
































Page 12 
 

Lee Valley ice centre 
Ref: 03210010 
WSP | Indigo on behalf of Lee Valley Regional Park Authority 

increase in the building footprint is mitigated by the 776sqm reduction in the extent on hard 
landscaping in the proposed development.   

Figure 3 Proposed ice centre building 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

Landscape Improvements  

 The rotation of the ice centre layout allows street facing hard landscaping to create links with 
the rest of the MOL to the north of the site, by virtue of the soft landscaping proposals.  The 
soft landscaping proposals are based on the principles of maximising biodiversity through 
the introduction of a native meadow, wetland habitat and native tree and shrub planting.  
This also helps to mitigate against any loss of trees and habitat as a result of the increase in 
the larger building footprint.  Of the existing woodland and vegetation, the proposals retain 
97% of this in the proposed scheme and as well as this, an additional 143 trees will be 
planted.  There will be 20 trees removed as part of the application.  These are all assessed 
to be of low quality.  

 We address the landscaping, ecological and habitat improvements further in Section 13, but 
it is sufficient to state that there will be significant tree planting, landscaping, ecological, 
biodiversity and habitat as a result of the proposals. 
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Figure 4 Visualisation of landscape improvements 

 

Development Phasing  

 This application for full planning permission is submitted covering three phases of demolition 
and construction.  The phasing is to ensure that there is continuity of access to the ice for as 
long as possible.  The existing ice pad will be revised in the new building and the phasing 
will allow a new pad to be constructed whilst the existing pad is still being used.  There will 
need to be some temporary facilities (such as temporary changing rooms) to be provided 
during the construction period to keep the pads useable for as long as possible.  This will 
ensure there is limited negative impact on ice-users who rely on the ice centre for exercise.   

Construction Phase One  

 Phase One will involve the construction of the Pad A ice hall, ice plant room, new substation, 
the core accommodation block over two storeys and a range of mechanical and electrical 
systems.  During this period the existing ice centre will continue to be available. 

Construction Phase Two  

 This phase demolishes the existing steel-barrel ice centre and the provision of the necessary 
temporary accommodation to provide changing facilities, WCs and the café. 

Construction Phase Three  

 Phase Three is the final phase required to complete the new build elements of the proposed 
twin pad ice centre.  This will deliver the new Pad B ice hall and the spectator seating.  

 The above construction phases are out in greater detail in Section 5.6 of the submitted 
Design and Access Statement and in the Demolition and Construction Method Statement.  
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k) Compliance with other Policies 

  
This was the case put forward in closing submission, but the Inspector disagreed that 
this was a benefit as such. (IR paragraph 141). 
 

Conclusions  on VSC 

 The Inspector confirms that looking at the case as a whole, he considers that Very Special 
Circumstances exist which justify development.  Although the erosion of openness of MOL is 
afforded substantial weight, he concluded that the other considerations put forward clearly 
outweigh the harm.  For this reason, he concluded that the proposals accorded with MOL 
policies. 

 The Secretary of State agreed with the Inspector's conclusions on all of the principal matters 
relating to MOL harm and very special circumstances. He agreed with the Inspector's 
recommendation. 

Summary  

 There are clear parallels with the proposals for the replacement ice centre and the proposals 
at Harrow School.  The principles of what can be considered a Very Special Circumstance 
and the assessment against the factors affecting MOL must be taken into account in 
decisions around MOL in the future, including that relating to the ice centre. 

 

 



























https://www.edutopia.org/discussion/social-and-academic-benefits-team-sports
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 The sporting and social cohesion benefits afforded by the proposed development are a VSC 
in two ways: if the current ice centre is not replaced, the opportunity for ice time in Waltham 
Forest and East London will be lost; and because if the replacement twin pad facility is 
allowed, the opportunities for participation in sport will be significantly improved. 

