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Executive summary.
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Gedling Borough Council (GBC) has commissioned Alliance 
Leisure (ALS) to develop the design and associated 
costings for the proposed new-build Carlton Active facility.

Brief

The scope currently includes;

 8 lane main pool
 Teaching pool
 Health Suite (30m2)
 Community Room – suitable for a range of sporting and 

non-sporting activities, community hire and youth 
services (146m²), together with a community room 
store (46m²)

 Café linked to reception
 Adventure Play area
 Assisted Exercise Suite
 Gym – c. 130 stations (631m2)
 2 x group Exercise Studios (199m2 & 125m2)
 Spin Studio (65m2)
 Various office and admin spaces; and
 Dedicated changing spaces. 

Team

ALS has selected an experienced team to support the 
project:
 Hadron (Project Management)
 Universal (Principal Contractor)
 GT3 (Lead Designer)
 Greenwood Projects (Principal Designer – CDM)
 Safer Sphere (Principal Designer – BSA) 

Budget

The project is currently estimated at £29,998,353 + VAT.

A number of site and technical surveys have been 
undertaken, details of which are outlined within the 
report. 

Key risks include asbestos, ground conditions, drainage, 
Planning and Highways, and ecology. A detailed risk 
register is included within the report.

• The fee to take this to RIBA 3:  £783,264.42 

• The fee to take this to RIBA 4:  £908,374.56 

• Total fees combined are £1,691,638.98 
The programme length for undertaking RIBA 3 & 4 
estimated at 10 months.

Programme

The planning period for the scheme is anticipated to run 
from 7 May 2026 through to August 2026. Completion of 
RIBA Stage 4 is scheduled for 25 September 2026, 
following which the scheme will be presented for Gedling 
Borough Council approval between 2 and 6 November 
2026. Subject to approval, contract award is programmed 
for 9 November 2026.

A four-week mobilisation period will follow contract 
award, with the start on site anticipated on 7 December 
2026. 

A detailed breakdown of the programme is provided in 
Appendix B.

At RIBA Stage 0, the estimated value of the new-build 
facility was identified as between £32.5m and £39.3m. 
Following further discussions at the project inception 
meeting, the project budget was reduced to circa £30m. 
Subsequent discussions have indicated that further budget 
reductions may be required. 

Value engineering may be required at RIBA Stage 2 should 
the available budget be reduced further, in order to 
ensure the scheme remains aligned with the Council’s 
confirmed budget. However, in the event of a substantial 
budget reduction, this would necessitate a redesign of the 
RIBA Stage 2 scheme. Further detail on the implications of 
this is provided within the report. 
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Alliance Leisure Services Ltd (ALS) is the UK’s leading 
leisure development partner with over 25 years’ 
experience, 280+ completed projects, and £485m 
invested in public sector facilities. ALS provides a 
complete solution from feasibility and business planning 
through to design, build, funding, and ongoing support 
via our Engagements and Insight team. 

Using the UK Leisure Framework for which ALS is the 
appointed lead development partner, this project 
benefits from a fully compliant, direct procurement 
route, saving time and cost. ALS will contract directly with 
the Council, assume agreed project risks, and deliver on 
time and on budget, using a JCT Design and Build 
Contract to streamline the process.

With one agreement and one point of contact, the 
Council will have a trusted partner to manage every 
stage, mitigate risk, and remove project headaches - 
ensuring high-quality facilities that make a lasting 
difference for the community.

After an OJEU-compliant competitive tendering process, 
Alliance Leisure were appointed as lead development 
partner of the UK Leisure Framework, which allows for 
the direct appointment of ALS as a development partner 
for the scoping, design, refurbishment, construction and 
the development of sport, leisure, and other cultural 
facilities across the UK public sector.

UKPCR 2015 Compliant
A public sector-friendly framework backed by rigorous 
procurement standards.

Simple Onboarding
Streamlined approvals, followed by a single Access 
Agreement to get started.

One Appointment, Full Delivery
Appoint Alliance once, and we manage project delivery 
supporting you through the process in an efficient and 
effective manner.

This proposal is based on the development utilising the 
UK Leisure Framework and its standard suite of 
documentation.
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1.2 Approach and Benefits
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 Leisure-Specific Expertise
Over 285 leisure projects delivered — specialists in designing and delivering 
high-performing facilities

 Complete Turnkey Solution
From concept to completion, one accountable team manages design, build, 
equipment, giving the best platform for success —fully supporting your needs

 Value for Money Assured 
Analysis is multi-layered with benchmarking and market tested costs – providing 
stakeholder assurance

 Guided, Transparent Gateway Process
 Clear RIBA stage approvals with defined outputs, risk tracking, and reports — full 

transparency at every step

 Adding Value 
Our Engagement and Insights team drive stakeholder engagement and set up 
for project success

 Affordability First
Early contractor involvement improves buildability and drives real-world cost efficiency

 Fast Low Risk Procurement
Mobilise quickly, reduce inflation risk, and avoid delays. Framework structure ensures all 
legal, financial, and risk considerations are covered upfront

 Mitigating Risk 
 Alliance enters the building contract, with risks mitigated and apportioned to deliver best 

outcomes

 Social Value & Sustainability
We integrate social value and local economic impact throughout delivery - measurable with 
local KPIs

 Supply Chain Advantage
£1bn pipeline unlocks national buying power and a trusted supply chain – driving long-term 
value across projects

Developing in partnership with Alliance Leisure under the UK Leisure Framework provides a fully compliant end-to-end ‘Delivery Solution’ focussed on achieving your development goals: 
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Hadron Consulting specialise in the project and programme 
management of high quality, complex and innovative 
projects and work closely with Alliance Leisure to build 
deep and trusted relationships that are founded upon high 
level performance and results. 

The Hadron Consulting project management team has a 
proven track record of delivering high quality leisure 
facilities and swimming pools for local authorities and 
operators, which has been built up over the last 20 years. 
Their project management style is very ‘hands on,’ using 
their experience to actively drive projects, challenge the 
design and costs, manage and mitigate risks, and to ensure 
our client’s objectives are met.

They are used to supporting Alliance to deliver projects 
within tight budget constraints and fixed deadlines and 
work hard to bring the best out of the project team to 
achieve this. 

Experienced in managing projects within the context of 
complex, multi-stakeholder environments, many of the 
projects the Hadron team have been involved in have had 
external funding, including Sport England funding. These 
projects are often referred to as exemplar projects by Sport 
England themselves.

Established in 2009, Universal Group has grown year-
on-year to become a leading contractor for all 
ground engineering, labour and piling plant needs.

The whole ethos of Universal Group is to cost 
effectively deliver as many aspects of a project as 
practically possible to ensure the client’s site team 
has one responsible contractor efficiently working 
through the programme​

With expertise across a wide-range of specialisms, 
act as a unique one-stop shop and have supported 
Alliance on several projects.

