


 

 

 

 

CONTENTS  

 

Sections                 Page 

1. Introduction and methodology        1 

2. Development context         5 

3. Market context         14 

4. Current financial appraisal         24 

5. Site appraisal         34 

6. Emerging development options       40 

7. Emerging findings and the way forward       54 

 

Appendices 

A.    Consultation List 

B.    Development options research findings  

C.    CP NSC long list development option appraisal table  

D.    A3 GT Architect plans (Section 5 and 6) 

  

 

 









 

 

4 

 

 

 

 

1.4 REPORT STRUCTURE 

 

As noted above, this report summarises the project teams emerging findings and recommendations for 

discussion with the client team. 

 

Section 2 provides an overview of the development context which needs to be taken into consideration in 

assessing options for the NSC site, including site location considerations, key stakeholders, planning policy, 

existing development plans and transport. 

 

Section 3 then draws together our market context findings in relation to the sport, leisure, education and 

wider development opportunities for the site, including ongoing provision for existing site tenants, drawing 

together our market appraisal research and consultation findings. 

 

Section 4 looks at the current NSC’s usage and financial performance, whilst Section 5 appraises the current 

NSC site from an architectural perspective.  

 

Building upon these findings, Section 6 summarises a long list of potential development options for each 

element of the site, which have then informed the seven shortlisted options. This interim report 

summarises these emerging development options, and how they fit with the GLAs objectives, for 

consideration by the IPB. 

 

Section 7 summarises the emerging findings and the proposed way forward. 
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• Individual special interest community groups, including but not limited to: 

� Crystal Palace Park Stakeholders Group 

� Friends of Crystal Palace Park 

� Crystal Palace Working Party 

� Crystal Palace Foundation 

� Crystal Palace Campaign. 

 

Other key stakeholders, as illustrated below, include current site tenants, the operator (GLL), development/ 

heritage stakeholders, sports organisations, clubs and educational organisations.  

 

In considering development options for the sites, it is important to consider the needs, objectives, 

expectations and potential concerns of these diverse stakeholder groups, which have varying interests in the 

site, both current and future.   

 

 

 

FIGURE 2.3 STAKEHOLDER MAP 
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It is also considered important that any development plans for the NSC site should be deliverable/ financially 

viable independently of the ZRG Plans, due to the uncertainty as to whether this will go ahead, whilst also 

potentially being complementary/ mutually beneficial should they implemented. 

2.5 TRANSPORT 

Transport access to the NSC is another key consideration when considering development options for the site. 

Currently the park is connected by local bus routes and over ground trains. However, for a facility of its size 

and significance, the transport links have not always been adequate. There are plans for extra lines to be 

installed near the park, however there is currently no timeline for this. 

 

Whilst there are currently a number of car parking areas in the Park, including areas within the NSC site, the 

masterplan aimed to return some of these to landscaped park. There are also plans to introduce car parking 

controls within the park to deter commuters using the parks prior to travelling to London on the train. One of 

the options in the ZRG proposal is to include an underground car park beneath the new Palace  but the scale of 

any provision, and its ability to meet new and/ or existing demand, is unknown.  

 

Any plans which generate significantly increased vehicular traffic or increased use of public transport will 

therefore need careful consideration, as the five Boroughs have already expressed concerns about this in 

regards to the ZRG proposals. 

 

Further consideration of car parking requirements will take place in the next phase of work and will be 

informed by a separate car parking study which is currently taking place. 

2.6 SUMMARY 

This section has highlighted a number of key development related considerations for the NSC site. In 

summary, any development plans for the NSC site should: 

 

• Reflect the approved master plan where possible including, for example, returning the site to its 

parkland setting where possible and minimising the additional footprint of any new developments 

• Minimising the visual impact of any development on the site 

• Focus on sports, leisure and cultural uses (retail/ residential/ commercial  use not considered suitable)  

• Complement ZRGs plans 

• Be deliverable and sustainable, independent of ZRGs plans 

• Minimise car parking requirements  

• Support development of the wider park site where possible, ideally providing a financial contribution 

(capital and/or revenue) towards development/ management of the overall site. 
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4. Current financial appraisal 

4.1 INTRODUCTION 

 

This section appraises the financial implications associated with the NSC’s current operation, future capital 

cost projections and the marginal income generation, which will influence the future configuration of the 

facility in order to achieve a financial breakeven position and provide synergy with other development 

opportunities for the site. It covers the following:  

 

• Current facility mix 

• Usage 

• Current cost to the GLA 

• Capital cost projections 

• Overview of Financial Performance of Operator 

• Benchmarking Performance 

• Income generation by facility type 

• Implications to future facility mix. 

 

The financial appraisal has been led by FMG Consulting, specialists in sports facility business planning, 

management and procurement.  

 

4.2 CURRENT FACILITY MIX 

 

The current facility mix that supports the financial information is shown in Table 4.1. 

 

TABLE 4.1 SUMMARY OF FACILITIES AT NSC 

 

4.3 USAGE 

 

Table 4.2 shows the level of users over the last three years. 
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TABLE 4.5 INDICATIVE CAPITAL COSTS OF EXTENDING ECONOMIC LIFE OF SPORTS CENTRE 

 

The estimated annual cost of £1 million of debt funded by PWLB debt using an annuity profile at current 

rates at 25th June 2014 are shown in Table 4.6. 

