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1.0 Introduction 

1.1 This statement is prepared jointly on behalf of the London Organising 
Committee of the Olympic Games and Paralympic Games (LOCOG) and the 
Olympic Delivery Authority (ODA). LOCOG and the ODA fall under the 
umbrella group of “London 2012”, who are the applicants for the proposals at 
Eton Dorney.  

1.2 The statement is submitted in support of the planning applications for the 
Eton Dorney Olympic and Paralympic venue, which will host Olympic Rowing 
and Canoe Sprint events and Paralympic Rowing events. 

1.3 On 6 July 2005 the International Olympic Committee (IOC) awarded the 
London 2012 Olympic and Paralympic Games (“the 2012 Games”) to London.  
The Olympic Delivery Authority (ODA) is the public body responsible for 
developing and building the new venues and infrastructure for the 2012 
Games and LOCOG is responsible for preparing and staging the 2012 
Games, including the temporary venues and overlay. 

1.4 Eton Dorney was selected in 2003 during the “London Bid” for the Olympic 
Games and Paralympic Games as the venue for the Rowing and Canoe 
Sprint events.  

1.5 London 2012 is required to apply for planning permission for operations and 
changes in use of land for the London 2012 Olympic Games and Paralympic 
Games that constitute development requiring planning permission. 

1.6 As it is proposed to erect the temporary structures for longer than 28 days, it 
is necessary to obtain planning permission according to the requirements set 
out in Part 4 ‘Temporary Buildings and Uses’ Class 8 of the ‘General 
Permitted Development Order’ (1995).  

1.7 The Eton Dorney venue falls within the administrative boundaries of two local 
planning authorities, namely South Bucks District Council (SBDC) and the 
Royal Borough of Windsor and Maidenhead (RBWM). The site also falls 
within the boundaries of Buckinghamshire County Council (BCC).  

1.8 For the purposes of these planning applications, the Eton Dorney venue 
comprises Dorney Lake, Windsor Racecourse and the River Thames as the 
three principal components. The proposals for the Eton Dorney venue are 
considered in detail within Section 3.  

1.9 The requirements for the Games have been the subject of on-going 
discussions with each of the authorities involving officers across a range of 
departments to consider the emerging planning applications and supporting 
material. These discussions, alongside those with statutory undertakers, 
informed the scope of the planning application documentation.  
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1.10 In accordance with the Town and Country Planning (Environmental Impact 
Assessment) (England & Wales) Regulations (SI 1999 No. 293), a screening 
request was submitted to SBDC, RMBW and BCC on 18 August 2010. Each 
of the 3 Authorities has confirmed subsequently in writing that the proposals 
do not comprise Environmental Impact Assessment (EIA) Development.  

Planning Application Approach 

1.11 As the Eton Dorney venue straddles local planning authority boundaries, and 
has an extant planning permission (SBD/8205/06) with conditions imposing 
some restrictions on the use of Dorney Lake, a total of five planning 
applications are submitted to deliver the venue. These applications comprise 
the following:  

– Planning application for the Temporary Pedestrian River Crossing, 
submitted to SBDC;  

– Planning application for the Temporary Pedestrian River Crossing, 
submitted to RBWM;  

– Planning application for the Olympic Transport Hub at Windsor 
Racecourse, submitted to RBWM;  

– Planning application for Eton Dorney Rowing Lake overlay, to include the 
Paralympic Transport Hub, submitted to SBDC; and 

– Planning application for the Variation of Condition 15 of planning 
permission SBD/8201/05, submitted to Buckinghamshire County Council.   

1.12 The full Descriptions of Development for the individual applications are set out 
in turn below and are also included on the relevant planning application 
forms. Further details of the temporary facilities proposed as part of the 
development are included within Section 3 below.  

1.13 This statement relates to the entire Eton Dorney venue and as such, has 
been prepared for submission in support of each of the individual planning 
applications. Each application is supported by a suite of information and 
drawings. 

Temporary Pedestrian River Crossing Planning Applications 

1.14 Planning permission is sought for the fully accessible temporary pedestrian 
river crossing linking the Olympic Transport Hub proposed at Windsor 
Racecourse to Dorney Lake, which will host the London 2012 Olympic and 
Paralympic events.  
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1.15 The temporary pedestrian river crossing is not available for use during the 
London 2012 Paralympic Games due to another event being held at the 
racecourse. Therefore, a separate Paralympic Transport Hub is proposed to 
the north of Dorney Lake, as detailed on the supporting planning application 
drawings.  

1.16 As the temporary pedestrian river crossing extends across local authority 
boundaries, planning applications have been prepared for submission to both 
RBWM and SBDC to deliver this element of the venue.  

1.17 These applications seek: 

‘Planning permission for the construction of a temporary pedestrian river 
crossing to facilitate pedestrian access and the operation of the Eton Dorney 
venue for the Olympic Games’ 

Dorney Lake Overlay 

1.18 A planning application is submitted for the temporary facilities at Dorney Lake, 
which will host the competition events. This comprises a range of temporary 
structures including spectator seating and facilities, spectator screening 
areas, media facilities, perimeter fencing and other structures and works 
necessary for the effective delivery of the venue. 

1.19 The application also seeks planning permission for the use of the northern 
part of the site for the Paralympic Transport Hub, which will be accessed via 
Court Road.   

1.20 The description of development for the Dorney Lake overlay application 
submitted to SBDC is as follows: 

‘Planning permission for the erection of temporary structures, tents, cabins 
and associated equipment for the Olympic Games and Paralympic Games 
comprising athlete accommodation, spectator seating and services, 
hospitality, front and back of house facilities (operations, workforce, storage 
and catering compounds), broadcast and access area facilities, the erection 
of a security fence, provision of tow path improvements and the temporary 
use of land for a Paralympic Games Transport Hub’ 

Olympic Transport Hub at Windsor Racecourse 

1.21 It is proposed to locate the Olympic Transport Hub at Windsor Racecourse for 
use solely during the London 2012 Olympic Games. The Olympic Transport 
Hub includes direct coach parking, coach parking associated with the park 
and ride facilities, shuttle bus pick up and drop off areas, taxi pick up and drop 
off areas and ‘blue badge’ parking for people with disabilities.  
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1.22 The operation and composition of the Olympic Transport Hub is considered in 
greater detail within Section 3. The application submitted to RBWM for the 
Olympic Transport Hub seeks: 

‘Planning permission for the use of Windsor Racecourse as a temporary 
Transport Hub for the Olympic Games, comprising the erection of security 
fencing, screening area and spectator facilities, trackway and temporary 
infrastructure works associated with its operation.’ 

Variation of Condition Planning Application 

1.23 Planning permission is sought from BCC for the variation of condition 15 of 
planning permission SBD/8201/05. This permission includes the following 
condition which restricts the noise levels acceptable on the site:  

“The consented area as shown on application drawing number 
ECRL/PA/Dwg2, pursuant to consent C/91/8208 shall not be used for any 
purpose except non motorised water sports, running, walking, cycling and 
other quiet countryside pursuits.  Community Events and Private Functions 
proposed in these areas shall first be agreed in writing with the Country 
Planning Authority.   

 
Within the hours of operation noise shall not breach the following times or 
noise levels measured at, or predicted to, the boundary unless otherwise 
stated.  All measurements to be carried out without the influence from any 
over flying aircraft and on the fast response setting over a three-minute 
period: 

 
07.00-22.00 hrs             LAeq (one minute) 47 dB 

LAeq (one minute) 52 dB (At the boundary adjacent to 
and from Boveney Cottages to the first entrance to the 
car park only) 

 
22.00-07.00 hrs              LCeq (one minute) 40 dB (as a maximum sound 

level from the addition of individual measurements of 
third octave readings from 12Hz to 250 Hz) 

 
and                                LAeq (one minute) 45 dB (as a maximum sound 

level from the addition of individual measurements of 
third octave readings from 315 Hz to 20 KHz)” 

 
1.24 The application submitted to BCC seeks to vary the noise levels to allow the 

hosting of the event. Within the hours of operation for the duration of the 2012 
Olympic Rowing and Canoe Sprint events and Paralympic Rowing events, on 
event holding days, noise shall not breach the following times or noise levels 
measured at, or predicted to, the boundary unless otherwise stated.  

1.25 All measurements are to be carried out without influence from any over flying 
aircraft and on fast response setting over a 15 minute period 0700 – 2200 hrs 
LAeq (15 minutes) 75Db and 2200 – 0700 hrs LAeq (1 minute) 45dB. 
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1.26 As such, in order to address Condition 15 and the requirements set out within 
the Planning Obligations, the application seeks planning permission for: 

‘Variation of Condition 15 of Consent (SBD/8201/05) to allow increased noise 
levels between 28th July 2012 and 1st September 2012 for the Olympic and 
Paralympic Games at Eton Rowing Lake, Dorney, Buckinghamshire’ 

1.27 A Section 106 Agreement was attached to the grant of planning permission. 
Consent is also sought in writing from BCC under Clause 2 of the Third 
Schedule of the Section 106 Agreement to allow for the hosting of the London 
2012 Games. Clause 2 of the Third Schedule of the Section 106 Agreement 
specifies the obligation to: 

‘Not hold any Event, which is of longer duration than 3 days or which has 
more than 750 competing crews without the consent of the Local Planning 
Authority such consent not to be unreasonably withheld.’ 

The Purpose of this Document 

1.28 This Statement addresses the planning context, policy framework and 
material considerations relevant to the applications submitted to deliver the 
Eton Dorney venue.  The Planning Statement draws upon the considerable 
work undertaken by London 2012 and its advisors and needs to be reviewed 
as part of the suite of supporting documents accompanying the applications 
which comprise: 

– Planning application drawings; 

– Design & Access Statement (including Accessibility Statement, Lighting 
Statement and Services Statement); 

– Kit of Parts; 

– Planning Statement; 

– Transport Assessment; 

– Report on Stakeholder and Community Engagement; 

– Sustainability Statement; 

– Noise Assessment; 

– Ecological Survey Report; 

– Arboricultural Survey and Arboricultural Constraints Report; 

– Flood Risk Assessment; and 
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– Cultural Heritage Statement.  

Plans and Drawings 

1.29 The applications are accompanied by drawings identifying the existing and 
proposed plans. A schedule of the supporting information is set out in 
Appendix 1.  

Structure of this Statement 

1.30 This Planning Statement is set out in the following sections, as listed: 

– Chapter 2 describes the application site and its setting; 
– Chapter 3 describes the application proposal in further detail; 
– Chapter 4 sets out the planning policy background reviewing the national, 

regional and local framework; 
– Chapter 5 assesses the material planning considerations; and 
– Chapter 6 sets out the summary and conclusions. 
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2.0 The Site and its Setting 

2.1. The Eton Dorney venue comprises two key sites divided by the River 
Thames. A site location plan for the entire venue is included at Appendix 2.  

2.2. The first key site is Dorney Lake to the north of the River Thames, which will 
host the Rowing and Canoe sprint events for the London 2012 Games. The 
Dorney Lake site is located within SBDC and BCC.  

2.3. Dorney Lake comprises an existing venue in the ownership of Eton College, 
which has already had the honour of hosting many prestigious events 
including regattas and major championships. The site is accessed from Court 
Lane and comprises the existing rowing and return lakes, adjoining footpaths 
and the Boathouse on the eastern part of the site. The settlements of Dorney 
and Boveney are located to the north of the site and there are a number of 
dwellings evident in close proximity to the northern boundary of the site.  
Residential areas of Windsor are located across the River Thames to the 
south of the venue.  

2.4. There is a long driveway running alongside the northern side of the lake to the 
Boathouse with hard standing areas including a car park area to the north of 
the Boathouse. A finish tower exists already on site to the south of the rowing 
lake on the island dividing the lake and return lake. This is accessible via a 
bridge, for which the ODA previously obtained planning permission. 

2.5. The site is characterised by a mix of hard and soft landscaping including 
pathways around the lake and areas of soft landscaping and planting around 
the competition areas including a number of trees located across the site.  

2.6. The majority of the mature trees on the site are situated along the banks of 
the River Thames which bounds the site to the south and in part to the east. 
The Thames Path runs along the southern boundary of the site. The site is 
surrounded to the west and north primarily by greenfield land.  