Universal have consistently delivered high quality 
schemes, below budget and ahead of schedule to 
their ever-growing client base.

Universal Group’s attention to detail and safety 
standards have culminated in the award of various 
industry accreditations, including ISO 9001, ISO 
14001 and ISO 45001.

For more information, visit www.universal-group.uk. 

An award-winning, nationally acclaimed PMl 
practice, with a reputation for championing an 
inclusive and engaging way of doing business.

The team is comprised of the industry’s best design 
professionals, each hand-picked for their specialist 
knowledge, multi-sector experience and proven 
‘people first’ attitude.

Their in-house team includes architects, 
architectural technologists, engagement 
consultants, environmental psychologists, building 
biologists, and interior architects. They work across 
a range of architectural sectors, with skills in 
architecture, master planning, engagement 
consultancy, and interior design.

Greenwood deliver expertise in sports and leisure, 
healthcare, workplace, and heritage design but 
they have also earned recognition for their 
innovative and sustainable projects in a range of 
sectors, including education, civic, retail, residential 
and mixed-use.

www.greenwoodprojects.com

GT3 Architects is a growing, award-winning and 
ambitious business, with a drive to redefine 
architectural practice. From studios in 
Newcastle and Nottingham, GT3 Architects 
champions an inclusive, sustainable and 
engaging way of doing business.

GT3 deliver expertise in sports and leisure, 
masterplanning and workplace design but have 
also earned recognition for their innovative 
and sustainable projects in a range of sectors, 
including education, civic, retail and residential.

GT3 have developed a reputation for creativity 
and innovation, supported by a proven track 
record in translating bold concepts into elegant 
technical details and successful project 
delivery.

https://www.gt3architects.com/

http://www.greenwoodprojects.com/
http://www.greenwoodprojects.com/
http://www.greenwoodprojects.com/
http://www.greenwoodprojects.com/
http://www.greenwoodprojects.com/
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Introduction.
1.5 Delivery Team Structure

TBC if required
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Project Brief.
2.1 Project Introduction
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The construction of a new facility is driven by the ageing condition of 
current facilities and the borough’s long-term aspirations for enhanced 
leisure infrastructure.

The existing Carlton Forum Leisure Centre has good participation as 
well as financial performance. However, the centre is over 50 years old, 
and with it’s infrastructure aging (despite past refurbishments), is no 
longer considered fit for purpose. The site is also under joint use 
agreement with Nottingham County Council and Redhilll Academy 
Trust (not owned by Gedling Borough Council). The facility is joint 
responsibility, whereas the new facility would be managed only by 
Gedling Borough Council.

While Richard Herrod is owned only by the council, it has the highest 
subsidy of all it’s leisure facilities. The Council can only afford (through 
future capital receipts and borrowing) to build new on one of it’s 
existing sites, and due to the necessity to create future leisure facilities 
within the Borough, it was decided that the new proposal is developed 
on the Richard Herrod site.

The Richard Herrod Centre currently offers facilities including: a 
bookable events space, community bar and an indoor bowls green. The 
space is well enjoyed by the local residents, and community functions 
will be carried forward into the new proposal. The Gedling Borough 
Council are working with the indoor bowls club to re-home the club 
following Richard Herrod’s closure.

A number of options have been explored for the building previously. 
These have included refurbishment, remodel and partial demolition of 
the building to allow new leisure facilities to be provided. It was 
concluded that a full demolition and new build was the most cost-
effective way to deliver new leisure and community facilities to better 
meet the needs of the community.

Due to area restrictions on site, the existing centre will be closed and 
demolished ahead of the new construction commencing.



Project Brief.
2.2 Existing Site
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Site Overview:

Carlton is a village situated in the borough of Gedling, just 
northeast of the City of Nottingham. 

The town grew when connected to the city by tram and train 
and is now a dormitory settlement with a mix of housing, 
schools, community facilities and green spaces.

The site is adjacent to green space (which is used by Gedling 
Southbank FC) and is surrounded mainly by low level residential 
properties.

The council also currently operate the Carlton Forum Leisure 
Centre. They are currently planning to withdraw operations 
upon completion of the new leisure centre.

Red Line Boundary:

The red line shown on the plan is indicative at this stage. It 
captures the existing Richard Herrod site, as well as the Carlton 
Forum carpark. The blue line shows the council’s land 
ownership, and parts of this ownership may be included in the 
final proposal, including the Carlton Forum carpark.  

Area of Red Line Boundary = 20,715 m2



Project Brief.
2.3 Graphic Brief
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Project Brief.
2.4 Existing Buildings vs Proposal
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When comparing the existing facilities of the Richard 
Herrod Centre (on site) and the Carlton Forum Leisure 
Centre (off site) with the new proposal, several 
observations can be made:

• The building footprint on site is greatly reduced: 
The Richard Herrod building has a ground floor GIFA 
of 3035m2, whereas the proposal (as drawn) has a 
ground floor GIFA of 2524m2. This leaves more 
space on site for car parking, as well as for hard/soft 
landscaping to improve pedestrian journey on site.

• The area as drawn is much more efficient than the 
graphic brief predicted: The finalised graphic brief 
presented an area of 4481m2. Through creating 
efficient circulation and refining the size of spaces, 
the area was able to be reduced to 4200m2, saving 
GIFA and therefore cost.

• The new proposal aims to combine the best 
aspects of each existing facility: The new proposal 
will provide modern leisure facilities while also 
keeping a community aspect at the core of the 
building. This will aim to provide for the same users 
who currently enjoy socialising at the Richard 
Herrod Centre, while attracting new leisure users 
into the centre. 

Please note: The figures for the new proposal are based 
on the graphic brief, as well as drawings (presented 
later in this document).



Project Brief.
2.5 Site Analysis - Opportunities
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Project Brief.
2.6 Site Analysis - Constraints
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The Development Proposal.
3.1 Key Themes
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The new proposal should aim to activate the street by promoting 
sustainable travel, creating street frontage and boosting visibility of 
the scheme.

The new proposal will be positioned at the end on an ‘active spine’ 
connecting new leisure functions the existing sporting facilities 
adjacent to site.

The new proposal should aim to continue community functions that 
are enjoyed in the existing centre, and ensure that it functions not 
only as a leisure centre, but as a community hub. 