 We consider that the benefits in terms of community access and use from the proposed 
development set out in this Section should similarly be afforded very substantial weight to the 
VSC case.  



https://www.sportengland.org/our-work/partnering-local-government/scenarios/how-do-i-demonstrate-the-benefits-of-sport-to-health-improvement/
https://www.sportengland.org/our-work/partnering-local-government/scenarios/how-do-i-demonstrate-the-benefits-of-sport-to-health-improvement/
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 Works are already underway to improve habitats, biodiversity and access on and around the 
Ox-Bow Island site west of the Lee Valley Ice Centre as part of a five year project in 
partnership with Canal and River Trust and Thames21. This is an entirely separate project 
which is being funded by Section 106 money from the Essex Wharf development. All 
ecological enhancements planned as part of the ice centre project will take account of, and 
support, these works. 

Summary  

 The existing ice centre building is tired and detracts from the setting of the local area and 
MOL.  it makes no contribution to local wildlife, aquatic life or the surrounding woodland 
area.  Indeed, the existing facility encroaches into the SMINC.   

 Through a combination of amending the orientation of the ice centre, significantly improving 
the quality and appearance of the building, significantly increasing the number of trees on 
site and creating significant net gains in ecological value and biodiversity on the site, the 
proposed development will significantly improve the overall quality of the site, the MOL and 
the Park beyond simply mitigating its own impacts. This new gain in biodiversity accords with 
the Park Development Framework at and paragraph 140 of the NPPF.  

 The replacement ice centre will be major enhancement of the site in terms of wastewater 
reductions when compared against the existing ice centre.  The natural water treatment will 
help to reduce carbon emissions and energy use that would be associated with other water 
management methods.  The proposed water management method would also top up the 
water feature at the entrance in dry periods as well as contributing to biodiversity.   

 The significant improvements to visual appearance of the ice centre, the landscape, the 
ecology and biodiversity of this part of the MOL that will accrue as a result of the 
development are important elements of the VSC case and should be given significant weight 
by decision makers.   
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the use of sustainable transport modes to the development, including the use of signposting 
to bus stops and rail stations and a combined footway/cycleway through the site to connect 
with existing infrastructure.  The current ice centre only has around 12 cycle parking spaces.  
The replacement ice centre will have 110, an increase of 817%.  There are no issues 
identified in the increase of people using the existing and proposed pedestrian and cycle 
infrastructure. 

 As well as encouraging sustainable transport modes through the physical elements of the 
design, a Travel Plan has been submitted which will encourage increased modal share of 
sustainable transport from visitors to the facility, in line with London Plan policies and local 
planning policy.  The development, therefore, complies with Policy CS7 and Policy DM14 of 
the adopted LBWF Development Plan and Policy 74 of the emerging draft Local Plan as it 
promotes pedestrian and cycle movement as a priority and responds to the context of its 
current accessibility.  

The highway network  

 The site is accessed from Lea Bridge Road currently and there will continue to be a number 
of vehicles that access the site to use the facilities.  The delivery and servicing arrangements 
are for vehicles to use the main site entrance and then use a new delivery and servicing 
route that tracks round the southern elevation of the proposed development, to a dedicated 
deliveries and servicing yard to the rear of the building.   

 Although the twin pad ice centre is envisaged to attract significantly more visitors than the 
current ice centre, the nature of the ice programming and the habits of ice users means that 
the peak usage of the facility will not overlap with the peak traffic on the transport network.  
The Transport Assessment has provided an assessment of the vehicular movements to and 
from the site with regards to the capacity of the existing highway network and proposed level 
of car parking.  An indicative timetable has been produced for the application and is included 
in Appendix 8.  Both through preparing the proposed timetabling and taking account of a 
modal shift away from the private car, the impact on the transport network during peak times 
has been assessed. 

 Between 6am-11am on both pads during the week, there is either patch ice or club ice for 
speed skating.  The Transport Assessment confirms that neither of these sessions will 
increase load on the transport network between 8am - 9am as a result of people travelling to 
the facility. Skaters attending these sessions will typically arrive at the beginning of the 
session, so they can maximise their time on a clear ice pad.  Younger skaters will usually 
only skate between 6am-8am, to then enable them to travel to school.  Senior skaters will 
arrive at 6am either to also skate, or to coach younger skaters, and then stay until the end of 
the session at 11am.  A similar pattern is likely to be seen for users attending either the 
patch ice or speed skating sessions. 