2.7. The second key site is Windsor Racecourse which is located to the south of 
the River Thames and will be utilised as a Transport Hub during the London 
2012 Olympic Games. The Racecourse is accessed off the A308 Maidenhead 
Road, which runs to the south of the site and provides access to Windsor and 
Maidenhead.  

2.8. The site is surrounded by the River Thames to the north and east, which also 
bounds parts of the western and southern boundary linking to a marina 
located adjacent to the southern boundary of the site. A mix of other uses are 
evident in the locality including Centrica office development located to the 
west of the access point on the A308 and residential uses to the east of the 
site and to the south of the A308.   

2.9. Windsor Racecourse comprises a mix of hardstanding and grassed areas 
associated with its continued use as an operational horse racing venue. The 
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site contains a number of mature trees located along the boundary of the site 
adjacent to the River Thames.  

2.10. A sustainable transport strategy is proposed for the London 2012 Games and 
as such, it is proposed to run shuttle buses from Windsor, Maidenhead and 
Slough stations to the Olympic Transport Hub. This will be supplemented by 
buses from Park and Ride facilities proposed at strategic locations along 
important transport corridors. Indicative details for the Park and Ride facilities 
are included in the Transport Assessment; however, the location of these will 
be the subject of separate planning applications to the relevant local 
authorities as necessary.   

2.11. A link between the Olympic Transport Hub and the competition venue will be 
facilitated by an accessible temporary pedestrian river crossing. This will 
provide easy access from the Olympic Transport Hub at the Racecourse to 
the Lake. The area of riverbank where it is proposed to locate the crossing is 
presently characterised by trees and areas of shrubland.  

Land Use Designations 

2.12. The Eton Dorney venue lies within the Metropolitan Green Belt and the 
Thames Valley Area of Attractive Landscape (AAL) as defined in the SBDC 
‘Local Plan’ (1999). AALs are of significant county-wide importance.  

2.13. The venue also falls within the River Thames Setting as defined in the SBDC 
‘Local Plan’ (1999). This designation relates to both the River Thames and 
Dorney Lake itself.  

2.14. Designations applicable to the Windsor Racecourse venue are the Green Belt 
location of the site and the River Thames Setting, as set out in the RBWM 
‘Local Plan’ (2003). 

2.15. The tow path along the River Thames has been designated as part of the 
Thames Path National Trail by the Countryside Commission (now part of 
Natural England). 

2.16. The Eton Dorney venue lies within Flood Zones 2, 3a and 3b (1 in 100 or 
greater annual probability of river flooding or a 1 in 200 greater annual 
probability of flooding from the sea).   

Relevant Planning History 

2.17. Two planning applications were submitted to Buckinghamshire County 
Council in 1991 in relation to the working of minerals on land now occupied by 
the rowing lake. The first of these planning applications was for the change of 
use to a rowing lake and the second related to the construction of an 8 lane 
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rowing lake.  These applications were determined at appeal in 1994, which 
included a S106 Agreement with clauses including:  

– Not to erect any buildings or structures on the land save for; a) those 
permitted by the development; b) associated structures; c) temporary 
structures; 

– Not to hold any event which is longer in duration than 3 days or which has 
more than 750 competing crews without the consent of the local planning 
authority (LPA); 

– Not to hold more than four Major events and four minor events in any 12 
month period; 

– To give not less than 7 days notice in writing to the LPA of the intention to 
hold any major or minor event; and 

– To remove temporary structures and facilities as soon as is reasonably 
practicable. 

2.18. A condition (No. 15) was attached to the planning permission which restricts 
the noise levels appropriate at the site stating: 

‘Within hours of operation noise shall not breach the following times noise 
levels measured at, or predicted to, the boundary unless otherwise stated.’ 

2.19. A planning application (SBD/8205/06) was submitted to BCC by Eton College 
on 17th March 2006 to vary Condition 15 of planning permission SBD/8201/05 
and the terms of the Section 106 Agreement to allow both increased noise 
levels at the site and the hosting of the 2006 World Rowing Championships. 
In May 2006 BBC approved a variation of Condition 15 and the 
accompanying S106 agreement to allow the hosting of the 23 May 2006.  

2.20. A planning application was submitted by the ODA in September 2008 for 
enhancement works at the venue including the widening of a channel, 
installation of permanent and temporary bridges, creation of cut through 
channel and a temporary upgrade to the “Droveway”. This planning 
application was approved by SBDC on 19th December 2008.  
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3.0 The London 2012 Games Proposals 

3.1. This section describes the proposals in further detail to identify the extent of 
temporary works required to facilitate the events which will take place as part 
of the 2012 Games at Eton Dorney.   

3.2. The planning application approach is set out in Section 1, which provides an 
explanation of the individual applications required in order to deliver the 2012 
Games venue. As detailed in the foregoing, the venue comprises three key 
elements namely the Dorney Lake overlay, the temporary pedestrian river 
crossing and the Olympic Transport Hub.  

3.3. The first works are scheduled to commence with the towpath improvement 
works, following any grant of planning permission. These works are 
anticipated in February 2011 and April 2011. This will follow the opening of 
the footpath diversion to the north of the lake in January 2011. It is anticipated 
that the Thames Path upgrade will be completed by late April 2011.   

3.4. It is proposed that the Thames Path will be temporarily diverted during the 
proposed works, as detailed on Drawing No. 0241-ETD-LAN-T-DGA-0002. 
The proposed route diversion is anticipated between 31 January 2011 and 30 
April 2011 and then diversions will be likely from 15 January to 8 October 
2012.   

3.5. It is proposed that the temporary overlay facilities will be erected on site from 
spring 2012 and exclusive use of the site is sought from June 2012. Following 
the conclusion of the 2012 Games, the structures will be removed and the site 
reinstated between September and December 2012.  

3.6. The key temporary structures and facilities are described in further detail in 
the supporting ‘Design and Access Statement’ and are required to the 
facilitate the following: 

– Use of the rowing lake and return lane for the Rowing and Canoe Sprint 
events including spectator seating and associated event facilities at the 
southern end of the lake; 

– Operational compounds and athlete areas at the southern end of lake; 

– Use of the River Thames for canoe sprint training; 

– Use of agricultural field north of Dorney Lake to accommodate the 
Paralympic Transport Hub;  

– Use of Windsor Racecourse to accommodate the Olympic Transport Hub;   

– Temporary pedestrian river crossing across the River Thames to connect 
the transport hub at Windsor Racecourse to the venue at Dorney Lake; 
and 
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– Additional facilities – utilities, use of existing internal roads, lighting, 
cabling, path works and perimeter fencing throughout the project site. 

3.7. The proposed location of the overlay structures is detailed on the supporting 
planning application drawings and a description of the individual components 
proposed for the venue are considered in turn below. 

3.8. In addition to the supporting drawings, which illustrate the proposed layout of 
the structures, a ‘Kit of Parts’ document has been prepared for submission in 
support of the individual planning applications. This document identifies the 
indicative design of the proposed temporary structures and includes details of 
the size of the structures and their elevational design.  

3.9. The Kit of Parts document is utilised by LOCOG in preparing the overlay 
applications for all of the London 2012 Games venues. The rationale behind 
this document, relates to the fact that the precise structures to be used will 
not be known at the point of submitting the planning application.  

3.10. Given the emphasis placed by London 2012 on sustainability, it is proposed 
to rent many of the structures during the period of the Games. As such, the 
precise type of structure will not necessarily be known, although will comprise 
of one of the designs for a structure of that type as set out in the Kit of Parts.    

Secure Perimeter Fence 

 
3.11. Perimeter fencing will be installed to secure the boundary of the venue. The 

route of the fence is as shown on Drawing 0241-ETD-LAN-T-DGA-0001 and 
is mirrored on the other application drawings. The fence line has been sited 
having given careful consideration to existing trees and the impacts upon 
these, as well as security matters. It is intended that the fencing will be 
punctuated by access points at the main Dorney Lake entrance, the 
Paralympic Transport Hub, the temporary pedestrian river crossing and the 
access point linking Dorney Lake to the warm up field of play.  

3.12. The fence will be 2.7 metres high and has been designed to be easily 
demountable after the Games. Given the size of the site, the security fence 
extends to a total of 6.5 kilometres and is punctuated by the inclusion of 
access gates along the route. The route of the fence has been designed to 
limit impacts upon existing trees and to allow potential floodwater to pass 
through the structure. The proposed fencing has been designed to prevent its 
vandalisation, tipping, lifting or climbing. A typical fence detail is shown on 
0241-ETD-LAN-T-DGA-0019. 
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Temporary Pedestrian River Crossing  

3.13. Planning permission is required for the accessible temporary pedestrian river 
crossing, which will link the competition lake to the Olympic Transport Hub 
during the London 2012 Olympic Games. It is proposed that the crossing will 
comprise the provision of temporary abutments in the river to support a steel 
modular structure. The design of the crossing has been influenced by crowd 
flow and accessibility requirements. In particular, the crossing extends to 10 
metres wide in order to accommodate two way pedestrian flows. It is also 
proposed to make the crossing fully accessible and as such, lifts are 
proposed on both sides of the crossing for wheelchair users and seating is 
included intermittently as rest points for pedestrians.  It is proposed that a 
lighting tower will be located on both of the river banks to provide illumination 
for users of the crossing.   

3.14. This crossing has been designed to address the requirements set out by the 
Environment Agency during the pre-application discussions. In particular, the 
crossing has been designed to achieve a minimum headroom clearance of 
4.1 metres above mean river level. Furthermore, the crossing seeks to ensure 
the proposals will not increase flood risk, displace flood water by construction 
or cause erosion to the river bank.   

3.15. In order to create an accessible temporary pedestrian river crossing, it is 
necessary to remove existing trees on both the east and west river banks. In 
determining the most appropriate design solution, advice was sought from an 
Arboriculturalist regarding the impacts of the design options being considered. 
The final solution for the crossing results in the loss of a number of trees and 
their condition is considered fully in the supporting ‘Arboricultural Survey and 
Constraints Report’.  

Dorney Lake Overlay  

3.16. The Dorney Lake site benefits from some existing facilities on the site, which 
will be utilised during the 2012 Games. The existing boathouse overlooks the 
eastern end of the competition lake and will be used in Games time for boat 
storage, competition management, athlete and boat weighing and other 
ancillary uses.  

3.17. A bridge has been constructed linking the rowing lake and the return lake for 
which the ODA obtained planning permission in 2008. A finishing tower 
already exists on the site and it is proposed to use this facility during the 2012 
Games.  

3.18. A total of 30,000 spectators are expected daily for the London 2012 Olympic 
Games at Dorney Lake broadly comprising: 

– 16,000 spectators to be accommodated in the main stand to the north 
of the lake; 
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– A further 10,000 spectators roaming along the length of the course; 
and  

– 4,000 spectators accommodated in two separate stands on the return 
island to the southern side of the lake. 

3.19. The number of spectators anticipated for the Paralympic Games is 10,000 
comprising 7,000 spectators accommodated within the stand on the north 
bank and the remaining 3,000 located in the stands on the return island. It is 
proposed that there will be no roaming spectators along the length of the 
course.  

3.20. Court Lane provides access to the Dorney Lake entrance, which will be 
utilised by the ‘Olympic Family’. The Olympic Family comprises competing 
and spectating athletes, media buses and cars, technical officials, marketing 
partners and sponsors amongst others. This access point will also be used by 
vehicles involved in set up and removal, vehicles bringing the boats, as well 
as delivery and operational vehicles.   

3.21. In addition to the existing facilities, a range of temporary facilities are 
proposed for this part of the site, as shown on the supporting application 
drawings, including :  

- Toilet Facilities; 

- Spectator Stands;  

- Broadcast Compound; 

- Camera Platforms; 

- Logistics and Technology Compounds; 

- Back of House Facilities; and  

- Athlete Resting Areas.     

Olympic Games Transport Hub 

3.22. A full description of the proposed layout and operation of the site is set out 
within the supporting ‘Design and Access Statement’ and ‘Transport 
Assessment’. In summary, the temporary works include some elements 
common to those proposed around the competition lake. The Olympic 
Transport Hub includes the following structures: 

- Pedestrian Screening Area;  

- Toilets; 
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- Operation Structures;  

- Pedestrian Access Ramps; and 

- Temporary Surfacing for Vehicle Access and Parking.  

