainage System) to deal with all surface water drainage from the site, including 
details of proposed rainwater harvesting systems, green roofs and proposed 
soakaway designs together with infiltration test results and recommended 
soakage rates, shall be submitted to and approved by the Local Planning 
Authority. The approved SUDS shall be fully implemented prior to first occupation 
of any building and thereafter maintained in accordance with the agreed details 
for the lifetime of the development. 
 
Reason: To prevent the increased risk of flooding, both on- and off-site ensure 
that adequate drainage facilities are provided in accordance with Policies CS4 
and CS15 of the adopted Waltham Forest Local Plan - Core Strategy (2012) and 
Policy DM34 of the adopted Waltham Forest Local Plan – Development 
Management Policies (2013). 
 
18. Works of demolition and construction shall be carried out during normal 
working hours, i.e. 08:00 to 18:00 hours Monday to Friday, and 08:00 to 13:00 
hours on Saturdays, with no noisy working audible at the site boundary being 
permitted on Sundays or Bank Holidays. 
  
Reason: To ensure considerate construction and to protect the amenities of the 
nearby residents from excessive noise and dust and to comply with Policies CS7 
and CS13 of the adopted Waltham Forest Core Strategy (2012) and Policies 
DM14, DM15, DM24 and DM32 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013) and comply with Policy 7.14 of the 
London Plan and the GLA NRMM LEZ. 
 
19. The proposed wheelchair accessible parking bay to the front of the site, as 
illustrated in drawing number PL1000 Revision C dated 26.09.16, shall be laid out 
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and implemented in accordance with the approved plan and shall solely be used 
for car parking for Unit 5 and shall not be used for any other purpose. The parking 
bay shall be retained for use by the occupiers as such for the lifetime of the 
development unless otherwise agreed in writing.  
 
Reason: To protect the amenities of adjoining occupiers and the surrounding area 
in order to comply with Policy CS13 of the adopted Waltham Forest Local Plan – 
Core Strategy (2012) and Policies DM24 and DM32 of the adopted Waltham 
Forest Local Plan – Development Management Policies (2013). 
 
Contaminated Land: 
 
20. The contaminated land details shall be carried out in accordance with the 
following document:  Phase II Ground Investigation Report by Soils Limited (Ref: 
15427/GIR) 
 
a) A remediation strategy document for the private gardens and amenity space 
should be produced and approved in writing by the LPA before carrying out the 
works.  This should take into account the presence of asbestos determined in the 
ground. 
 
b) During the course of the construction and carrying out of the development 
approved, access shall be provided to Council officers and their agents to ensure 
that any unforeseen contamination problems are recognised and any such 
contamination shall be treated by remedial action specified by the Council or their 
agent or as agreed in writing. 
                
c) The developer shall be required to provide certification on completion of 
remediation works from the specialist contractor that the works were completed 
wholly in accordance with the agreed details. 
 
Sustainability: 
 
21. Prior to the commencement of the development on site, notwithstanding site 
investigation and clearance works, demolition and construction to slab level, 
details of the specific measures to be adopted to achieve at least a 35% reduction 
in carbon emissions over the 2013 Building Regulations together with details of 
the renewable sources of energy to be incorporated within the development, shall 
be submitted to and approved in writing by the Local Planning Authority. The 
development shall be constructed in accordance with the approved details and 
the ENERGY STRATEGY dated June 2018 Reference G39/FV/K160439 revision 
03, relating to achieving carbon emissions reduction. Any subsequent shortfall 
shall be compensated by payment to the Council's Carbon Offset Fund. The 
approved measures shall be incorporated into the development, and thereafter 
maintained in accordance with the approved details for the lifetime of the 
development.  
 
Reason: To ensure the development is sustainable and to comply with Policy 
CS4 of the adopted Waltham Forest Local Plan – Core Strategy (2012) and 
Policies DM10, DM11 and DM24 of the adopted Waltham Forest Local Plan – 
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Development Management Policies (2013) and Policy 5.2 of the London Plan 
(consolidated with alterations since 2011). 
 