Activating the Street: Extending the ‘active spine’: Keeping Community at the Core:



The Development Proposal.
3.2 Strategic Moves
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The Development Proposal.
3.3 Proposed Site Plan



The Development Proposal.
3.4 Proposed Ground Floor Plan
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The Development Proposal.
3.5 Proposed First Floor Plan
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The Development Proposal.
3.6 Proposed Roof Plan
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The Development Proposal.
3.7 Proposed Sections
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The Development Proposal.
3.8 Proposed South Elevation
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The Development Proposal.
3.9 Proposed North Elevation
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The Development Proposal.
3.10 Proposed West Elevation
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The Development Proposal.
3.11 Proposed West Elevation
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As part of the feasibility work for the proposed 
new build leisure centre, the option of 
incorporating an indoor bowls facility has been 
carefully considered. Current user feedback 
highlights a clear appreciation for bowls provision 
within the community, with particular interest in a 
modern, accessible indoor environment that could 
support both casual and competitive play. In 
response to this feedback, three potential options 
were explored: the inclusion of either a 3-rink 
bowls hall, a 4-rink bowls hall or a larger 6-rink 
bowls hall as part of the overall development.

While each option would offer social and health 
benefits and help broaden the centre’s appeal to a 
wider age range, their inclusion presents significant 
challenges. The construction costs associated with 
delivering an indoor bowls hall on this site are 
substantial, particularly given the specialist building 
requirements such as clear spans, high ceilings, and 
environmental controls. When assessed alongside 
the overall project budget, the addition of a 3-rink, 
4-rink or 6-rink facility would result in a level of 
cost that would render the scheme unaffordable 
and place the wider development at financial risk.

In addition to cost considerations, the physical 
constraints of the site have been a key factor. The 
available land area limits the scale of development 
that can be accommodated without compromising 
functionality or accessibility. Incorporating a bowls 
hall of any size would require a significantly larger 
footprint, which would either exceed the 
developable area or necessitate the removal or 
reduction of other essential elements of the leisure 
centre. This would likely result in the omission of 
key facilities such as the swimming pool or gym, 
which are regarded as core components of the 
centre and are supported by the strongest levels of 
user demand.

For these reasons, despite the recognition of the 
value that an indoor bowls facility could bring, the 
option has been discounted at this stage. The focus 
of the project will therefore remain on delivering a 
balanced, affordable, and sustainable leisure 
centre that prioritises high-demand facilities and 
maximises benefit for the widest range of users 
within the constraints of the site and available 
funding.

The Development Proposal.
3.12 Assessment of Indoor Bowls Provision



RIBA 2 Planning and 
Surveys.
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Planning and Surveys.
4.1 Summary
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Overview

Universal has completed a number of surveys during 
RIBA Stage 2 to de-risk the project, and to develop the 
information required to submit the planning 
application. The Survey reports are included in 
Appendix B.

Planning 

Planning consultants DPP have been engaged to 
manage the Planning process. They have recently made 
an application for a pre-app meeting with the Planners 
to discuss the works in more detail. The Planners will 
confirm validation requirements for the Planning 
Application, including any surveys, which will then be 
instructed. 

Background Noise Monitoring Survey

A background noise monitoring survey has been 
instructed to record existing background levels. The 
data from this will be used to produce a Noise 
Assessment which will inform the building and MEP 
design, including any attenuation and / or screening 
measures. The acoustician has visited the site and is 
waiting for the right weather conditions before 
installing the recording equipment on the roof. 

Topographical Survey and Below Ground Utility Scan 

A topographical survey was completed across the site 
to record site features and levels. This information has 
been used by the wider design team to develop the 
proposals. 

At the same time, a point cloud survey of the Richard 
Herrod Centre building elevations was completed, 
allowing a set of existing building elevations to be 
produced. 

This survey also recorded the heights of surrounding 
residential buildings. The information from this was 
used to confirm that there would not be any 
“overlooking” issues presented from the proposed 
leisure centre building. 

The utility scan was completed across the site using 
below ground detection and tracing equipment, 
including ground penetrating radar. The results were 
overlaid onto the topographical plans and highlights 
where below ground services are present. 

Utility record drawings were also obtained from all 
major utility / infrastructure companies and these cross 
referenced with the utility scan information. 

Drainage positions, details, levels, types and sizes were 
also recorded and shown on the drawing. 

Drainage CCTV Survey

A drainage CCTV survey has been undertaken to record 
the condition of existing drainage. A jetter was brought 
to site to clear debris and blockages where possible. A 
revisit to site has been planned to complete the survey 
in the Highway, as heavy rain at the time of the 
previous survey flooded the drainage.



Planning and Surveys.
4.2 Summary
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Preliminary Ecological Assessment 

A preliminary ecological assessment, daytime bat 
walkover and baseline Biodiversity Impact Assessment 
(BIA) was completed to the site areas, including the 
Richard Herrod Centre and the football pavilion. 

Generally, the observations were typical and did not 
present any major considerations. However, the 
existing centre does present a high risk of bat roosting 
potential and therefore a number of bat emergence 
surveys will be required. 3 nr. are required and these 
must be completed a minimum of two weeks apart and 
undertaken between May and September. Following 
the results of these surveys, we will need to apply for a 
licence to work on the building (or demolish it) which 
can take up to 30 working days and will include a 
number of conditions / mitigation measures. One of 
these may be that work can not commence until after 
September. We are in discussions with the ecologist to 
understand if there is any way to reduce this process. 
We are reviewing any impact this could have on the 
Enabling Works or main Construction Phase 
Programme – early indications show it would have a 
minimal impact. 

The BIA involves inputting baseline data for existing 
habits to calculate the site’s baseline biodiversity value 
which can be used to inform the development design. 
Further surveys will be required and the BNG 
developed following the development of the design 
and landscaping proposals. 

Arboricultural Survey

The Site is not located in a Conservation Area and no 
trees included in the survey are protected by a Tree 
Preservation Order (TPO). 

The majority of trees on Site were recoded as low 
quality (Category C) with the majority of these being 
small individual trees and hedgerows. Occasional 
moderate quality (Category B) trees were located 
primarily around the southern section of the field area, 
with the mature poplar to the far north of the Site 
being the most significant tree included in the survey. 

The proposed development will require the removal of 
a number of individual trees and five hedgerows, and 
will potentially have an impact on the roots, stems and 
canopies of retained trees and hedgerows unless 
suitable protection measures are put in place. 



Planning and Surveys.
4.3 Summary
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Ground Investigations – Phase 1 and 2

A Phase 1 Desktop Study is being completed to review 
historical land use, geology, hydrogeology, mining 
records, and environmental sensitivity to establish 
baseline risks.

The Phase 2 Intrusive Ground Investigations 
commenced on Monday 19th January 2026 and include:

• 2 nr. rotary cored boreholes to 10m bgl to 
establish the depth and quality of bedrock, obtain 
core samples for testing, and confirm the 
hydrogeological regime at depth.

• 1 day of window sampling to obtain soil samples 
for geotechnical and environmental testing, and 
to characterise near-surface conditions. 

• 2 nr. soakaway pits will be formed by machine 
excavated trial pits dug to a max depth of 2m. The 
BRE 365 test involves filling the holes with water 
and subsequent monitoring of the change in water 
level by the engineer. 

• Geotechnical in-site testing - to provide data on 
strength, density and stiffness parameters for 
design.