3.23. The Olympic Games Transport Hub is accessed off the A308 Maidenhead 
Road via two access points. Park and Ride and Rail shuttle buses will enter 
the Racecourse using a new temporary access point direct from Maidenhead 
Road into Balloon Meadow. All other vehicles (e.g. direct coaches, taxis, Blue 
Badge, workforce parking, motorcycles, LOCOG operational vehicles) will use 
the existing racecourse access road on entry and exit.    

3.24. In line with the sustainability objectives of the 2012 Games, there will be no 
spectator car parking at the Olympic Transport Hub except for Blue Badge 
parking for disabled spectators and some workforce. It is anticipated that a 
land train will be provided to move spectators between the Blue Badge 
parking area and the Pedestrian Screening Area (PSA). Access to the 
temporary pedestrian river crossing is achieved through the PSA.  

Paralympic Games Transport Hub 

3.25. Windsor Racecourse is available for use during the Olympic Games; 
however, due to other long standing commitments, it is not available for use 
during the Paralympic Games. As such, it is proposed that the Paralympic 
Transport Hub be located to the north of Dorney Lake, as shown on the 
relevant application drawings. The proposed site is presently an open field 
and will be accessed off Court Road, which also serves the competition lake 
as part of the ORN.  

3.26. As detailed in the Transport Assessment, extensive modelling has taken 
place to ensure that utilising this area as the Paralympic Transport Hub does 
not result in detrimental impacts on the existing highway network. The 
Paralympic Transport Hub has been designed to comprise parking for direct 
coaches, blue badge parking and coach/bus drop off and pick up areas, as 
well as circulation for vehicles. In terms of the temporary facilities required for 
the operation of this area, it is proposed to include temporary surface for 
access and parking and a PSA to access the competition lake.  

3.27. The  prospect of using this transport hub for blue badge parking for the 
Olympic Games is also being considered. 

Towpath Improvements 

3.28. Access to the towpath along the River Thames is required during the 2012 
Games to facilitate the use of the river for Canoe Sprint training. It is 
proposed that a section of the River Thames will be set aside for use by 
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athletes whilst a navigable channel will be maintained for other river users. As 
part of the use of the River Thames for training, the towpath will be used by 
the athlete’s coaches. In order to ensure adequate arrangements, two way 
cycle access will be achieved through the provision of a 2 metre wide cycle 
way along the Thames Path.  

3.29. The upgrade works for the towpath have necessitated liaison with the 
Environment Agency, National Trail Officers and Natural England on the 
matter of clearance works. As part of the upgrade, it is necessary to remove 
brambles, nettles and undergrowth, as well as some young trees in order to 
maintain adequate visibility. Where the path will be impacted by mature trees, 
it is proposed to narrow the track rather than impinge on the trees, whilst 
ensuring adequate visibility is maintained for cyclists. 

3.30. Careful consideration has been given to the topography along the footpath to 
prevent any impacts upon flood storage capacity. It is proposed that the 
surface finish shall be ‘hoggin’, which comprises gravel with a considerable 
amount of clay with sand and gravel. The design does not include any edging 
but rather seeks to reflect the existing rural character of the area.   

3.31. During the improvement works and the Games, it will be necessary to close 
the towpath to the public. It is proposed that it will be closed from 15 January 
2012 to 8 October 2012. An alternative route is proposed, which temporarily 
diverts the existing Right of Way to the north of Dorney Lake as detailed on 
Drawing 0241-ETD-LAN-T-DGA-0002.  

3.32. The precise alignment of the temporary diversion has been discussed with 
BCC’s Rights of Way Officer and has been chosen to ensure the shortest 
diversion possible. The proposed diversion uses a number of existing Public 
and Permissive Rights of Way.  The route has also been chosen as it is in 
good condition and there is scope to include timber signage for the period of 
use.  

The Games Events 

3.33. The competition element of the proposals comprises an existing rowing lake 
and return lake. The lake extends to approximately two kilometres in length, 
with the start at the western end of the lake and the finish line at the eastern 
end.  

3.34. The London 2012 Olympic Games Rowing Event is scheduled to take place 
between 28 July and 5 August 2012. This comprises the scheduled 8 days of 
competition and then a further reserve day.  

3.35. The Olympic Games Canoe Sprint is scheduled to take place following the 
rowing events over a 6 day period from 6 – 11 August 2012.   
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3.36. The London 2012 Paralympic Games Rowing concludes the events at the site 
and will take place over 3 days between 31 August and 2 September.    

3.37. The proposed schedule during days of competition is as follows (subject to 
weather conditions): 

– Rowing: 9.30 am start time to a finish time of between 11.40 am and 2.40 
pm; 

 – Canoe Sprint: 9.30 am start time to a finish time of between 11.15 am and 
1.55 pm; and 

 –   Paralympic Games: 9.00 am start time to a finish time of 12.00 pm.  

3.38. It is anticipated that staff, athletes and spectators will access the site for up to 
3 hours prior to the start of events and 3 hours following conclusion of the 
events. 

3.39. It is estimated that employment generation during the 2012 Games will 
amount to 10% of the spectator numbers. This figure includes both paid 
employees and volunteers. Accordingly, it is expected that up to 3,000 people 
will be required for the operation of the Olympic Games and 1,000 people for 
the Paralympic Games.  

Transport 

3.40. A Transport Assessment has been prepared in support of the applications 
and contains information on the transport strategy associated with the 
proposals. This assessment, alongside the Olympic Transport Plan (OTP) 
presents the vision, objectives and key strategic decisions that will form the 
basis of the planning and delivery of transport for the Games.  

3.41. The key objectives of the OTP are: 

–  To aim to achieve 100 per cent of ticketed spectator travel to competition 
venues by public transport, walking or cycling; 

– To ensure that the athletes are the top priority; 
– To keep London and the UK moving during the Games; 
– To ensure that the Games are accessible from all parts of the UK; 
– To leave a lasting, positive legacy; and 
– To achieve maximum value for money. 

 
3.42. The Olympic Route Network (ORN) and Paralympic Route Network (PRN) 

are key elements of the OTP. They are a network of roads linking all the 
competition and key non-competition venues for the Olympic Games and 
Paralympic Games. They enable key participants such as athletes and 
officials to travel safely, securely and efficiently between venues and their 
accommodation, while keeping London and the rest of the UK moving  
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3.43. The ORN and PRN are essential measures to help manage the significant 
demands that will be placed on the whole transport network during the 
Games. The ORN, PRN and associated measures to improve traffic flow will 
be proportionate, temporary and will only operate when and where they are 
needed. 

3.44. The ORN and PRN are designed for the rapid transfer of the 80,000 people 
who are critical to running a successful Games. This group is known as the 
Games Family and includes: 

– athletes; 
– technical Officials; 
– the media covering the Games; 
– International Federations; 
– International Olympic Committee (IOC) and International Paralympic 

Games (IPC); and 
– games partners.  

 
3.45. The ORN linking the venue to Royal Holloway University, where the athletes 

will be staying, runs along the A30 onto the M25 and M4 and then the A4 into 
the venue.  The alternative runs up the A328, A308, A332 and then the A4. 
Games Family will then access the venue via Court Lane. They will then be 
taken along the Droveway, which is within the Dorney Lake site, and dropped 
off at the southern end of the lake. They will access their seating via the 
existing bridge to the return island. 

3.46. In terms of accessibility, access to the operational compounds will be via the 
Droveway. It is proposed that access to the Paralympic Transport Hub will be 
via Court Lane. This hub may also be used for blue badge parking during the 
Olympic Games. Given the sustainability objectives, the majority of spectators 
would travel to the venue via public transport and use the Park and Ride 
facilities proposed. The main pedestrian access and queuing areas will be 
located at Windsor Racecourse for the Olympic Games. Spectators will then 
use the temporary pedestrian river crossing to enter the venue.  

Lighting 

3.47. External lighting will be designed in accordance with the relevant British 
Standards and will be utilised for the operation of Back of House activities, 
within the curtilage of the Eton Dorney venue and for the vehicle parking 
Areas and operational activities within the Olympic Transport Hub. External 
lighting will be designed to be energy efficient, minimise light pollution and its 
associated impacts on local residents and wildlife and to meet the operational 
requirements of the venue. 

3.48. Lighting will be provided through a mixture of wayfinding, column or building 
mounted amenity road/pathway and floodlighting; and security floodlighting. 
Luminaires will be building mounted where possible to provide an efficient 
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area floodlighting scheme for Back of House areas, columns may be used but 
would be restricted to 6 metres in height.  

3.49. External lighting at Dorney Lake will be provided, but not limited to, the 
following areas; spectator circulation areas; Back of House / broadcast 
compounds; perimeter fence; main entrance (pedestrian access area); and 
vehicle access including emergency access areas and operational areas. In 
terms of the Olympic Transport Hub, lighting is proposed across the site.  

3.50. Any luminaires located close to residential areas and close to the River 
Thames will have baffles/cut offs to minimise glare and ensure no light spill 
onto residential properties Functional lighting will be provide along the 
temporary pedestrian river crossing for access only, functional lighting will 
also be provided an the entry and exit to the river crossing.  

Accessibility 

3.51. London 2012 has a commitment to inclusive design to help it to host the most 
accessible Games ever, a key factor which underpinned London’s bid. To 
reinforce this, London 2012 is the first Olympic Games and Paralympic 
Games to be planned together from the start. This will give the 2012 Games a 
distinctive feel as the approach to the planning and delivery of the two events 
will be streamlined. Further information can be found in the Design & Access 
Statement and specifically the appendix contained therein relating to access. 

3.52. The proposals have been designed to consider the Disability Discrimination 
Acts 1995 and 2005, BS 8300, Human Rights Acts, Inclusive Mobility, 
Approved Document M of the Building Regulations and other relevant 
standards where necessary. Inclusive design extends from inception, through 
the planning process, detailed design, construction, occupation, management 
and operation. As such, the proposals have been designed to carefully 
consider the access arrangements, circulation, the use of street furniture and 
the location of facilities and signage and wayfinding.  

Test Event 

3.53. The World Junior Rowing Championships in August 2011 will be a Test 
Event. This event is independent of London 2012 and does not form part of 
these planning applications. Due to the size of the event it is unlikely that a 
planning application will be required, however these issues are being dealt 
with through the event organisers British Rowing.  

3.54. A Canoe Sprint Test Event will take place at Dorney Lake in September 2011 
organised by LOCOG, Due to the size of this event a separate planning 
application is not required. The event facilities required for the Canoe Sprint 
Test Event in 2011 will be removed after that event, except for one or two 
modular buildings associated with technology which may remain in place. 
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4.0 Planning Policy Framework 

4.1. This section provides an overview of the relevant planning policy and 
guidance at national, regional and local level and examines those planning 
policies that are material in determining the applications for the temporary 
development at Eton Dorney. 

4.2. In accordance with Section 38 (6) of the Planning and Compulsory Purchase 
Act (2004), where regard is had to the development plan, the determination 
shall be made in accordance with the plan unless material considerations 
indicate otherwise.   

4.3. National Policy is contained within Planning Policy Guidance Notes (PPG) 
and Planning Policy Statements (PPS) and will be referred to where relevant.  

4.4. On the 6 July 2010 Regional Planning Strategies (RSSs) were revoked under 
s79(6) of the ‘Local Democracy Economic Development and Construction Act 
2009’ and no longer form part of the development plan for the purposes of 
s38(6) of the Planning and Compulsory Purchase Act 2004.  

4.5. The revocation of Regional Strategies and the ‘South East Plan’ (2009) which 
covered this area, accords with the Government’s initiative to make local 
spatial plans conform to national policy and act as the basis for local planning 
decisions.   

National Planning Policy Guidance and Statements 

4.6. The following sub-sections focus upon the national planning guidance 
relevant to the consideration of the temporary development proposals at Eton 
Dorney. 