TABLE 4.6 ESTIMATED ANNUAL COST OF DEBT 

 

4.6 OVERVIEW OF FINANCIAL PERFORMANCE OF THE OPERATOR 

 

We have produced a comprehensive database of all the operational income and costs, and the operators 

overheads allocated to the facility, as well as the utility costs met by the GLA, in order that we can make 

comparisons between financial years and highlight or extract financial information by activities, groupings 

or sites. Table 4.7 highlights the levels of income and costs. 
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On this basis, we have assumed that the net facility operating cost is £321,103 but this may be further reduced 

if there is any double counting of maintenance costs or the management fee. 

 

4.7 BENCHMARKING PERFORMANCE 

 

As part of the review, we have benchmarked the operating income and expenditure, as well as the number of 

visits, against other facilities with 50m pools. The results of this are shown in Table 4.10. 

 

TABLE 4.10 BENCHMARKING COMPARISON 

 

It can be seen that when comparing the performance against other 50m pool facilities, the facility does not 

perform that well. There can be a number of issues that can impact on this including market competition, 

age of the building, programming, catchment profiles (demographics) plus other influences. 

 

However, the benchmarking process provides a starting point from which to analysis current performance 

with the Operator. Some key observations are as follows: 

 

• Pricing may be more expensive than other 50m pool sites, especially as most of these are outside 

London 

• The building has a substantial gross internal floor area when compared to some other 50m pool sites 

(that have a different number of pools, sports hall courts etc). The NSC GIFA is effectively double the 

average, thus impacting on visits per m2, maintenance, utility costs etc 

• Income per pool water m2 is very low compared to the average, but the facility has a diving pool and 

an additional 25m x 6 lane pool which most likely indicates that there is more water space than is 

required by a facility with the NSCs catchment  

• It is surprising that the level of income per court in the sports hall (Arena) is lower than benchmark 

given its events as well as casual use 

• Utility costs appear lower than benchmark, although we understanding that there are a number of cost 

saving measures in place to optimise the use of energy in the building 

• It is perhaps not surprising that maintenance costs are higher than the average, as many of the 50m 

pools are smaller in scale, the buildings not so old and the actual spend by a local authority on 

maintenance is not necessary reflective of the amount actually required 

• The balance of employee costs appears about right when considering the levels of income generated 

from the site. 
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The list of facilities is in alphabetical order for the ease of reading. The purpose of the table is to identify the 

level of income attributed to each area so that consideration can be given to the opportunity cost of using a 

facility area for another purpose. Unfortunately the Operator does not allocate costs to each of these facility 

areas so that the marginal impact of the area can be measured. 

 

The information shows, for example, that if the Squash Courts were used for an alternative purpose, this 

would result in a loss of income that would be needed to be taken into account, at a level of £24,997 per 

annum.  

 

Car parking 

We understand that there are currently 80 car parking spaces situated around the park and roads that are 

directly available to the NSC with some further spaces for general use of the park. The Operator has suggested 

that car parking could be made available on the “Remote Control Track” to the side of the main Sports Centre. 

 

The Operator has made some enquiries in relation to car parking which appear to show that substantial levels 

of revenue could be expected even when the car parking operator provides the capital equipment. We 

suspect that at the next stage further analysis will be required to understand how this would work with 

commuters, users of the NSC and the future users of new facilities, in addition to general visitors to the 

park. 

  

Sports Centre income from Lodge 

It has not been possible to establish a direct link between bookings at the Lodge and the users of the sports 

facilities, as the accounting of the sports facilities appears to be coded directly to the NSC. GLL has been 

able to calculate that, based on the last two months, an average of £8,500 per month is leveraged at the 

Sports Facility from direct hires when using the Lodge. This equates to circa £102,000 per annum. 

 

Based on financial statements from the Operator, we understand the Lodge generated a net surplus of 

£26,701 including an adjustment for Overheads and Profit from the Operator. 

 

The loss of the Lodge would therefore increase the operating cost of the contract by circa £129,000 

(£102,000+£27,000) per annum.  

 

Jubilee Stand Rentals 

We understand from the Operator information that the Jubilee Stand generates income of circa £262,700 

per annum (assuming there are no other rental streams in the Sports Centre). However, the level of 

operating expenditure incurred in obtaining this income is unclear. Whether the tenant meets the premises 

costs associated with the Stand is also unclear. 

 

The loss of the Stand would result in the loss of this income, unless existing tenants could be relocated 

within the NSC facility. If this could be achieved this would be very positive for the future viability of the 

NSC. Further clarification on rentals is therefore required from the Operator. 

 

4.9 IMPLICATIONS FOR THE FUTURE FACILITY MIX 

 

The main purpose of this section is to understand: 

 

1. What is the net cost of the facility that needs to be met by the GLA? 

2. How do the component parts of the current facilities perform? 

3. What levels of income are generated from each facility area of the site? 

4. What facility areas should be kept as they contribute positively to the overall cost of the facility? 

5. What facility areas could be considered for removal or replacement with other facility types? 
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The overall cost of the NSC, after taking into account payments made by the GLA and the net operating cost by 

Operator, is shown in Table 4.12.  