22. No development (other than demolition, site clearance and preparation, 
ground works and development below DPC level) shall take place until a scheme 
detailing measures to reduce water use within the development, to meet a target 
water use of 105 litres or less per person, per day, shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall be 
constructed in accordance with the approved scheme and thereafter retained as 
such for the lifetime of the development. 
Reason: To minimise the water use of the development, in accordance with the 
requirements of policy 5.15 of the London Plan (2015).  
 
23. Prior to the commencement of the relevant phase of development (other than 
demolition, enabling and groundworks) details of measures to be incorporated 
into the development to ensure that all new build residential accommodation 
achieves for that phase a Code for Sustainable Homes rating of Level 4 energy 
aspects, or an equivalent rating by reference to an alternative rating system, shall 
be submitted to and approved in writing by the Local Planning Authority.  
 
The selection of an alternative rating system (if proposed) shall be agreed in 
writing by the Local Planning Authority.  Prior to the first occupation of any of the 
dwellings in that phase, a report from a suitably qualified Code Assessor (or 
equivalent) confirming that the development meets the said standard shall be 
submitted to and approved in writing by the Local Planning Authority, and 
thereafter the measures taken shall be maintained fully in accordance with the 
approved details.    
 
Reason: In the interest of sustainability, energy efficiency and to provide a high 
quality development in accordance with Policy CS4 of the Waltham Forest Local 
Plan Core Strategy (2012) and Policy DM10 of the Waltham Forest Local Plan 
Development Management Policies (2013). 
 
Refuse and Recycling Strategy: 
 
24. Prior to the commencement of the development, notwithstanding site 
investigation and clearance works, demolition and construction to slab level, full 
details of and a management plan for the storage and disposal arrangements for 
refuse, waste and recycling including drag distances for bins, vehicular access 
and swept path analysis, shall be submitted to and approved in writing by the 
local planning authority. The development shall be carried out in accordance with 
the approved details with refuse, waste and recycling storage being provided 
before the development is first brought into use and together with the 
management plan shall be subsequently implemented in full and thereafter 
maintained and available for use for the lifetime of the development.  
 
Reason: To ensure that adequate arrangements are made for the storage and 
collection of refuse and recycling and to comply with Policies CS6, CS13 and 
CS15 of the adopted Waltham Forest Local Plan – Core Strategy (2012) and 
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Policy DM23, DM24 and DM32 of the adopted Waltham Forest Local Plan – 
Development Management Policies (2013). 
 
Secure by Design: 
 
25. Prior to the first occupation of the building , a ‘Secured by Design’ 
accreditation shall be obtained for such building or part of the such building or use 
and shall be submitted to and approved in writing by the LPA.  
 
Reason: To ensure the development is sustainable and to comply with Policy 7.3 
of the London Plan (2016), Policy CS16 of the adopted Waltham Forest Local 
Plan - Core Strategy (2012) and Policies DM29 of the adopted Waltham Forest 
Local Plan – Development Management Policies (2013). 
 
Air Quality: 
 
26. The approved mitigation scheme as shown in the submitted Air Quality 
Assessment report JAP 9085 Rev 0 dated 19 May 2016 shall be implemented in 
its entirety in accordance with details outlined in the report before any of the 
development is first occupied or the use commences and retained as such 
thereafter.  
 
Reason: To ensure that the amenities of occupiers are protected from the poor air 
quality in the vicinity. 
 
27. Prior to installation, details of the boilers shall be forwarded to the Local 
Planning Authority for approval. The boilers shall have dry NOx emissions not 
exceeding 40 mg/kWh (0%). 
 
Reason: To comply with the London Plan’s SPG on Sustainable Design and 
Construction and Policy 7.14 of the London Plan in relation to air quality. 
 
28. No demolition or development shall commence until full details of the 
proposed mitigation measures for impact on air quality and dust emissions, in the 
form of an Air Quality and Dust Management Plan (AQDMP), have been 
submitted to and approved in writing by the local planning authority. In preparing 
the AQMDP the applicant should follow the guidance on mitigation measures for 
sites set out in Appendix 7 of the Control of Dust and Emissions during 
Construction and Demolition SPG 2014. Both ‘highly recommended’ and 
‘desirable’ measures should be included. If the development is located in or near 
an air quality focus area the applicant should follow the guidance on mitigation 
measures for Medium Risk as a minimum. 
 
