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EXECUTIVE SUMMARY

This document provides options for the future of the 
Old Whits and is intended to be a basis for consultation 
with all Old Whitgiftans, the local Croydon Community 
and Croydon Council. It is a direct instruction by the Old 
Whitgiftian Rugby Football Club.

In response to a significant recent repair bill for the 
clubhouse building, there is a need and an opportunity to 
think more widely about the Old Whits. Central to this, is 
a question of whether simply making-good the existing 
clubhouse building would provide the best future for 
the Old Whits or whether alternative options should be 
explored.

As a starting point, the report provides an overview of 
the contemporary and historic contexts which shape 
the alumni network of Whitgift School as well as a legal, 
historical and spatial analysis of the site and clubhouse 
building. 

This is used to inform a number of accommodation 
options for a clubhouse building(s) with varying scales of 
‘offer’ and associated accommodation.

The report then looks at the layout of the site as a whole, 
using topographical information and latest Sport England 
guidance to explore options for what sports provision the 
site could accommodate and where. This provocation is 
also left open ended as a number of appraised options.

The report is concluded with further research into potential 
funding providers and exemplar projects completed by 
others. 

The report is written for the broad range of stakeholders 
related to the Old Whitgiftian family and local community. 
It is intended to be a ‘consultation document’ to be 
read critically and to provoke ongoing discussion. It 
concludes with a questionnaire and further feedback will 
be provided by subsequent consultation with the relevant 
stakeholders.
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INTRODUCTION

COVERING LETTER

It is with great pleasure that, on behalf of the Old Whitgiftian 
Rugby Football Club (OWRFC), I have been asked to 
introduce this consultation document on the future of the 
Old Whits at Croham Road.

It is important to acknowledge from the outset that the Old 
Whits is an emotive subject for its many stakeholders who 
have enjoyed its use over the years; the various sporting 
sections, the various Old Whitgiftian Alumni bodies, 
Whitgift School, other local schools as well as our local 
Croydon community.

There may be some concern about the motives of the 
OWRFC in taking the lead in proposing the redevelopment 
of the Old Whits - and it does indeed reflect our wish 
to secure the future of our home for nearly a century.  
However, I want to make it absolutely clear that this is not 
at the exclusion of others.  We are proud, for example, 
that our OWRFC junior section already represents a true 
cross section of the local community, engaging with and 
providing sporting opportunities for boys and girls from 
all socio-economic, ethnic and religious backgrounds, 
attending over sixty different primary and secondary 
schools throughout the borough and beyond. This inclusive 
environment of mutual respect and understanding breaks 
down barriers of prejudice and intolerance that drives 
much child-on-child violence, including the scourge of 
knife crime.
 
The overriding principal of the OWRFC is to provide 
sporting and social opportunities for all and to this end a 
number of subsidised and free places are provided every 
year for the benefit of those that can’t afford the modest 
subscription fees.
 
It is our understanding that this is replicated in the other 
sports clubs that make use of the facilities at the Old 
Whits.

As you will see in the pages ahead it is our desire that all 
current stakeholders - and potentially some new ones - 
will be part of the future of the Old Whits,  moving forwards 
together in a modernised, significantly upgraded and 
financially self-sufficient sporting, cultural and social 
community facility.

This document is designed to promote discussion. 
We look forward to moving onto the next stage where 
all stakeholders will, if they wish to, be invited to give 
opinions and get involved with the ongoing planning of 
and, ultimately, funding of the Old Whits Redevelopment 
Project.

I hope you will agree that if we can achieve anything close 
to what is presented in this document then the Old Whits 
has a very exciting future.

With very best intentions,

Mark Endersby
Chairman, Old Whitgiftian Rugby Football Club
For and on behalf of the OWRFC Main Committee and our 
full membership.
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INTRODUCTION

OVERVIEW

The premises at the Old Whits are at a tipping point. A 
Condition Report undertaken by Avison Young provided in 
February 2020 (Appendix I) concludes that there is in the 
region of £400,000 worth of works to repair or make-good 
the years of natural deterioration that has taken place at 
the clubhouse.

As explored on page 14 there are operational flaws with 
the existing clubhouse building and a general feeling that 
the building could function more efficiently. Furthermore, 
as illustrated on page 12, there are issues with the current 
site layout. All of this contributes to a sense of untapped 
potential across the site. That said, the building itself 
is a memorial with generations of associated personal 
histories - these significances and sensitivities must be 
understood and balanced.

As Mark’s opening commentary suggests, in light of 
demographic, political, technological changes, as well 
as recent administration changes at Whitgift School and 
the John Whitgift Foundation, there is the opportunity 
to broaden the club’s appeal to a wider section of the 
community including; women, young people, disabled 
people and those from less advantaged backgrounds. 
This report is intended to dig deeper into the role of the 
Old Whits as a community sports club and what kind of 
relationship might exist with the school alumni network. 
Beyond simply carrying out its existing operations 
therefore, there is potential for the Old Whits to function 
as a wider-reaching sports club and community facility 
- an ambition which is currently being frustrated by the 
site’s infrastructure.

This feasibility study proposes to set these issues in 
context and present the opportunities for the future of the 
Old Whits site and buildings in an accessible format, to be 
shared with a wider audience. Its purpose is to generate an 
initial sense of excitement and earnestness around these 
proposals as well as communicate the opportunities to a 
number of possible audiences:

The Community – through consultations with; Old 
Whitgiftians, sports club members, local residents, 
Whitgift School and other stakeholders

The Local Authority – through pre-application 
consultation with Croydon Council to discuss the 
statutory context of the proposals

Potential Funders – as individuals, national, local or 
sports body funding providers among others

The existing clubhouse building in 2018



Poster for the first match at Croham Road

OWRFC rugby match c.1930

OWRFC team photo c.1910

1948
Freehold for site bought by Old 

Whitgifitians Trustees Ltd.  from the 
Foundation as a memorial to Whitgifitans 

who gave their lives in WWII

1981
Old Whitgiftian Hockey 

Club established

1998
Old Whitgiftian Football 

Club established

1929
After a nomadic existence for 25+ 

years, the OWRFC and OWCC moves 
to a more permanent home - part of 

the Foundation’s Croham Farm Estate

1901
OWRFC established

1878
OWCC established

1930’s
Brodie pavilion built with funds 

raised by the OWRFC and OWCC  

1980’s
Brodie pavilion extended to north and east to 

improve changing and function facilities 

1900 1910 1920 1930 1940 1950 1960 1970 1980 1990

The Brodie pavilion in 1956

OWCC cricket match

Feilden Fowles Architects 6 /35



2010
Croydon MO Hockey Club and Old Whitgiftian Hockey 

Club combine to make Croydon and Old Whitgiftian 
Hockey Club (COWHC) - marks the first women’s 

sports team based at the Old Whits

2008
OWRFC Juniors 

established

COWHC hockey match

OWRFC rugby match

BACKGROUND & CONTEXT

HISTORIC CONTEXT

Extract from the OWRFC Centenery Brochure. 
Old Whitgiftian RFC - Grounds by Freddie Percy

The OWRFC has been lucky in having as its home ground 
since 1929 the pitches at Croham Road. We have an 
excellent clubhouse named after a past headmaster 
Robert Brodie. The facilities are extensive nowadays with 
three bars, many changing rooms and, useful function 
rooms. However, with the growth of the Hockey and 
Association Football Clubs, the provision of facilities for 
functions, despite the expert juggling of Steve Procter, the 
Clubhouse Manager, we still seem short of space. 

Players of previous generations seem to have been more 
hardy, and prepared to put up with conditions that would 
have environmental health, and safety officers passing out 
with horror (and indeed current players).

Old Boys’ Clubs often started their existence at their 
schools but later searched for grounds of their own. 
Sometimes public playing fields could be found, or set-
aside areas not permitted for building development as 
scheduled by Town-planning Acts. A reasonably level field 
of suitable area might be a piece of meadow land, 
preferably with no livestock in current occupation, 
belonging to a sympathetic owner supportive of the 
venture and prepared to accept a low rent. 

There also had to be a structure where teams could change 
and wash and where opponents could be entertained. The 
ideal place for this purpose would often be some nearby 
inn with an outhouse for changing accommodation and a 
pump or a few taps for washing purposes; even better 
would be a few old-fashioned tubs and a supply of hot 
water from a boiler. (Only smart hotels had h. and c.). Such 
conditions would suffice until a permanent ground could 
be obtained - by purchase, perhaps, if the Old Boys’ Club 
had enough backing - and some kind of clubhouse erected.

The OWRFC in its earliest days had experienced just this 
sort of thing and had to make several moves before 
reaching Addiscombe in 1919. Up to 1905 they played on 
a ground between Galpin’s Road and London Road near 
Thornton Heath. The owner sold this and the Club moved 
to another ground nearby, changing at The Wheatsheaf 
Hotel (still in existence). In 1914 they played on land at 
Croham Farm; very near, if not part of, their present 
property in Croham Road, changing in The Drovers’ Arms, 
at the corner of Drovers’ Road and Selsdon Road, South 
Croydon. A half-mile walk up to Croham Road and back 
was regarded as no great hardship in those days.

The premises taken over at Addiscombe after World War I 
and vacated in 1929 were not much better. The ground was 
owned by the Whitgift Foundation, who intended to 
develop it, so the lease was a short one. There being no 
nearby pub, a temporary make-shift wooden pavilion was 
erected, which provided changing rooms, and a tea-room 
cum makeshift bar. Mains water was available, but there 
was no gas or electricity supply and no main drainage. 
Lighting was provided by oil-lamps and players took their 
baths in a cold hipbath in a small garage. Presumably they 
had to take turns. In 1924 a new pitch was created with 
some improved washing facilities built almost entirely by 
A.J. Charlwood. 

Here one could change under cover, but the washing 
arrangements were primitive. Two rows of corrugated-iron 
roofing covered pipe-lines about 5 feet above ground, 
from which one could obtain cold water from a series of 
taps about a yard apart. A few zinc bowls were scattered 
on shelves, into which the groundsman would pour from a 
large pitcher about half-a-gallon of hot water, brewed up in 
a boiler behind the pavilion. This hot water, mixed with 
about the same quantity from the taps, would serve four or 
five players at a time. Before indulging in this luxury one 
had to wash off the worst dirt under a cold tap. Something 
of this kind of service was provided at the annual OTC 
camps at Tidworth and elsewhere, and one came across it 
again at tented army camps in 1940. 

The last move was made in 1929 to our present ground on 
part of the Foundation’s Croham Farm estate, which was 
undergoing development: Croham Manor Road and Manor 
Way had been laid out, but there was a narrow strip of 10 
acres between Manor Way and Croham Road in the form of 
a coombe, almost a ravine. 

This had steeply sloping sides that made it unsuitable for 
building development. The Governors had been generous 
in their intentions to provide, the Club with the premises it 
needed, and for various reasons this was the most suitable 
area: it was near the School (now under reconstruction at 
Haling Park), it was larger in area than others inspected, 
and there was a better prospect of a long, if not permanent, 
occupancy. This ground was acquired on a 42-year lease, 
signed in January 1929, which encouraged the OWA 
trustees to appeal for funds to build a permanent brick 
clubhouse in memory of Robert Brodie, Headmaster 1871-
1902. While some doubts were expressed of the wisdom 
of building on land in such short lease, these were 
overcome by confidence in the Governors’ future 

intentions. Eventually the freehold of the ground was 
bought from the Foundation in 1948 as a memorial to 
Whitgiftians who gave their lives in World War II. 

The site displayed great capability for a landscape architect 
to provide a reasonably level playing surface. The already 
steep sides of the coombe were scooped away and the 
excavated chalk was deposited in the middle and covered 
with a thinnish layer of top soil, but the extent of this work 
was limited by the funds available so that what was a trough 
never became better than a saucer shape. There were 
three rugby pitches in line and two cricket squares. 

The upper part of the ground was much wider than its 
present extent and included most of the present dual 
carriageway, but the uppermost pitch was almost 
grotesque in configuration, so that when the Croydon 
Corporation offered to use this upper part for landfill and 
levelling, in exchange for land for road-widening, the offer 
was gladly accepted, to the benefit of both parties. The 
work occupied several years and was not completed until 
the start of World War II. Full use of the ground after The 
War was not regained until 1946.

In 1929 the old wooden shack was transferred from 
Addiscombe to the Manor Way side of the cricket-ground. 
It was forecast that “with the addition of gas and electric 
light and a proper drainage system, this should make a 
very comfortable temporary home for the Club”. 

The Brodie Pavilion has undergone many changes and 
extensions over the last forty years, to meet the needs of 
new sports and modern requirements. These have 
included: an enlarged club-room, new bars, changing 
rooms, and shower rooms, the ‘Ellis’ room and the ‘Marlar’ 
room for meals and minor functions, a spectators’ platform 
on the roof, and a general improvement in the comfort, 
equipment, style, decoration and furniture. There is no 
doubt that the overall standard of the accommodation is 
now excellent. 

It was however, considered a sad day by many when the 
huge plunge baths were removed and replaced by showers. 
Despite all these changes to the Clubhouse, the original 
Brodie Pavilion is still in there - somewhere.

2000 2010 2020
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‘OLD WHITS’ - A GLOSSARY

The structure of the alumni network of Whitgift School can 
seem complex and may act as a barrier to entry for recent 
alumni - inaccessible to those that don’t sit as Directors, 
Trustees or volunteers within its many entities. 

This report does not seek to unpick this structure - it is 
not within the expertise of the authors to do so. However, 
the accompanying glossary intends to set into context 
the provenance of these entities, what role they play and 
how they relate to one another and to the Old Whits at 
Croham Road.  

Old Whitgiftian Trustees Ltd (OWTL)
A private company incorporated in 1944.

From records available, it appears that the OWRFC 
and OWCC were the only formal Alumni bodies in 
existence before 1944, but as unincorporated members’ 
organisations they were unable to own assets – land, 
property, investments etc. During the war there were 
offers of donations from Old Whitgiftian’s to assist the 
bereaved families of Old Whitgiftian’s killed in action and 
the OWRFC and OWCC set up OWTL as the legal entity 
that could receive donations, make investments and 
administer financial assistance where needed. 

At this time it also appears that the OWRFC and OWCC 
collectively referred to themselves as the Old Whitgiftian 
Association and had the vision to consider that, in time, 
other clubs would be formed out of the school’s Alumni 
and added to the OWA. As such, the Memorandum and 
Articles of Association for OWTL were worded to consider 
the potential widening of the Whitgift School Alumni 
network and the name Old Whitgiftian Association is 
referred to throughout. However, the OWRFC and OWCC 
believed that control of OWTL should remain vested 
solely with them and this was written into the Articles of 
Association:

“The Directors………..shall be jointly nominated and 
appointed to the Board by the unincorporated bodies 
known as the Old Whitgiftians Rugby Football Club and 
the Old Whitgiftians Cricket Club.”

In 1948 the Whitgift Foundation (now John Whitgift 
Foundation “JWF”) offered to sell the “Old Whits” grounds 
to the OWRFC and OWCC, which had been their home 
since taking a lease of the land (from the JWF) in 1929. As 
unincorporated members clubs the OWRFC and OWCC 
couldn’t own land, so therefore used OWTL, a company 
they controlled by virtue of the Articles of Association,  to 
buy the land to make it their permanent home.

BACKGROUND & CONTEXT

Old Whitgiftian Association (OWA)
The OWA evolved out of the OWRFC and OWCC during the 
1940’s and progressively took control of all Old Whitgiftian 
Alumni bodies during the 1980’s, basing themselves 
at the Old Whits. In 2011 the OWA reformed itself into 
three operating centres – the Whitgiftian Association, the 
Whitgift Sports Club and the Whitgiftian Association Trust. 

Whitgiftian Association (WA)
A Members’ Club focusing on all Old Whitgiftian Alumni 
affairs, now based at Whitgift School.