Planning Policy Statement 1: Delivering Sustainable Development (2005) 
(PPS1) 

4.7. PPS1 sets out the overarching planning policies on the delivery of sustainable 
development through the planning system.  As set out in Paragraph 3, 
sustainable development is the core principle underpinning planning and at 
the heart of sustainable development is the simple idea of ensuring a better 
quality of life for everyone, now and for future generations. 

4.8. Central Government is committed to protecting and enhancing the quality of 
the natural and historic environment.  The condition of our surroundings has a 
direct impact on the quality of life and the conservation and improvement of 
the natural and built environment brings social and economic benefit for local 
communities.  Planning should seek to maintain and improve the local 
environment and help to mitigate the effects of declining environmental quality 
through positive policies.  

4.9. The prudent use of natural resources is a key theme of sustainable 
development and as such resources should be used wisely and efficiently.  
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This requires sustainable consumption and production and using non 
renewable resources in ways that do not endanger the resource or cause 
serious damage or pollution. 

4.10. Sustainable economic development requires the promotion of a strong, stable 
and productive economy that aims to bring jobs and prosperity for all. 
Alongside this, community involvement is vitally important to planning and the 
achievement of sustainable development. 

Planning Policy Statement: Planning and Climate Change - Supplement to 
Planning Policy Statement 1 (December 2007) 

4.11. PPS1 is supplemented by guidance on climate change.  This sets out how the 
planning system should contribute to reducing emissions and stabilising 
climate change and take into account the unavoidable consequences. 

4.12. The environmental performance of proposed development should 
demonstrate that overall it has been planned so as to minimise carbon 
dioxide emissions, deliver a high quality local environment, provide for 
sustainable waste management; and create and secure opportunities for 
sustainable transport in line with PPG13. 

Planning Policy Guidance 2: Green Belts (January 1995) (PPG2) 

4.13. PPG 2 recognises that Green Belt land has a positive role to play in, amongst 
other objectives, providing opportunities for outdoor sport and recreation near 
urban areas. 

4.14. Paragraph 2.1 outlines that the essential characteristic of Green Belts is their 
permanence and their protection must be maintained. 

4.15. Paragraph 3.1 states that there is a general presumption against 
‘inappropriate development’ in the Green Belt.  Inappropriate development is, 
by definition, development that is harmful to the Green Belt and will only be 
permitted in very special circumstances which will have to be of such 
significance to outweigh the damage to the Green Belt.  

4.16. Paragraph 3.2 places the onus on the applicant to demonstrate very special 
circumstances stating: 

“Very special circumstances to justify inappropriate development will not exist 
unless the harm by reason of inappropriateness, and any other harm, is 
clearly outweighed by other considerations” 
 

4.17. The construction of new buildings inside the Green Belt is inappropriate 
unless it satisfies one of the purposes outlined in paragraph 3.4 of PPG2.  
One of these purposes is defined as essential facilities for outdoor sport and 
outdoor recreation.  

4.18. In paragraph 3.5 essential facilities are identified as those: 
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“Genuinely required for uses of land which preserve the openness of the 
Green Belt and do not conflict with the purposes of including land in it.” 

 

Planning Policy Statement 4: Planning for Sustainable Economic Growth 
(December 2009) 

4.19. PPS4 seeks to encourage the creation of employment opportunities, the 
provision and intensification of leisure and recreation uses and espouses that 
proposals, which foster economic development should be encouraged. The 
guidance sets out a number of objectives for prosperous economies 
including: 

– achieving sustainable economic growth; 
– building prosperous communities by improving the economic performance 

of cities, towns, regions, sub-regions and local areas; 
– reducing the gap in economic growth between regions, promoting 

regeneration and tackling deprivation; 
– improving accessibility, ensuring that existing or new development is, or 

will be, accessible and well-served by a choice of means of transport; and 
– raising the quality of life and the environment in rural areas by promoting 

thriving, inclusive and locally distinctive rural communities whilst 
continuing to protect the open countryside for the benefit of all. 

 
4.20. To achieve these objectives, it will be necessary to promote new economic 

growth and development, the offering of a wide range of facilities in an 
attractive and safe environment, the conservation of historic heritage and the 
promotion of social inclusion and access to facilities.  

Planning Policy Guidance 13: Transport (2001) (PPG13) 

4.21. The objectives of this guidance are to integrate planning and transport at the 
national, regional, strategic and local level in order to promote more 
sustainable transport choices, promote accessibility to jobs, shopping, leisure 
facilities and services by public transport, walking and cycling, and reduce the 
need to travel, especially by car. 

4.22. These objectives can be delivered by focussing major generators of travel 
demand in city, town and district centres and near to major public transport 
interchanges.  The physical form and qualities of a place shape the way it is 
used and the way people and vehicles move through it. New development 
should help to create places that connect with each other sustainably, 
providing the right conditions to encourage walking, cycling and the use of 
public transport.  

4.23. Developments involving leisure, tourism and recreation which are likely to 
generate large amounts of travel should accord with the advice contained in 
this guidance. In determining the acceptability of developments consideration 
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should be given to the accessibility to public transport and other sustainable 
modes of transport. 

Planning Policy Guidance 17: Planning for Open Space, Sport and 
Recreation (July 2002) (PPG17) 

4.24. PPG17 not only identifies the importance of protecting open spaces and 
sporting facilities, but also outlines the decision making process with regards 
to supplying new open spaces and sporting facilities.  

4.25. In general terms, sporting facilities should promote accessibility; avoid 
significant loss of amenity to residents neighbouring uses or biodiversity; add 
to and enhance the range and quality of existing facilities; carefully consider 
security and personal safety; and consider the recreational needs of visitors 
and tourists. 

4.26. In terms of major developments that will attract large numbers of spectators, 
permission should only be granted when they are located in areas with good 
access to public transport. In rural areas, sports facilities which are likely to 
attract significant numbers of participants or spectators should be located in 
or on the edge of country towns. 

4.27. For sporting facilities in the Green Belt, permission should be granted for 
proposals to establish or to modernise essential facilities for outdoor sport 
and recreation where the openness of the Green Belt is maintained. It is 
stated that development should be the minimum necessary and non-essential 
facilities should be regarded as inappropriate development.  

4.28. For activities that require natural features, local authorities should recognise 
their actual and potential recreational value, possibly to more than the local 
population.  

Planning Policy Statement 23: Planning and Pollution Control (November 
2004) (PPS23) 

4.29. Central Government attaches great importance to controlling and minimising 
pollution. Its commitment to the principles of sustainable development1 is 
based on four core objectives: 

– maintenance of high and stable levels of economic growth and 
employment; 
– social progress which recognises the needs of everyone; 
– effective protection of the environment; and 
– prudent use of natural resources. 

 

                                                      
1 As set out in A Better Quality of Life – A Strategy for Sustainable Development for the UK 1998  
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Planning Policy Guidance 24: Planning and Noise (1994) (PPG24) 

4.30. Noise can have a significant effect on the environment and on the quality of 
life enjoyed by individuals and communities. The aim of PPG24 is to provide 
advice on how the planning system can be used to minimise the adverse 
impact of noise without placing unreasonable restrictions on development. 

4.31. The impact of noise can be a material consideration in the determination of 
planning applications. Where it is not possible to achieve such a separation of 
noise generating and noise sensitive uses local planning authorities should 
consider whether it is practicable to control or reduce noise levels, or to 
mitigate the impact of noise.   

4.32. There will also be circumstances when it is acceptable - or even desirable in 
order to meet other planning objectives - to allow noise generating activities 
on land near or adjoining a noise-sensitive development. In such cases, local 
planning authorities should consider the use of conditions or planning 
obligations to safeguard local amenity. Care should be taken to keep the 
noisiest activities away from the boundary of the site or to provide for 
measures to reduce the impact of noise.  

4.33. Additional advice is given in PPG24 on noise from recreational and sporting 
activities.  This requires that the local planning authority takes account of how 
frequently the noise will be generated and how disturbing it will be, and 
balance the enjoyment of the participants against nuisance to other people.   

Planning Policy Statement 25: Planning and Noise (2006) (PPS25) 

4.34. PPS25 (Communities and Local Government, 2010), as the overarching 
document in relation to development and flood risk was updated in March 
2010 and sets out the Government’s policy on development relating to flood 
risk.  The aim of PPS25 is to ensure that new development is not at an 
unacceptable risk of flooding by steering development to areas at lowest risk.  
Where development is unavoidable in areas at risk from flooding PPS25 
ensures that the development is safe without increasing flood risk elsewhere 
and where possible reducing flood risk overall.  

4.35. In accordance with PPS25 proposed development sites greater than 1 
hectare and those which fall within either Flood Zone 2 or 3 require the 
submission of a FRA with the planning application. PPS25 (Communities and 
Local Government 2010) outlines four Flood Zone classifications of which 
three have been utilised by the Environment Agency in the creation of their 
Flood Map. These Flood Zones should be used in determining the 
appropriateness of proposed development uses when considering flood risk 
through the application of the Sequential Test. 
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Other National Planning Policy 

4.36. In addition to the national planning guidance set out above there are other 
key elements of national policy which need to be taken into account as 
material considerations in determining the application for the temporary use of 
Eton Dorney for the London 2012 Games. 

Good Practice Guide on Planning for Tourism (2006) 

4.37. Tourism is identified as being of crucial importance to the economic, social 
and environmental well-being of the whole country. Therefore, the planning 
system has a vital role to play in terms of facilitating the development and 
improvement of tourism in appropriate locations. 

4.38. Tourism can bring many broader benefits that will contribute to the economic 
and social well-being of local communities and individuals, it can: 

– Be the focus of regeneration of urban and rural areas; 
– Provide a catalyst for growth in an area, raising its profile and 

stabilising outmigration; 
– Provide opportunities for retraining for the resident workforce and help 

to diversify over-specialised economies; and 
– Help maintain and expand underused sports and recreation facilities in 

urban areas. 
 
4.39. Tourism depends heavily on the natural and built environment and therefore 

can also be the key to maintaining and enhancing the environment. The 
economic benefits of tourism can help to sustain and improve both the natural 
and built physical environment and proposals, involving high quality design, 
improve the visual and environmental experience for visitors and the local 
community alike. 

4.40. In all cases, planners will need to weigh up the other benefits of a tourism 
proposal against any disadvantages arising from its location. Some of the key 
considerations will be the extent to which the proposal: 

– Helps to protect or improve a specific site or general location; 
– New tourism developments will usually be beneficial to the local 

economy and complement the area’s tourism function; 
– Impacts on the vitality and viability of town centres. 

 
4.41. Good design is also a key element in achieving development which is 

sustainable and will contribute positively towards making places better for 
people. Developments that are well-designed will be more successful. Good 
design is important for tourism because: 

– Tourism is essentially a commercial activity and its success will depend 
upon how attractive it is to visitors; 
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– In areas with many tourist attractions, it is important that each attraction 
is perceived as contributing to the overall experience; and 

–  Wherever tourist proposals are to be situated, it is important that they         
complement and improve the wider built and natural environment. 

 
Transport White Paper – The Future of Transport: A Network for 2030 

4.42. The Transport White Paper, published in 2004, sets out factors that will shape 
transport networks over the next thirty years.  An important part of the 
Government's strategy is to manage the growing demand to travel, but at the 
same time to increase capacity in more appropriate modes.  In particular, the 
Government aims to provide journey choice by public transport as well as to 
increase walking and cycling, making it a more convenient, attractive and 
realistic choice for many more short journeys, especially those to work and 
school. 

Local Planning Policy  

 
4.43. The Eton Dorney venue falls within two local authorities, namely SBDC and 

RBWM. As such, consideration needs to be given to both the South Bucks 
Local Plan (1999) and The Royal Borough of Windsor and Maidenhead Local 
Plan (2003). These documents are considered in turn below.   

South Bucks Local Plan (Adopted 1999) 

4.44. The SBDC ‘Local Plan’ was adopted in 1999; however, 45 of the 120 policies 
were deleted by direction of the Secretary of State. These policies expired on 
27 September 2007 and therefore are no longer used when determining 
planning applications.  

4.45. The SBDC ‘Local Plan’ sets out the detailed planning policies to be taken into 
account when the Council considers any development proposal within the 
Borough. It is used by the Council for development control purposes and will 
act as the basis for the determination of the proposals for temporary 
development at Eton Dorney.   