 

TABLE 4.12 NET OVERALL COST OF NATIONAL SPORTS CENTRE 

Net Operating Position 2013 2014 

Net Operating Cost by GLL  321,103  321,103 

Net Costs incurred by GLA  715,682  829,088 

Total Cost  1,036,785  1,150,190 

 

We understand that the purpose of this project is to reduce the overall cost of the facility to nil or a payment 

back to the GLA. In theory, in addition to these costs are the £8.5 million of capital works identified by Drivers 

Jonas Deloitte to extend the economic life beyond 2014. Assuming that these are financed over 20 years using 

PWLB funds, this would add to the annual cost above by £560,000 per annum.  

 

From a financial perspective, there are a number of facilities that should remain, albeit in a different size or 

format. Some facilities could be removed and not replaced. Others could be replaced by more financially 

attractive net revenue streams reducing the forward risk to the GLA. 

 

We believe that it is important to get the NSC facility right before contemplating other options for land 

around the facility. Other investment packages for the site should be cash positive, otherwise it is difficult 

to see why they would be pursued.   

 

In summary, based on the current financial appraisal findings and with financial objectives in mind, we 

would suggest that at this stage of the project the following development options for the current NSC site 

be considered: 

 

• Health and fitness gym and studios are retained 

• Sports hall is retained  

• Main 50m pool is retained, the diving pool is retained and the training pool at the end of the 50m pool 

is retained, subject to it being suitable for swimming lessons 

• Athletics track is retained together with the grass football pitch  

• Jubilee Stand is retained to optimise income stream, with consideration given to  the current rental 

streams in the stand 

• Other stadium stand is not needed, therefore lowest cost option is to mothball this stand 

• Additional 25m swimming pool hall on the lower level is not required (unless lessons cannot be held in 

the training pool in the pool hall) 

• Indoor athletics hall is not required, although this will have some impact on a number of low key events 

• The AGP at the front of the building is retained 

• The Lodge generates circa £129,000 of net income per annum but the debt cost of refurbishment of 

this facility will erode this surplus. This should therefore be removed and if reprovision is needed, it 

could be done on a ground rent basis, with a guaranteed number of bed spaces per annum pro bono. 

• Dome and 3G pitches at the back of the site should be retained.  

 

This represents a broad financial appraisal of the key NSC facilities and whether they should be retained, 

removed or replaced. It has been used to inform the development of seven shortlisted site options in 

Section 6. Further detailed options appraisal work will take place in the next phase of following initial 

feedback from the IPB.   
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5.2 THE EXISTING BUILDING 

 

Level 0 

As illustrated in Figure 5.2, the main NSC building element containing the main pool zone and fitness suite is 

located in a large block set back off the main pedestrian access route through the park. A series of connected 

‘outbuildings’ and extensions contain a weights area, indoor athletics track, functions space and an additional 

pool. 

 

There is a functions room overlooking the stadium and running track adjacent to the South, accessed via the 

indoor athletics track or at higher level from the walkway above. 

 

The indoor athletics track building element is approximately 120m long, and is built along the line of the 

original Main Central Axis of Joseph Paxton’s Crystal Palace plan of 1851, indicated on a plan print of c1857. 

This level also contains large back up areas in support of the main sporting facility, namely changing facilities, 

plant, stores and wc’s. 

 

FIGURE 5.2 EXISTING BUILDING – LEVEL 0 (SK006) 

 

 



 

 

36 

 

 

 

 

Level 1 

As illustrated in Figure 5.3, the main sports hall is located at this ‘intermediate’ level, accessed via a concourse 

that runs along the back of the lower level spectator seating zone overlooking the main swimming pool space. 

WC’s and back up spaces are located at both ends of the circulation spine. 

 

FIGURE 5.3 EXISTING BUILDING – LEVEL 1 (SK007) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Level 2 

As illustrated in Figure 5.4, this is the main entrance level to the NSC. Access is via a flat roof above the 

indoor athletics track, which forms a high level pedestrian route to the main entrance doors, which are 

located centrally on the façade and line through with the main central circulation spine within the building.  

 

The tapered concrete tree like structure is immediately visible upon entry to the building, forming an 

impressive initial wow factor for visitors to the building.  

 

The small reception area is located just to the left of the main circulation spine, and there is a café space 

outside the reception control area which allows visitors to use this facility without the need to buy a ticket, 

which makes good commercial sense. The café obtains views of the park via full height windows, although 

admittedly these views are heavily compromised via the location of the indoor athletics track which cuts 

right across the façade and blocks lower level views toward the park. Offices/ boxes located along the back 

edge of the café appear to block views from the café into the sports hall below which could be a missed 

opportunity.  

 

The main circulation spine links to a large oversized balcony space that overlooks the main sports hall, and 

is typically set out with floor mats for fitness training, childrens activities and other classes. The circulation 

spine then exits the building to the North providing ramp and stair access to five a side pitches externally.  
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5.3 PAXTON MAIN AXIS (SK020) 

 

A key component of the approved masterplan is the reinstatement of the main central pedestrian axis 

established through the park as part of Joseph Paxton’s plans for the National Exhibition of 1851. It linked the 

Crystal Palace building at the head of the hill to the West of the site down through the centre of the park to 

the East gate, via a series of landscaped terraces. 