Whitgift Sports Club Ltd (WSC)
A private company incorporated in 2011. This company 
was set up to operate as the Facilities Manager for OWTL, 
which continues to own the Old Whits and a residential 
investment property in South Croydon originally bought by 
OWRFC and OWCC (through OWTL) as the groundsman’s 
tied accommodation.

Whitgiftian Association Trust (WAT)
A registered charity set up in 2012 to raise money for 
educational bursaries at Whitgift School and sporting 
bursaries at the OWRFC and OWCC.

Old Whitgiftian Rugby 
Football Club 

(OWRFC)

Old Whitgiftian 
Cricket Club 

(OWCC)

c. 1900 - 

c. 1944 - 

c. 1981 - 

c. 2011 - 

Old Whitgiftian 
Trustees Ltd.

Old Whitgiftian 
Association 

(OWA)

Whitgift Sports Club
(WSC)

Whitgift Association 
Trust
(WAT)

Whitgiftian Association
(WA)

Approximate organogram (over time) of relevant sports club / alumni organisations

OWRFC  OWCC  COWHC  OWFC
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BACKGROUND & CONTEXT

Extract of the Memorandum of Association of Old Whitgiftian Trustees Limited
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LEGAL CONTEXT OF CROHAM ROAD SITE

The register of title for the Croham Road site is provided 
adjacent. The land is owned by Old Whitgiftian Trustees 
Limited as mentioned on page 8. The Title schedules a 
number of restrictive covenants;

• Numbers 1, 3, 4 and 5 deal with general maintenance 
of the site, boundary and restricting use of the 
boundary for advertisement.

• Number 6 prevents the building of structures without 
the approval of ‘the Governors’.

• Number 2 restricts the use and sale of the land until 
21 years after the death of  the last surviving issue of 
King Edward VII alive on 5th May 1950. This includes;

  - Elizabeth II (94)
  - Charles, Prince of Wales (71)
  - Prince Richard, Duke of Gloucester (75)
  - Prince Edward, Duke of Kent (84)
  - Princess Alexandra The Hon. Lady Ogilvy (83)
  - Prince Michael of Kent (78)
  - Harald V of Norway (83)

This suggests that the land should remain as a playing 
field until approximately 2070 or else be returned to ‘the 
Governors’.*

BACKGROUND & CONTEXT

Extract of the official copy of register of title accessed from 

HM Land Registry June 2020

*Note, this is the authors’ reading and not a legal opinion by a legal professional.
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STATUTORY CONTEXT OF CROHAM ROAD SITE

POLICY MAP 2016 (PREVIOUS) POLICY MAP (CURRENT)

Planning policy in the UK is governed by;

• NPPF
• Local Plans
• Supplementary planning documents/guidance (SPDs/

SPGs)

The current local plan effective on this site is the Croydon 
Local Plan 2018. The adjacent policy map illustrates 
the planning policy associated with the Local Plan. This 
suggests that no specific policies currently affect the site. 

Before the current local plan was adopted in 2018, the 
site was designated as Metropolitan Open Land (MOL) 
which would have restricted development. The site was 
de-designated with the Local Plan in 2018 which has, in 
effect, loosened the planning restrictions.

A key planning concern will be the impacts on existing 
trees and access to the site from the public highway. 
Similarly, parking is an issue on the site and will likely be a 
concern to local residents and appropriate parking should 
be considered in proposals from an early stage. 

Sport England acts as a statutory consultee on proposals 
for development which removes existing playing field 
provision meaning the organisation would be consulted 
on any planning application made on this site. As a stated 
policy ‘Sport England opposes such development in all but 
exceptional cases, whether the land is in public, private or 
educational use.’* 

Early consultation with both the Local Authority and local 
residents is critical in the generation of proposals on the 
site.

BACKGROUND & CONTEXT

Local Plan policy maps comparing planning policy in the previous 

Local Plan to the current (2018) Local Plan

* Planning Policy Statement; A Sporting Future for the Playing Fields of England - Policy 
on planning applications for development on playing fields
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CROHAM ROAD
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Private Gardens

LOWER SITE

Clubhouse

Air Raid 
Shelter

Cricket 
Nets

Bank

+71m

+67m

110m

Training 
Pitch

Senior Rugby 
Pitch 2

Senior Rugby 
Pitch 1

Senior Cricket 
Pitch

Main Site 
Entrance

Car parking 
- 18 space

Maintenance 
Entrance

Grounds keepers 
Accommodation

Photo 1 - View at the corner of Croham Road and Croham Manor Road Photo 2 - View of main site entrance towards Clubhouse entrance Photo 3 - View of the Lower Site towards Clubhouse Photo 4 - View of the Lower Site towards the Bank
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MANOR W
AY

Private Gardens

Junior Cricket 
Pitch

Football 
Pitch

65m

10m 50m

N

+79m
+75m

90m

UPPER SITE END SITE

BACKGROUND & CONTEXT

CONTEMPORARY ANALYSIS OF CROHAM ROAD SITE

The adjacent annotated site plan summarises the present 
condition of the Croham Road site.

Access
The main road is a constraint on the northern boundary 
of the site. The steep bank makes access from the main 
road difficult. Access to the site is currently found in three 
locations; 
• The main entrance on Croham Manor Road to the west 

provides vehicle access to a car park with spaces 
for approximately 18 vehicles including 2 disabled 
spaces (photo 2).

• Maintenance access is provided to the north from 
Croham Road via an existing dropped kerb (photo 5).

• Pedestrian access to the site is possible from the east 
via a footgate (photo 7). 

The main pedestrian approach is from the west from 
South Croydon rail station and the Birdhurst Road bus 
stops which connect with South Croydon and Selsdon.

Trees and Topography
The site is well screened due to the steep banks which 
set the playing surfaces lower than the adjacent land. 
Extensive tree cover surrounding the site also screen the 
site from its surroundings. The land rises from +67m at 
its lowest point in the west to +79m at the highest point 
in the east - a total increase of 12 metres across the site. 

Limiting widths
The site can be divided into three character areas 
described in this report as below. The widths of these site 
areas limit the sporting provision they can accommodate;
• Lower site - 110 m 
• Upper site - 90 m 
• End site - 65 m 

Facilities
The ‘lower site’ currently accommodates two main rugby 
pitches closest to the clubhouse with 10 cricket squares 
(north-south). The lower site is the centre of gravity of the 
Old Whits given the location of the clubhouse.

A steep bank separates the ‘lower site’ from the ‘upper site’ 
which accommodates; cricket nets, a shipping container 
for maintenance equipment, a floodlit rugby training pitch 
and another 10 cricket squares (east-west).

The narrowest area of the site - the ‘End Site’ 
accommodates a football pitch. Given the distance of this 
area of the site from the clubhouse, it feels somewhat 
remote in contrast to the remainder of the site.

Footgate 
Entrance

Photo 5 - View of the maintenance entrance on Croham Road Photo 6 - View of the Upper Site Photo 7 - View at the corner of Croham Road and Manor Way
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BACKGROUND & CONTEXT

CONTEMPORARY ANALYSIS OF BRODIE PAVILION

A central purpose of this report is to critically appraise the 
clubhouse’s functionality with a view to seeking feedback 
on potential future developments. 

The following challenges exist in the current facilities;

• Functionality issues - overlapping members’ and 
function spaces

• Lack of women’s sports and welfare facilities
• Insufficient parking for matches and functions 

including coach parking
• Poor accessibility for those in wheelchairs or the 

ambulant disabled
• Poor building fabric performance - low insulation, 

leaking roof, broken roof tiles which contributes to 
high running costs

• Inefficient plant with presence of asbestos
• Fragmented storage facilities
• Lack of accessible and covered outdoor area for 

spectator viewing 
• Clubhouse view to only one pitch
• Dated ‘look-and-feel’

As a starting point, this exercise assumes the primary 
function of the Old Whits remains as a sporting facility. 
This assumption is made for the following reasons:

• Legacy; the history of the site is as a sports ground. 
Since occupying the site in 1929, the OWRFC and 
OWCC have used the site as their playing fields. The 
site resonates with generations of OW’s and local 
residents and can be argued, should continue to 
accommodate this use.

• Statutory; the site has  many  years of continued 
use as a sports facility. It is therefore assumed that 
the Local Authority in line with Sport England policy, 
would expect to see the land retained as a sports 
facility and if an alternative use were proposed, the 
case would need to be ‘exceptional’ and alternative 
provision found nearby.

The rest of this report builds on this basis and alternative 
uses of the site have not been considered. 

Photo 1 - Benton-Hipsey Bar

Photo 4 - Clubhouse roof viewing terrace

Photo 7 - Martin Turner Bar

Photo 2 - Back Bar

Photo 5 - Ellis Bar

Photo 8 - Gerry Bowthorpe Room

Photo 3 - Changing room communal showers

Photo 6 - Changing room circulation
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BACKGROUND & CONTEXT

CONTEMPORARY ANALYSIS OF BRODIE PAVILION

A plan of the clubhouse is shown adjacent. 

The current layout provides two main function rooms; the 
Gerry Bowthorpe Room (large) and the Marler Room (small) 
which are used by members and rented for functions. 
Three bars are arranged around a central back-bar; the 
Martin Turner bar, the Ellis bar and the Benton-Hipsey bar. 

With the current layout, if an event is taking place in the 
large function room, visitors must enter the clubhouse via 
the Ellis bar so as not to disturb the event. Conversely, 
women in the members areas must go outside in order to 
use the toilets by the main entrance if an event is taking 
place in the Gerry Bowthorpe Room.

Some elements of the current plan could be argued are 
over-scaled. For example, match teas take place in the 
Gerry Bowthorpe Room, which is unnecessarily large for 
this purpose, and may be better suited to a smaller space.  
However, the current layout makes this space outside of 
the club’s ‘centre of gravity’ and less desirable for players 
wishing to mix with spectators after a match.  Conversely, 
the small function room often remains empty and unused 
on match days. When it is used as a meeting space 
midweek, the rest of the club is empty. 

By contrast, other elements are clearly under-scaled. The 
changing rooms for example were built for a different era 
with different user expectations. Showers and toilets within 
the changing rooms are the current norm. Mixed sport now 
takes place at the club with the founding of the Croydon 
& Old Whitgiftian Hockey Club in 2010 and there is an 
ambition to promote more women’s sport at the Old Whits 
which is inhibited with the current changing provision. 
Similarly, disabled sport cannot be accommodated due to 
lack of appropriate changing facilities. Referees also lack 
independent changing space.

The graphic on the following pages illustrates this current 
clubhouse accommodation in a more legible orthogonal 
format in order to compare the existing provision with 
various possible future accommodation options.

Grounds keepers Hut

54 sqm

Container

10 sqm

Changing

28 sqm

Changing

18 sqm

Changing

11 sqm Changing

11 sqm

Changing

11 sqm
Male Toilet

19 sqm

Shower

13 sqm
Office

13 sqm

Kitchen

64 sqm
Circulation

Circulation

Plant

8 sqm

Gerry Bowthorpe Room

152 sqm

Benton-Hipsey 

Bar

23 sqm

Store

Store

Back Bar

28 sqm

Pump Room

13 sqmEllis Bar

36 sqm
Entrance

Entrance

Main 

Entrance

Deliveries

Martin Turner Bar

34 sqm

Marlar Room

34 sqm

Female 

Toilet

13 sqm

Male Toilet

12 sqm

Store

Office

10 sqm

Key:

Function/Meeting Room
Bar
Back Bar
Kitchen
Office
Changing Room
Toilet
Shower
Storage
Grounds keepers

Grounds keepers Accommodation

Brodie Pavilion Accommodation

Fuel Tank
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CLUBHOUSE OPTIONS

PROGRAMME OPTION 1 - ‘MINIMAL’

This is the ‘lighter touch’ option and the least ambitious 
offer to members/users. It replicates like-for-like the 
existing members’ and function spaces, whilst allowing for 
an appropriate division between the two with independent 
toilet facilities.  The sports accommodation would remain 
as five changing rooms, but with integrated showers and 
toilets plus an independent referee’s facility which could 
double up as a physio room outside of match days. Two 
larger changing rooms could accommodate a disabled 
sports team.

The benefit of this option is to create a small building 
footprint which would be cheaper to build, cheaper to run 
and require less specialist expertise in operation. 

However the downside is that whilst this option has lower 
up front costs, there is reduced opportunity for revenue 
generating space which if well managed, could cross-
subsidise the less profitable community sport offer 
widening the reach of the Old Whits. 

This option would also continue to result in significant 
quiet periods, reducing the opportunity for an increased 
presence and standing for the Old Whits in the local 
community and enhancing its outreach.

Lastly, a less ambitious offer is arguably less enticing 
for commercial partners or private funders - although 
neutrally enticing for sports body or statutory funding 
streams.

EXISTING ACCOMMODATION - GRID VIEW PROPOSED ‘MINIMAL’ ACCOMMODATION - GRID VIEW

PROPOSED ‘LIGHTWEIGHT’ ACCOMMODATION

Front of House (Sports) - 193 sqm
Front of House (Functions) - 93 sqm
Back of House - 154 sqm
Sports - 141 sqm
Grounds - 70 sqm

Net Internal Area - 651 sqm

Plant (@5%) - 33 sqm
Circulation (@10%) - 65 sqm

GROSS INTERNAL AREA - 749 SQM
= 8% increase on existing

EXISTING ACCOMMODATION

Front of House - 304 sqm
Back of House - 152 sqm
Sports - 111 sqm
Grounds - 64 sqm

Net Internal Area - 631 sqm

Plant - 8.5 sqm (= 1%)
Circulation - 52 sqm (= 8%)

GROSS EXTERNAL AREA - 692 SQM

Key:

Function/Meeting Room
Bar
Back Bar
Kitchen
Office
Changing Room
Toilet
Shower
Storage
Groundskeeper

Front Of House - 304 sqm

Front Of House (Functions) 

93 sqm

Front Of House (Sports)

193 sqm

Back of House - 152 sqm

Back of House

 154 sqm

Sports - 111 sqm

Sports

141 sqm

Grounds - 64 sqm

Grounds

70 sqm

Gerry Bowthorpe Room

152 sqm

Marlar Room

34 sqm

Function Room

135 sqm

Back Bar 

45 sqm

Changing & 

Shower 

30 sqm

Changing

9 sqm

Changing & 

Shower 

30 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Kitchen

65 sqm

Office 

22 sqm

Store

22 sqm

Function Room

35 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Bar

30 sqm
Bar

30 sqm

Toilet

13 sqm
Toilet

12 sqm

Benton-

Hipsey Bar

23 sqm

Martin 

Turner Bar

34 sqm

Ellis Bar

36 sqm

Back Bar & 

Pump Room

28 sqm

Kitchen

64 sqm Office

10 sqm

Office

13 sqm

Store 

(combined)

24 sqm

Changing

28 sqm
Changing

18 sqm

3no. Changing

@ 11 sqm each

Toilets

19 sqm

Shower

13 sqm

Grounds keepers Hut

54 sqm

Grounds keepers 

Equipment

60 sqm

Grounds 

Store

10 sqm

Container

10 sqm
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CLUBHOUSE OPTIONS

PROGRAMME OPTION 2 - ‘ENHANCED’

This option is more ambitious in that it seeks to increase 
the offer of the clubhouse to users and members in three 
keys ways;
 Two independent main function rooms
• Four smaller function rooms
• Increased sports provision

Most rental demand is for Saturdays, therefore the current 
rental income is limited due to clashes with home sports 
fixtures. Providing two large function rooms would allow a 
significant rental and a large sports fixture programme to 
occur concurrently and increase potential revenue. 

A number of smaller multi-purpose rooms could be used 
as a combination of co-working space or classrooms with 
a number of benefits.  There is an opportunity to forge 
closer links with Whitgift School and the John Whitgift 
Foundation and provide further classroom space to rent 
and increase midweek daytime footfall to the clubhouse. 
These spaces could also function as a home working or 
business incubator by offering inexpensive desk space 
which may have added appeal in a post Covid-19 world.  
Using the Old Whits in this way may help members take 
a risk on setting up a new enterprise for example, whilst 
encouraging use of the clubhouse during typically low 
occupancy periods. At evenings and weekends these 
spaces could be utilised by members or as smaller 
rentable function rooms for community groups. 