4.46. According to the plan, the application site contains a number of land use 
designations, namely: 

 
– The application site lies within the Metropolitan Green Belt and Thames 

Valley Area of Attractive Landscape (AAL); 
 

– The application site also lies within the River Thames Setting (this 
includes the River Thames and Dorney Lake itself);  
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– The towpath along the River Thames has been designated as the 
Thames Path National Trail by the Countryside Commission (now part of 
Natural England); and 

 
– The site lies within Flood Zones 2, 3a and 3b (1 in 100 or greater annual 

probability of river flooding or a 1 in 200 or greater annual probability of 
flooding from the sea). 

4.47. The policies set out in the ‘Local Plan’ will form the basis of planning 
decisions within the Borough until the Core Strategy Development Plan 
Document (DPD) is adopted.  The Emerging Core Strategy was submitted to 
the Secretary of State on 21 July 2010 and awaits adoption. Notwithstanding 
the fact it comprises emerging policy, and can therefore be afforded limited 
weight, the relevant planning policies are considered where appropriate.  

4.48. The protection of the environment is a key objective which underlies the sites 
land use designations, as set out in the Local Plan and documented above. 
The proposed development is within the Green Belt (Policy GB1), allocated 
as an Area of Attractive Landscape (Policy L2) and part of the River Thames 
Setting (Policy L4).  In all cases development is not permitted where there 
would be an adverse impact on the special character, landscape or amenity 
of the area.   

4.49. Development is not permitted in the Green Belt aside from under very special 
circumstances.  Policy GB1 (b) permits Green Belt development for:  

‘Essential facilities for outdoor sport, outdoor recreation or outdoor leisure in 
accordance with policies in Chapter 7 of this Plan’ 

4.50. Policies GB4 and GB5 seek to protect the Green Belt from establishing new 
employment generating or other commercial sites or extending the curtilages 
of existing sites. However, there are exceptions to this policy, namely if the 
proposed development is compatible with, and would not adversely affect, the 
character or amenities of the Green Belt, nearby properties or the locality in 
general, and would be in accordance with Policy EP3 (Use, Design and 
Layout of Development). 

4.51. Policy E1 states that development for employment generation is acceptable 
where the site is currently, or was last used for, authorised and lawful 
employment generating uses. The Council also encourages proposals which 
make as full and effective a use of land as is possible, whilst remaining 
consistent with the other policies of the Plan. 

4.52. Policy EP3 considers the use, layout and design of development, identifying 
that schemes will only be permitted if proposals are compatible with the 
character and amenity of the site and its locality. In this regard, particular 
reference is made to matters of scale, layout, height, siting, design and 
external materials.  
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4.53. Policy R6 relates to specialist sports and states that the use of water or land 
for such sports would be acceptable provided that; the proposals would not 
affect the character or amenities of the landscape or nature conservation 
areas. Furthermore, the policy requires that development does not conflict 
with Policy L4 which seeks to protect the River Thames Setting. Reference is 
also made to ensuring that proposals comply with other element of the Local 
Plan with specific mention made of highways matters and the adequate 
parking for participants and spectators.   

4.54. Policy TR4 identifies a commitment to improving access for all persons 
having special needs. It advises that development proposals should make 
appropriate provision in terms of site layout and access.  

4.55. Policy TR5 considers matters of access, highway works and additional traffic 
generation. This policy states that the traffic generation associated with 
proposals should not have an adverse affect on the amenities of nearby 
properties and that the operational capacity of the highway should not be 
exceeded.   

4.56. Policy TR7 considers parking provision associated with developments, 
encouraging parking to be included or adjacent to development sites to 
ensure that the developments parking needs are met.  

South Bucks Emerging Local Development Framework Core Strategy (2010) 
 
4.57. Core Policy 5 of the Core Strategy supports opportunities for creating new or 

enhanced open space, sport and recreation facilities. This policy identifies a 
presumption of protecting and enhancing facilities in line with the objectives of 
PPG17.   

4.58. Core Policy 5 makes particular reference at paragraph 3.2.32 to the hosting of 
the 2012 Games. This paragraph states: 

‘The Eton Dorney Rowing Centre at Dorney Lake is already a world class 
facility. It is being enhanced to provide facilities for the rowing and flat water 
canoeing/kayaking events at the 2012 Olympic and Paralympic Games. The 
centre will have a temporary spectator capacity of 30,000 spectators for the 
Game. After the Games, Dorney Lake will continue to provide a world class 
rowing facility. Transport plans are being developed with the Olympic Delivery 
Authority and other stakeholders to ensure sustainable spectator access for 
the Games.’ 

4.59. Policy 7 aims to ensure new development is more accessible by public 
transport, walking and cycling, through encouraging safe and attractive 
improvements to pedestrian and cyclist routes and to support public transport.   

4.60. Policy 9 of the Core Strategy seeks to conserve and enhance the landscape 
character of the District whilst encouraging biodiversity, recreational, leisure 
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and amenity improvements along the River Thames setting, where 
opportunities arise.   

The Royal Borough of Windsor and Maidenhead (Adopted 1999) 

4.61. The RBWM ‘Local Plan’ was originally adopted in 1999 but was superseded 
in June 2003 by the publication of the ‘Local Plan incorporating Alterations’.  
A number of policies from the Plan have been deleted by direction of the 
Secretary of State. These policies expired on 27 September 2007 and 
therefore are no longer relevant to the determination of planning applications.   

4.62. The policies set out in the adopted Local Plan will form the basis of planning 
decisions within the Borough until the Core Strategy Development Plan 
Document is adopted. Set out below are the policies relevant to the 
consideration of the application proposals. The Olympic Transport Hub 
application site is the subject of the following site specific designations, as set 
out in the Local Plan: 

– The site is situated within the designated Green Belt  
– The site is located within the flood plain; and 
– Part of the site falls within the River Thames Setting.  
 

4.63. Green Belt development is considered permissible under Policy GB1 in very 
special circumstances, such as essential facilities for outdoor sport and 
recreation. This policy encourages opportunities for access to the open 
countryside for outdoor sport and recreation.  

4.64. Policy GB2 states that permission will not be granted for development in the 
Green Belt if it will impact upon the openness of the Green Belt or harm the 
character of the countryside.  

4.65. Policy N2 opposes the creation of any adverse effects on the character or 
setting of the River Thames. This policy advises that new development must 
be considerate in design, massing, and visual impact. This policy seeks to 
maintain and enhance the character of the Thames and its natural riverbanks.   

4.66. Policy N6 relates to the protection of trees, seeking retention of trees 
wherever possible and the provision of additional planting where necessary.  
The policy requires the provision of a tree survey where trees already exist on 
site. It is stated that wherever practicable, existing trees should be retained on 
site and appropriate protection measures put in place.   

4.67. Policy N10 advises that development will not be permitted if it would 
adversely affect the conservation of flora or fauna protected by law.  

4.68. The Eton Dorney venue lies within a flood risk zone according to Policy F1, 
which advises that development would not normally be permitted without 
proof that there will be no detrimental affects or increased risk from a flooding 
event.   
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4.69. Development proposals are required to adhere to the parameters for noise 
sensitive development and the emission of unacceptable noise levels, as 
established in Policies NAP1 and NAP3.   

4.70. Development proposals will need to achieve the standards specified in Policy 
DG1, improving public access to the site and taking into consideration their 
surroundings.   

4.71. The Local Plan seeks to encourage the creation and improvement of 
recreational facilities in the area. In particular, Policy R8 encourages private 
and public recreation use except where the proposals will result in significant 
environmental or highway problems.  

4.72. Policy R9 advises that the Borough will encourage improvements and a range 
of opportunities for participation in outdoor, indoor and water based recreation 
activities.  Policy R10 requires the provision of access to, and appropriate 
facilities for, people with disabilities.  

4.73. The requirement to provide specialist recreation facilities are highlighted in 
Policy R13, which permits development for specialist or organised activities in 
the countryside. Such uses would be acceptable provided that they have 
adequate access and parking facilities; they will cause no significant harm the 
environment, and will not adversely affect the amenities and safety of local 
residents and users of the countryside.  

4.74. Local Plan Policy T3 relates to transport improvements and promotes 
improvement schemes and traffic management measures which will reduce 
the impact of congestion. Policy T4 seeks to promote traffic calming 
measures that will enhance the local environment and improve road safety.  

4.75. Policy T7 considers the movement of cyclists and advises that the Council will 
seek to encourage the use of cycle routes and improve links to public 
transport facilities. Policy T8 looks to improve conditions for pedestrians 
identifying opportunities for pedestrian access points and the provision of new 
and improved footways.  

4.76. Policy T9 identifies a commitment to improve access for all through the 
provision of disabled access, improvements to existing infrastructure and the 
requirement for new development to pay particular regard to the needs of 
people with disabilities.  

The Royal Borough of Windsor and Maidenhead Sustainable Design and 
Construction SPD (June 2009) 

4.77. This SPD requires new developments to exhibit high levels of sustainability 
performance in the context of national planning policy guidance. The 
document sets out a number of sustainable design and construction 
measures to achieve the aim of promoting the sustainable use and disposal 
of resources and raise awareness of sustainable design. The guidance 
focuses upon a number of areas which are influenced by sustainable design 
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principles. These comprise; energy consumption, renewable energy, water 
management, flood risk, waste and recycling, biodiversity, cycling facilities 
and air noise and light pollution. 
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5.0 Planning Considerations 

5.1. The previous sections of this statement have outlined the nature of the 
proposed temporary developments and the prevailing planning policy 
framework against which, the proposals will be assessed. This section 
examines the range of material considerations at both a strategic and local 
level which are relevant to the determination of the applications for the 2012 
Olympic and Paralympic Games at Eton Dorney. 

5.2. The planning considerations which relate to the proposal are set out in turn 
below and comprise the following: 

– Principle of Development  
– Temporary Pedestrian River Crossing 
– Sustainability 
– Landscape Impacts  
– Design 
– Ecology 
– Arboricultural   
– Transport 
– Access 
– Noise 
– Flood Risk  
– Archaeology 
– Community Engagement 
– Benefits and Legacy 

The Principle of Development 

5.3. Planning permission is sought for the proposed development set out in 
Section 3 for the purposes of hosting the Olympic Rowing and Canoe Sprint 
events and the Paralympic Rowing events for the 2012 Games. The 
application proposals have been the subject of extensive pre-application 
discussions both with planning officers from each of the planning authorities 
and statutory consultees. The proposals are considered by officers to be 
acceptable in principle and the design has evolved in response to the 
feedback received with solutions prepared to specifically address any issues 
raised.   

5.4. The competition venue to be used for the 2012 Games comprises the existing 
Dorney Rowing Lake site. It is proposed to also utilise the existing buildings 
and structures on site for the purposes set out in Section 3, which include the 
Clubhouse, Finish Tower and the bridge linking the rowing lake and return 
lake constructed by the ODA. A number of large scale events have previously 
been held at the venue including the 2006 World Rowing Championships, and 
as such, it has been demonstrated that the competition lake is capable of 
accommodating a greater intensity of use.  
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5.5. To effectively host the 2012 Games, a number of further temporary structures 
are proposed both at Dorney Lake, including the Paralympic Transport Hub, 
and also as part of the Olympic Transport Hub at Windsor Racecourse. It is 
proposed that these structures will be erected from Spring 2012 and will be 
removed and the land reinstated following the conclusion of the 2012 Games. 
Given the time period that these structures will be on site, planning 
permission is required for their erection; however, as detailed in the 
supporting reports to the applications any impacts from the erection of the 
temporary uses are considered to be acceptable.   

5.6. The Eton Dorney Venue is the subject of a number of landscape allocations, 
as identified within the SBDC and RBWM Local Plans. Broadly, these policies 
seek to protect the Green Belt and the setting of the River Thames from 
inappropriate development, whilst seeking to ensure that the proposals have 
full regard to the location of the site in an area of flood risk.  

5.7. It is considered that the proposals are compliant with the Green Belt policies 
at a local level and also the content of ‘PPG2: Green Belts’. The proposed 
temporary structures are required to facilitate the London 2012 Games. The 
hosting of the London 2012 Games will result in extensive economic and 
social benefits both to the surrounding area and the wider country and as 
such, it is considered that these comprise ‘very special circumstances’, as 
defined in PPG2.  