Reason: Development must not commence before this condition is discharged to 
manage and mitigate the impact of the development on the air quality and dust 
emissions in the area and London as a whole, and to avoid irreversible and 
unacceptable damage to the environment (London Plan policies 5.3 and 7.14, 
and the London Plan SPGs for Sustainable Design and Construction and Control 
of Dust and Emissions during Construction and Demolition). 
 

Page 201



  (Item 4.2) 

29. Prior to the occupation of any part of the development hereby permitted, a 
report demonstrating how the scheme reduces the carbon dioxide emissions of 
the development by at least 35% compared to the 2013 Building Regulations 
shall be submitted to, and approved in writing by, the Local Planning Authority. 
The report shall reference the measures set out in the Energy Statement 
accompanying the planning application, but shall explain what measures have 
been implemented in the construction of the development. The development and 
energy efficiency measures shall thereafter be retained. 
 
Reason: In the interests of the sustainability and energy efficiency of the 
development and to meet the requirements of policy 5.2 of the London Plan 
(2015) and Waltham Forest Policy DM10.” 
 
12.3 INFORMATIVES: 
 
1. To assist applicants the Local Planning Authority has produced policies and 
written guidance, all of which is available on the Council’s website and which 
offers a pre planning application advice service. The scheme was submitted in 
accordance with guidance following pre application discussions and the decision 
was delivered in a timely manner. 
 
Highways matters 
 
2. Construction and demolition works audible beyond the boundary of the site 
should only be carried out between the hours of 0800 and 1800 hours Mondays 
to Fridays and 0800 and 1300 hours on Saturdays, and not at all on Sundays or 
Public/Bank Holidays. 
 
3. Noise from all new building services plant for the lifetime of the development 
shall be controlled to a level not exceeding 10dB(A) below the typical underlying 
background noise level (LA90) during the time of plant operation at a position one 
metre external to the nearest noise sensitive premises. The underlying 
background LA90 shall be determined in the absence of the new plant noise. This 
assessment shall be completed in accordance with BS4142: ‘Method for Rating 
Industrial Noise Affecting Mixed Residential and Industrial Areas’. 
 
4. In aiming to satisfy condition 13, the submitted method statement shall include 
details of: 
- Site hoarding  
- Wheel washing   
- Dust suppression methods and kit to be used  
- Bonfire policy  
- Confirmation that all Non Road Mobile Machinery (NRMM) comply with the 
Non 
- Road Mobile Machinery (Emissions of Gaseous and Particulate Pollutants)   
Regulations 1999 
- Confirmation if a mobile crusher will be used on site and if so, a copy of the 
permit and indented dates of operation  
- Site plan identifying location of site entrance, exit, wheel washing, hard 
standing hoarding (distinguishing between solid hoarding and other barriers such 
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as heras and monarflex sheeting), stock piles, dust suppression, location of water 
supplies and location of nearest neighbouring receptors. 
 
5. Construction activities must not affect traffic flows on the highway. No 
materials can be stored on the highway and no construction related activities can 
take place on the highway. It is an offence to place scaffolding, skip or hoarding 
on the highway without permission. Early contact with the Council’s Network 
Operations is advisable, as it may affect the construction programme. 
 
Land Contamination 
 
6. The property lies within an area of the borough that has been identified as 
being at potential risk from buried explosive ordnance due to wartime bombing. It 
is recommended that professional advice is obtained and a risk assessment 
undertaken to identify and analyse any threat posed by ordnance before works 
commence. 
 
Air Quality 
 
7. No NRMM shall be used on the site unless it is compliant with the NRMM Low 
Emission Zone requirements (or any superseding requirements) and until it has 
been registered for use on the site on the NRMM register (or any superseding 
register). 
 