This option also provides eight independent changing 
rooms. If used in conjunction with some of the site layout 
options outlined later, this would increase the rental 
potential of the site midweek where demand is for a pitch 
with an exclusive changing area. More changing rooms will 
also increase the match day capacity as well as provide 
appropriate facilities for women. Larger accessible 
changing facilities would also allow disabled sport to take 
place on the site. 

EXISTING ACCOMMODATION - GRID VIEW PROPOSED ‘ENHANCED’ ACCOMMODATION - GRID VIEW

PROPOSED ‘LIGHTWEIGHT’ ACCOMMODATION

Front of House (Sports) - 263 sqm
Front of House (Functions) - 263 sqm
Back of House - 189 sqm
Sports -229 sqm
Grounds - 70 sqm

Net Internal Area - 1014 sqm

Plant (@5%) - 50 sqm
Circulation (@5%) - 100 sqm

GROSS INTERNAL AREA - 1164 SQM
= 68% increase on existing

EXISTING ACCOMMODATION

Front of House - 304 sqm
Back of House - 152 sqm
Sports - 111 sqm
Grounds - 64 sqm

Net Internal Area - 631 sqm

Plant - 8.5 sqm (= 1%)
Circulation - 52 sqm (= 8%)

GROSS EXTERNAL AREA - 692 SQM

Key:

Function/Meeting Room
Bar
Back Bar
Kitchen
Office
Changing Room
Toilet
Shower
Storage
Groundskeeper

Front Of House - 304 sqm

Front Of House 

(Sports)

263 sqm

Front Of House 

(Functions)

263 sqm

Back of House - 152 sqm

Back of House

 189 sqm

Sports - 111 sqm

Sports 

229 sqm

Grounds - 64 sqm

Grounds 

70 sqm

Gerry Bowthorpe Room

152 sqm

Marlar Room

34 sqm

Function Room

135 sqm

Function Room

135 sqm

Back Bar 

45 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Officials 

Changing

9 sqm

Physio

16 sqm

Changing & 

Shower 

30 sqm
Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

24 sqm

Changing & 

Shower 

30 sqm

Kitchen

100 sqm

Office 

22 sqm

Store

22 sqm

Function Room

35 sqm

Function Room

35 sqm

Function Room

35 sqm

Function Room

35 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Toilet 

14 sqm

Bar

30 sqm

Bar

30 sqm

Toilet

13 sqm
Toilet

12 sqm

Benton-

Hipsey Bar

23 sqm

Martin 

Turner Bar

34 sqm

Ellis Bar

36 sqm

Back Bar & 

Pump Room

28 sqm

Kitchen

64 sqm Office

10 sqm

Office

13 sqm

Store 

(combined)

24 sqm

Changing

28 sqm
Changing

18 sqm

3no. Changing

@ 11 sqm each

Toilets

19 sqm

Shower

13 sqm

Grounds keepers Hut

54 sqm

Grounds keepers 

Equipment

60 sqm

Grounds 

Store

10 sqm

Container

10 sqm
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CORNER SITE EXISTING SITE

PROS
Most dominant position - creates clear public ‘identity’ 
with highest footfall
Most convenient for access by public transport and 
pedestrians
Allows for business continuity as can be constructed 
with minimal disruption to existing operation
Opportunity to use the natural topography of the site 
to bury a portion of the building and reduce its mass

CONS
Requires the removal of some trees and air raid shelter
Sits at extreme end of the site exaggerating the ‘centre 
of gravity’ to the west, the eastern extent of the site 
becomes more remote
Reduces views into the site from Croham Road

PROS
Precedent of development on this site
Refurbishment option may more supported given 
personal associations with the clubhouse and its 
status as a memorial

CONS
Requires ‘down time’ in clubhouse operation as works 
take place or requires the construction of a temporary 
facility whilst the works take place
Refurbishment option has the least opportunity for an 
ambitious new identity for the clubhouse and the site

CORNER SITE

EXISTING SITE

CENTRE SITE

CENTRE SITE

PROS
Opportunity to relocate the ‘centre of gravity’ of the 
site more centrally
Opportunity for dual aspect views for spectators to 
two sports pitches either side of a clubhouse
Allows for business continuity as can be constructed 
with minimal disruption to existing operation
Opportunity to use the natural topography of the site 
to bury a portion of the building and reduce its mass

CONS
Requires the removal of some trees
Requires relocation of existing cricket nets
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CLUBHOUSE OPTIONS

CLUBHOUSE LOCATION OPTIONS SUMMARY

The prospect of building a new clubhouse provides the 
opportunity to consider its siting and relationship with the 
surrounding playing surfaces.

The adjacent annotated site plan summarises three 
possible locations for a new clubhouse.

CORNER SITE
This site is on the corner of Croham Road and Croham 
Manor Road - it is the most dominant position on the site 
with the most public face being on the main approach 
from South Croydon.

EXISTING SITE
This option is divided in two;

• Refurbishment;  this would involve the refurbishment 
and possible extension of the existing clubhouse.

• New Build; the demolition of the existing clubhouse 
and building a new clubhouse in the same location.

CENTRE SITE
This site is the bank at the centre of the long site, between 
the Lower and Upper areas of the site. 

These clubhouse site options are assessed here in 
isolation, but should be read in conjunction with the site 
layout options which are examined in more detail on the 
following pages.
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SITE LAYOUT OPTIONS

NATURAL GRASS PITCHES ONLY

The next pages illustrate potential site layout options at 
the Old Whits which could work with the clubhouse site 
options outlined above. All options look to accommodate 
varying; sports pitch provision, access, car parking and 
a war memorial/remembrance garden to replace the 
memorial clubhouse.

The lightest touch option provides a similar offer to what 
is currently on the site, namely: 2 rugby pitches, 1 large 
and 1 small cricket pitch and 1 football pitch. 

The relocation of the clubhouse and re-organisation of 
pitches has the benefit of freeing up some of the land for 
parking to relieve pressure on the surrounding roads on 
match days and during functions. 

The downside of this option is a reduced potential in 
revenue through pitch hire. The site is constrained and 
there is a limit to the number of pitches that can be 
accommodated. Grass pitches, particularly for rugby 
and football, have a limited number of uses per week and 
therefore the use of the site is limited in this option.
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3G artificial turf pitch technology has developed over the 
last decade. The benefit of an all-weather pitch is not only 
that it can be used in all conditions but that the potential 
for back-to-back pitch hire and the number of matches 
per day is greatly increased without the impacts found on 
natural grass pitches.

The following options look to provide two all-weather 
pitches for rugby and hockey. England Rugby guidance 
states ‘there are currently no systems available that meet 
the requirements of World Rugby and FIH (for competition 
level hockey)’ therefore rugby and hockey artificial playing 
areas cannot be combined. This option works best with 
the ‘corner’ site with the new clubhouse overlooking a 
new 3G playing surface.

Note, if an artificial rugby pitch were located on the lower 
site, there would be no space for a cricket pitch adjacent 
to the clubhouse. As such, this option could include a 
small independent cricket pavilion catering for changing, 
teas and scoring on the upper site.

SITE LAYOUT OPTIONS

ARTIFICIAL PITCHES - CLUBHOUSE AT CORNER SITE 
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This alternative option also provides two new all-weather 
pitches for rugby and hockey but works best with a new 
clubhouse on the ‘centre’ site. Siting a building and pitches 
as such would allow a double aspect clubhouse with two 
viewing terraces overlooking both all-weather pitches.

A further benefit would be that such a layout could 
accommodate a larger cricket pitch on the lower site 
where the site is wider - perhaps with an associated 
cricket pavilion. Alternatively this could be another rugby 
pitch. The ‘end’ site could also provide a football pitch or 
second or third rugby pitch. 

A downside is the location of parking. Function parking 
would need to be provided adjacent to the clubhouse 
whereas membership parking would be located a further 
distance away. In reality this may be acceptable with 
membership parking conveniently located for the sports 
pitches and connected to the clubhouse by a pathway. 
This may be an opportunity to place a sensitive memorial 
and the pathway to the clubhouse could be landscaped as 
a ‘path of remembrance’.

SITE LAYOUT OPTIONS

ARTIFICIAL PITCHES - CLUBHOUSE AT CENTRE SITE 
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FUNDING

INDICATIVE COSTS

There are no illusions - these are ambitious proposals with 
significant associated costs. 

For the purposes of this report, the approach has been to 
not let costs stand in the way of ambition and to provide 
a complete vision for the site for consultation with 
stakeholders.

However, to provide the reader with some idea of what 
a project of this scale might mean in financial terms, 
the following breakdown has been provided.  If the most 
extensive works were undertaken, this could be in the 
region of £6 million. Clearly, a comprehensive business 
case will be required to make such investment viable. 

Note, the authors are not qualified Quantity Surveyors 
and the figures provided are indications only. These costs 
should not be relied upon for budget planning and we 
would recommend a Quantity Surveyor be appointed to 
give more accurate cost planning advice. 

This breakdown is complemented by some available 
funding streams overleaf. The list is not exhaustive and 
further research is required to assess whether this project 
may be eligible for public sector funding.

Note also, that as a result of the current Covid-19 situation, 
many funding providers are under financial strain which 
may impact the availability of funding in the short to 
medium term.

Conversations with the potential private sector funding 
providers listed will also require a comprehensive business 
case to demonstrate a worthwhile return on investment.

SUMMARY OF INDICATIVE COSTS

External Landscaping Works

3G Rugby pitch      = £800,000

Astroturf hockey pitch     = £800,000

Improving drainage and irrigation for grass pitch  = £175,000

Car parking area = 3,000 sqm
@ £30/sqm      = £90,000

Minimal Clubhouse

Construction Cost (shell works, fit out works, preliminaries & contingency )
Floor area = 749 sqm (see page 16)
@ £3,000/sqm       = £2,247,000

Consultants Fees 
(fees, surveys, reports and the like) 
@ 20%        = £449,400

Enhanced Clubhouse

Construction Cost (shell works, fit out works, preliminaries & contingency )
Floor area = 1,164 sqm (see page 17)
@ £3,000/sqm       = £3,492,000

Consultants Fees 
(fees, surveys, reports and the like) 
@ 20%        = £698,400

Exclusions;
Landscaping
War memorial
Cricket pavilion
VAT (if applicable) @ 20%*
Legal fees

* assuming no charity exemption on VAT
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FUNDING

POTENTIAL FUNDING STREAMS

The project may be eligible for public sector funding at a 
national and regional level as well as through individual 
sports governing bodies. 

National Lottery / Sport England
This project may be eligible for 2 of the 5 funding options 
offered by Sport England;

• Community Asset Fund
• Strategic Facilities Fund

The Community Asset Fund provides £1,000 - £150,000 to 
improve and protect existing sports facilities that support 
the needs of local communities and create a more resilient, 
sustainable, less grant-dependant sport sector. Note, due 
to the Covid-19 situation, Sport England have temporarily 
paused the Community Asset Fund to new applications.  

The Strategic Facilities Fund is not open via an application 
process instead is organised via local authorities and 
Sport England partners, therefore further work would be 
required to confirm the projects eligibility.

Greater London Authority (GLA)
The GLA has numerous funding opportunities. Of particular 
relevance may be the ‘Sport Unites’ fund, the stated aim 
of which is ‘to make London the most active and socially-
integrated city in the world.’

Sports Governing Bodies
The individual governing bodies for sports in England 
organise funding to improve access to their relative 
sports. Elements of this project may be eligible for support 
through;

• The Rugby Football Union (RFU)
• England Hockey 
• The England and Wales Cricket Board (ECB)
• The Football Association (FA)

Croydon Council 
As the local authority with an interest in improving access 
to sport in the borough, Croydon Council may wish to 
hold some stake in the project. This may be particularly 
attractive if the project can be seen to improve access to 
sport for young people, the elderly, those with disabilities 
or individuals from disadvantaged communities.

Whitgift School / The John Whitgift Foundation 
As major local stakeholders with direct links to Old 
Whitgiftians and the Old Whits, the School and Foundation 
may have an interest in contributing to any development in 
return for use of the site and facilities.

Private Donations
With a global alumni network, positioning the project as 
providing a state of the art hub for the alumni network may 
benefit in donations or bequests from Old Whitgiftians. 
Of particular interest may be the offer of naming rights to 
spaces within the new clubhouse. 

Crowd funding
Similarly, low level grass-roots funding may be achievable 
from members, alumni and the local community. For 
example at Yorkshire Sculpture Park, money has been 
raised in return for a cast of the names of small donors 
on a ‘walk of art’ which part funded the construction of a 
Visitor Centre. A similar approach could be adopted for a 
‘path of remembrance’ to the new clubhouse.

Community Shares, Community Asset Fund
Alternatively, dependant on the business case which 
develops, community shares or other financial products 
may be offered. Successful models should be found and 
appraised and sound financial advice sought in structuring 
such a product. 

Joint Ventures
Beyond local authority and other institutional joint 
ventures, there may be interest in a similar offer with a 
private company.

In the development of this report, it has been discussed 
whether some form of ‘enabling development’ would 
be a suitable approach to funding. It was decided that 
commercially developing the site as residential use at the 
expense of sporting use is not an appropriate future for 
the site. The opportunity to feedback on this decision is 
provided in the consultation questionnaire. 

To navigate the complex web of financial support which 
exists, it may be cost effective to seek advice from a 
fund raising consultant to make the most of fund raising 
opportunities available.

the ‘walk of art’ at the entrance to Yorkshire Sculpture Park
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EXAMPLE PROJECTS

The following pages document some relevant precedent 
projects which may begin to represent in a more tangible 
way, what could be achieved at Croham Road. 

After a fire destroyed the Old Reigatians clubhouse 
in 2014, the club has since managed to refurbish the 
clubhouse providing a Club Room and viewing terrace 
overlooking the first team pitch. Further facilities include 
membership areas, bars and updated changing facilities.

As a local club, many stakeholders will be aware of this 
project and the successful viewing experience it offers 
visitors. The clubroom is a particularly well used space and 
a popular option for functions within the local community. 

OLD REIGATIANS RFC, REIGATE ARCHITECTS
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EXAMPLE PROJECTS

Following a flood damaged predecessor this cricket 
clubhouse in Dublin incorporates a flood protection 
strategy using waterproof concrete around the 
perimeter creating state of the art facilities for their 
membership. 

The entrance portico is located so as to frame the 
cricket square on approach and give a sense of arrival 
to the clubhouse. 

The main club room and bar overlooks the main playing 
surface with a covered viewing terrace with level access. 
This allows inclusive access for those in wheelchairs 
or less steady on their feet. This fosters the ability for 
young and old generations to come together through 
the shared experience of sport - a primary aim of the 
Old Whits project. 

The threshold between club room and the playing 
surface is organised to allow for multiple seating 
and viewing opportunities creating an uplifting and 
engaging viewing experience.

The interiors achieve a domestic and comfortable 
atmosphere but do so with a contemporary palette of 
materials which is not only cost effective but appeals to 
both young and old users.

MERRION CRICKET CLUB, TAKA
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EXAMPLE PROJECTS

Teddington Cricket Club has existed on its current site in 
Bushy Park since 1863. The new building replaces the two 
(temporary) Nissen huts which served as the clubhouse 
since 1947.

Doubling the previous accommodation, the structure 
maintains a discreet presence in the Grade 1 listed park. 
The re-sited pavilion includes four new changing rooms, 
two large social spaces and a roof terrace. The ‘L’ shaped 
form provides views to both the pitches and across the 
park, whilst shielding the back of house areas from public 
view.

The project is set to attain a BREEAM ‘Excellent’ 
environmental performance rating and utilises modern 
timber SIP construction method to provide a sustainable 
building and keep the running costs low. The building 
also features a ground source heat pump, heat recovery 
ventilation, underfloor heating, a biodiverse roof and a 
32,000 litre rainwater harvesting tank.