5.8. Given the location of the site, careful consideration has been given to the 
facilities required for the hosting of the Games. The extent and layout of the 
temporary facilities has been considered in the context of athlete, 
broadcasting and spectator needs and has been designed to ensure that the 
2012 Games is delivered whilst respect the setting of the venue. The 
temporary nature of the proposals, dictate that any impacts on the Green Belt 
through the erection of these structures will be restricted to a limited time 
period, following which the landscape will be fully reinstated. Accordingly, it is 
considered that the proposals will not have a detrimental impact upon the 
openness of the Green Belt or result in harm to the character of the 
countryside. 

5.9. Planning policy contained within the SBDC and RBWM Local Plans seeks to 
specifically prevent any adverse effects on the character or setting of the 
River Thames. As the proposals comprise temporary development and have 
been sensitively designed and sited to protect the character and amenity of 
the area, it is our contention that any impacts will be acceptable. In this 
regard, the impacts on local flora and fauna have been carefully considered 
and the temporary structures have been sited to protect the setting of the site 
along the River Thames corridor. 

5.10. As detailed in the supporting ‘Landscape and Visual Report’, and considered 
in greater detail in the sections below, the views are limited and any impacts 
associated with the facilities are considered to be temporary and acceptable. 
Furthermore, London 2012 are fully committed to ensuring that the site is 



London 2012 - Rowing and Canoe Sprint Events Eton Dorney 
October 2010 
 
 

 
 
 Page 33 

vacated post the Games and fully reinstated to its present form thus 
reinforcing the fact that any landscape impacts will be limited to a short period 
during the Games.   

5.11. Core Policy 5 of the SBDC ‘Emerging Local Development Framework Core 
Strategy’ emphasises the importance of the existing Eton Dorney Rowing 
Lake. This policy specifically identifies the commitment to the hosting of the 
Games and the creation of a venue to cater for 30,000 spectators. The pre-
application discussions with officers have confirmed that the greater intensity 
of use of the existing venue is acceptable in principle subject to addressing 
the relevant technical matters. These matters are dealt with in turn below.    

5.12. Whilst the proposed works associated with the Games are temporary, the 
design of the proposals and the scope of the planning applications have been 
considered against the relevant national and local planning policy. It should 
also be recognised that the 2012 Games are of national importance and carry 
significant economic and social benefits. It is considered in view of the 
foregoing that the principle of using the application site for the uses proposed 
for a temporary period is in accordance with national and local planning 
policies. 

Temporary Pedestrian River Crossing  

5.13. The temporary pedestrian river crossing is proposed for the London 2012 
Olympic Games to the link the Competition Lake with the Olympic Transport 
Hub proposed at Windsor Racecourse. The inclusion of this crossing is 
essential to facilitate the sustainability strategy proposed in delivering the 
venue, by providing a link to the existing Racecourse, which will act as a 
Transport Hub during the Olympic Games.  

5.14. A number of different options were considered for the crossing in order to 
ensure the proposed structure meets the requirements of the Environment 
Agency and the local authorities. These comprised varying design solutions 
each of which resulted in differing land takes and tree removal on the eastern 
and western riverbanks. The proposed design solution necessitates the 
removal of some trees, although consideration will be given to methods of 
retention including pollarding or coppice stools where possible.   

5.15. The option proposed comprises the construction of a 10 metre wide crossing 
which will sit on trestles and piles in the river bed. It is proposed that the 
bridge will be lowered in to position before the Games in a similar manner to 
the crossing used annually at the Reading Festival. All of the structures 
associated with the crossing will be removed following the conclusion of the 
Games dictating that any impacts on the River Thames will be short term.  

5.16. The crossing has been designed to provide for two way pedestrian flow and 
to satisfy the needs of disabled users. In particular, the crossing is fully 
accessible and includes lifts for wheelchair users, as well as incorporating 
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stopping points for spectators. Furthermore, the crossing has been designed 
to have a clearance of 4.1 metres, which will provide sufficient scope for river 
traffic to continue to use the River Thames. Accordingly, any impacts upon 
the existing operation of the Thames Path, the Racecourse and the river 
traffic have been limited where possible.   

5.17. Careful consideration has also been given to the implications of the crossing 
on the local ecology. In this regard, it has been found that there will be small 
scale habitat loss as a result of the crossing. The construction of the crossing 
will also cause some additional disturbance to the river habitat in the form of 
noise, siltation, and vibration.  However, the impacts will be temporary and of 
short duration and are unlikely to have a significant impact on river habitats in 
the long-term.   

5.18. As detailed within the supporting reports and the application drawings, the 
temporary pedestrian river crossing will provide a fully accessible crossing for 
spectators for the Olympic Games. The crossing has been sited and designed 
to ensure that any impacts upon ecology, landscape and flood risk are 
minimised and the proposals are consistent with the aims of the prevailing 
planning policy.   

Sustainability 

5.19. Detailed aspects of sustainability are considered in the ‘Sustainability 
Statement’ that accompanies the planning application. Sustainability and the 
need for sustainable development is perhaps the most important theme 
running through all levels of planning policy. The need to promote and provide 
for sustainable development is put at the centre of the planning system in 
‘PPS1: Delivering Sustainable Development’ and this permeates through all 
tiers of the system. 

5.20. Furthermore, the proposals are in compliance with the RBWM SPD relating to 
sustainable design and construction, which seeks to encourage sustainable 
practices with regard to energy consumption, water management, flood risk, 
waste and recycling, biodiversity, cycling facilities and air noise and light 
pollution.   

5.21. The 2012 Games will be the most sustainable Games ever and this has been 
reflected in the approach to the design of venues and their operation.  London 
2012 and its stakeholders share a commitment to maximise sustainability 
through the phases of the Games including through building the venues and 
infrastructure.   

5.22. London 2012 has committed to delivering a “low carbon Games” as one of its 
sustainability policy priorities.  Many of the structures will be able to be 
installed, dismantled and re-used which makes the 2012 Games highly 
sustainable. In addition, many of the structures will be leased for the 2012 
Games period to ensure re-use.  
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5.23. Another aspect of sustainable development is the need to provide for or 
facilitate sustainable economic development.  While this development 
proposes to use an existing venue, the legacy aspects of the development 
and related benefits to the tourism industry will enhance the local economy. 

5.24. With regard to accessibility, the Eton Dorney venue benefits from proximity to 
services, facilities and public transport.  The need to provide for sustainable 
transport and the location of development close to existing facilities and 
services is reflected in a number of national planning documents (PPS1, 
PPS4 and PPG13). The Eton Dorney venue is situated within easy access of 
a number of rail stations namely, Slough, Maidenhead, Windsor and Windsor 
and Eton Riverside.  

5.25. London 2012 is the first Games to attempt to measure and manage its carbon 
footprint.  Half of the Games’ overall footprint is related to embodied carbon 
within the materials required for the temporary development and therefore, 
measures have been taken to reduce this as far as possible through renting 
structures, designing to temporary standards and the careful choice of 
materials.  

5.26. In the operation of the venue, consideration has been given to the reduction 
in water consumption by maximising opportunities for grey water use and 
water efficient toilets and taps in line with aspirations of RBWM SPD relating 
to sustainable design and construction. Furthermore, the minimisation of 
waste is a key commitment of the 2012 Games with the promotion of reuse, 
recycling and recovery of materials a principal aim in ensuring “zero waste to 
landfill”.  

5.27. In view of the foregoing, it is considered that the proposals for the site fully 
consider national and local planning policy regarding sustainability and 
London 2012 will deliver a low carbon development both during construction 
and the operation of the venue.  

Landscape Impacts 

5.28. A ‘Landscape and Visual Report’ has been prepared in support of the 
planning applications, which assess the impacts of the temporary proposals 
on the landscape. This report takes into consideration the site designations 
relevant in the prevailing planning policy, which seek to protect the River 
Thames setting, and the openness and character of the Green Belt.  

5.29. The character of the site is such that it is predominantly enclosed by trees 
and vegetation thus limiting the views into the site from the surrounding 
landscape. As set out in the report, residents on Maidenhead Road, Boveney 
Court, Elm View Farm and on the island in the Thames to the North of Dorney 
Lake will experience close open views of the proposed development.  Other 
local residents and those using existing footpaths and roads in the vicinity of 
the site are likely to also obtain close/distant glimpsed views. Accordingly, it is 
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apparent that the area from which the development would be visible will be 
largely contained by trees and will generally be restricted to the application 
site and land immediately adjacent.  

5.30. The development has been designed to keep tree loss and the removal of 
scrub and vegetation to an absolute minimum and where possible, temporary 
structures will be located outside of root protection zones. Changes to 
landscape elements such as trees and grassland could arise from the 
erection of temporary structures but it should be noted that both the 
racecourse and lake are actively managed areas and regularly hold events. 
The current proposals also avoid major groundwork and any damage to grass 
and hardstanding will be repaired during the reinstatement works proposed 
following the conclusion of the Games.  

5.31. The report concludes that any changes to the character of the landscape 
brought on by plant equipment, temporary structures, and increased visitors 
are deemed insignificant because of the temporary nature of the development 
and the use of the site. In view of this, it is considered the proposals will be 
consistent with the objectives of planning policy in protecting the character of 
the River Thames setting and Green Belt.  

Design 

5.32. The ‘Design and Access Statement’ prepared in support of the application 
identifies the temporary structures proposed as part of the 2012 Games. The 
design rationale is set out in the Design and Access Statement with particular 
reference to matters of public realm, circulation, wayfinding and layout. This 
statement, considered alongside the Kit of Parts, provides a comprehensive 
overview of the design of the temporary structures. The Kit of Parts document 
has been provided as the precise design of some of the structures will not be 
known until procurement. Notwithstanding this, the Kit of Parts provides a 
detailed understanding of the temporary structures proposed across the site 
and the anticipated design of these.   

5.33. Whilst the proposal is for the temporary erection of structures at the existing 
Dorney Lake and Windsor Racecourse sites, careful consideration has been 
given throughout the design process to the location and scale of the 
structures. The proposals have been designed to ensure that the temporary 
structures operate efficiently for the enjoyment of spectators and have no 
detrimental impacts upon the existing landscape and visual amenity of 
neighbouring residents. This also ensures that the design of the proposed 
temporary structures is consistent with the aims of the prevailing local 
planning policy and respects the setting of the River Thames and the 
openness of the Green Belt.  

5.34. The Design and Access Statement considers the design approach in terms of 
the use, the layout, the scale and appearance of the proposal. This statement 
considers the experience of spectators relating to the accessing of the venue 
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and the subsequent movements in reaching the competition lake. The layout 
of the transport hub and the overlay is considered on the supporting 
application drawings including the identification of the key areas across the 
site and the location of the temporary structures.  

5.35. The structures have been sited to protect the amenity of the existing 
residents, the character of the area and to ensure that the facilities across the 
site are fully accessible to all users. The stands have been sited to focus 
upon the final 400 metres of the course and around the finish line in 
particular. The vast majority of the elements going into building these 
structures will be coming from the rental market to which they will return post 
Games. As most of these elements are extremely lightweight, the amount of 
embodied energy in terms of shipping and erection are also reduced to a 
minimum.  

5.36. The external lighting will be designed to suit the temporary nature of the 
project, be energy efficient, minimize light pollution and impacts upon local 
residents and wildlife, and will be in accordance with industry 
standardscomment on access. For the health and safety of staff and 
operatives, the lighting will be required in the evenings and may be used 
throughout the night as necessary. Where the activities in these areas are 
intermittent, the artificial lighting will be controlled locally via Passive Infra Red 
detection.  Photoelectric controls will be utilized on all lighting schemes to 
ensure they are not operational during daylight hours. Low level safety 
walkway lighting may be provided along the access routes for pedestrians but 
will utilize baffles and cut offs when in close proximity to residential areas to 
minimize the glare and spill 

5.37. It is proposed to erect a security fence around the competition venue to 
enclose the site. The siting of the fence has been carefully considered to 
ensure that it is sensitively incorporated within the landscape and has limited 
impacts upon the existing vegetation. The security fence has been designed 
to ensure that it provides an effective perimeter security solution whilst also 
minimising its impact on the local environment.  The weldmesh fence will be 
2.7m high and will be mounted on posts supported by concrete blocks; this 
means that there is no surface penetration required which could impact on 
archaeology or tree roots below ground.  The open mesh construction would 
also allow flood waters to pass through unobstructed in the unlikely 
occurrence of a flood event. 