• Monitoring – Post intrusive works, monitoring of 
the installed boreholes will be undertaken to 
record ground gas and water levels undertaken in 
accordance with current guidance to establish 

representative conditions and assess risk.

• Geotechnical and Geo-environmental Laboratory 
Testing – classification, strength, compressibility, 
contamination screening and leachability testing, 
as appropriate.

• Interpretative Phase 2 Ground Investigation 
Report – including risk assessments, foundation 
and substructure recommendations, and advice 
on earthworks, excavation stability and 
groundwater management.

Post Demolition 

It is anticipated that some post demolition ground 
investigation may be required to further characterise 
ground risk and support planning discharge.  At this 
stage we have allowed for the following: 

• Sampling of up to 10 locations by Hexa Engineer 
from machine excavated trial pits for 
contamination and preliminary waste assessment 

• Letter report



Planning and Surveys.
4.4 Summary
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Traffic and Highways 

Our transport consultant has been liaising with the 
design team to provide transport planning advice. They 
have produced a Transport Scoping Document which 
has been submitted to the Local Highways Authority in 
advance of a pre-app meeting. 

The have completed a baseline study looking at the use 
of the existing and proposed building, opening hours, 
typical bookings, vehicle entrances, pedestrian access, 
parking provisions, cycling facilities, local transport 
network, Traffic Regulation Orders (TROs), Active 
Travel Routes and public rights of way, public transport 
facilities and routes, overall connectivity, road safety 
patterns.

They have engaged with Gedling Southbank FC and 
Carlton Forum Leisure Centre to understand their 
parking requirements and impacts on transport.

The completed an assessment of the proposed 
development, using the layouts and accommodation 
schedule, staffing levels, access arrangements, 
servicing and refuse collection, parking arrangements, 
and GBC parking standards.

A Travel Plan will be prepared for the Planning 
Submission. 

Traffic and Parking Surveys are being completed, 
including, surveys of the three Carlton Forum Leisure 
Centre Car Parks, the car parks surround the Richard 

Herrod Centre, including surveys on a Sunday when a 
football match is on. 

The findings of the traffic surveys and outcome of the 
Highways pre-app meeting will influence aspects of the 
building design including parking provision, access and 
servicing arrangements, and may result in further 
surveys being requested. 



Capital Investment 
Summary.
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The current projected overall capital cost 
for the RIBA Stage 2 scheme  is 
£29,998,353. The cost plan for the 
construction costs has been developed by 
Universal Group and then ALS has 
incorporated the solutions, FF&E, project 
management and other such costs to 
identify the full capital investment 
required to deliver this project. The 
breakdown of costs are as follows: 

• Construction total = £26,830,308.10.

• Fit out Costs (FF&E) = £790,000. 

• Delivery fees = £991,600.

• Client held contingency = £1,341,515. 
(Please note if the contingency is not 
spent this is a saving to the project. 

Works are programmed to commence on 
site in December 2026. An allowance for 
construction cost inflation through to 
completion, from the start date of 
December 2026 is included at 6%. The 
allowance is built up from predicted BCIS 
Tender price inflation market conditions. 

This has been reduced The overall Gross 
Internal Floor Area (GIFA) for the new 
building is 4,424m2, and provision of 
approximately 160 new car parking 
spaces. This will include a provision for EV 
spaces, with a  specific number to be 
defined through planning.  

During the next stage of design 
development, consideration will be given 
to the following key elements, to realise 
potential savings to the construction cost:

• External cladding materials;

• The extent of external works and 
parking requirements; and

• Internal finishes.

Capital Investment Summary. 
5.1 RIBA 2 Capital Cost Estimate 
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Capital Investment Summary.
5.2 RIBA 2 Below the Line 

During the RIBA Stage 2 design process, the design team have been 
asked to investigate the possibility of utilising extra car park space 
around the existing sports pavilion (Gedling Southbank FC). The costs 
for these works are currently shown below the line, as at this stage it is 
unclear whether the additional spaces would be required. In RIBA 
Stage 3, this will be further explored to fully understand the benefits 
against the increased capital cost. 



Capital Investment Summary.
5.3 Max Associates Business Case affordability 
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The key points and options have been summarised 
below based on the Max Associates Business Case.

Key Assumptions:

PWLB borrowing rates:
• Borrowing over a 25-year term: £1 million = 

c.£75k annual cost
• Borrowing over a 50-year term: £1 million = 

c.£55k annual cost

According to the Max business plan you will see a 
surplus in Year 5 (including pitch) of c.£254k

This currently includes the 3G pitch, however. If you 
remove the pitch and 3G sinking fund (c.£27k), the 
remaining usable surplus is c.£200k

The adjacent table is taken from the Max business plan. 
The scheme is now based on Option 3.

If the circa £60k is subtracted for the pitch from the 
£794k scenario (Option 3) then this will establish the 
funding capacity.

Indicative PWLB Funding Capacity:

Using the c.£734k surplus:
• Borrowing over a 25-year term: funds 

c.£9.78 million
• Borrowing over a 50-year term: funds 

c.£13.35 million

Option1 Option 2 Option 3 Option 4
Excl. Bowls & 
Adv Play Bowls Only Adv. Play Only

Incl. Bowls & 
Adv. Play

Income £2,656,007 £2,769,290 £2,833,820 £2,953,352
Expenditure £2,280,165 £2,437,935 £2,377,139 £2,532,307
Central Costs £175,869 £175,869 £175,869 £175,869
Surplus £199,974 £155,486 £280,812 £245,177
3G Sinking Fund £27,000 £27,000 £27,000 £27,000
Total Surplus £172,974 £128,486 £253,812 £218,177

2024/25 CF & RH 
Subsidy -£540,322 -£540,322 -£540,322 -£540,322

Potential Improvement £713,295 £668,808 £794,134 £758,499



FF&E
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A high-level breakdown of Furniture, Fixings and Equipment (FF&E) has been developed 
during RIBA Stage 2 to include details around proposed supplier, supporting notes, 
category of responsibility and associated costs for all areas within the new leisure centre. 

As of RIBA Stage 2, the projected FF&E (Furniture, Fixtures, and Equipment) costs to be 
procured through Alliance Leisure is c.£790k (excluding VAT). This figure includes a 10% 
allowance for inflation and contingency to account for potential market fluctuations.

Key Inclusions:

 £225,000 – Fitness / Studio Equipment (provisional sum) – Potential to lease

 £90,000 Wellness Equipment - – Potential to lease

 £150,000 – Soft Play structure 

 £92,000 Internal / External Signage (provisional sum)

 £90,000 – Kitchen Equipment (provisional sum)

 £40,000 – loose furniture (provisional sum)

 £70,000 – AV (provisional sum)

Note – all values quoted are net of VAT

During RIBA Stage 3 & 4, these costs will undergo further refinement, ensuring they 
remain accurate and aligned with the project requirements. This process will include 
conducting soft market testing for specific product categories, such as loose furniture and 
signage, fitness equipment to validate pricing, quality, and supplier suitability. 