Sensitive landscape works, including arboricultural and 
ecological enhancements have been integrated into the 
proposals and will help to minimise the impact of the 
scheme on the park which is designated a Site of Special 
Scientific Interest.

TEDDINGTON CRICKET CLUB, REED WATTS
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Sketch view on the approach up Croham Road showing a clubhouse located on the ‘corner’ site Existing view

With the provocation of these exemplary precedent 
projects, the following sketch views illustrate what may 
be achieved with siting a clubhouse building in the two 
favoured locations.

The first view illustrates a clubhouse sited on the ‘corner’ 
site. On the approach from South Croydon station up 
Croham Road, the building could strike an authoritative 
figure on the corner site and create a striking identity for 
the club and a presence in the community. 

A wide opening with a direct view through to a viewing 
terrace beyond could draw a passing visitor to the exciting 
prospect of live sport. 

Changing spaces could be located on the level below 
street level closest to the playing surface utilising the 
natural topography of the site. Offices or function rooms 
could be located at first floor.

SUMMARY

CORNER SITE VIEW
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Existing view

The adjacent sketch views illustrate what may be possible 
when siting a building on the ‘centre’ site. The view is taken 
from a proposed ‘path of remembrance’ bringing visitors 
from a members/spectators car-park to the pitches 
and clubhouse. Alternative accessible parking could be 
provided adjacent to the clubhouse.

The clubhouse could use the topography of the site to 
provide changing rooms at pitch level. The first floor 
could accommodate the club rooms with level access to a 
viewing terrace overlooking pitches to both the east and 
west. 

A clubhouse in this location has the opportunity to be a 
more subtle addition to the site, making the most of the 
beautiful setting.

Sketch view from a ‘path of remembrance’ with a memorial and playing surface in the foreground and a clubhouse beyond

SUMMARY

CENTRE SITE VIEW
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6. Of the clubhouse location options on page 18 and 19, which do you prefer? 
 
 Corner Site 
 Existing Site 
 Centre site 
  

Comments : 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
 
 
7. Do you support the use of all-weather pitches at Old Whits in order to maximise the use of the site? 
 
 Yes 
 No 

 
Please express any concerns: 

............................................................................................................................................................

............................................................................................................................................................

............................................................................................................................................................ 

............................................................................................................................................................ 

............................................................................................................................................................ 
 
 
8. Given your answers above, which of the site layout options on page 20 - 22 do you prefer?  
 
 Natural grass pitches only 
 Artificial pitches – clubhouse at corner site  
 Artificial pitches – clubhouse at centre site 
 None/Other – please specify: ............................................................................................................ 
  

Comments: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
............................................................................................................................................................ 
 
 
9. Looking at the fundraising options presented on page 24 - do you have any further fundraising ideas which have been 
overlooked or which should be explored?  
  

Comments: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
 
 
10. Do you know of any other local community clubs which have undertaken or are undertaking similar projects which should be 
considered as suitable exemplars? 
  

Comments: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 

 
 
 

 
 

 
 
 

 
Old Whits – Site and Clubhouse Consultation Report  
Appendix IV – Public Consultation Questionnaire; 
 
 
1.  What best describes you? Please tick more than one box. 
 

Whitgift Sports Club Member  
    OWRFC 
    OWCC 
    OWAFC 
    COWHC 
    WSC Social member 
 Whitgift School alumni 
 Whitgift School current pupil / parent 
 Local Resident 
 Other – please specify: ............................................................................................................ 
 
 
2. Which sports would you like to see provided for at Old Whits? Please tick more than one box. 
 
 Rugby 
 Cricket 
 Hockey 
 Football 
 Other – please specify: ............................................................................................................ 
 
 
3. Do you support the principle of developing Old Whits as a community sports facility? 
 
 Yes 
 No    
  

Please express any concerns: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
   
 
4. Do you support the principle of developing Old Whits for another use (eg. a residential development) with a sports facility 
provided elsewhere in the local area? 
 
 No, I support sports use only at Old Whits  
 Yes, I support alternative uses at Old Whits 
 I am happy with either / indifferent 
 Other – please specify: ............................................................................................................ 
 
 
5. Of the ‘programme options’ shown on page 16 and 17, which do you prefer? 
 
 Minimal  
 Enhanced 
 Comments or additions – please specify: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................
............................................................................................................................................................ 
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In order to make the most of this consultation report, the 
opportunity to feedback on the contents is provided in 
the adjacent questionnaire.

The following questions form the basis of feedback for 
the consultation exercise and are provided in printable 
and editable format in Appendix IV. The opportunity for 
further consultation will be provided in due course.

As much detail as possible in the responses will allow the 
views of stakeholders to be fully interpreted.

CONSULTATION

QUESTIONNAIRE 

 
 
 
 
 
 
11. Do you have any other concerns about any of the contents in this report? If so, what are they? Please be as specific as you 
can. 
  

Comments: 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
............................................................................................................................................................
............................................................................................................................................................
............................................................................................................................................................ 
............................................................................................................................................................ 
 
 
12. Would you like to be kept informed of the development of these proposals? If so, please provide your contact details below.  
  
 
 Name  ............................................................................................................................................................ 
  

 
Email  ............................................................................................................................................................ 
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Feilden Fowles is an engaged and dynamic architectural 
practice, proud to be working on diverse, exciting 
commissions for ambitious clients. Our work within the 
Arts & Culture, Education, Workplace, Heritage and 
Community sectors has allowed us to develop a reputation 
for delivering exemplary social and environmental projects, 
often in highly sensitive and challenging contexts. 

Our values surrounding simple, high-quality materials; a 
love of craft; and desire to deliver our designs as fully-
constructed buildings are what founded our practice and 
continue to inform our approach today. 

Our team, clients and projects have all been recipients of 
numerous accolades and prestigious industry awards. Our 
work is widely published in national and international 
press. 

The practice was established by Fergus Feilden and 
Edmund Fowles in 2009 and was named BD’s ‘Young 
Architect of the Year’ in 2016. 

FEILDEN FOWLES ARCHITECTS

PROFILE

Waterloo City Farm and Feilden Fowles’ Studio, Feilden Fowles Architects

Yorkshire Sculpture Park, Feilden Fowles Architects

Carlisle Cathedral Fratry, Feilden Fowles Architects

Carlisle Cathedral Fratry, Feilden Fowles Architects

Yorkshire Sculpture Park, Feilden Fowles Architects

Yorkshire Sculpture Park, Feilden Fowles Architects

“Feilden Fowles’ buildings look both confident 
and thoughtful. They have an air of  calm 
enthusiasm and ambition.”
Rowan Moore, The Observer 
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Nick Crane 
Architect
BSc (Hons) DipArch ARB
 
Nick joined Feilden Fowles in 2016 after completing his 
architectural training in London. Prior to joining Feilden 
Fowles, Nick worked at Feilden Clegg Bradley Studios in 
Bath, fostering an interest in environmental responsibility 
in design.

Nick is currently leading our work at Fountains Abbey 
and Studley Royal with the National Trust, developing 
a good working relationship with the large project and 
consultant team. Nick is also leading our work for a 
community teaching space in Brockwell Park. Previously, 
Nick played a lead role working with the motorway services 
business Westmorland on the masterplan at Tebay and the 
refurbishment of Cairn Lodge. 

Nick has also been assisting with the strategic masterplan 
for an outdoor education college at Capel Manor, Crystal 
Palace and the technical design for a new dining hall at 
Homerton College, Cambridge.

Nick joined Feilden Fowles after completing his 
postgraduate studies at The Cass School of Art, 
Architecture and Design. Previously Nick studied at the 
University of Bath, graduating with a First Class Honours 
degree including an Erasmus year at the Technische 
University München in Germany. In 2013, Nick  qualified as 
a Passivhaus designer.

Nick is an Old Whitgiftian, leaving the school in 2008. He is 
involved with the OW network as a trustee of the Whitgiftian 
Benevolent Society and advising Old Whitgiftians on 
careers in architecture and construction through the 
annual careers convention. Nick is a keen sportsman and 
has previously played for both OWRFC and OWHC.

Fergus Feilden
Director
MA (Cantab) MA RCA ARB RIBA

Having met as students at the University of Cambridge, 
Fergus founded Feilden Fowles with Edmund Fowles in 
2009. As a practice they have worked with a number of 
high profile clients, across a range of sectors, including 
The National Trust, TfL, Oxford and Cambridge Universities. 

Since being named Young Architects of the Year in 2016 
in recognition of their work and expertise across sectors 
including education, arts, workplace, master planning and 
heritage, the practice has continued to grow and complete 
award winning projects.

Fergus has led on a number of the practice’s significant 
projects including the recently completed visitor’s centre 
and gallery at Yorkshire Sculpture Park as well as delivery 
of the masterplan at Ralph Allen School. Fergus’ passion 
for education work has been a key driver behind Feilden 
Fowles’ work at Waterloo City Farm where, alongside two 
charities, construction of animal pens, a rentable barn and 
Feilden Fowles’ own timber frame studio building have 
created a financially sustainable resource for the local 
community. The project received a regional RIBA award in 
2018.   

Fergus also oversaw the practice’s work at Carlisle 
Cathedral, a Scheduled Ancient Monument, in the creation 
of their first new building for over 300 years. This project 
creates a new café, education space and accessible visitor 
entrance, as well as a sensitive refurbishment of existing 
spaces within the Cathedral.

Fergus is a visiting critic and lecturer at Bath University 
and a panel member of the Queen Elizabeth Olympic Park 
Quality Review Panel.

Outside of architecture, Fergus has a passion for the 
outdoors and enjoys cycling, making and forestry. He grew 
up playing rugby in Bath where he now lives with his young 
family.

FEILDEN FOWLES ARCHITECTS

PEOPLE

Feilden Fowles Architects 33 /35





APPENDICES

Appendix I: Condition Report by Avison Young, Feb 2020

Appendix II: Sport England Design Guidance

Appendix III: Drawing Set

Appendix IV: Consultation Questionnaire

Feilden Fowles Architects 35 /35
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1. Scope of Instruction and Brief 

1.1 In accordance with your recent instructions, we have carried out an inspection of Whitgift Sports 

Club, 23 Crowham Manor Road, South Croydon CR2 7BG in order to advise on the forms of 

construction and current condition.  

1.2 Our report has been prepared in order to establish the extent of works required to put the 

property into repair. We understand that you intend to assess whether these works should be 

undertaken or whether to progress with a more extensive redevelopment. Our report therefore 

concentrates on the general standard and condition of the building and any principal defects or 

shortcomings which will require remediating.  

1.3 We are not instructed to appoint specialist consulting engineers to inspect the mechanical, 

electrical and public health services installations. Our building surveyors have undertaken a visual 

inspection to identify the services present and record the principle concerns. 

1.4 We have not undertaken a Phase 1 Environmental Audit. However, where further investigation or 

testing is deemed necessary, this has been recommended. 

1.5 We have been provided with the following documentation relating to the property which has 

been considered in the preparation of this report:- 

• Drawing OW/80/2a2 – Proposed Alterations dated 26 November 1980; 

• Drawing OW/80/5 – Plan as Proposed (Proposed Alterations); 

• Whitgift Sports Club Fire Evacuation Plan; 

• Fire Risk Assessment by Royal Bank of Scotland Mentor Services dated 28 January 2018; 

• Fire Risk Assessment Review by NatWest Mentor Services dated 21 January 2020; 

• Asbestos Survey Report (Type 2) by Appleby Petfield dated June 2007; 

• Gas Safety Record by British Gas dated 2 December 2019; and 

• Domestic Electrical Installation Condition Report dated 3 December 2019. 

1.6 Please refer to our standard Terms of Appointment which are included at Appendix C. 
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2. Brief Property Description 

2.1 Site/location/age/use/surroundings – Whitgift Sport Club comprises a single storey building 

located within the Old Whitgifian Rugby Football Grounds, accessed via Crowham Manor Road. 

The building is located adjacent the site boundary to the south of the playing fields. The site is 

located south east of South Croydon Train Station and the south of the A232. The site is bounded 

by a combination of residential dwellings, Croham Hurst Golf Club and Rutherford School. The 

building is used as a sports club facility and as a function hall for external events, providing a 

function room, changing facilities, commercial kitchen and bar areas. We understand that the 

property has been extended historically and that therefore, different sections of the building are 

of different ages and constructions.  

2.2 Ownership – We understand that the Whitgiftian Association are the freeholders and that the 

grounds and the Whitgift Sports Club are leased to the Whitgiftian Sports Club Limited. The lease 

will expire on 31 March 2034.  

 

 
2.3 Structure and Floors – The property is of single storey construction comprising masonry walls and a 

combination of suspended and ground bearing concrete floors. The foundations were not visible 
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during the inspection however we anticipate that for a building of this construction they would 

constitute a combination of concrete pad and strip foundations.  

2.4 Roofs and Rainwater Goods – The building is provided with a combination of pitched and flat 

roofs. The pitched roofs comprise a timber structure weathered with artificial asbestos slates and 

ridge tiles, lead valley gutters and painted timber fascias and soffits. The flat roofs are weathered 

in combination of bitumen mineral felt and single ply roofing membrane. The bitumen mineral felt 

roofs have been over-coated with a liquid applied product in more recent years and the section 

used as a roof terrace is provided with anti-slip mesh. The roofs are provided with a number of 

metal framed, Georgian wired glass roof lanterns. The porch to the main entrance is provided 

with a flat roof however has not been inspected due to restricted access. The rainwater goods 

comprise a combination of painted cast iron and UPVC gutters and downpipes, discharging to 

underground drainage.  

2.5 Elevations/Windows/Doors – The elevations comprise loadbearing cavity brickwork walls with a 

painted finish. The windows are a combination of single and double glazed casements of UPVC, 

aluminium or ‘crittal’ style frames and provided with painted clay, concrete or UPVC sills. Painted 

security bars are provided internally to the office window. A number of the windows are provided 

with Georgian wired glass. External doors are generally painted timber, a number of which 

incorporate vision panels or glazing panes. The main entrance door is painted timber with 

Georgian wired glazing. 

2.6 Internal Configuration – Internally, the property is subdivided to provide function/meeting rooms, 

bar areas, commercial kitchen, changing facilities, WCs, shower facilities, office area and 

ancillary storage.  

2.7 Internal Finishes and fit out – Internal finishes generally comprise a combination of painted 

plastered and textured finishes to ceilings. Wall finishes are a combination of painted plastered, 

exposed/painted masonry and wall tiled finishes. Painted timber skirting is provided to a number 

of areas. The floor finishes are a combination of tiled, timber, vinyl and carpet. Although a number 

of areas appear to have been recently refurbished including the Brodie Room (main function 

room) and the commercial kitchen, the finishes/fit out is generally tired but functional. The WCs, 

changing rooms and shower facilities are relatively basic in nature.  

2.8 Welfare Accommodation – Male, Female and Accessible WCs are accessed from the main 

entrance lobby. Additional Male WCs are provided adjacent the shower facilities. A single WC is 

provided adjacent the commercial kitchen for staff use. The WCs throughout are provided with a 

combination of vitreous ceramic and stainless steel sanitaryware. The accessible WC is provided 

with a visual beacon externally.  
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2.9 MEP Services –  

The water stopcock and the incoming electrical supply is located within the manager’s office, 

adjacent the main entrance. The gas cut off valve is located within the accessible WC. 

Lighting is provided by a combination of strip lighting, downlights, spot lights and wall lights. 

Lighting control are mostly by switch, with the exception of the shower facilities which are 

controlled by PIR. A number of fitting appear to be emergency lighting. External lighting is also 

provided at fascia level. Power is provided via wall mounted sockets and trunking. CCTV and 

security system are provided throughout.  

No automatic fire alarm system is provided to the property. A claxon is currently utilised in order to 

raise the alarm.  

Historic and current cold water storage tanks are located within the roof void and hot water 

storage tanks are located within the Boiler Room. Redundant hot water tanks are also located 

behind a plasterboard partition within the Boiler Room.  