 

In Figure 5.6 below the 1857 site plan is overlaid onto the current site ordnance survey plan, with the old axis 

in red and the current NSC main building clearly indicated. 

 

FIGURE 5.6 PAXTON MAIN AXIS - 1857 PLAN OVERLAY (SK020) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.4 SITE APPRAISAL (SK021) 

 

As illustrated in Figure 5.7, the entrance façade of the main NSC building faces approximately South West, 

and offers great potential for a terrace and café space to take advantage of natural daylight throughout the 

day and evening. 

 

The building is located adjacent to the main pedestrian circulation axis through the park (and in fact the 

indoor athletics track is built right over this route for a length of more than 120m) so there is significant 

potential for a direct connection to the reinstated Paxton Axis. The building and possibly a new square 

could become a main node or feature point along this key route. 
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6. Emerging development options 

 

6.1 INTRODUCTION       

 

Drawing upon the research findings detailed within Sections 2 to 5 of this report, within this Section we 

summarise what we consider the future role of the NSC to be as well as the key GLA objectives for the site. We 

also consider key assumptions underpinning development options for the site.   

 

We then review a long list of emerging development options for each element of the NSC site against this 

future role and the GLAs objectives, to inform the development of seven shortlisted site options for 

consideration by the GLA’s IPB. 

 

In summary this section is structured as follows: 

 

• Role of the NSC 

• GLA NSC development objectives 

• Other key assumptions underpinning development options for the site 

• Long list of development options 

• Shortlisted site development options - summary  

• Shortlisted site development options – financial and non-financial appraisal. 

 

6.2 ROLE OF THE NSC 

 

Drawing upon the research detailed in Section 2, the anticipated future role of Crystal Palace NSC can be 

summarised as follows: 

 

• Predominantly a community, school and club sports facility  

 

• Some wider sub-regional use and limited regional use for some key facilities, such as the 50m pool and 

diving pool eg club competitions and training camps, but this will be significantly less than in the past 

 
• Continued provision for long-term commercial and educational tenants where feasible (see key 

assumptions below). 

 

It is essential that any future plans for the site take account of the needs of these groups, both in terms of 

facility provision, design and management (eg making the centre more welcoming and providing more 

family focussed activity). This is essential if usage and income generation from these market segments is to 

be optimised, to compensate for any loss resulting from reduced event and elite training activity.   

 

Partnership working with the five surrounding boroughs, to ensure the NSC is recognised as a key facility for 

their residents, and one that can support delivery of their sporting and community physical activity 

objectives, will also be critical.  

 

6.3 GLA NSC DEVELOPMENT OBJECTIVES  

 

Based on our work to date, we can summarise key objectives for the redevelopment of Crystal Palace NSC 

as follows: 

 

1.    Financial objectives: 

� Reduce financial subsidy 

� Minimise upfront capital cost 

� Optimise sustainability/ financial viability. 

 



 

 

 

41 

 

This will include making the NSC work harder by consolidating/ upgrading under-utilised spaces and 

bringing in new revenue generating tenants/ activities, as well as ensuring any new build components can 

bring capital to the scheme and/ or generate strong revenue streams. 

 

2.   Planning/ development context objectives: 

 

� Aligning development plans with the wider development/ planning context 

� Identifying opportunities which are in line with the masterplan, or reflect its core principles 

� Ensuring plans do not compete with, and ideally complement, ZRG plans, whilst also being deliverable 

and financially viable on their own. 

 

3.    Market context objectives 

� Supporting high quality community, school and club sport in line with identified local, sub-regional 

and regional need 

� Supporting educational use of the site aligned to local need  

� Reflecting the needs of national sports governing bodies/ organisations 

� Supporting ongoing on-site provision for existing commercial and educational tenants.  

 

4.    Community/ local stakeholder objectives:  

� Identifying opportunities which ‘give something back to the community’ 

� Making the site attractive and welcoming to the local community and optimising the range of 

activities available to them including a greater focus on family activities 

� Meeting the needs/ aspirations of local residents/ other interest groups 

� Aligning new plans with the approved masterplan where possible eg reinstatement of the Paxton 

Axis and returning the park to its original landscaping where viable. 

 

These objectives have underpinned the development of the emerging NSC facility/ site options detailed in 

this section.   

 

6.4 KEY ASSUMPTIONS  

 

Two key assumptions that have also informed our consideration of development options for the NSC site 

are as follows: 

 

1. Continued provision for major tenants 

The GLA recognises that there are a number of existing tenants on the NSC site which play an 

important role within the local community (whether it be through the provision of physiotherapy, 

college education or other services) and provide important revenue streams for the NSC. Where 

possible, the development options aim to retain provision for these tenants within the overall site. 

 

2. Reinstatement of the Paxton Axis  

As detailed in Section 2, this was a key component of the approved Masterplan and the Heritage 

Lottery Bid for the wider Crystal Palace Park. This is considered a fundamental element of the overall 

design of the Park and, as it runs straight between the main NSC building and the athletics stadium, it is 

a key consideration for the future development of the GLA owned site.  