At the appropriate stage , it may be necessary to invoice for deposits on FF&E prior to 
install to ensure manufacturing slots are allocated to fit with programme, and pre-
ordering of materials to minimise inflation costs. 

FF&E.
6.1 FF&E Stage 2 Overview

     

Cat 3 - Operator Supply & Install (within contract period)    Note: It may be necessary to invoice for deposits on FF&E prior to installation to ensure manufacturing slots are allocated to fit with programme and to manage inflation.
   Note: Where denotes Operator, this refers to the Client (Council or Council appointed operator)

  Ref   Item Cat 1 Cat 2 Cat 3 Cat 4 Fixed/Loose Budget RIBA 1B Rev 1 Document Reference Comments

1.0 GENERAL 
Fire Fighting Equipment (Council Provision) L  £                                                                          -   Client contract and surveys to be arranged 
Evac Chairs L  £                                                                          -   Client contract and surveys to be arranged 
Internal 'Way-to' Signage F  £                                                      45,000.00 
Internal 'Branding' Signage F  £                                                      50,000.00 
Emergency Escape (Lit signage) & Statutory Signage F  £                                                                          -   

Cat 1 - Contractor Supply & Install (for review Stage 4)
Cat 2 - Alliance Supply and Install (within contract period)

Cat 4 - Operator Supply & Install (outside contract period)

Cat 3 - Operator Supply & Install (within contract period)

Cat 1 - Contractor Supply & Install (for review Stage 4)
Cat 2 - Alliance Supply and Install (within contract period)

Cat 4 - Operator Supply & Install (outside contract period)
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ALS has engaged with the incumbent fitness equipment suppler Pulse Fitness & E Gym to provide an outline concept gym design; this is based on the below initial block plan and will be 
sent to the operational team once available to be refined further. This does not commit the Local Authority to use Pulse for the project, but just to help give an idea of potential layout 
and costs at this stage.

FF&E.
6.2 Pulse Fitness & E Gym Gym Design 
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FF&E.
6.3 Pulse Fitness & E Gym Gym Design 
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A high-level 2D & 3D design has been developed by Play Revolution

FF&E.
6.4 Adventure Soft Play
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FF&E.
6.4.1 Adventure Soft Play
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FF&E.
6.4.2 Adventure Soft Play
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Innerva is a UK designer and manufacturer of power 
assisted active ageing equipment, which brings hundreds 
of new members to facilities:

• The over 55s – the active ageing market.

• People living with disabilities, poor mobility or long-
term health conditions.

• Rehabilitation and therapy solution.

• Anyone who feels intimidated by a traditional ‘gym’ 
environment and wants to try a different and fun way to 
exercise.

What we know:

• Adults with long-term health conditions are twice as 
likely to be inactive as those without. About 40% of 
adults with long-term health conditions report being 
inactive, compared to 20% of the general adult 
population

• 69% of adults with long-term conditions express a 
desire to be more active, common barriers include 
physical discomfort, lack of energy, and limited access to 
tailored opportunities

• Physical inactivity costs the UK economy £20 billion 
annually. Addressing inactivity in people with long-term 
conditions could significantly reduce healthcare

Demographic Information

• Between 2011 & 2021, people aged 65 years and over 
in Gedling has increased by 20.4% costs and improve 
quality of life

•  120,179 people live in Gedling

• 15,498 people live in the direct area surrounding the 
centre

• 21.7% of the population are in fair health or below

• 17.3% are registered as disabled

• 35.1% of households are a one-person household

• In Gedling 28.1% of the over 65s are inactive

• In Gedling 26.3% of the population are registered as 
disabled or have a long-term physical/mental health 
condition. 71% of these people advise that they are 
limited a little or a lot by their long-term health 
condition or disability 

Demand and Membership

There are 33,355 potential Innerva users within a 10-
minute drive time & 59,585 potential Innerva users 
within a 10–15-minute drive time of the existing Richard 
Herrod Centre, with a high proportion of groups who 
have more disposable time and income to spend on 
fitness solutions.

Attracting 400 standalone members to a new centre in 
Carlton would generate 120k revenue per annum, based 
on a £25 per month price point, and 144k revenue at a 
£30 per month price point.

The full Innerva business plan is identified in Appendix D

FF&E.
6.5 Proposed Innerva Wellness Room
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FF&E.
6.5.1 Proposed Innerva Wellness Room



Gedling Borough Council | RIBA 2 Report 48

FF&E.
6.6 Group Cycle Studio 



Gedling Borough Council | RIBA 2 Report 49

Flareform have proposed potential locations for the internal signage and wall graphic treatment for the leisure centre

FF&E.
6.7 Proposed Signage Locations 
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FF&E.
6.7.1 Proposed Signage Locations 
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FF&E.
6.8 Alternative Reformer Pilates studio option
This option isn’t currently included within the scheme but can be explored in lieu of another fit out for a studio. Indicative prices £60k+



Cost Implications & 
Design Development.
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Cost Implications & Design Development.
7.1 Options for cost reduction 
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RIBA Stage 2 Re-design

In line with previous discussions with GBC, Universal has undertaken an initial review of 
potential design development options aimed at reducing the overall capital cost of 
construction. The options outlined in Section 7.2 (refer to next page) are intended to 
illustrate areas of the current design where amendments could be made, together with 
an indication of the potential cost savings associated with each option.

These options are not exhaustive and are presented for information purposes only. The 
options identified focus on more fundamental changes to the building that could be 
made to reduce the overall capital cost. Should it be deemed necessary to pursue this 
approach, this would require a re-visit of the RIBA Stage 2 design, as such changes would 
necessitate reconsideration of the overall design strategy for the facility, including the 
implications for the structural and mechanical and electrical (M&E) design.

The following impacts would therefore need to be investigated and clearly defined in 
advance of the commencement of RIBA Stage 3:

 Programme implications – a further period of RIBA Stage 2 re-design would 
be required; and

 Professional team fees – there is currently no allowance within the 
programme for the wider design team to re-visit the RIBA Stage 2 design. As 
such, once a revised project budget is confirmed, the associated fees and 
programme implications for this work would need to be clearly defined and 
agreed.

Value Engineering

There are a number of additional value engineering (VE) opportunities that could be 
explored including rationalising the size and configuration of certain spaces, should more 
modest cost reductions be required.

If this approach is determined to be appropriate, a structured value engineering and 
design development process will be undertaken at the commencement of RIBA Stage 3, 
once a fixed project budget has been confirmed by the Council. This will enable the 
design team to clearly understand the available budget allocation and to develop the 
scheme accordingly.

As part of this process, a dedicated workshop will be held at the outset of RIBA Stage 3, 
involving GBC, Alliance Leisure, Universal and the wider design team, to review the 
available options, agree priorities, and ensure the developing design is aligned with the 
Council’s budget and operational requirements.