The building is provided with a combination of gas powered central heating via new combination 

boilers and perimeter wall mounted radiators, and electrical heating. The boilers were installed in 

the Boiler Room in 2018, with the exception of an existing boiler located in the commercial 

kitchen. No heating is provided to the changing areas, shower facilities and the WCs adjacent 

the shower facilities.   

Ventilation and cooling is provided by openable windows and roof lanterns, with the exception of 

a large gas powered commercial ventilation system provided to the commercial kitchen, extract 

to the WC adjacent the kitchen/accessible WC and small extract to the shower facilities. No 

ventilation is provided to the WCs or changing facilities. A cellar cooler is provided within the Bar 

Store.  
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3. Key Findings 

3.1 We set out below a summary of our principal observations categorised using the following risk 

rating/criticality indicator: 

 High Risk - critical compliance issues and significant or structural defects 
requiring urgent resolution  

 Medium Risk – non-critical compliance issues and significant defects to be 
addressed within an appropriate timescale 

 Low Risk - for information/routine maintenance and repair items to be 
addressed within a 10 year timeframe. 

 
 

 Structure and Fabric Risk Rating 

Roofs and Rainwater Goods 

3.2  The pitched roofs generally appear in reasonable to poor condition. Although 

the ridge line appears sound with no visible structural defects, a number of slates 

have slipped and/or are damaged. Vegetation growth is extensive throughout. 

We understand that a package of slate replacement works have been 

undertaken recently however given the proximity of the building to the sports 

pitches, further slates have been damaged. Slate replacement will be an on-

going maintenance issue.  

 

3.3  The Asbestos Survey Report (Type 2) by Appleby Petfield outlines that the slates 

are Asbestos Containing Materials (ACMs). The continued damage of these tiles 

will result in the release of fibres into the atmosphere. The proximity of these slates 

to the area of flat roof being utilised as a roof terrace poses a risk to users.   

 

3.4  A drop to the slate line, located to the front pitch to the roof above the main 

entrance, is indicative of damaged battens within the roof structure. These will 

require replacement as part of roof refurbishment works.  

 

3.5  Generally, the covering to the pitched roofs is deteriorating. We anticipate that 

full replacement will be required in the medium to long term.  

 

3.6  The lead valley gutters appear in reasonable condition however we anticipate 

that the lead will be reaching the end of its design life and will require 

replacement in the medium term to long term.   
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 Structure and Fabric Risk Rating 

3.7  The masonry chimney provided to the central pitched roof is generally in 

reasonable to poor condition. The masonry is cracked at high level with 

degraded pointing throughout. The chimney should be overhauled during the 

roof refurbishment works. 

 

3.8  Given the coatings and mesh provided to the bitumen mineral felt flat roofs, our 

inspection of these areas were restricted. We have not been provided with a 

copy of any warranties or guarantees obtained for these works. Localised 

ponding and vegetation growth were noted to the flat roofs and should be 

cleaned/cleared as part of cyclical maintenance. 

 

3.9  The concrete coping stones provided throughout are in reasonable condition, 

with localised impact damage and vegetation growth. These will need to be 

cleaned and re-bedded in the medium term. 

 

3.10  The flat roof located to the elevation facing the sport pitches are utilised as a 

roof terrace. We recommend that a structural assessment of the roof is 

undertaken to establish whether it has sufficient bearing capacity to be utilised 

as such. The roof terrace should not be used until this assessment is completed.  

 

3.11  In addition, the edge protection provided to the flat roof utilised as a roof 

terrace does not have a middle rail, leaving a large void between the top and 

bottom rail. This is not compliant and should be replaced in the immediate term 

to prevent accident or injury. To prevent access onto the pitches or to the small 

front roof to the flank elevation by users, the edge protection should extent 

around the perimeter of the flat roof. Given the roof’s use, we recommend that 

the edge protection be solid, at least to the lower portion, to prevent falling 

objects.  

 

3.12  The roof used as a terrace is accessible via a single staircase, which forms the 

only means of escape from this area. To comply with the building regulations 

regarding means of escape, we would typically expect the number of people 

using this area at one time would need to be restricted. The means of escape 

arrangement including the staircase itself should be reviewed by Building Control 

to ensure compliance with the building regulations.     
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 Structure and Fabric Risk Rating 

3.13  A number of small planters are provided adjacent the outlets to the 

hoppers/downpipes to the roof terrace, which may be preventing the flat roof 

from draining. We recommend that these are relocated.    

 

3.14  We understand that the flat roof spanning from the rear to the flank (adjacent 

site boundary) side of the property have been over-covered with a single ply 

membrane in recent years. We have not been provided with a copy of any 

warranties or guarantees obtained for these works. Our view of the roof was 

limited from ground level however note that the roof is covered with vegetation 

and ponding. We anticipate that the single-ply membrane will reach the end of 

its design life in the long term. It is therefore likely that the roof covering will 

require replacement.  

 

3.15  The roof lanterns provided to the above flat roof are generally in poor condition, 

with frames, corroded frames and damaged glazing. The roof lanterns will 

require overhaul/replacement in the short.  

 

3.16  The flat roof to the porch to the main entrance has not been inspected due to 

restricted access. The metal capping to the perimeter of the porch roof structure 

is bowing and the painted finish is delaminating. In line with other 

recommendations, we anticipate that the covering will require replacement and 

the capping issue addressed in the medium to long term.   

 

3.17  The timber soffits and fascias are generally in poor condition with delaminating 

paintwork, blown finishes, de-bonding and saturated timber and corroded 

fixings. The vents provided intermittently are blocked and/or damaged. A 

significant proportion of the soffits/fascias will require replacement in the short to 

medium term.  

 

3.18  The front fascia panel to the porch to the main entrance appears to have been 

recently replaced and is in good condition. The timber panelling to the gable 

end (facing the sports pitches) is generally in reasonable condition and will 

require cyclical redecoration. 

 

3.19  The UPVC gutters and downpipes appear in generally reasonable to poor 

condition. A number of gutter runs are inadequately fixed and/or leaking. The 

gutters and downpipes should be overhauled in the short term.  
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 Structure and Fabric Risk Rating 

3.20  A number of gutters/downpipes appear shallow considering the area of the roof 

they are draining and a proportion do not appear to have adequate falls. This 

should be assessed and runs replaced as necessary.  

 

3.21  The cast iron downpipes appear in reasonable condition and should be 

redecorated as part of cyclical decorations. 

 

Elevations/Windows/Doors 

3.22  The masonry elevations and main entrance porch appear generally in 

reasonable condition, albeit a significant proportion is concealed by paint 

finishes. A number of redundant fixings/fixing holes, degraded pointing and 

localised areas of blown, crumbling masonry are apparent. Vegetation growth 

was noted to the porch masonry. These issues should be addressed in the short to 

medium term. 

 

3.23  An area of masonry has been removed beneath the manager’s officer and 

currently weathered with timber boarding. This should be removed and the 

opening adequately weathered. 

 

3.24  Cracking was noted to the flank elevation (facing the sports pitch) running from 

high to low level. We anticipate that this is caused by differential movement 

between two parts of the building constructed at different times. This should be 

monitored to establish whether this movement is active. 

 

3.25  Cracking was also noted adjacent a hopper to the flank elevation facing the 

sports pitch. This should be monitored to establish whether this movement is 

active. 

 

3.26  The masonry adjacent the external water tap is covered in efflorescence. The 

masonry should be brushed free of deposits and staining. The tap route should 

be altered to minimise the splash-back to the elevation.  

 

3.27  The air bricks provided to the elevations should be cleared of any debris.  
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 Structure and Fabric Risk Rating 

3.28  The painted finishes to the masonry is bubbling with hairline cracking noted 

throughout. It appears as through the painted finishes have been over-painted 

on numerous occasions. The layers of paintworks should be removed/adequate 

preparation should be undertaken prior to decoration to encourage a smoother 

finish. The masonry should be redecorated in the medium term.  

 

3.29  The painted metal ‘crittal’ style windows appear in reasonable condition, 

commensurate with their age. We noted localised areas of decayed putty. A 

proportion of the Georgian wired glass is damaged will need to be replaced in 

the short term. We anticipate that a package of overhaul works and 

redecoration will be required in the medium to long term. 

 

3.30  The double glazed UPVC windows are in reasonable condition. We noted 

discoloured frames and localised receding gaskets/seals. We anticipate that the 

windows are reaching the end of their anticipated design life however appear 

serviceable at this time. Full replacement of these windows may be required in 

the long term. 

 

3.31  The single glazed aluminium sliding sash windows with painted timber frame are 

generally in poor condition. The timber frames are in poor condition, the 

gaskets/sealant have receded and a proportion of the aluminium casement is 

warped. We anticipate that this installation has reached the end of its 

anticipated design life and the windows will require replacement in the short 

term.  

 

3.32  The clay tile sills are generally in reasonable condition, with localised impact 

damage. The concrete and UPVC sills are generally in reasonable condition. The 

sills should be repaired. Those sills currently decorated will require redecoration as 

part of cyclical decoration.  

 

3.33  The main entrance door is in reasonable condition and is likely to require 

overhaul in the medium to long term.  

 

3.34  The painted timber doors incorporating glazed panels are in poor condition. A 

proportion of the timber members are decayed, sections of the timber rails are 

missing, the locks have been core drilled and a number of the glazing panels are 

damaged. The doors will require overhaul in the short term. 
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 Structure and Fabric Risk Rating 

3.35  The painted timber doors are generally in reasonable condition and will require 

redecoration on a cyclical basis. 

 

Internal Finishes and Fit Out  

3.36  We noted that services penetrations and ducting throughout are missing/or are 

inadequately provided with fire stopping. This should be addressed in the short 

term.  

 

3.37  The internal window between Changing Room 2 and the adjacent First Aid room 

is damaged, with broken glazing. This will require overhaul in the medium term.  

 

3.38  The fire place within the Brodie Room corresponding to the central chimney 

appears to have been blocked up, however no ventilation is provided to the 

chimney breast. To avoid moisture related issues, vents should be provided. 

 

3.39  The condition of the ceiling finishes varies throughout. A number of areas 

provided with painted plastered finishes such as the Brodie Room and Entrance 

Lobby are in good condition, with only minor damaged noted. We anticipate 

that a package of redecoration works will be required in the medium term.   

 

3.40  Water ingress was noted to Changing Room 4, where the ceiling finishes have 

delaminated. We anticipate that the leak itself has been addressed by the works 

undertaken to the flat roof, therefore the ceiling finishes should be repaired.  

 

3.41  The textured ceilings to areas such as the WCs, kitchen store are in reasonable to 

poor condition with blown and peeling finishes. We note that the textured ceiling 

finishes are ACMs and therefore the damaged finishes should be encapsulated 

or removed accordingly in the immediate term.  

 

3.42  The insulation board ceiling to the players bar is in reasonable condition. We 

note that this is an ACM and should be managed as required.   

 

3.43  A number of redundant fixing holes, hairline cracking and impact damage were 

noted to finishes throughout and should be filled as part of cyclical redecoration 

works. 
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 Structure and Fabric Risk Rating 

3.44  Localised areas of staining and black mould growth were noted to the painted 

plastered external wall finishes in areas such as the WCs, the Brodie Room and 

the Marlar Room. We anticipate that this is due to heating and inadequate 

ventilation in these areas. The mould should be cleaned.  

 

3.45  Staining to the central columns within the Brodie Room are indicative of a water 

ingress issue. It is not clear whether this is on-gong however may have been 

addressed by the roof remedial works. If so, these areas should be addressed as 

part of cyclical redecoration.  

 

3.46  The wall finishes within the WCs adjacent the showers are stained, blown and 

saturated at low level. This may be indicative of water ingress from the adjacent 

shower room and should be investigated, with subsequent remedial works 

undertaken.  

 

3.47  The wall tiling provided to the WCs and shower areas are in reasonable to poor 

condition, with a proportion damaged or missing. The tiled finishes will require 

overhaul including replacement of missing, re-grouting and deep cleaning in the 

short term.  

 

3.48  The wood panelling provided to the members’ areas and bars is commensurate 

with its age being worn in places. This will require treating in short to medium term 

to preserve.  

 

3.49  The painted timber doors and painted timber doors incorporating glazing are 

generally in reasonable condition throughout. These will require decoration as 

part of cyclical redecoration works.  

 

3.50  The tiles to the entrance lobby are in reasonable condition, with localised areas 

of worn tiles and grout. This should be addressed in the medium term.  

 

3.51  The vinyl floor finishes are generally in poor condition and will require 

replacement in the short term. 

 

3.52  The carpet tiles and timber floor boards provided to areas such as the Brodie 

Room and Kitchen Store are in poor condition. The broadloom carpet provided 

elsewhere is in generally reasonable condition with localised worn areas. These 

will require replacement in the short to medium term.  
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 Structure and Fabric Risk Rating 

3.53  The parquet flooring provided to a number of the changing rooms appears in 

poor condition, with worn areas and scuff marks. This will require overhaul in 

order to preserve in the short term.   

 

3.54  The finishes to the exposed concrete slab to the bar store are worn and should 

be repainted in the short term.  

 

3.55  Although functional, the WCs throughout are tired and basic in nature. The 

cubicles to the Female WCs are 0.7m in width, which is generally narrower than 

we would typically expect. The existing WCs could be repaired and maintained 

in their current condition however we anticipate that the WCs will require more 

significant refurbishment and modernisation works.   

 

3.56  We understand that the commercial kitchen is a relatively recent installation and 

appears functional. 

 

3.57  The bar areas are traditional in finish, commensurate with their age and in 

reasonable condition. The bar serving areas appear compact but functional 

and provided with a kitchen area.  

 

3.58  The changing rooms and shower facilities are tired and outdated. They are 

generally in poor condition and will require modernisation works in the short to 

medium term.  

 

External Areas 

3.59  The large timber gate provided adjacent the main entrance appears in 

generally reasonable condition. The vegetation growth should be brushed from 

the surface and localised splice repairs undertaken to the localised timber 

decay in the short term to medium term. 

 

3.60  The timber fence provided to the boundary wall is covered with vegetation both 

from the site and adjoining property. This should be maintained.  

 

3.61  The stairs to the main entrance have a clear width of 2.6m and should therefore 

be provided with a central handrail under Building Regulations. Although not 

retrospective, we would recommend that this is installed for user safety.  
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 Structure and Fabric Risk Rating 

3.62  A proportion of the rendered finish to the low level masonry enclosure to the 

external steps (located to the flank elevation facing the sports pitches) has 

become detached. We anticipate that this issue will become progressively 

worse and therefore the render should be replaced and redecorated in the 

short term.  

 

3.63  The painted concrete coping stones to flank elevation steps are generally sound 

however will require redecoration. 

 

3.64  Localised minor corrosion was noted to the painted metal handrail to both the 

main entrance stairs and the flank elevation stairs which should be treated and 

redecorated in the medium term.  

 

3.65  The concrete paving slabs to the main entrance steps are in reasonable 

condition with localised impact damage noted. Hairline cracking was noted to 

the external steps and hardstanding to the flank elevation (facing the sports 

pitches). These areas should be repaired and the worn paintwork nosing should 

be redecorated in the short to medium term.  

 

3.66  The external metal staircase accessing the roof (used as a terrace) is generally in 

reasonable condition, with localised areas of corrosion present. Both the painted 

metal gate and timber fencing are in reasonable condition. The staircase and 

associated members should be treated and redecorated as part of cyclical 

maintenance. 

 

3.67  A mono-pitched structure is provided to the flank wall adjacent the boundary, 

comprising a timber frame and polycarbonate roof. The timber fencing mounted 

to the boundary wall is in reasonable condition. These generally appear in 

reasonable condition however the roof will require clearing of vegetation from 

the adjoining property’s trees.  

 

3.68  The concrete paving externally is in reasonable condition and will require 

cleaning and localised relaying of paviours on a cyclical basis.  