5.38. As part of the Games, it is proposed to upgrade the towpath along the 
northern bank of the River Thames to facilitate its use during training for the 
flat water canoeing events. The existing surface is in poor condition in part 
and the upgrade works propose the use of a hoggin surface, which will be 
consistent with the character of the area. Furthermore, the route of the 
towpath has been amended in part to retain existing trees and ensure impacts 
on the Thames River Setting are limited.  
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5.39. Although the proposals for the site comprise the erection of temporary 
structures, this approach enables the structures to be mobile, adaptable, 
lightweight and low-cost and provides a sustainable solution to procurement. 
The structures have been chosen and sited to limit any negative impacts 
upon the character of the landscape and the temporary nature of the 
proposals and structures will dictate that any impacts are confined to the short 
term. 

Ecology 

5.40. The ‘Ecology Statement’ submitted in support of this application has been 
prepared to assess the likely impacts on the ecology of the site, resulting from 
the proposed use. Local planning policy seeks to ensure that the existing 
landscape character is conserved and enhanced whilst encouraging 
biodiversity.  

5.41. In general terms, the ecological impact of this development is small with 
minimal impact upon habitats and species, particularly over the long term. In 
terms of statutory designated sites and non-statutory wildlife sites, it has been 
confirmed that there are none directly relevant to the site. There are; 
however, two statutory sites located within 2km of the site; Bray Pennyroyal 
Field Site of Special Scientific Interest (SSSI) and Sutherland Grange Local 
Nature Reserve (LNR) and 12 non-statutory site designations present within 
2km of the site. Notwithstanding this, it has been established that the 
proposals will not result in any detrimental impacts to the area.  

5.42. In all instances, the retention and protection of the habitats on site has been 
considered at every stage in the planning and design of the proposed 
development in order to minimize the potential ecological impact. The three 
elements that comprise the Eton Dorney venue exhibit a variety of habitats 
including standing water, amenity grassland and woodland which are home to 
notable species. The effect of the development on the high quality habitats 
will be limited because the majority of the proposed development will be 
located on existing hard-standing and short mown amenity grassland.  The 
development will result in some small-scale habitat loss but a number of 
mitigation measures have been proposed to address this. 

5.43. As set out in this statement, large proportions of the venue are presently 
highly managed and have limited suitability for wildlife. As such, the proposals 
for the site will not have any implications across the majority of the venue. 
Whilst the proposed vegetation clearance will negatively affect some of the 
species on site, any effects will be temporary and reversible. This statement 
concludes that as many of the species have become habituated to increased 
disturbance levels, given the regular use of the site for events of a similar 
nature, any impacts will be limited.  

5.44. In view of the findings of this report, it is considered that any ecological 
impacts resultant from the development will be temporary and will not conflict 
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with the aims of local planning policy in conserving landscape and ecological 
value.  

Arboricultural  

5.45. The ‘Arboricultural Survey and Arboricultural Constraints Report’ submitted in 
support of this application illustrates the extent of trees that will be affected by 
the proposals. The impacts are primarily confined to the tow path and the 
area of the temporary pedestrian river crossing and access to the lake. The 
majority of trees on site are small, young and semi-mature trees. There are 
limited mature, high or moderate value trees on site and the majority of these 
trees were of value as part of a group rather than being of individual 
arboricultural merit.    

5.46. The impact upon trees has been considered throughout the design of the 
proposals to minimise the need to remove or prune trees. It is proposed that 
the structures will be sited to avoid the removal of the trees and seek 
retention of these where possible.  A limited number of trees will require 
removing or pruning to allow for the temporary pedestrian river crossing, and 
along the spectator access route and tow path.  However, it is proposed that 
no category A trees are to be removed.  

5.47. In terms of mitigation, appropriate ground protection measures and tree 
protection fencing will be installed and the final location of the Event facilities 
will take into account the constraints posed by trees to ensure they are 
located beyond crown spread and outside Root Protection Areas. Where the 
final location of temporary facilities unavoidably conflicts with the constraints 
posed by trees, appropriate ground protection measures will be considered 
and installed.   

5.48. As such, the proposals have been designed and the structures will be sited to 
limit the impacts upon the existing trees. A number of trees are proposed for 
removal along the tow path and as a result of the temporary pedestrian river 
crossing; however, in the context of the existing trees on site these works are 
limited. It is proposed that replanting will take place post the 2012 Games, 
which will ensure that any impacts associated with the proposals are 
temporary.   

Transport 

5.49. PPS1 Delivering Sustainable Development’ and ‘PPG13 Transport’ both 
encourage the principles of sustainable development and the siting of 
development in accessible locations and this presumption is mirrored at a 
local level within the Local Plans. The transport strategy for the 2012 Games 
is predicated on the basis of sustainability and the application proposals have 
been designed to ensure the prioritisation of public transport in accessing the 
venue.  



London 2012 - Rowing and Canoe Sprint Events Eton Dorney 
October 2010 
 
 

 
 
 Page 40 

5.50. It is proposed that Windsor Racecourse will act as a Transport Hub during the 
Olympic Games, through which spectators will access the competition venue 
via the temporary pedestrian river crossing. This approach is considered the 
most sustainable solution and enables the traffic associated with the Olympic 
Games to be accommodated in existing and proposed parking areas for the 
duration of the Olympic events.  

5.51. In particular, no private vehicular traffic aside from blue badge parking will be 
allowed to park at the Olympic Transport Hub, and further parking is proposed 
for shuttle buses, direct coaches and coaches from the park and ride facilities. 
In the case of the Paralympic Games, the Transport Hub at Windsor 
Racecourse is not available and as such, it is proposed to locate a 
Paralympic Transport Hub to the north of Dorney Lake.  

5.52. In order to encourage sustainable transport, it is proposed that all attendees 
with a ticket for the 2012 Games can avail of free transport on rail services 
from London to the nearby stations. The transport strategy for spectators is 
based on maximising the use of public transport and encouraging walking and 
cycling. The main modes will be Park & Ride (50%) and Rail (24%) with the 
remainder of spectators walking and cycling (12%) or travelling by coach, 
ferry or taxi. 

5.53. The main Olympic spectator trips will be generated by Park & Ride services 
(13,050) and rail (7,050) modes. The remainder of spectators will walk or 
cycle (3,100) or travel by coach, ferry, local bus or taxi (2,900). The main 
Paralympic spectator trips will be generated by Park & Ride services (3,480), 
rail (2,000) and direct coach (1,740) modes. The remainder of spectators will 
walk or cycle (960) or travel by local bus, ferry or taxi (520). 

5.54. The highway modelling is based upon a worst case scenario to ensure it 
coincides with the AM background traffic peak hour. However, based upon 
the current competition schedules, it is considered that the arrival of the 
spectators will not occur at the same time. Highway modelling has shown that 
during both the Olympic and Paralympic periods, there are forecast to be 
impacts on the road network. Through the implementation of specific 
measures, primarily re-optimising signal timings to cater for Games Time 
demand flows, the majority of these impacts can be mitigated or significantly 
reduced.  

5.55. The main local mitigation measures to protect local residents and businesses 
from the impact of the Olympic Rowing, Canoe Sprint and Paralympic Rowing 
events will be the Local Area Traffic Management & Parking (LATM &P) Plan 
and the complementary programme of advice and information which will help 
to influence travel behaviour during Games time. The LATM&Ps will ensure 
that 2012 Games transport around Eton Dorney operates efficiently while the 
impact on the local communities is minimised, all in a sustainable, accessible 
and inclusive manner. 
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5.56. The transport strategy seeks to provide a highly sustainable solution to the 
transporting of the Games family and spectators accessing the venue. Where 
impacts are anticipated, consideration has been given to the implementation 
of measures to mitigate these. Accordingly, it is considered that the proposals 
comply with the aims of PPG13 and local planning policy provisions in 
seeking to utilise sustainable modes of transport and protect the amenity of 
residents.  

Access 

5.57. One of the principal aims of the 2012 Games is that they should be inclusive 
and accessible for everyone, and allow disabled people to be as independent 
as possible. The proposal has been designed to ensure that the venue will be 
accessible to all, as detailed within the ‘Access Statement’ appended to the 
‘Design and Access Statement’.  

5.58. As outlined in this statement, consideration has been given to balancing the 
temporary nature of the venue with the need to meet its commitments to 
inclusive design and the requirements of the Disability Discrimination Act 
1995. The statement addresses all aspects of access including, getting to the 
venue, entering the site, public realm and circulation and accessing the 
facilities.   

5.59. Accordingly, it is considered that the design of the proposals are in 
accordance with Policy T9 of the RBWM Local Plan and Policy TR4 of the 
SBDC Local Plan, which seek to achieve accessible and inclusive 
environments for all, including disabled people.  

Noise 

5.60. The ‘Noise Statement’ prepared in support of the application considers the 
impact of the proposals including set up and Games phase. A planning 
application has been submitted to BCC to vary Condition 15 of planning 
permission SBD/8201/05. This proposes the amendment of the condition for a 
temporary period to allow the hosting of the 2012 Games. In particular, the 
application seeks for an increase of noise during the period 0700 – 2200 to 
LAeq (15 minutes) 75dB; however, it should be noted that these levels will only be 
achieved during the Events.  

5.61. As detailed within the supporting ‘Noise Statement’, there is expected to be 
no significant noise impact upon the acoustic amenity of the surrounding 
residential and noise sensitive properties from the setting up of the Overlay. 
Only within the gardens of the residences adjacent to where the spectator 
access path enters the Lake site will there be a noise impact resulting from 
spectator movement.   
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5.62. The statement advises that the noise levels in the region of 70 to 72 dB would 
be experienced within 5m of the boundary of the adjoining property from 
spectators accessing the site. These calculations do; however, assume a 
worst case scenario and are based on the spectator number associated with 
the Olympic Games.  

5.63. To mitigate the impacts of the proposals, the public address (PA) system for 
the spectator seating stands will be a bespoke, distributed loudspeaker 
system, designed to cover only the limited areas of spectator seating adjacent 
to the lake. The noise breakout from the events is expected to result in a 
significant noise impact; however, this is expected to occur between the hours 
of 9am and 2.40pm, thus limiting the amenity impacts on the affected 
properties.  

5.64. In terms of the set up phase, the ‘Noise Statement’ identifies that this will take 
place over an approximate 3 month period prior to the 2012 Games. The 
noise impacts have been assed against the guidance contained within 
BS5228 ‘Code of practice for noise and vibration control on construction and 
open sites’ and it has been found that there will be no significant impacts on 
surrounding residents.  

5.65. As such, it is considered that aside from the noise associated with the 
spectators during the Olympic Games, the proposals will not affect the 
amenity of surrounding residents. The impacts during the Games Events are 
confined to the hours of 9am and 2.40pm, and, accordingly should not unduly 
affect residents.  

Flood Risk 

5.66. As detailed within the SBDC and RBWM Local Plans, the entire site is located 
within the Environment Agency Flood Zone 2 and large areas are located 
within Flood Zone 3, notably the Olympic Transport Hub and the temporary 
pedestrian river crossing. In view of the site designation, a Flood Risk 
Assessment has been submitted in support of this application assesses the 
potential risk of flooding across the site.  

5.67. The proposed development is classed as ‘Water Compatible’ in accordance 
with PPS 25. Management techniques are proposed which will ensure the 
temporary development will mimic the natural drainage flow across the site. In 
the case of the larger structures, the strategy will be supplemented by the use 
of gutters and piping to diffuse the outfall at ground level.   

5.68. As detailed in the FRA, the increase in fluvial flood risk as a result of the 
development will be insignificant; this includes a negligible impact of the 
temporary river crossing on impeding flood flows and reducing floodplain 
storage. Furthermore, the groundwater and surface water flood risk is 
considered acceptable subject to instituting the appropriate mitigation 
measures.  
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5.69. The proposals for the site are water compatible and will not result in 
significant increases in fluvial flood risk. The proposals have been designed in 
consultation with the Environment Agency and as such, it is considered that 
the proposals are in compliance with PPS25 and the prevailing local planning 
policy.  