Cost Implications & Design Development.
7.2 Options for cost reduction 
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Project management 
8.1 Introduction, project programme and surveys
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Introduction

This section includes an overview of the key project 
management functions that have been developed in 
Stage 2. 

Programme

Universal have prepared a detailed estimated 
programme, which shows a start on site in December 
2026.

Universal have at this stage explored the potential for 
an enabling works package to commence in September 
2026. This is shown on the project programme 
presented within this report. However, it should be 
noted at this stage, that the enabling works does 
require further investigation and at this stage the 
overall construction duration has not been decreased to 
reflect enabling works. 

A copy of the programme is included in Appendix B.

There is a limited amount of contingency built into the 
programme, and it relies on quick decision making and 
approvals at key project stages. It also requires GBC to 
avoid making material changes to the brief during Stage 
3 design above what is agreed at the outset.

Key elements of the design that will impact the detailed 

programming will be the results of the site investigation 
and discussions with statutory utilities on new supplies 
required to the site and diversions / adjustments to 
existing services . Depending on what becomes 
apparent in these areas, the programme may increase 
or decrease.

The programme should therefore be seen as a target 
programme, and GBC may want to allow some further 
programme contingency when reporting dates publicly. 
Further detail can be reviewed and added at the end of 
Stage 3, once soft market testing has been completed 
with key sub-contractors.

The programme is also based on the following 
assumptions:

• The design will continue seamlessly at end of the 
current stage; 

• The Leisure Management Contract for the new 
centre is procured in parallel with the design and 
pricing of the capital works , such that the financial 
position of both can be reported to the same 
Cabinet meeting for approval;

• The consultant team ‘hits the ground running’ and 
doesn’t have to revisit the Stage 2 design work;

• Completion of key stages are linked to planned GBC 

approval / cabinet dates;

• Design is progressed in parallel with the 
determination of the planning application; 

• The operator is able to fit out the building in four 
weeks and holds test events for four weeks prior to 
opening; and

• The design is progressed to a Stage 4a level of design 
pre-contract.

Surveys

Copies of the surveys completed on the site thus far are 
included in Appendix B. Further surveys are due to be 
completed during Stage 3 and additional reports from 
surveys carried out at the end of 2025 are due to be 
issued shortly. The results of these surveys will be 
included in the Stage 3 report and will ultimately inform 
the design and cost plan at the next stage. 



Project Programme.
8.2 Pre Construction Programme
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Date

RIBA Stage 2 completes 29th January 2026

Cabinet Approval 19th February 2026

RIBA Stage 3 commences 23rd February 2026

RIBA Stage 3 completes June 2026

Planning period 7th May 2026 – August 2026

RIBA Stage 4 commences 21st May 2026

Proposed enabling works (incl. demolition) commences 21st September 2026

Contractor proposals submitted / RIBA 4 completes 25th September 2026

Internal governance and approvals 2nd November 2026 – 6th November 2026

Main contract execution 9th November 2026

Contractor mobilisation 4 weeks

Start on site 7th December 2026



Risk Analysis.
8.3 Key risk overview
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A detailed risk register has been prepared and is included in Appendix B. The register has 
been prepared based on our understanding of the critical objectives for the project.

The table opposite outlines 10 key risks included in the register. The register does not 
seek to report on every risk on the project, on the premise that it will not be used as a 
tool for managing risk if it is too unwieldy. The top ten key risks will be updated as the 
project progresses, as risks drop away, risk are transferred to other parties or new ones 
become apparent.

The full risk register in Appendix B identifies risks and states the probability of 
occurrence, the likely extent of impact on cost or programme, and the owner (the entity 
best placed to manage each risk). The risk register also outlines where risks have been or 
can be mitigated in the future, to reduce GBC’s exposure.

The risk register should be used in future phases to identify risks to enable the risk to be 
managed by the risk owner, mitigated and transferred to the contractor wherever 
possible. Due to the nature of some risks and the cost premium to transfer the risk to the 
contractor, some risks will need to be retained and managed by GBC.

The risk register should be updated regularly as the design development progresses, 
during tender stage and post-contract during the construction phase.



Principal Designer 
CDM / BSA.
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CDM Summary.
9.1 Greenwood Projects
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Introduction                                                                                                                             

Greenwood Projects have been appointed to undertake the 
role of Principal Designer and will be working in accordance 
with the Construction (Design & Management) Regulations 
2015 (CDM 2015) which applies to all construction work 
including new build, refurbishment, alterations, conversions, 
repair, upkeep, maintenance and demolition, regardless of 
size and duration of the project.

The multi-use facility will be built on the site of the existing 
Richard Herrod Centre in a mainly residential and commercial 
area. 

The proposed centre will include an 8-lane swimming pool 
and teaching pool, a 100-station gym and assisted exercise 
suite, studios, community rooms, a café, and a soft play 
centre.

The site for the proposed building is off Foxhill Road, in the 
borough of Gedling, North East of the City of Nottingham.

The new centre would replace both the Richard Herrod 
Centre and also Carlton Forum Leisure Centre. To deliver the 
new leisure and community facilities in the most cost-
effective way possible and due to area restriction on site, the 
existing Richard Herrod Centre will be closed and demolished 
as part of the enabling works before the construction of the 
new centre will begin.

                                                                         

Existing residential buildings are in close proximity of the site 
as well as the Mencap Valley Care Home and green space 
used by the Gedling Southbank FC. 

CDM Compliance

Clients are required by law to meet several obligations to 
ensure health and safety on construction projects is 
maintained.

Where there is likely to be more than one contractor working 
on a project at any one time, the client must appoint in 
writing a Principal Designer. The Principal Designer must 
plan, manage and monitor matters relating to health and 
safety during the pre-construction phase to ensure that, so 
far as is reasonably practicable, the project is carried out 
without risks to health or safety.

To demonstrate control, monitoring, planning and 
management over the pre-construction phase, Greenwood 
Projects have undertaken the duties noted below that are 
required in the Design & Planning Stage which are applicable 
to RIBA Stage 2.  These will be developed as the project 
progresses in RIBA Stages 3 & 4 together with further duties 
which will be carried out for RIBA Stages 5, 6 and 7.

Design & Planning: RIBA Stages 2

• Check that the management arrangements for 
managing the project are being maintained [Reg 4 (3)]

• Plan, manage and monitor the health & safety aspects 
of the pre-construction phase of the project and co-
ordinate health & safety matters [Reg 11 (1)]

• Engage with the designers throughout the design phase 
and ensure they comply with their duties [Reg 11 
(2)(3)(4)]

• Participate in design review and co-ordination meetings 
[Reg 11 (2)(3)(4)]

• Establish a design risk register for the project [Reg 11 
(2)(3)(4)]

• Co-ordinate all designers and ensure that information 
flows freely [Reg 11 (1)]

• Ensure that the designers comply with their duties [Reg 
11 (4)]

• Develop the pre-construction information and 
incorporate information relating to precautions to deal 
with residual risks

• Provide advice during the design phase on health & 
safety matters



CDM Summary.
9.1.1 Greenwood Projects
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Co-operation and Communication

The development of the proposed design is progressing, 
and design parties are communicating with each other 
on a regular basis.  Design Team Meetings are also 
being held and minutes circulated to maintain a flow of 
information between the parties.