 

3.69  The tarmacadam to the car park is in reasonable to poor condition, with a 

number of areas affected by tree roots. The demarcations will require repainting 

in the short to medium term.  
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 Structure and Fabric Risk Rating 

3.70  We understand the possible intention to remove the trees to the site boundary 

(adjacent the car park). The trees impact the soil water levels and therefore 

removing these is likely to impact ground levels and the adjoining property. 

Expert advice should be obtained prior to undertaking any works.  
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 Engineering Services Risk Rating 

3.71  Domestic Electrical Installation Condition Report dated 3 December 2019 records 

that the system is in satisfactory condition. 
 

3.72  A number of external lights are provided throughout the building. It is not clear 

whether these are operational or utilised. A number of these lights are fixed within 

the saturated soffit boards to the perimeter and should be tested to ensure safe 

before use. Dependent on your requirements in relation to external lighting, we 

anticipate that a proportion will require replacement in the medium term.  

 

3.73  The strip, spot and downlights provided throughout appear to be operational. A 

number of emergency lights were indicating a fault via red LED indicators. This 

should be remediated in the short term.  

 

3.74  Although a claxon system is utilised at present, we recommend that a compliant 

automatic fire alarm system is installed in the immediate term.  

 

3.75  The modern CCTV, sound and security systems provided appear to be 

operational and will be subject to on-going maintenance.  

 

3.76  The Gas Safety Record by British Gas dated 2 December 2019 outlines that the 

gas installations in the building are in fair/good condition. The recommendations 

within the report should be actioned. 

 

3.77  A proportion of the building, including the changing facilities, is not provided with 

any heating. Areas such as the WCs are heating by a single wall mounted 

radiator, which does not appear sufficient given the apparent temperature in 

the room. Although a number of more modern radiators are installed, a number 

of radiators are low level cast iron installation. We therefore anticipate that a 

package of works will be required to provide heating to these areas.  

 

3.78  We understand that the Legionnaires testing is due to be undertaken following 

the replacement of the cold water tanks located within the roof void. These 

replacement works and testing should be undertaken in the immediate term.  
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 Engineering Services Risk Rating 

3.79  No mechanical ventilation or air conditioning is provided to the property, with 

the exception of the extraction system provided to the commercial kitchen, the 

WC adjacent the kitchen and small vent to the shower facilities. Given its use, we 

anticipate that the building is inadequately ventilated. We would expect areas 

such as the WCs, changing and shower facilities to be provided with suitable 

ventilation. Ventilation should be provided to these areas.  

 

3.80  Fridges are located externally within the mono—pitched enclosure however the 

appliances and associated services appear mostly exposed to the elements. 

These appliances should ideally be utilised inside the property and we 

recommend that they are relocated.  

 

3.81  We understand that the underground drainage is regularly impacted by the trees 

located on site. These should be cleared and repaired as required.  

 

   

 Deleterious Materials Risk Rating 

3.82  A Type 2 Asbestos Survey Report dated June 2007 has been provided for review.   

3.83  We note that a number of Asbestos Containing Materials (ACMs) were identified 

including to the textured ceilings finishes to the WCs/Office, insulation board 

ceiling tile to players bar, adhesive to vinyl floor finishes within changing room 1 

and to the roof tiles.  

 

3.84  We were advised on site that the ceiling tiles to the shower facilities are ACMs. 

Given the humid atmosphere, we anticipate that the prospect of deterioration is 

great and therefore these should be removed in the immediate term.  

 

3.85  The ACMs within the building should be regularly inspected and managed 

accordingly.  

 

3.86  A Refurbishment and Demolition Asbestos Survey should be undertaken prior to 

commencement of any works.  
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 EPC and Sustainability Risk Rating 

3.87  We have not been able to obtain the Energy Performance Certificate (EPC) 

from the public database and this should be provided for review.  

 

3.88  Should the building be rated below an ‘F’, it will be affected by the Minimum 

Energy Efficiency Standards 2018, which prohibits the leasing of an ‘F’ or ‘G’ 

rated properties from 1 April 2018 until appropriate energy efficiency 

improvements have been made. Although a lease with a relatively long term is 

currently held by the operator, the regulations would apply to any renewals.  

 

 

 Environmental Risk 

3.89  We have not undertaken or arranged a Phase 1 environmental assessment of the property. 

Should you wish for such an assessment to be undertaken this can be arranged with our 

environmental services team.  

 
 

 Recommendations for Further Technical Investigations 

3.90  The cracking located to the flank elevation (facing the sports pitch) running from high to low 

level should be monitored to establish whether this movement is active. 

3.91  The cracking located adjacent the hopper to the flank elevation facing the sports pitch 

should be monitored to establish whether this movement is active. 

3.92  The wall finishes within the WCs adjacent the showers are stained, blown and saturated at low 

level. This may be indicative of water ingress from the adjacent shower room and should be 

investigated, with subsequent remedial works undertaken. 

                Development Considerations  Recomm      

 We wish to note the following in relation to the overall assessment of the building;  

3.93  We note that the building is located very near the site boundary, bordering a number of 

residential properties. The scope to extend the existing building is therefore restricted. In 

addition, the building’s proximity to neighbouring dwellings may cause future issues in relation 

to noise however we understand that this is managed well by the current operator. Should you 

consider redevelopment, we would recommend exploring the option to build a new facility in 

an alternative location.  
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 Recommendations for Further Technical Investigations 

3.94  The building has been redeveloped and extended over a number of years. Following our 

discussions on site, we understand that the layout and design of the property is not ideal, 

particularly when external and members’ functions occur simultaneously. A significant 

proportion of the internal walls are masonry, meaning that internal reconfiguration is likely to 

require structural alterations. Therefore, we wish to highlight that putting the property in repair 

will not address the usability of the building.  

3.95  Given the age of the building, a significant proportion of building elements are reaching or 

have reached the end of their anticipated design life. We therefore anticipate that repair and 

replacement will be an on-going issue over the coming 10 years.  

3.96  The building materials used during the construction and extension of the building are typical 

for its age. However, in a number of cases, the material choices are not suitable for it’s use 

and location. For example, the pitched roof tiles will require constant replacement as a result 

of its proximity to sports pitches. There are inherent issues with the construction and materials 

used which will need to be addressed throughout the building’s lifecycle.  

3.97  Given the single glazed windows and minimal insulation (with the exception of the roof void), 

we anticipate that the thermal efficiency of the building will be poor. This will be resulting in 

higher building operation costs. Significant refurbishment works may result in the requirement 

to thermally upgrade existing elements to meet modern standards set by the Building 

Regulations.  

3.98  Given their age, the facilities provided within the building, particularly the changing rooms 

and showers, were not designed to current standards. Therefore, repairing these facilities is 

unlikely to be sufficient in the long term and significant refurbishment will be required.  

3.99  Similarly, the mechanical, electrical and public health services have been installed, extended 

and altered over a number of years. The building is not provided with cohesive installations 

and a number of areas within the buildings are lacking in services such as heating and 

ventilation. In addition, a number of the building services are approaching the end of their 

anticipated design life. We therefore anticipate that significant funds will be required to repair, 

replace, rationalise and install services in the coming years. 
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 Estimated Repair Costs 

3.100  We set out below budget cost liabilities for anticipated works which are likely to be required 

over a 10 year period. This excludes day to day maintenance and cyclical redecoration. 

Please refer to Appendix A for a detailed breakdown of the costs. 

 

 Immediate 
Term  

Short Term (0-1 
Years) 

Medium Term  
(2-5 Years) 

Long Term  
(6-10 Years) 

Total £ 

Structure and 
Fabric 

£6,654 £81,284 £110,912 £144,739 £343,589 

Engineering 
Services 

£13,656 £22,000 £500 £11,500 £47,656 

External 
Areas 

£500 £2,475 £6,300 £0 £9,275 

Total (£) £20,810 £105,759 £117,712 £156,239 £400,520 

 
Notes 
Costs reflect repair works only and exclude significant refurbishment or upgrade works. 

Budget costs only – we recommend that detailed specifications are prepared in order to 
obtain competitive prices from suitable contractors. 

Temporary access included 

Overheads, profit and preliminaries excluded 

Professional fees excluded. 

Statutory fees excluded. 

Inflation and/or extraordinary expenses excluded. 

VAT excluded. 

Figures quoted at 1Q2020 

Day to day cyclical maintenance excluded unless otherwise stated 
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 Conclusion  

3.101  We consider that the overall condition is commensurate with its age and use. We anticipate 

that significant repair and refurbishment works will be required over the coming years.   

3.102  We also wish to note that undertaking the repair works will not significantly improve the 

facilities provided, which do not meet modern standards set by regulations and guidance 

provided by Sport England (available online). We understand that you are considering your 

options in terms of a possible redevelopment and advise that any new facility would need to 

be constructed to modern standards as outlined above. We anticipate that this will impact 

the size of the building and project cost.   

3.103  We appreciate that you may wish to explore your options further, including undertaking a 

feasibility study to produce budget costs for significant refurbishment and/or the construction 

of a new facility. We would be more than happy to assist with this process.  

 
 



 

 

  Appendix A
Schedule of Works and Budget 
Costs 
 



Whitgiftian Association 13/02/2020

Whitgift Sports Club, 23 Crowham Manor Road, South Croydon CR2 7BG 

Schedule of Estimated Costs

Item Work Description Total £ Immediate Term Short Term
0-1 yr

Medium Term
2-5 yrs

Long Term
6-10yrs

Immediate

1 Replacement of edge protection to roof terrace. 4,242                    4,242                    

2 Fire stop all services penetrations throughout. 1,375                    1,375                    

3 Encapsulate damaged ACM textured ceiling 
finishes to WCs and kitchen store.

413                       413                       

4 Removal of ACM ceiling tiles to showers and 
installation of new ceiling.

624                       624

Building Engineering Services
5 Remedial works to emergency lighting (provisional 

sum).
1,000                    1,000                    

6 Installation of compliant fire alarm system 
throughout.

10,000                  10,000                  

7 Install earth bonding to Gas meter as per Gas 
Safe Report.

250                       250                       

8 Install sleeve/seal to gas ceiling entry point from 
gas meter as per Gas Safe Report. 

350                       350                       

9 Replacement of cold water tanks to roof void 
(2no.) (including provisional sum for potential 
asbestos removal)

2,056                    2,056                    

External Areas
10 Installation of central handrail to main entrance 

stairs.
500                       500                       

Short
Structure & Fabric
11 Clean vegetation from roof covering (including 

allowance for working with ACMs).
3,660                    3,660                    

12 Localised replacement of atrificial ACM slates 
(allowance for 10%)

5,234                    5,234                    

13 Localised repairs to pitched roof battens (front 
elevation).

540                       540                       

14 Repair chimney including localised repointing, 
rebedding of chimney points (provisional sum).

7,500                    7,500                    

15 Overhaul of roof lanterns. 9,000                    9,000                    

16 Replacement of roof lanterns (allowance for 
replacement of 3no. lanterns).

10,500                  10,500                  

17 Refix inadequately fixed gutters. 350                       350                       

18 Replace leaking gutters. 3,240                    3,240                    

19 Infill removed masonry beneath manager's office 
leaving weatherproofed. 

233                       233                       

20 Allowance for repairs to cracking (flank elevation 
runnning high to low level). (Provisional Sum)

1,750                    1,750                    

21 Allowance for repairs to cracking (adjacent 
hopper to flank elevation). (Provisional Sum).

1,000                    1,000                    

22 Clean masonry adjacent external tap of 
efflorescence.

88                         88                         

23 Re-route tap to minimise splash-back to elevation. 250                       250                       

Structure & Fabric



24 Replace damaged Georgian wired glass to 
'crittal' style windows. 

2,500                    2,500                    

25 Replacement of single glazed aluminium sliding 
sahs windows and painted timber frame. 

1,950                    1,950                    

26 Repair of clay tile window sills. 375                       375                       

27 Overhaul painted timber doors inc glazing 
including splice repairs, replacement of timber 
rails and replacement of cracked glazing.

1,000                    1,000                    

28 Redecorate painted timber doors inc glazing. 600                       600                       

29 Introduce ventilation to chimney breast. 650                       650                       

30 Repair finishes to Changing Room 4 (water 
ingress). 

250                       250                       

31 Clean mould growth from internal surfaces. 350                       350                       

32 Investigate saturated finishes to WCs adjacent 
shower facilities and undertake remedial works. 
(provisional sum)

1,500                    1,500                    

33 Overhaul wall tiling throughout including 
replacement of missing, re-grouting and deep 
clean.

2,000                    2,000                    

34 Replace vinyl floor finishes throughout. 3,413                    3,413                    

35 Overhaul of parquet flooring. 2,503                    2,503                    

Scaffolding and access costs 20,850                  20,850                  

Building Engineering Services
36 Allowance to install central heating to non-

heated areas.
15,000                  15,000                  

37 Allowance to install additional radiators 
inadequately heated.

1,500                    1,500                    

38 Allowance to provide mechanical extract 
ventilation to WCs, changing room and shower 
facilities.   

2,500                    2,500                    

39 Repair of underground drainage (provisional sum). 3,000                    3,000                    

External Areas
40 Overhaul timber gate adjacent main entrance 

including removal of vegetation and splice 
repairs.

250                       250                       

41 Replacement of render to low level masonry 
enclosure and redecorate

800                       800                       

42 Redecoration of painted concrete coping stones 
to flank elevation steps.

50                         50                         

43 Allowance for localised repairs to external steps. 200                       200                       

44 Redecoration of external nosings. 225                       225                       

45 Clean external paving. 350                       350                       

46 Allowance for relaying external paving. 600                       600                       

Medium
Structure & Fabric
47 Localised replacement of atrificial ACM slates 

(allowance for 10%)
5,234                    5,234                    

48 Localised repairs to roof timbers (provisional sum) 7,500                    7,500                    

49 Clean and rebed coping stones to flat roof 
(terrace). 

290                       290                       

50 Replacement of timber fascias and soffits. 11,120                  11,120                  

51 Redecoration of timber fascias, soffits and 
panelling to gable end. 

1,043                    1,043                    



52 Redecoration of cast iron downpipes. 188                       188                       

53 Repairs to masonry elevations including filling of 
redundant fixing holes.

350                       350                       

54 Localised repointing to elevations. 4,379                    4,379                    

55 Localised replacement of crumbling/blown 
masonry.

4,253                    4,253                    

56 Clean masonry elevations of grime and 
vegetation. 

2,919                    2,919                    

57 Clear air bricks to elevations. 125                       125                       

58 Strip and redecorate external masonry. 14,595                  14,595                  

59 Overhaul 'crittal' style windows including cleaning, 
replacement of putty, ease and adjusting. 

2,025                    2,025                    

60 Redecoration of 'crittal' style windows. 1,575                    1,575                    

61 Redecoration of clay tile window sills. 450                       450                       

62 Redecoration of external painted timber doors. 600                       600                       

63 Overhaul internal window between Changing 
Room 2 and First Aid Room. 

225                       225                       

64 Internal redecoration works - ceilings and walls 19,155                  19,155                  

65 Treat wood panelling. 3,600                    3,600                    

66 Redecorate internal doors. 4,800                    4,800                    

67 Regrout entrance lobby floor tiles. 235                       235                       

68 Replacement of carpet tile finishes to Brodie 
Room. 

2,153                    2,153                    

69 Repaint concrete slab to bar store 250                       250                       

70 Redecoration of external metal staircase and 
gate.

3,000                    3,000                    

Scaffolding and access costs 20,850                  20,850                  

Building Engineering Services
71 Partial replacement of external lighting. 500                       500                       

External Areas
72 Treat and redecorate metal handrail to steps to 

flank elevation
450                       450                       

73 Redecoration of car park demacations. 1,850                    1,850                    

74 Allowance for repair of tarmacadam surfaces. 4,000                    4,000                    

Long
Structure & Fabric
75 Full replacement of roof covering 52,338                  52,338                  

76 Replacement of lead valley gutters. 15,615                  15,615                  

77 Replacement of flat roof coverings. 19,965                  19,965                  

78 Replacement of flat roof covering to main 
entrance porch roof. 

275                       275                       

79 Replacement of UPVC windows. 9,750                    9,750                    

80 Overhaul main entrance door and surround. 1,000                    1,000                    

81 Replacement of broadloom carpets throughout. 2,108                    2,108                    

82 Replacement of carpet tiles throughout (except 
Brodie Room)

1,988                    1,988                    

Scaffolding and access costs 41,700                  41,700                  

Building Engineering Services



83 Allowance for remedial works to internal lighting. 5,000                    5,000                    

84 Allowance for remedial works to heating. 6,500                    6,500                    

Total £ Structure & Fabric 343,589               6,654                   81,284                 110,912               144,739               
Total £ Building Engineering Services 47,656                 13,656                 22,000                 500                      11,500                 
Total £ External Areas 9,275                   500                      2,475                   6,300                   -                       
Total £ 400,520               20,810                 105,759               117,712               156,239               

Notes
Costs reflect repair works only and exclude significant refurbishment or upgrade works.
Budget costs only – we recommend that detailed specifications are prepared in order to obtain competitive prices from suitable contractors.
Temporary access included
Overheads, profit and preliminaries excluded
Professional fees excluded.
Statutory fees excluded.
Inflation and/or extraordinary expenses excluded.
VAT excluded.
Figures quoted at 1Q2020
Day to day cyclical maintenance excluded unless otherwise stated
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Photo No Photograph Description Photograph 

 General   

1.  General view of front elevation.  

 

2.  General view of flank elevation.  

 

3.  General view of flank elevation.  
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4.  General view of rear elevation and 
external areas.  