Cultural Heritage  

5.70. The ‘Cultural Heritage Statement’ submitted in support of this application 
assesses the heritage potential of the site and the impact on any surviving 
cultural heritage assets that might be present.  

5.71. This report confirms that there are no Cultural Heritage Designated Sites 
located within the secure perimeter of the Lake or Racecourse site.  The 
nearest designated assets are a cluster of Grade II listed buildings to the 
North of the lake in Boveney and a Grade I listed church located to the east of 
the lake. 

5.72. Although extensive archaeological deposits from the Mesolithic to Anglo-
Saxon periods have been derived from various archaeological interventions 
on the Lake site, the construction of the facilities currently in place will have 
removed most if not all of the deposits from which the recorded discoveries 
were made. 

5.73. It is concluded that as none of the facilities are of a permanent nature, and 
the vast majority of facilities will be located within sites of previous 
disturbance and landscaping, there will be no significant impacts on 
archaeological impacts. Given the measures outlined above, it is anticipated 
that the proposals will not result in significant impacts to archaeological 
assets.  

Community Engagement  

5.74. Community involvement is a key aspect of the planning process as set out in 
PPS1. This is reflected in the commitments from London 2012 that their 
proposals for the venues and the infrastructure associated with their delivery 
should be the subject of consultation.  The Statement of Community 
Engagement contains further information on the approach to engagement 
across all venues and details of the methodology and feedback obtained in 
relation to the Eton Dorney venue.   

5.75. Public exhibitions were held between 12 and 14 August 2010 at Windsor 
Racecourse and Dorney Lake Finish Tower. A total of 379 people attended 
the exhibitions and 107 have provided feedback on the application proposals. 
Engagement with the community has been on-going throughout the 
preparation of the proposals including the circulation of 6,615 residential and 
commercial addresses during July and August 2010. This was supplemented 
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by regular email updates to 1,066 registered London 2012 contacts located 
within the SL3 and SL4 postcodes.  

5.76. In addition to consultation with local residents, London 2012 has engaged 
with a variety of stakeholders and Council representatives. This has included 
briefings to members of SBDC, RBWM and BCC on the application 
proposals.  

5.77. As such, London 2012 has undertaken a comprehensive consultation 
exercise involving a wide range of stakeholders and local residents in line 
with the objectives and requirements of PPS1. This consultation has 
comprised of a number of different forms and has sought to ensure this is an 
on-going process through to submission and determination.  

Benefits and Legacy  

5.78. Throughout the report there has been an acknowledgment of the benefits the 
proposals will bring to the area including the employment opportunities and 
the increased awareness of Eton Rowing Lake as a venue. There will also be 
a number of infrastructural improvements associated with the London 2012 
Games.  

Worldwide awareness 

5.79. The global audience for the 2012 Games will ensure the spotlight will be on 
the Eton Dorney venue and the adjoining areas.  This will create enormous 
additional interest in this area and ensure a long-term association between 
the location and its key role in the 2012 Games. 

Infrastructure Improvements  

5.80. A planning application was approved in December 2008 for enhancement 
works at the rowing lake side including the widening of a channel, installation 
of permanent and temporary bridges, creation of cut through channel and 
upgrade works to the tow path. These works will ensure the venue operates 
efficiently during the Games, whilst also enhancing the rowing lake and 
surroundings for users of the River Thames setting during Legacy. 

5.81. Sustrans, the sustainable transport charity, are undertaking around £300,000 
of improvements on behalf of London 2012 to both foot and cycle paths in the 
vicinity of Eton Dorney as shown on Figure 6.5. Typically these routes will be 
both ‘off-road’ and ‘on-road’ and will provide better access to the venue from 
the surroundings of Maidenhead, Taplow, Slough and Windsor.  In legacy, the 
routes will continue to offer a better connection from the surrounding areas to 
the Thames banks, via safe and comfortable purpose made routes. These 
include improvements to the existing National Cycle Route 4 and include 
cutting vegetation and re-surfacing.  
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6.0 Conclusions   

6.1 A total of five planning applications are submitted to deliver the Eton Dorney 
venue for the London 2012 Games. These planning applications are required, 
given the venue straddles local planning authority boundaries. This statement 
has been prepared in support of each of the planning applications submitted 
to SBDC, RBWM and BCC.  

 
6.2 The proposals comprise the erection of temporary facilities to enable the 

hosting of the London 2012 Games. It is proposed to use Windsor 
Racecourse as a Transport Hub during the Olympic Games, with a separate 
Transport Hub off Court Lane for the Paralympic Games. A temporary 
pedestrian river crossing is proposed to link the Olympic Transport Hub with 
the competition lake, at which a range of facilities are proposed for officials, 
spectators and athletes.  

 
 
6.3 The proposals for the Games have been the subject of pre-application 

discussions with officers of each of the planning authorities to determine the 
scope of the applications and the key issues in delivering the proposals. A 
detailed suite of supporting reports and drawings are submitted in support of 
the planning applications. These reports demonstrate that the impacts 
associated with the proposals on the local environment will be temporary and 
will be reversed through the post 2012 Games reinstatement of the site.  

 
6.4 The design of the proposals has been carefully considered against the 

planning policy background to ensure that the facilities are sensitive to the 
setting of the site. The venue falls within a Green Belt location, in which 
inappropriate development is restricted. Notwithstanding this, it is considered, 
given the socio economic benefits associated with the hosting of the London 
2012 Games, that the proposals comprise the ‘very special circumstances’, 
as required in planning policy.   

 
6.5 The proposals for the site necessitate the removal of some trees, primarily 

along the River Thames corridor and associated with the erection of the 
security fence and temporary pedestrian river crossing. The proposals have 
been designed to reduce the number of trees that require removal and the 
facilities will be sited to further reduce any trees loss, wherever possible. 
None of the trees proposed for removal are Category A trees and many, 
particularly along the river have been damaged.  

 
6.6 London 2012 is committed to ensuring that the amenity impacts associated 

with the proposals are acceptable. In order to achieve this, the Transport 
Strategy associated with the Games seeks to ensure that 100% of the 
ticketed spectators access the venue by public transport thus reducing the 
impacts on the surrounding road network. It has been identified that there will 
be some mitigation measures to address the impacts on the local highway 



London 2012 - Rowing and Canoe Sprint Events Eton Dorney 
October 2010 
 
 

 
 
 Page 46 

network and every effort has been made to ensure the amenity impacts on 
local residents will be minimised through the operation of a LATM&P.    

 
6.7 The applications will deliver a highly sustainable proposal which considers the 

set up and operational phases of the Games. The proposals seek to achieve 
a low carbon games focussing on the extensive use of public transport and a 
sustainable approach to procurement. As detailed in the supporting 
information, the sustainability strategy will be inherent to the hosting of the 
2012 Games and will focus on the procurement and indeed, the operational 
phase of the Events.  

 
6.8 The London 2012 Games will provide extensive social and economic benefits 

to the surrounding area and the country as a whole, as well as worldwide 
awareness of the venue. It is anticipated that up to 3,000 people will be 
required to facilitate the hosting of the Olympic Games and 1,000 people to 
be involved in the Paralympic Games, thus providing extensive opportunities 
for involvement from the local communities. The proposals will deliver legacy 
improvements to the Thames Path and £300,000 of improvements on behalf 
of London 2012 to both foot and cycle paths in the vicinity of Eton Dorney.  

 
6.9 In view of these benefits and the matters raised in the foregoing, it is 

respectfully requested that planning permission be granted for each of the 
planning applications to facilitate the hosting of the London 2012 Rowing and 
Canoeing events at Eton Dorney.    
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DOCUMENT AND DRAWING SCHEDULE 
 

 
Application Documents  

 
 

–       Design & Access Statement (including Accessibility Statement, Lighting 
Statement and Services Statement); 

–        Kit of Parts; 

–        Planning Statement; 

– Transport Assessment; 

– Report on Stakeholder and Community Engagement; 

– Sustainability Statement; 

– Noise Assessment; 

– Ecological Survey Report; 

– Arboricultural Survey and Arboricultural Constraints Report; 

– Flood Risk Assessment; and 

–      Cultural Heritage Statement. 

 

Application Drawings 
 

Drawing Number Drawing Title 

22216001-14ETD-105 Windsor Racecourse Stage 1 Drawing ETD Olympic 
Transport Hub 

22216001-14ETD-106 Windsor Racecourse Stage 2 Drawing ETD Olympic 
Transport Hub 

22289701-01 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Red Line Drawing 

222897-ETD-02 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 

222897-ETD-02 - Sheet 1 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 

222897-ETD-02 - Sheet 2 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 
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222897-ETD-02 - Sheet 3 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 

222897-ETD-02 - Sheet 4 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 

222897-ETD-02 - Sheet 5 London 2012 Olympic Games Windsor Racecourse 
Transport Hub Stage 3 – Shuttle Coach Layout 

222897-ETD-03 Windsor Racecourse Transport Hub London 2012 Olympic 
Games - Shuttle Bus Layout Detail - Double Deck 

ETD-PL-XX-910 Venue Plan Start 

ETD-PL-XX-911 Venue Plan 1000m 

ETD-PL-XX-912 Venue Plan Finish 

ETD-PL-XX-913 Venue Plan Spectator Entrance 

ETD-PL-XX-920 Enlarged Venue Plan Main Spectator Access Route - 
Tree Management 

ETD-PL-XX-940 Seating Bowl Plan – Enlarged Accredited Stand 

ETD-PL-XX-950 Existing Building - Finish Tower - Plan and Section D-D 

ETD-PL-XX-970 Canoe Sprint Test Event – Site Overlay & Operations 

ETD-PL-XX-900 Site Sections A-A, B-B & C-C 

ETD-PL-XX-901 Site Location Map – Competition Venue 

ETD-PL-XX-902 Site Plan – Overlay And Operations 

0241-ETD-FBR-T-DGA-0001 Temporary Footbridge General Arrangement  Details 
Sheet 1 Of 2 

0241-ETD-FBR-T-DGA-0002 Temporary Footbridge General Arrangement  Details 
Sheet 2 Of 2 

0241-ETD-FBR-T-DGA-0003 Temporary Footbridge Redline Boundary 

0241-ETD-LAN-T-DGA-0001 Perimeter Security Fencing 

0241-ETD-LAN-T-DGA-0002 Diverted Footway Route 

0241-ETD-LAN-T-DGA-0005 Typical Path Details 

0241-ETD-LAN-T-DGA-0006 Towpath Upgrade Sheet 1-2 

0241-ETD-LAN-T-DGA-0007 Towpath Upgrade Sheet 2-2 

0241-ETD-LAN-T-DGA-0008 Warm Up Lane Temporary Towpath 

0241-ETD-LAN-T-DGA-0009 Olympic Canoe Sprint Connection Path 

0241-ETD-LAN-T-DGA-0010 Perimeter Security Fencing Alignment Sheet 1-2 
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0241-ETD-LAN-T-DGA-0011 Perimeter Security Fencing Alignment Sheet 2-2 

0241-ETD-LAN-T-DGA-0012 Perimeter Security Fencing Detail Sheet 1 Of 5 

0241-ETD-LAN-T-DGA-0015 Perimeter Security Fencing Detail Sheet 2 Of 5 

0241-ETD-LAN-T-DGA-0016 Perimeter Security Fencing Detail Sheet 3 Of 5 

0241-ETD-LAN-T-DGA-0017 Perimeter Security Fencing Detail Sheet 4 Of 5 

0241-ETD-LAN-T-DGA-0018 Perimeter Security Fencing Detail Sheet 5 Of 5 

0241-ETD-LAN-T-DGA-0019 Typical Detail Perimeter Security Fence 

22216001-14ETD-403 Stage 1 - ETD Paralympic Transport Hub Layout 

22216001-14ETD-404 Stage 2 - ETD Paralympic Transport Hub Layout 
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Appendix 2: Eton Dorney Venue Site Location Plan  
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