Secure by Design  
 
8. In aiming to satisfy condition 23 the applicant should seek the advice of the 
Metropolitan Police Service Designing Out Crime Officers (DOCOs). The services 
of MPS DOCOs are available free of charge and can be contacted via 
docomailbox.ne@met.police.uk or 0208 217 3813.  
 
9. Prior to the first occupation of each building or part of a building or use, a 
'Secured by Design' accreditation shall be obtained for such building or part of 
such building or use. For a complete explanation of certified products please refer 
to the Secured by Design guidance documents which can be found on the 
website www.securebydesign.com   
 
10. It is advised that CCTV is installed covering the front elevation & forecourt to 
provide an extra level of security through the site. This should be installed to BS 
EN 50132-7:2012+A1:2013 standard, co-ordinate with the planned lighting 
system, contained within vandal resistant housing, to record images of evidential 
quality (including at night time) that are stored for a minimum of 30 days on a 
locked and secure hard drive or a remote cloud system.  Appropriate signage 
should also be included highlighting its use. 
 
11. A lux plan should be provided to encourage overall uniformity of lighting and 
reduce the likelihood of hiding places or dark spots.  It is advised that this reaches 
a level of 40% uniformity and is to BS 5489:2013.  Dusk till dawn photoelectric 
cells with ambient white lighting is advised for best lighting practice.  Bollard 
lighting as a primary light source is not recommended as it does not provide 
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suitable illumination and creates an “up lighting effect” making it difficult to 
recognise facial features and thus increase the fear of crime. 
 
Community Infrastructure Levy 
 
12. The approved development is liable to pay Mayoral Community Infrastructure 
Levy (CIL) and Waltham Forest CIL. A ‘CIL Form 1 (Assumption of Liability)’ must 
be completed prior to commencement, at which time a Liability Notice, stating the 
payable amount, will be issued by the Council. A ‘CIL Form 6 (Commencement 
Notice)’ must be submitted to the Council prior to commencement of 
development, at which time a Demand Notice, stating the payment method and 
deadline, will be issued. You should note that any claims for relief, where they 
apply, must be submitted and determined prior to commencement of the 
development. Failure to submit the necessary forms and follow the CIL payment 
process may result in penalties. More information on Waltham Forest CIL, 
including copies of all CIL forms, is available at: - 
https://walthamforest.gov.uk/content/community-infrastructure-levy. The Planning 
Portal provides general advice about CIL. This is available at: - 
https://www.planningportal.co.uk/info/200126/applications/70/community_infrastru
cture_levy 
 
13. BACKGROUND DOCUMENTS 
  

None 
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LONDON BOROUGH OF WALTHAM FOREST 
 

Committee / Date: Planning – 5th March 2019  

Application reference: 183568 

Applicant: Clarion Housing 

Location: Land adjacent to 5 Spruce Hills Road, E17 

Proposed development: Redevelopment of the site to provide a part two, part 

three storey building and lower ground level to 

comprise of 12 residential units (6 x 1 bed and 6 x 2 

bed) together with associated landscaping. 

Wards affected: Chapel End 

Appendices: None 

 

1 AMENDMENT TO CONDITION 7 

1.1 Since the publication of the Planning Committee report, the wording of 

Condition 7 has been revised to the following; 

 

1.2 In total 90% of the residential units shall be constructed to The Building 

Regulations (2010) Access to and use of Buildings, Approved Document M 

(2015 as amended), Volume 1: Dwellings, M4(2): Accessible and adaptable 

dwellings other than the inclusion of a lift. Prior to occupation the dwellings 

shall be provided to the standard set down in at M4(2) of the Building 

Regulations and thereafter retained as such for the lifetime of the 

development. 

 

Reason: 

 

To provide accessible residential units which can be adapted to residents’ 

changing needs throughout their lifetime in accordance with Policies CS2 and 

CS15 of the adopted Waltham Forest Local Plan Core Strategy (2012) and 

Policies DM29 and DM30 of the adopted Waltham Forest Local Plan – 

Development Management Policies (2013) and Policy 3.8 of the adopted 

London Plan (consolidated with alterations from 2011). 

 

2 RECOMMENDATION 

2.1 The officer recommendation remains unchanged.  
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