 

5.  General view of flank elevation.  

 

 External   

6.  General view of the ACM artificial slates.  
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7.  General view of ACM artificial slates and 
replaced slates. 

 

8.  Example of damaged ACM artificial slates.  

 

9.  Example of damaged ACM artificial slates. 
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10.  General view of valley gutters.  

 

11.  General view of chimney.  

 

12.  General view of flat roof to the flank 
elevation, including ponding and soiling.  
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13.  General view of flat roof (used as a 
terrace).  

 

14.  Example of blocked outlet.  

 

15.  Example of de-bonding upstand to flat 
roof.  
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16.  Example of corroded edge protection.  

 

17.  General view of flat roof to the rear of the 
property. 

 

18.  General view of porch to main entrance.  
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19.  Example of delaminating fascia boards.  

 

20.  Examples of begrimed and damaged 
soffit board.  

 

21.  General view of fascia boards (flank 
elevation facing the sport pitches).  
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22.  Example of damaged fascia boards at 
eaves level.  

 

23.  Example of delaminating soffit boards to 
eaves level.  

 

 

24.  Example of delaminating and saturated 
soffits at eaves level.  
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25.  General view of masonry to main 
entrance porch.  

 

26.  Example of redundant fixing to hole to 
main entrance porch masonry.   

 

27.  Example of over-painted masonry.  
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28.  Example of cracking to masonry finishes.  

 

29.  Opening beneath manager’s office.  

 

30.  Example of degraded pointing.  
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31.  Example of bubbling and crumbing 
masonry and masonry finishes.  

 

32.  Example of soiling and cracking to high 
level masonry. 

 

33.  General view of cracking from high to low 
level between sections of the building 
(flank elevation facing sports pitches).  
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34.  Example of bubbling finishes to masonry.  

 

35.  General view of cracking from high to low 
level between sections of the building 
(flank elevation facing sports pitches). 

 

36.  General view of cracking to masonry 
parapet wall (located to flank elevation 
facing sport pitches). 

 



Client: Whitgiftian Association                                                                                                                                                    Summary Report  
 

Date: February 2020 Page: 38 
 

Photo No Photograph Description Photograph 

37.  General view of damaged masonry and 
corroded rainwater downpipe.  

 

38.  General view of efflorescence to masonry 
caused by external tap.  

 

39.  General view of windows to front 
elevation. 
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40.  Example of degraded sealant to windows 
to front elevation.  

 

41.  Example of worn paint finishes to windows 
to flank elevation (adjacent site 
boundary). 

 

42.  General view of UPVC windows to flank 
elevation (facing sports pitches). 
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43.  Example of discoloured and soiled frames 
to UPVC windows.  

 

44.  Example of damaged gasket to UPVC 
windows.  

 

45.  Example of receding gaskets to UPVC 
windows.  
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46.  Example of damage to tiled window sill.  

 

47.  General view of aluminium sliding sash 
windows.  

 

48.  Example of decayed timber framing to 
aluminium sliding sash windows.  
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49.  Example of bent framing to aluminium 
windows.  

 

50.  General view of ‘crittal’ style windows 
incorporating Georgian wired glass. 

 

51.  Example of damaged Georgian wired 
glass. 
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52.  General view of main entrance.  

 

53.  General view of external door 
incorporating glazing.  

 

54.  Example of damaged glazing to external 
doors.  
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55.  Example of degrading frame to external 
doors.  

 

56.  Example of missing rail to external doors.  

 

57.  Example of timber decay to external 
doors.  
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58.  General view of external timber door.  

 

 Internal   

59.  General view of entrance lobby.  

 

60.  General view of office.  
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61.  General view of accessible WC.  

 

62.  General view of Male WCs (adjacent 
manager’s office).  

 

63.  General view of Male WCs (adjacent 
manager’s office). 

 



Client: Whitgiftian Association                                                                                                                                                    Summary Report  
 

Date: February 2020 Page: 47 
 

Photo No Photograph Description Photograph 

64.  General view of Male WCs (adjacent 
manager’s office). 

 

65.  Example of damaged/delaminating 
ceiling finishes (ACM).  

 

66.  Examples of condensation and black 
mould to window reveal. 
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67.  Example of condensation and black 
mould to external wall.  

 

68.  Examples of condensation and black 
mould to window reveal. 

 

69.  Example of low level bubbling finishes.  
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70.  Example of decayed grouting to wall tiling.  

 

71.  General view of stained/begrimed vinyl 
flooring.  

 

72.  Example of internal painted timber door.  
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73.  General view of Female WCs.  

 

74.  General view of Female WCs.  

 

75.  General view of Female WC cubicle.  

 



Client: Whitgiftian Association                                                                                                                                                    Summary Report  
 

Date: February 2020 Page: 51 
 

Photo No Photograph Description Photograph 

76.  Example of bubbling ceiling finishes.  

 

77.  Example of damaged vinyl floor finishes.  

 

78.  General view of the Brodie Room (function 
room).  
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79.  General view of the Brodie Room (function 
room). 

 

80.  General view to staining to ceiling/column. 

 

81.  General view of condensation and black 
mould to external wall.  
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82.  Example of receding window gaskets.  

 

83.  General view of internal door 
incorporating glazing.  

 

84.  Example of impact damage to internal 
door frames.  
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85.  General view of worn floor finishes.  

 

86.  General view of worn carpet finishes.  

 

87.  General view of the Marlar Room.  
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88.  Example of scuffed and damaged 
plastered wall finishes.  

 

89.  Example of worn broadloom carpet.  

 

90.  General view of kitchen store.  
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91.  General view of kitchen ventilation control 
panel.  

 

92.  General view of kitchen.  

 

93.  General view of kitchen.  
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94.  General view of boiler within kitchen.  

 

95.  General view of kitchen floor coverings.  

 

96.  General view of WC adjacent kitchen.  
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97.  General view of storage area.  

 

98.  General view of storage area. 

 

99.  General view of boiler room.  
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100.  General view of new boilers.  

 

101.  Example of inadequate fire stopping to 
services penetrations.  

 

102.  Example of inadequate fire stopping to 
services penetrations. 
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103.  Example of inadequate fire stopping to 
services. 

 

104.  General view of showers.  

 

105.  General view of damaged shower room 
ceiling.  
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106.  General view of missing/damaged wall 
tiles. 

 

107.  General view of begrimed floor tiles.  

 

108.  General view of roof lantern to WCs 
adjacent the shower room.  
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109.  General view of WCs adjacent the shower 
room.  

 

110.  General view of WCs adjacent the shower 
room. 

 

111.  General view of damaged finishes to WC 
adjacent the shower room.  
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112.  General view of typical changing room. 

 

113.  General view of changing facilities.  

 

114.  Example of begrimed and damaged roof 
light to changing rooms.  
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115.  Example of inadequate fire stopping to 
services penetrations.  

 

116.  General view of damaged ceiling finishes 
to changing rooms.  

 

117.  General view of damaged ceiling finishes 
to changing rooms. 
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118.  Example of damaged and begrimed wall 
finishes. 

 

119.  General view of internal window between 
changing room and first aid room.  

 

120.  General view of parquet flooring.  
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121.  General view of first aid room.  

 

122.  General view of bar store.  

 

123.  Example of worn floor finishes to bar store.  
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124.  General view of back of house bar areas.  

 

125.  General view of back of house bar areas. 

 

126.  General view of back of house bar areas. 
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127.  General view of Players Bar.  

 

128.  Example of stained vinyl flooring to players 
bar.  

 

129.  General view of Lounge Bar.  
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130.  General view of Lounge Bar. 

 

131.  Example of worn floor finishes to the 
Lounge Bar.  

 

132.  General view of Ellis Bar.  
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133.  General view of Ellis Bar. 

 

 External Areas  

134.  General view of vegetation growth to 
main entrance masonry.  

 

135.  General view of main entrance steps 
including worn painted nosings.  
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136.  Example of delaminating paintwork to 
handrails.  

 

137.  Example of vegetation growth to large 
gate adjacent main entrance.  

 

138.  Example of decayed gate post to large 
gate adjacent main entrance.  
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139.  General view of vegetation growth to 
perimeter fence.  

 

140.  General view of covered area to the flank.  

 

141.   General view of vegetation to roof of 
mono-pitched structure.  
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142.  General view of perimeter fencing.  

 

143.  General view of steps to flank elevation.  

 

144.  Example of de-bonded render to flank 
elevation steps.  
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145.  General view of worn painted nosing to 
flank elevation steps.  

 

146.  General view of hardstanding to flank 
elevation steps.  

 

147.  General view of fencing to external 
staircase (roof access).  
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148.  Example of corrosion to external staircase 
(roof access). 

 

149.  General view of external paving 

 

150.  Example of external paving with open 
joints.  
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151.  Example of external cracking.  

 

152.  General view of car park.  

 

153.  Example of worn car parking 
demarcations.  
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PARTIES 

(1) GVA Grimley Limited trading as Avison Young 

incorporated and registered in England and 

Wales with company number 6382509 whose 

registered office is at 3 Brindleyplace, 

Birmingham, B1 2JB, United Kingdom (Avison 

Young).  

(2) The Client named in the Letter of Appointment 

(Client)  

1. Interpretation 

The following definitions and rules of 

interpretation apply in this appointment: 

Additional Services: any additional services 

which Avison Young agrees to provide in 

accordance with clause 6. 

Fee: the fees for the Services and any 

Additional Services (if any) as set out in the 

Letter of Appointment. 

Force Majeure Event: means any circumstance 

not within a party's reasonable control 

including, without limitation: acts of God, flood, 

drought, earthquake or other natural disaster; 

epidemic or pandemic; terrorist attack, civil 

war, civil commotion or riots, war, threat of or 

preparation for war, armed conflict, imposition 

of sanctions, embargo, or breaking off of 

diplomatic relations; nuclear, chemical or 

biological contamination or sonic boom; any 

law or any action taken by a government or 

public authority, including without limitation 

imposing an export or import restriction, quota 

or prohibition, or failing to grant a necessary 

licence or consent; collapse of buildings, fire, 

explosion or accident; any labour or trade 

dispute, strikes, industrial action or lockouts; any 

interruption or failure of utility service 

Insolvent: a party is insolvent if: a party is 

making a voluntary arrangement with its 

creditors, entering administration or going into 

liquidation; or a security holder taking 

possession, or a receiver or an administrative 

receiver being appointed over all or any part of 

the property or the assets of the party; or any 

other similar or analogous event in another 

jurisdiction. 

Letter of Appointment: the letter by Avison 

Young which sets out the details of the Client, 

the Services, and the Fee together with other 

details relating to the Services. 

Material: all designs, drawings, models, plans, 

specifications, design details, photographs, 

brochures, reports, notes of meetings, CAD 

materials, calculations, data, databases, 

schedules, programmes, bills of quantities, 

budgets and any other materials provided in 

connection with the Services and all updates, 

amendments, additions and revisions to them 

and any works, designs, or inventions 

incorporated or referred to in them for any 

purpose relating to the Services. 

Services: the Services set out in the Letter of 

Appointment and the Additional Services (if 

any). 

VAT: value added tax imposed by the Value 

Added Tax Act 1994, or any similar tax in 

addition to or replacing it from time to time. 

2. Appointment 

2.1. The Client appoints Avison Young to carry out 

the Services, subject to the terms of this 

appointment. 

2.2. This appointment takes effect from the date 

when Avison Young begins performing the 

Services, regardless of the date of this 

appointment. 

2.3. This appointment consists of these Avison Young 

Terms of Appointment and the Letter of 

Appointment.   

2.4. Avison Young shall deem the Client to have 

accepted these Avison Young Terms of 

Appointment and the details set out in the 

Letter of Appointment within 30 days of their 

issue unless the Client has notified Avison Young 

otherwise in writing.  

3. Consultant's Obligations 

3.1. Avison Young warrants and undertakes that it 

shall comply with the terms of this appointment. 

3.2. Avison Young warrants and undertakes that it 

shall act with reasonable skill and care: 

3.2.1. when performing the Services; 

3.2.2. to comply with any Act of Parliament, any 

instrument, rule or order made under any Act of 

Parliament; and any regulation or bye-law of 

any local authority, statutory undertaker or 

public or private utility or undertaking that has 

any jurisdiction over the Services or with whose 

systems or property the Services is or will be 

connected. 
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4. Client’s Obligations 

4.1. The Client undertakes promptly to provide 

Avison Young with all information, assistance 

and materials that Avison Young may request 

from time to time to facilitate the proper and 

timely performance of the Services.  The Client 

warrants that all information provided by it to 

Avison Young will be accurate and complete, 

and that it is entitled to provide the same to 

Avison Young for its use without recourse to any 

third party.  

4.2. The Client undertakes promptly to carry out all 

such actions and provide all such resources (if 

any) as may be required of the Client in the 

Letter of Appointment.  

4.3. The Services will be provided at Avison Young’s 

premises when the nature of the work permits.  

If any of Avison Young’s personnel are to 

perform any Services at the Client’s premises, 

the Client shall ensure that such personnel are 

allowed access to such premises upon 

reasonable prior notice during normal business 

hours and shall take full responsibility for the 

safety and security of Avison Young’s personnel 

whilst at such premises. 

5. Remuneration 

5.1. The payment terms set out in clauses 5.2 to 5.7 

shall apply to all Services not covered under 

the Housing Grants, Construction and 

Regeneration Act 1996. The payments terms set 

out in clauses 5.8 to 5.14 apply to Services 

which are covered under the Housing Grants, 

Construction and Regeneration Act 1996. 

5.2. The Client shall pay the Fee, together with any 

reasonable expenses and disbursements, which 

shall be Avison Young's entire remuneration 

under this appointment. 

5.3. The Client shall pay Avison Young any VAT 

properly chargeable on the Services. Any 

amount expressed as payable to Avison Young 

under this appointment is exclusive of VAT 

unless stated otherwise. 

5.4. The Fee shall be calculated and paid in 

instalments in accordance with the dates set 

out in the Letter of Appointment or if not set 

out, the Fee shall be paid at intervals of not less 

than one month, beginning one month after 

Avison Young begins performing the Services. 

To the extent that the Fee is not set out in the 

Letter of Appointment, Avison Young will be 

entitled to charge a Fee based on its current 

hourly rates (which are available on request), 

and on the number of hours it has worked on 

the matter. 

5.5. Avison Young shall submit to the Client an 

invoice for each instalment of Fee, together 

with any supporting documents that are 

reasonably necessary to check the invoice. The 

invoice and supporting documents (if any) shall 

specify the sum that Avison Young considers will 

become due on the relevant instalment date.  