 

Reinstatement of the Paxton Axis has a number of fundamental implications for the NSC facilities, 

many of which are connected to the current walkway/ bridge link in some way. These include: 

 
� Raised Paxton Axis demolished, along with the indoor athletics track on which it currently sits 

� Bridge access between the Paxton Axis and main NSC building demolished 

� Crystal Palace Weightlifting Club demolished as it is located below the current bridge link between 

the Paxton Axis and the main NSC building. 
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contract. 

C Close and mothball Under this option the facilities will be closed and mothballed. 

We envisage that this will include the boarding up and making 

safe of all the GLA buildings. 

D Demolish and Close This assumes the buildings are demolished and the site is 

returned to parkland. 

E Development Option 1 

– Financial led 

Under this option, the main driver is to optimise the net income 

of the site. It therefore includes closure of some facilities or 

services where a subsidy is required to operate or maintain 

these. In terms of facilities that are not needed, under this 

option these are normally mothballed as a cheaper option than 

incurring the demolition costs. 

F Development Option 2 

– Sporting led 

Under this option, the main driver is future sporting needs/ 

opportunities on the site, informed by market research and 

consultations with national governing bodies and other key 

sporting stakeholders. Where facility closures are proposed but 

a need for reprovision exists, we have aimed to re-

accommodate tenants in the main NSC at a priority, or to 

support new build provision on the site of the current West 

stand where this is not possible. This is in line with the approved 

masterplan although alternative site locations eg adjacent to 

the current NSC building, could also be considered. 

G Development Option 3 

– Hybrid  

The main driver for this option is delivery of a balanced and long 

term development option for the site in line with wider 

masterplan proposals. It therefore includes demolition of poor 

quality facilities for which there is no longer demand and 

significant investment is likely to be needed in the future and 

supports new development on the stadium site, subject to it 

being cost neutral to the GLA and/or financially positive.  

 

A summary of the components included in the three Development Options (financial, sporting and hybrid) is 

provided below, along with block plans to illustrate their site implications.  
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DEVELOPMENT OPTION 1 – FINANCIAL OPTION 

 

As noted above, the main driver for this option is to optimise the net income of the site. It therefore includes 

closure of facilities or services where a subsidy is required to operate or maintain these.  

 

A block plan illustrating this option is provided in Figure 6.2 and this is followed by a summary of the key 

components. A detailed summary of this option is provided in Appendix C and an A3 plan is provided in 

Appendix D. 

 

FIGURE 6.2 FINANCIAL LED DEVELOPMENT OPTION 
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FIGURE 6.3 SPORTING LED DEVELOPMENT OPTION 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In summary, this sporting led option includes the following facilities (with key differences from the financial 

led option shown in red): 
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APPENDIX B 

DEVELOPMENT OPTIONS 

RESEARCH FINDINGS   



Appendix B - CP NSC Development Options Research Findings

Facility mix 
Lead organisation/ 
key stakeholders

Summary requirements -  facility mix (core/ 
ancillary), location options etc.

Funding (capital and revenue), management and 
procurement options

Current status
Strengths/ opportunities (Inc. site fit/ 
GLA objectives)

Key issues/ challenges Key Interests for the Future Other

Educational 
options

College Capel Manor College

The college currently has 9 classrooms (including office 
space) in the Jubilee Stand of the Athletics track, with no 
canteen or common area.  With increasing pupil 
numbers, they require 12 classrooms (including office 
space), increased toilet facilities, a common area and a 
canteen.  The surrounding parkland provides the facilities 
they need, alongside the farmland and paddock area 
towards the edge of the park.  These are the minimum 
requirements, if there was to be a new build more 
ancillary requirements may be requested.

The College currently lease the site from GLL, which 
expires in 2017.  Their main site (Enfield) is wholly 
owned by the college, and the College are open to   
investment options.  More discussions are needed, 
however they are open to the idea of inputting capital 
investment for any new build as part of a long term 
partnership.  A Trust venture would also be an option.

The facility is leased 
until 2017, and they 
are looking to stay on 
the site.

There would be an opportunity to utilise 
partnerships between the college and the 
park authorities with regards to using 
students for park maintenance and 
landscaping as work experience.
They also fit well within the educational 
objectives of the GLA for the site.

There may be an issue with the other proposed educational 
offerings for the site, for example in terms of the mix of pupils of 
different ages (primary age with college age pupils).  There have 
also been some complaints of students from other users of both 
the NSC and Physiotherapy centre.

The College are looking to stay on the site long term, after their 
lease runs out in 2017.
They are looking for more formal and extensive partnerships for 
work experience opportunities for their students within the park 
for landscaping and park maintenance.
They are looking to continually expand in size and pupil 
numbers, and are open to possible investment options.

Pupil numbers have been 
steadily increasing over the 
last 5 years, and are expected 
to increase sharply due to the 
recent closure of a nearby 
animal care facility.

Primary School
Crystal Palace 
Primary School Ltd 
(CPPSL)

The proposed school is a single academic trust with a 
two form entry system, with cross ability and mixed age 
group classes.  Entry would be open to all in a 1.5 mile 
radius of the centre point in the north west corner of the 
park, with entry being via ballot.
There are minimum core requirements of a free school, 
including a minimum of 14 classrooms  (a non-negotiable 
2072sqm gross floor space) and secure outdoor space 
(although this is not actually a requirement, it is 
desirable).  Ancillary requirements include spaces for 
project based learning and teaching.  The CPPSL is open 
to forming a partnership with GLL and/or other providers 
with regards to sharing spaces in close proximity.  There 
is also the possibility of the school using existing 
temporary accommodation until any new build was 
completed.
The (non-negotiable) formula for primary schools is: 
350m² + 4.1m² per pupil place.
Having spoken with the DfE, the school does not need to 
be housed in a separate building as long as the access 
can be fully monitored. 