 In the evenings, public skating sessions take place from 5pm - 7pm.  Although these are 
popular in attendance from after school users, they are not as popular as peak public skating 
sessions on the weekends or Friday evenings, which begin at 8pm.  Also, critically, many 
attendees will be travelling from school to the ice centre, prior to the start of the session 
ready to be on the ice from 5pm, and therefore not increasing load on the transport network 
between 5pm - 6pm.  Furthermore, those attending learn to skate programmes between 
4.30pm - 5pm typically stay for the public skating session that follows, and therefore will not 
leave the centre and increase load on the network.  The largest demographic of the 
attendees of this session is under 15 years of age and will, therefore, more typically be 
utilising public transport. 

 There are also patch ice sessions running throughout the week from 4.30pm - 8pm.  Similar 
to that of the public skating sessions, younger skaters attending these sessions will travel to 
the rink after school for the beginning of the session, and therefore not impact on the traffic 
system at peak times. 
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 The remainder of the site is impermeable surfaces from the car park and hardstanding 
surfaces will drain to the existing surface water sewer in Lea Bridge Road.  It has been 
agreed with the Local Lead Flood Authority and Environment Agency that this approach is 
appropriate and there is no need for attenuation before water is discharged via the sources 
noted above. 

 In summary, all surface water drainage flows from the site, and ice melt water, will effectively 
discharge to the River Lea, either through the Oxbow Lake or a short Section of surface 
water sewer.  The strategy set out above will ensure safe and sustainable drainage systems 
are in place on the site to deal with surface water run off flows.  Full details of the surface 
water runoff proposals can be found in the Drainage Strategy, prepared by Expedition.  

Foul drainage 

 The Drainage Strategy includes the review of foul water and utility capacity for wastewater.  
Foul drainage flows from the building with be discharged to the existing Thames Water 
wastewater pumping station within the car park, through the existing foul drainage pipework.  
Whilst peak foul discharge will increase as a result of the proposals, Thames Water has 
confirmed that the existing infrastructure has capacity to accommodate this increased flow.  

 The strategy of treating and reusing ice melt for reuse or discharge to the River Lea, 
significantly reduces the level of wastewater needing to be discharged to the foul drainage 
system.  

Noise  Impacts  

 Max Fordham LLP have undertaken a Noise Impact Assessment in relation to the proposed 
replacement twin pad facility.  Their report has responded to advice received at the pre-
application meeting with the LBWF Environmental Health Officer on 8 August 2019.  This 
meeting assessed that the main potential issues related to the plant and activity noise 
breakout (specifically PA music from the ice pads) and so noise limits were proposed as an 
appropriate solution. Demolition and construction noise is also assessed in the report. 

 The Noise Impact Assessment has been prepared in line with the relevant national guidance 
on noise and local and London Plan policy that aims to ensure the minimisation of adverse 
noise impacts and the upholding of a high quality environment.  Policies DM24 and Policy 
CS13 of the LBWF Development Plan address the subject of noise with regards to new 
development, with Policy 59 and Policy 62 of the emerging draft Local Plan requiring that all 
developments are designed to minimise noise pollution from the outset.  Policy 7.15 of the 
adopted London Plan and Policy D13 of the emerging London Plan also require the 
adequate management and mitigation of noise to ensure quality of life.  The report identifies 
the nearest sensitive receptors as being the Essex Wharf buildings and the Waterfront 
building to the east and the Leyton Marshes to the north, as this is a positive contributor to 
local amenity. 

 Overall, Max Fordham LLP have quantitively assessed the key potential noise issues 
relating to the plant noise emissions and potential music breakout noise form the 
façade/roof.  The Noise Impact Assessment proposes that noise limits have been identified 
at sensitive receptor locations defined by nearest top floor residential facades and ground 
level near the north site boundary.  The assessment proposes that, with respect to noise 
breakout from PA systems, upper limits are defined to be 10Db below representative 
ambient noise levels, at the nearest residential façades and below representative ambient 
noise levels at the north site boundary.  The report therefore confirms that the replacement 
ice centre will comply with the limits noted, and that the ice centre will have a low noise 
impact. 

Air Quality  

 The subject of air quality is addressed in Policy DM24 of the LBWF Development 
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cause significant harm to any interests of acknowledged importance.  All the impacts are 
modest and can be mitigated.  
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