Design Risk Management

Drawings, documents and surveys produced to date 
have been reviewed. A CDM Design Risk Register is also 
being produced in order to identify hazards, to 
eliminate them or to determine control measures 
required to reduce the risks associated with the 
hazards. Design Risk Assessments will also be reviewed 
as the design develops.                                                                                                                              

Issues currently under consideration are: -

• Risk associated with water tank on site in close 
proximity to the new built - Easement condition to 
be confirmed.

• Lateral drain running under the site – Easement to 
be considered.

• Ground contamination assessment - to be carried 
out

• Existing live underground services

• Working near empty open pool tank areas 

• Working in the pool hall near/over water

• Adjacent land uses sensitive to vibration, noise and 
dust 

• Working in close proximity to the public

• Maintaining access to Care Home and Football 
Club

• Public footpath around the site to be maintained

• Maintenance criteria for completed building

• Working on a confined site

The above items will be reviewed with the full team as 
the design develops to minimise all design risks. Further 
project issues will be considered and included as the 
design develops.

HSE Notification

The project is notifiable under CDM Regulation. An F10 
Notification will be submitted to HSE at the appropriate 
time.
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Our Scope of Service Delivery

We are currently only appointed for RIBA Stage 2

Key Activities and Deliverables

Building Regulations Principal Designer

Our Principal Designer/ Advisor service fulfils the 
statutory Principal Designer duties under The 
Building Regulations 2010 as amended by The 
Building Regulations, etc. (Amendment) (England) 
Regulations 2023.

The services will include the following key 
activities and deliverables:

RIBA Stage 1, 2, 3, 4

• Develop a Designer Brief outlining a 
structured approach to achieving design work 
compliance.

• Advise the Client on their duties under 
Building Regulations 11A-11D.

• Define the compliance parameters for the 
project.

• Facilitate up to two design compliance 
coordination workshops per design stage to 

ensure alignment with regulations.

• Assign specific compliance responsibilities to 
each Designer for preparing and submitting 
the required compliance statements.

• Identify and interpret relevant building 
regulations, including Schedule 1 and any 
other applicable requirements.

• Establish a detailed schedule of Designers' 
statements to demonstrate compliance with 
all relevant regulations.  

• Review, monitor, and provide advice on each 
Designer's compliance statement and 
associated design documents.

• Provide the Client with a monthly progress 
report detailing compliance activities, risks, 
and mitigation measures.

• Assess and document changes to each 
Designer’s compliance statement and ensure 
updates are accurately reflected in project 
records.

• Participate in up to two online design team 
meetings per month as a scheduled agenda 
item.

• Identify and assess risks related to Designer 
competence and their ability to fulfil 
regulatory duties.

• Update project trackers, schedules, and 
documentation to reflect design progress and 
compliance status.

• Identify and manage design compliance risks, 
collaborating with the design team to reach 
consensus on compliance matters.

• Attend one project progress meeting per 
month to address compliance-related 
matters.

• Upon completion of our appointment, issue a 
statement confirming that we have fulfilled 
the duties of a Principal Designer under Part 
2A of the Building Regulations.

• Within 28 days of the end of our 
appointment, provide a statement of duties 
explaining the arrangements made to fulfil 
the responsibilities of a Principal Designer 
under Regulation 11M.

BSA Summary.
9.2 Safer Sphere
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RIBA Stage 5, 6

• Advise the Client on their duties under 
Building Regulations 11A-11D.

• Identify and interpret relevant building 
regulations, including Schedule 1 and any 
other applicable requirements.

• Review, monitor, and provide advice on each 
Designer's compliance statement and 
associated design documents.

• Provide the Client with a monthly progress 
report detailing compliance activities, risks, 
and mitigation measures.

• Assess and document changes to each 
Designer’s compliance statement and ensure 
updates are accurately reflected in project 
records.

• Participate in up to two online design team 
meetings per month as a scheduled agenda 
item.

• Identify and assess risks related to Designer 
competence and their ability to fulfil 
regulatory duties.

• Liaise with the Principal Contractor regarding 
design work compliance.

• Facilitate a construction-phase design 
compliance coordination workshop with the 
Principal Contractor.

• Update project trackers, schedules, and 
documentation to reflect design progress and 
compliance status.

• Identify and manage design compliance risks, 
collaborating with the design team to reach 
consensus on compliance matters.

• Attend one project progress meeting per 
month to address compliance-related 
matters.

• Upon completion of our appointment, issue a 
statement confirming that we have fulfilled 
the duties of a Principal Designer under Part 
2A of the Building Regulations.

• Within 28 days of the end of our 
appointment, provide a statement of duties 
explaining the arrangements made to fulfil 
the responsibilities of a Principal Designer 
under Regulation .11M

• We can only fulfil the legal duties of a Building 
Regulations Principal Designer (BRPD) during 
the period of our formal appointment. If a 
BRPD is not appointed at any time during the 
design phase, the client must fulfil the legal 
duties of the role.

• If we are not appointed at the start of the 
design phase and there has been no previous 
BRPD activity, our service will backtrack to the 
start of the design phase. In undertaking 
backtrack activities, we are advising and 
supporting the client in fulfilling the duties of 
the BRPD. We are BRPD Advisor for those 
stages, not the duty holder.

BSA Summary.
9.2.1 Safer Sphere
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Social Value 
10.1 Social Value 

A Local Needs Analysis has been 
carried out by Universal Group to 
support the development social 

value opportunities. 

It aligns with Leisure Transform 
Program (24-26) and Procurement 

Strategy (25-27) ensuring the 
project delivers inclusive growth, 
wellbeing, and measurable social 

value outcomes.

Carlton and Gedling’s 
socioeconomic and health 

challenges, youth unemployment 
and skills gaps, cost-of-living 
pressures, and ageing assets, 

combined with opportunities from 
regeneration, local planning, and 
community engagement, create a 

compelling case for embedding 
social value at the heart of the 
Carlton Active development. 

By aligning with local plans, the 
project can deliver measurable 
outcomes across employment, 

inclusion, health, and 
environmental sustainability.