The school would be funded in the same way as a state 
school, on an income per pupil basis.  The Free School 
Programme offers both pre and post opening grants:
Pre opening grant - this enables the work necessary to 
open the school (employment of Head teacher, legal 
aspects), circa £225,000.
Post opening grant - this covers for the fact that the 
school is not full, with the amount being based on the 
number of empty classrooms until they are all full.
Pupil premium - an amount of money granted in 
relation to the number of pupils on free school meals.

As Free School status has been secured, the Education 
Funding Authority will negotiate for sites and then fund 
the cost of building the school.  The CPPSL would then 
fund any ongoing costs.
The use of the school facilities by community groups 
and/or sports groups could be a source of revenue.  
Facility partnerships with the NSC could also be utilised 
to save costs.

The CPPSL have 
been awarded Free 
School Status by the 
DfE, and therefore 
are going into the 
next stage of the 
process, where the 
Education Funding 
Authority begin to 
look for possible 
sites.

There was negativity shown towards an educational aspect in the
original Master plan, however this is thought to have been 
overcome.  There may be an issue with the possibility of two 
schools on one site with Capel Manor and a primary school.
Timing is a challenge for CPPSL, as a long term agreement has 
to be in place to build the new facility, otherwise it is unlikely that 
they will house themselves temporarily in the NSC whilst the 
development and site deliberations are ongoing.  The CPPSL 
need a commitment that if they do commit to this site, a 
permanent structure will be built to house them in the future.

GLL London 
Leisure College

GLL

The facility comprises of 3 classrooms and additional 
office space, situated within the NSC.  The facilities have 
been recently refurbished to a good standard, and GLL 
are keen to keep these active within the centre.

The London Leisure College is managed and funded by 
the GLL, and is predominately used for internal training.  
There are revenue opportunities with outside courses 
taking place (for example NPLQ's and leisure courses).

It is active within the 
NSC.  This year to 
date 1250 people 
have taken part in 
courses; a 
combination of in 
house staff and the 
general public. 

N/A

The LLC is used more as an in-house training facility than an 
educational establishment for the general public.  
As the LLC is intrinsically linked to the GLL, if another leisure 
provider were to take over the centre the LCC would not 
continue to exist in the NSC.

N/A N/A

Leisure options

Indoor bowls
Crystal Palace 
Indoors Bowls Club

The core requirements needed for the Indoor Bowls Club 
would be a flat surface, the size of the current sports hall, 
appropriately covered with the correct material.  This is a 
seasonal game, therefore the indoor aspect would only 
be needed in the winter months.  The club are open to a 
multi use agreement, both in terms of using existing 
space within the NSC and if they were to build their own 
facility within the NSC grounds.

The club have an unspecified amount of money set 
aside for the development of a new facility.  However, 
this is currently being used to implement improvements 
to their current facility whilst a new site is found.  
Investment in a new site on the park, is an option as 
they have the capital available.  However with the 
process of developing the NSC and wider park likely to 
take a longer time, this is likely to be out of the 
timeframe for the Bowls club, who need to decide on a 
location for a new facility soon as their development 
money cannot sustain continued improvements to the 
current site.

A number of potential 
sites have been 
identified, with 
Crystal Palace being 
one of them.  
Discussions are 
being held internally 
concerning the clubs 
long term objectives.

N/A

The process of developing the NSC and wider park is likely to 
take a long time and therefore this is likely to be out of the 
timeframe for the Bowls club, who need to decide on a location 
for a new facility soon as their development money cannot 
sustain continued improvements to the current site.
It is unlikely that the Bowls Club would be able to pay rent on the 
site.
If a new, purpose built facility was built or it was housed in the 
current NSC, it is a large space with little commercial value 
unless a large amount of mix-use activities take place.

To ensure the sustainable future of the bowls club inside a new 
facility,  

N/A

Children’s indoor 
adventure play

Specialist operators

There are a number of options for the location of this 
within the existing layout of the NSC; using the sports 
hall and adjacent training platform as a duel use space 
for a low scale, smaller facility, or using one of the less 
used rooms within the building for a purpose built facility.  
For example the room currently housing the 'indoor 
diving' facility would be suitable for a permanent facility.

Capital would need to be provided, either through GLL 
and therefore managed by them, or establishing a 
partnership with another provider who would lease 
space and manage the facility themselves.

Not started

There is a possibility to use existing 
infrastructure and facilities.
Multi-use is possible dependant on the size 
and scale of the indoor adventure play area.
An increase in off-peak numbers is 
possible, with parents and young children 
coming to the park to use the facility.  This 
would also bring added benefits to the cafe 
and adjacent facilities.
There is a possible opportunity for a link 
with the gym - i.e. parents using the gym 
whilst their children are looked after in the 
play facility.
This would be a good  fit within the current 
layout of the NSC.

The facility would need to conform to all of the industry's health 
and safety standards and soft play standards set out.  

This facility could work well in a number of locations if the 
Paxton Access was restored,  as the front of the building would 
be opened up and access to it from the central walkway would 
be created.

N/A

Indoor sky-diving Specialist operators

Based on the current Airkix (indoor sky-diving company) 
facilities, the requirements would be as follows:
Flight Chamber Diameter: 3.6-4.3m
Maximum Flying Height: 11.3-11.9m
Flying area volume: 159 - 225cu m
Building Height:  18-20m
Power: 1000-1600bhp
Max speed:  165-180mph
This could be housed inside the NSC, however it would 
have built in one of the larger spaces (i.e. the sports hall) 
due to the height of the facility.

Capital would need to be provided, either by an indoor 
sky-diving company who would run the facility within 
the NSC or by GLL/another leisure operator.

Not started

There is potential for a large revenue 
earning to be brought in with this facility.  
There are currently not many sites in the 
UK and only three in London, none of which 
are in easy reach of Crystal Palace.

There has been little research done into the need for such a 
venue or the prospective use in the area.
It would require a third party to become a partner and provide 
the capital, and space could be an issue within the current NSC 
layout.

N/A N/A



Outdoor activity 
centre (Go Ape)

Specialist operators

This would utilise the space outside of the NSC, with the 
option of using the wider park as well.  Adequate facilities 
would be required (trees, appropriate sizes/levels etc.).  
Use of NSC facilities in a partnership is an option, for 
example using office and changing space within the 
building.

Capital would be need to be provided, either by Go Ape 
(or similar) who would run the facility within the NSC or 
by GLL/another leisure operator.

Not started

Good source of revenue from the extra 
footfall the facility would bring in.
A partnership whereby Go Ape use the NSC 
facilities would mean extra people coming 
in to the centre and using the café and 
facilities.
It would utilise the whole park and bring the 
wider park and NSC facilities closer 
together.

Little research done into the need for such a venue or the 
prospective use in the area.
A third party could become a partner and provide the capital, or 
GLL or GLA could provide the capital with a view to developing a 
long term partnership.

N/A N/A

Skateboard Park
GLA Regeneration 
Team

Details are yet to be provided, however this is proposed 
to be included in the wider park rather than on the NSC 
site, at the north west end of the park.

There is £2.7m set aside for the regeneration of the 
wider park, in line with the Master plan, and part of this 
funding would  be used to build the Skate park.  It is 
currently not known who would manage and be 
responsible for the park.

Not started

It is in line with the GLA objectives, and the 
Regeneration team are enthusiastic about 
this idea.
It would be a good addition for local children 
and adolescents to use whilst in the park.  
There are few other related facilities in the 
wider area, and therefore would be a 
valuable asset for the community in Crystal 
Palace.

Possible resistance from the community groups due to the 
negative connotations related to skate parks.  If managed 
correctly this would be negated.

N/A N/A

Sports facilities

50m pool and warm-
up facilities

Site operator (GLL)

The pool is part of the Grade II* listed facilities and as 
one of only two 50m pools in London is strategically 
important, however it is expensive in terms of upkeep 
and maintenance.  There is a possibility of installing a 
boom to increase the flexibility of the pool and ensure it 
is multi-use.

The GLL and GLA currently fund/subsidise the pool.
Frequently in use 
with the public, 
schools and clubs.

It is one of only two 50m pools in London, 
therefore strategically important for the GLL 
and the ASA.

It is difficult to change or update due to the listed status of the 
pool

This is a strategically important site for the ASA on a regional 
and community basis.  No elite swimming takes place, however 
a 'Talent Hub' occurs once a week, and it seen as part of the 
pathway to performance.
This is also the London Regional Training Centre for British 
Water polo.

N/A

25m learner pool Site operator (GLL)
Housed in a separate part of the NSC, in a bolt-on built 
after the original building.  It has its own changing rooms 
and small viewing area.

The GLL and GLA currently fund/subsidise the pool.
Rarely used, only for 
some schools and 
other lessons

N/A
This is continually heated and subsequently expensive.  
GLL/GLA wish to utilise this space differently.

The ASA have no strategic interest in this pool, therefore if 
relocating the lessons that currently take place there do not 
impact on club sessions in the main pool, there are no specific 
concerns regarding loss of this pool.

N/A

Diving pool Site operator (GLL)

The diving boards are difficult to update due to the listed 
status, and have had reported health and safety issues.  
The pool is part of the listed status, however there is 
scope to install a moving floor to satisfy both a diving 
facility and increase flexibility for other uses.

The Diving club pay to use the facilities, with the GLL 
and GLA funding/subsidising the pool.

The Diving School 
are the main users

The ASA and British Diving view this as a 
strategically important site for diving in 
London, and part of the performance 
pathway to the elite programme.

GLA/GLL have indicated a wish to remove the diving facilities 
and turn it into a learner pool.  The diving boards are listed and 
there have been reported health and safety issues.
Is is difficult to make money on this pool without it being dual 
use, as it is out of use for long periods when no diving takes 
place.

This is seen as a talent development facility for British Diving, 
and is therefore strategically important for the sport.