People: Local jobs, apprenticeships, 
inclusive recruitment 

Community: Co-design sessions, 
volunteering, wellbeing initiatives

Planet: Energy efficient build, waste 
reduction, sustainable travel 

Next steps:
Client Workshop – Agree priorities & set targets
Stakeholder Analysis – Map influence & engagement
Social Value Plan – KPIs, timeline & reporting 
framework
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Next Steps: From LNA to Social Value 
Delivery

  Universal will work in consultation with stakeholders, 
workshop with Alliance, local community, and partners 
to co-design the Social Value Plan and set measurable 
targets.

  Translate LNA insights into delivery actions. Ensure 
findings from the Local Needs Assessment are converted 
into practical initiatives that respond directly to 
community priorities.

  Develop a Social Value Plan aligned with LNA 
priorities. 

  Embed monitoring and continuous improvement. 
Create feedback loops with stakeholders to track 
progress, refine delivery, and adapt to emerging needs.

Social Value 
10.2 Social Value 

Key Areas for Social Value Delivery in Carlton

 Employment & Skills- Local recruitment with apprenticeships/placements; pathways for 
NEET youth; partnerships to raise aspirations.

 Local Spend – Use local supply chains to support the economy and reduce carbon footprint. 

 Inclusion, Affordability & Access- Co-design with community; affordable, inclusive 
programmes; digital inclusion via community spaces.

 Health & Wellbeing- Targeted rehab/exercise programmes; social prescribing; initiatives 
tackling mental health and loneliness.

 Youth, Safety & Community Participation- Youth hubs, diversionary sport, volunteering 
opportunities; transparent communication during construction.

 Environment & Climate- Energy-efficient, low-carbon design; renewable integration; local 
supply chains, transport shift, biodiversity focus.



Next Steps.
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Alliance Leisure and the wider team will attend site as 
necessary, to provide the information outlined in this 
proposal and produce and issue the final report 
presentation. 

Fees have been presented to deliver best value to the 
Council in achieving the scope of services provided with 
the total fee proposal value at £1,691,638.98 

RIBA 3:  £783,264.42 

RIBA 4:  £908,374.56 

In the event of an ‘Extension of time’ being granted by 
the project manager the professional team reserve the 
right to charge additional fees.

Alliance propose invoice monthly in arrears based on a 
valuation undertaken by Hadron who will issue a 
certificate of payment to support monthly invoicing. 

Project costs to be developed will be based on an 
assumption that the model UK Leisure Framework call off 
contract documentation is used for construction. 

These figures do not include for a redesign fee if 
required. 

All values quoted are net of VAT.

Next Steps.
11.1 Fee Proposal and Terms 
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Next Steps.
11.2 RIBA 3 & RIBA 4 surveys
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To progress the Carlton Active Scheme, GBC should:

Confirm agreement of the facility mix included in this 
report; 
• Confirm how the project will be funded, or confirm what 

reduced capital value the project would need to be 
value engineered to, for it to still be deliverable;

• Agree to proceed at the level of the estimated total 
project capital cost; and 

• Review the information in the report and confirm any 
comments, queries or revisions to the professional 
team. These comments, queries and revisions may be 
able to be addressed early in the next stage in parallel 
with the design progressing.

Cost certainty will be reached at the end of RIBA Stage 4a. 
This stage will provide a detailed technical design and a 
confirmed project cost that will be documented as a 
contract sum. 

To progress the scheme and give GBC further confidence in 
the capital budget required and affordability, ALS propose 
to continue through their proven ‘gateway’ process. 
Collaboratively working with the assembled project team to 
develop the projects through the ‘Cost Confidence’ and 
‘Cost Certainty’ stages, aligned to RIBA stages 3 and 4.

Once this stage has been completed, ALS will be able to 
enter into contract with the Building Contractor. This 
approach will enable the project to be progressed in 
affordable stages, developing the scope and affordability of 
the project at each phase.

A look ahead to Stage 3

The next stage in the design development will be Spatial 
Coordination of the Stage 2 design. This will involve the 
team developing their proposals to the next level where 
the architectural design will be coordinated further with 
detailed structural, MEP and Pool filtration design.

Results from surveys will be fed into the design and initial 
soft market testing will also be considered and will inform 
external material choices prior to the planning submission.

Consultation with user groups and stakeholders will take 
place prior to consultation with the general public, in 
advance of the planning application being submitted.

In parallel with the design being progressed, the wider 
team will embark on a number of workshops to refine the 
brief. Inputs from the workshops will ensure that at the 
end of Stage 3, the project has a fixed and robust, detailed 
brief. Examples of workshops to be held are:

• A meeting with GBC insurers;

• Further consultation with key user groups;

• MEP workshops;

• Space planning workshops on changing room layouts, 
soft play, fitness suite, etc.;

• Development of the café offer; and

• A review of cost options to reduce capital costs, if 
required.

Other key areas of design that will be reviewed and 
developed during this stage and Stage 3 include:

• The proposed building footprint and accurate 
relationship to existing site constraints;

• Fire engineer confirmation of the proposed strategy;

• Confirmation of low carbon and renewable energy 
technologies and design integration;

• Landscape design to be developed to unify the building 
and the immediate physical environment;

• Servicing strategy to be reviewed in relation to external 
access;

• Pre-construction programme review, focussing on 
procurement and pricing of sub-contractor packages;

• Accessibility review to ensure an inclusive environment 
throughout including engagement with local groups;

• Project risk workshop;

• CDM risk workshop;

• Assessment of proposals in relation to acoustic design;

• Full testing of the massing studies against the cost plan;

• Cut and fill exercise; and 

• Structural and M&E coordination.

Next Steps.
11.3 Next Steps
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Next Steps.
11.4 Steps to Advance the Project

The following outlines the next steps for Gedling 
Borough Council (GBC) in progressing with Alliance 
Leisure under the UK Leisure Framework, following 
submission of the RIBA Stage 2 report.

Key Milestones:

• Access Agreement signed –  20th February 2026

• RIBA Stage 3&4 commences – 23rd February 
2026

The formal signing of the Access Agreement will 
enable the progression of the pre-construction 
RIBA 3 & 4 phases.

Following this, a purchase order will be required to 
support the delivery of pre-construction RIBA 3 & 4 
for £1,691,638.98 (ex-vat)

Route to Delivery

The project will continue to follow the ‘gateway 
principles’ established within the feasibility phase. 
Upon obtaining the necessary Council approvals for 
the agreed scheme, Alliance will enter into a Call-
Off Development Management Agreement (DMA) 
with the Council. This agreement will deliver the 
project to a defined cost certainty sum.

Subsequently Alliance will directly enter into the 
building contract with the selected contractor.

Separate arrangements will be made with 
identified specialist suppliers as required. The 
Framework Fee will only become applicable once 
the project is fully committed.



Appendices.

Appendix A  RIBA Plan of Works

Appendix B  Contractors Proposals

Appendix C  FF&E Schedule

Appendix D  Innerva business plan 

Gedling Borough Council | RIBA 2 Report 72



Appendix A:
RIBA Plan of Works
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