N/A

Athletics Stadium UK Athletics

The stadium is no longer used for elite sport (e.g. 
Diamond League), however it is used for club and 
community athletics and high profile school competitions.  
These do not require the number of seats, therefore an 
option is to take out the stands and build on the existing 
footprint, whilst keeping the track for it to be used by the 
community, clubs and schools.

Funded by the GLA and GLL.  The Jubilee stand is 
leased to Capel Manor College and the CPSIC, both of 
whom manage their own spaces and are open to 
procurement/investment options on the site.  The other 
stand is used by a motorbike school, however this 
brings in little revenue.

Used by schools, 
clubs and community 
groups.  The stands 
need updating and 
there is  scope to 
build on the existing 
footprint.

The option to build a school on the existing 
footprint of the current stands is in line with 
the GLA's educational objectives.
Being able to use the track facilities whilst 
utilising the existing footprint for new 
schools meets another GLA objective.

Both Capel Manor College and the CPSIC wish to stay on the 
site.  If the Jubilee stand were to be demolished, the need to re-
house them on the site would need to be considered.  
Due to the Metropolitan open land status, there may be planning 
issues regardless of building on the existing footprint.

The athletics track is still used by the community and is seen by 
the UKA and England Athletics as an important site for 
community athletics.  

N/A

Football academy Crystal Palace FC

CPFC are looking to upgrade to a Level 1 Academy, 
which would require sole use of the outdoor rubber crumb 
facilities.  This would also involve extending the current 
covered pitch over the whole of the AGP at the rear of 
the NSC.

CPFC would provide the capital and investment to 
ensure the facilities would be of the required standard.

It is under discussion 
to develop their 
academy, either at 
Crystal Palace or 
another site.

A more robust partnership between GLL 
and CPFC would bring investment and 
capital.  They are existing tenants and know 
the site well.

This may not be feasible with sole usage due to the facilities 
being used by the public.
The money spent on the new facilities would not be transferable 
to the community user as it would be a private facility.

Crystal Palace FC Academy are looking to become a Level 1 
Academy, with the current wish being to stay on the site.

N/A

Football stadium Crystal Palace FC
Planning permission is unlikely to be granted, as the 
club have looked into this already and it was not thought 
feasible at that time.

CPFC would provide the capital and investment to 
develop and construct the facility.

Discussions were 
started previously, 
however have since 
halted due to 
planning issues.

It would bring investment into the site, 
alongside a greater footfall travelling 
through the park and using the NSC 
facilities.

Planning permission would be an issue, as would persuading the 
community groups that this should be developed.

N/A N/A

Other site tenants

Physiotherapy
Physiotherapy and 
Sports Injury Clinic 
(CPSIC)

The CPSIC  leases 5000-6000sqft in the Jubilee Stand, 
which includes 14 fully equipped clinical rooms, a large 
open treatment area with 6 plinths, an onsite gym, a 
patient reception area and information management and 
technology facilities.  There is also a fully equipped back 
office and staff room.  If they were to relocate, they wish 
to have a facility with comparable space, with good 
disabled access and parking facilities.  An option is to 
incorporate the facility within the NSC building, but also 
to have it within any new build on the site.

The CPSIC lease their facility in the Jubilee Stand from 
GLL.  Within this there is a partnership between GLL 
and the CPSIC for NSC members to get access to 
discounted treatment and vice versa.  They are one of 
the biggest local employers in the area with 120 FTE 
staff and taking in 120,000 appointments annually.   
The CPSIC is owned and managed by Stuart Paterson 
and Bevan Ellis and they are looking to stay within the 
NSC, being part of any development plans.  This 
includes the possibility of capital investment in any new 
builds with a view to forming a long term partnership.

The facility is leased 
until 2017, and they 
are looking to stay on 
the site.

It is a successful practice, and could lead to 
increased revenue for the GLA.  It aligns 
well with the site, providing treatment for 
community sport and NHS patients, which 
bring in users to the site as well.  They 
support the local community and charities 
via free treatments and foundation 
programs, and as such are valued highly by 
the community groups.  The CPSIC also 
have existing educational links, with King's 
College London and their own in-house 
educational offerings, therefore there is an 
opportunity to link with proposed 
educational facilities on site.

If the facility was moved into the NSC there may be both parking 
and accessibility issues.  There is also a humidity issue, with no 
separation between dry and wet sides in the NSC and the glass-
based design, which could be problematic with the type and 
number of patients seen by the CPSIC.

The CPSIC wish to stay on the site.  Whether that be  in a new 
facility or moved onto the NSC is not important as long as they 
have the same facilities as they have currently.  There are 
partnership and investment opportunities with the CPSIC, who 
have stated they could invest in a new facility.

They provide physiotherapy 
and associated treatments to 
elite athletes, community 
sport, large organisations (fire, 
police etc.) and the NHS.

Hostel

Houses Site operator (GLL) N/A

They are currently rented out, mainly to private 
residents.  However the revenue is poor, and according 
to the GLA rent has not been increased recently.  The 
GLA are currently reviewing contracts to discover the 
management options and options for the future use of 
these houses.

Most, if not all, are 
lived in/rented out.

N/A
There may be contractual issues with those currently renting 
these - the GLA are looking into this.

N/A N/A
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