5.6. Payment shall be made within 30 days of the 

date of the Invoice. 

5.7. Avison Young reserves the right to charge 

interest and debt recovery costs in respect of 

any amounts not paid in accordance with 

clause 5.6.  Interest will be calculated in 

accordance with the “Late Payment of 

Commercial Debts (Interest) Act 1998”. 

5.8. Avison Young shall submit to the Client an 

invoice for each instalment of Fee, together 

with any supporting documents that are 

reasonably necessary to check the invoice. The 

invoice and supporting documents (if any) shall 

specify the sum that Avison Young considers will 

become due on the payment due date in 

respect of the instalment of the Fee, and the 

basis on which that sum is calculated. 

5.9. Payment shall be due on the date the Client 

receives each invoice (payment due date). 

5.10. No later than five days after payment becomes 

due, the Client shall notify Avison Young of the 

sum that the Client considers to have been due 

at the payment due date in respect of the 

payment and the basis on which that sum is 

calculated. 

5.11. The final date for payment shall be 30 days 

after the payment due date. 

5.12. Unless the Client has served a notice under 

clause 5.13, it shall pay Avison Young the sum 

referred to in the Client's notice under clause 

5.10 (or, if the Client has not served notice 

under clause 5.10, the sum referred to in the 

invoice referred to in clause 5.8) (the notified 

sum) on or before the final date for payment of 

each invoice. 

5.13. Not less than five days before the final date for 

payment (the prescribed period), the Client 

may give Avison Young notice that it intends to 

pay less than the notified sum (a pay less 

notice). Any pay less notice shall specify: 

5.13.1. the sum that the payer considers to be due on 

the date the notice is served; and 

5.13.2. the basis on which that sum is calculated. 
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5.14. If the Client fails to pay an amount due to 

Avison Young by the final date for payment 

and fails to give a pay less notice, then the 

Client shall pay interest calculated in 

accordance with the “Late Payment of 

Commercial Debts (Interest) Act 1998”.  

6. Additional Services 

6.1. Each party shall notify the other as soon as 

reasonably practicable if it becomes apparent 

that Additional Services are likely to be 

required, and such notice will identify the 

required services.  

6.2. Additional Services may arise as a result of the 

following: 

6.2.1. a change in the scope, size, complexity or 

duration of the Services; 

6.2.2. any other changes to the Services as set out in 

the appointment; 

6.2.3. any material delay or disruption to the Services; 

or 

6.2.4. any other cause outside Avison Young's 

reasonable control and which it could not 

reasonably have foreseen at the date of this 

appointment. 

6.3. If the Client provides a notice under clause 6.1, 

then as soon as reasonably practicable after 

receiving the notice, Avison Young shall provide 

the Client with a written estimate of the change 

to the Fee in respect of the Additional Services. 

If Avison Young provides a notice under clause 

6.1, Avison Young shall provide the Client with a 

written estimate of the change to the Fee in 

respect of the Additional Services at the same 

time it provides the notice.  

6.4. The Fee for the Additional Services shall be 

calculated by agreement between the parties. 

6.5. At the Client’s discretion, acting reasonably, it 

may instruct Avison Young to carry out the 

Additional Services. For the avoidance of 

doubt, Avison Young shall only perform 

Additional Services on receipt of a written 

instruction to do so by the Client. 

6.6. Any Fee payable by the Client in respect of 

Additional Services shall be included in the next 

invoice following performance of the 

Additional Services. 

7. Limitation of liability – PLEASE READ THIS SECTION 

CAREFULLY 

7.1. Without affecting any other limitation in this 

appointment, Avison Young's liability under or in 

connection with this appointment shall be 

limited to £5,000,000 in total for all claims arising. 

This limit shall apply however that liability arises 

including a liability arising by breach of 

contract, arising by tort (including the tort of 

negligence) or arising by breach of statutory 

duty. Nothing in this appointment shall exclude 

or limit Avison Young's liability for: 

7.1.1. death or personal injury caused by Avison 

Young's negligence; or 

7.1.2. fraud or fraudulent misrepresentation. 

7.2. None of Avison Young’s employees, directors or 

consultants individually has a contract with the 

Client or owes the Client a duty of care or 

personal responsibility.  The Client agrees that it 

will not bring any claim against any such 

individuals personally in connection with the 

Services. 

7.3. If the Client suffers loss as a result of Avison 

Young’s breach of contract or negligence, 

Avison Young’s liability shall be limited to a just 

and equitable proportion of the Client’s loss 

having regard to the extent of responsibility of 

any other party. Avison Young’s liability shall not 

increase by reason of a shortfall in recovery 

from any other party, whether that shortfall 

arises from an agreement between the Client 

and them, difficulty in enforcement, or any 

other cause. 

7.4. Avison Young shall have no liability to the Client 

under this appointment in respect of loss of 

profits, loss of revenue or business, loss of 

goodwill or reputation or any other indirect or 

consequential losses. 

7.5. The Services and any Material produced in 

connection with the Services are provided for 

the Client’s benefit alone and solely for the 

purposes of the instruction to which it relates.  

The Services or any Material may not, without 

Avison Young’s written consent, be used or 

relied upon by any third party, even if that party 

pays all or part of Avison Young’s Fees, or is 

permitted to see a copy of the Materials Avison 

Young create.  If Avison Young provides written 

consent for a third party to rely on the Services 

or the Materials, it may be subject to a further 

fee, and any such third party will be deemed to 

have accepted the terms and conditions set 

out in this appointment. 
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7.6. Avison Young shall not be liable for any loss or 

damage suffered or incurred by the Client 

arising from Avison Young’s delay in performing 

or failure to perform the Services and/or any of 

its obligations under this appointment where 

such delay or failure results from a Force 

Majeure Event. 

8. Suspension 

8.1. The Client may, at any time, suspend 

performance of all or part of the Services by 

giving written notice to Avison Young. Subject 

to clause 9.1, Avison Young shall resume 

performance of the Services as soon as 

reasonably practicable after receiving a written 

notice to do so from the Client. 

8.2. Avison Young may suspend the performance of 

any or all of its Services and other obligations 

under this appointment by giving not less than 

seven days' notice to the Client of its intention 

to do so in the event that the Client fails to pay 

an invoice in accordance with the relevant 

payment provisions set out in clause 5.   

8.3. In the event of a suspension in accordance 

with this appointment, the Client shall pay 

Avison Young a reasonable amount in respect 

of any costs and expenses reasonably incurred 

by Avison Young as a result of such suspension. 

9. Termination 

9.1. Avison Young may immediately terminate its 

engagement under this appointment by giving 

written notice to the Client if: 

9.1.1. a suspension of the Services in accordance 

with clause 8.1 continues for a continuous 

period of six months; and 

9.1.2. the Client does not instruct Avison Young to 

resume the Services within 30 days of receiving 

a written notice from Avison Young requiring it 

to do so. 

9.2. Either party may immediately terminate this 

appointment by giving written notice to the 

other party if: 

9.2.1. the other party is in material breach of its 

obligations under this appointment and fails to 

remedy that breach within 14 days of receiving 

written notice requiring it to do so; or 

9.2.2. the other party becomes Insolvent; or 

9.2.3. a Force Majeure Event continues for a period of 

more than 30 days. 

9.3. Either party may terminate this appointment at 

any time for any reason by giving no less than 

30 days written notice to the other party 

10. Consequences of Termination 

10.1. On termination the Client shall immediately pay 

Avison Young: 

10.1.1. any amount properly due for payment under 

this appointment at the date of termination; 

and 

10.1.2. a fair and reasonable proportion of the next 

instalment of the Fee, together with any 

expenses and disbursements, commensurate 

with the Services properly performed at the 

date of termination; and 

10.1.3. any expenses, disbursements or costs 

necessarily incurred by Avison Young as a 

direct result of termination (unless the 

termination arises as a result of Avison Young’s 

default). 

10.2. Termination of Avison Young's engagement 

under this appointment shall not affect any 

rights, remedies, obligations or liabilities of the 

parties that have accrued up to the date of 

termination, including the right to claim 

damages in respect of any breach of this 

appointment which existed at or before the 

date of termination. 

11. Copyright and Intellectual Property 

11.1. Avison Young owns all intellectual property 

rights (including copyright) relating to the 

Material it produces. 

11.2. On payment of the Fee, Avison Young grants to 

the Client an irrevocable, non-exclusive, non-

terminable, royalty-free licence to copy and 

make full use of any Material prepared by, or 

on behalf of, Avison Young for any purpose 

relating to the project or the property to which 

the Services relate. 

11.3. Avison Young shall not be liable for use of the 

Material for any purpose other than that for 

which it was prepared and/or provided. 

11.4. The Client may, at any time (whether before or 

after completion of the Services, or after 

termination of Avison Young's engagement 

under this appointment), request a copy or 

copies of (some or all of) the Material from 

Avison Young. On the Client's payment of 

Avison Young's reasonable charges for 

providing the copy (or copies), Avison Young 

shall provide the copy (or copies) to the Client. 
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12. Confidentiality 

12.1. Each party undertakes that it shall not at any 

time disclose to any person any confidential 

information concerning the business, affairs, 

customers, clients or suppliers of the other party 

or of any member of the group of companies 

to which the other party belongs, except as 

permitted by clause 12.2. 

12.2. Each party may disclose the other party's 

confidential information: 

12.2.1. to its employees, officers, representatives, 

contractors, sub-contractors or advisers who 

need to know such information for the purposes 

of exercising the party's rights or carrying out 

the party's obligations under or in connection 

with this appointment. Each party shall ensure 

that its employees, officers, representatives, 

contractors, sub-contractors or advisers to 

whom it discloses the other party's confidential 

information comply with this clause 12; and 

12.2.2. as may be required by law, to a court of 

competent jurisdiction or any governmental or 

regulatory authority. 

12.3. No party shall use any other party's confidential 

information for any purpose other than to 

exercise its rights and perform its obligations 

under or in connection with this appointment. 

13. Anti-Money Laundering 

13.1. Avison Young operate an anti-money 

laundering policy in compliance with the 

Money Laundering Regulations 2007 and the 

Money Laundering Regulations 2017, The 

Proceeds of Crime Act 2002, The Terrorism Act 

2000 and subordinate legislation. Avison Young 

may require the Client to provide information 

(including proof of identity or income) from 

time to time to enable Avison Young to verify 

the Client’s identity.  For the avoidance of 

doubt this may require Avison Young to request 

and retain information relating to the directors 

and the “beneficial owners” of the Client, as is 

required under the legislation.  

13.2. Any failure to provide such information within 7 

days of such a request shall give Avison Young 

the right to terminate this appointment in 

accordance with Clause 9.2.1 of this 

appointment. 

14. Bribery Act 

14.1. In order to comply with the Bribery Act 2010, 

either party must inform the other if it becomes 

aware of any person (employee, agent, 

intermediary, contractor, private individual, 

commercial organisation or public official) 

connected (in any way) with this Appointment 

having committed an offence under the Bribery 

Act 2010 (or any equivalent legislation). 

14.2. Avison Young reserves the right to terminate this 

appointment in accordance with Clause 9.2.1 

should it reasonably believe that a breach or 

likely breach of the Bribery Act 2010 (or any 

equivalent legislation) has occurred.   

15. Data Protection 

As a result of Avison Young’s relationship with 

the Client, Avison Young may collect or retain 

personal data about the Client. If the Client is a 

company, this may include information about 

the Client’s employees, officers, or 

shareholders. If the Client is a person, this may 

include information about the Client’s family 

members. Avison Young will only use such data 

for the purposes of providing the Services, or for 

related purposes such as updating Client 

records, money laundering compliance and 

other legal and regulatory compliance, and we 

may need to disclose this information to 

appropriate persons in relation to such matters.  

In providing any personal data to Avison 

Young, the Client confirms that the Client has 

informed the individuals concerned and 

obtained any necessary consent to the transfer 

to Avison Young and for Avison Young’s use of 

their data for these purposes. 

16. Professional Indemnity Insurance 

16.1. Avison Young shall maintain professional 

indemnity insurance to cover its liabilities arising 

out of this appointment for a period beginning 

on the date of this appointment and ending 6 

years after the date of completion of the 

Services provided that such insurance is 

available at commercially reasonable rates 

and terms with reputable insurers lawfully 

carrying on insurance business in the UK. 

16.2. Whenever the Client reasonably requests, 

Avison Young shall send the Client a broker 

letter/certificate to evidence that Avison 

Young's professional indemnity insurance is in 

force. 
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17. Complaints 

In the event that the Client has a complaint the 

Client shall be entitled to have access to the 

complaints handling procedure maintained by 

Avison Young which contains a dispute 

resolution process as required by the Royal 

Institution of Chartered Surveyors (RICS) rules of 

conduct (details of which are available on 

request from Avison Young on request). 

18. Unoccupied Premises or Properties 

Avison Young accepts no liability or 

responsibility for the security, maintenance or 

repair of, or for any damage to any premises or 

properties to which the Services relate. The 

Client shall take all necessary action to protect 

such premises or property and to ensure that 

they have adequate insurance cover in place. 

19. Joint and Several Liability 

If at any time the Client shall consist of more 

than one person, the obligations on the Client 

under this appointment shall be enforceable 

against each of them on a joint and several 

basis. 

20. Assignment and Subcontracting 

20.1. Neither party shall assign or subcontract its 

rights or obligations under this appointment 

without the prior written consent of the other 

party such consent not to be unreasonably 

withheld or delayed. 

20.2. If the Client wishes to instruct Avison Young to 

use a specific contractor or consultant, Avison 

Young shall instruct such contractor on the 

Client’s behalf. The Client retains all 

responsibility for any such contractors or 

consultants and will undertake all due diligence 

and investigation in relation to their 

competences and resources.  Avison Young 

accepts no responsibility or liability for the acts 

of any consultants or contractors appointed at 

the Consultant’s request. 

21. Notice 

A notice given to a party under or in 

connection with this appointment shall be in 

writing and delivered by hand or by recorded 

delivery post to the address recorded in the 

Letter of Appointment or such other address as 

the other party may have specified from time 

to time by written notice to the other. 

22. Liability Period 

Neither party shall commence any legal action 

against the other under this appointment after 

six years from the date of completion of the 

Services. 

23. Third Party Rights 

Except in relation to clause 7.2, a person who is 

not a party to this appointment shall not have 

any rights under the Contracts (Rights of Third 

Parties) Act 1999 to enforce any term of this 

appointment. 

24. Entire Agreement 

24.1. This appointment constitutes the entire 

agreement between the parties and 

supersedes and extinguishes all previous 

discussions, correspondence, negotiations, 

drafts, agreements, promises, assurances, 

warranties, representations and understandings 

between them, whether written or oral, relating 

to its subject matter. 

24.2. Each party agrees that in entering into this 

appointment it does not rely on, and shall have 

no remedies in respect of, any statement, 

representation, assurance or warranty (whether 

made innocently or negligently) that is not set 

out in this appointment. 

24.3. Each party agrees that it shall have no claim for 

innocent or negligent misrepresentation or 

negligent misstatement based on any 

statement in this appointment. 

24.4. No variation to this appointment will be binding 

unless agreed in writing by both parties. 

24.5. Nothing in this clause shall limit or exclude any 

liability for fraud. 

25. Severance 

If any provision or part-provision of this 

appointment is or becomes invalid, illegal or 

unenforceable, it shall be deemed modified to 

the minimum extent necessary to make it valid, 

legal and enforceable. If such modification is 

not possible, the relevant provision or part-

provision shall be deemed deleted. Any 

modification to or deletion of a provision or 

part-provision under this clause shall not affect 

the validity and enforceability of the rest of this 

appointment. 

26. Non-Solicitation 

26.1. The Client agrees that both during and for a 

period of twelve months after the term of this 

Appointment, the Client shall not (and shall 

procure that none of its subsidiary or associated 

companies shall) without the prior written 

consent of Avison Young: 
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26.1.1. directly or indirectly employ or engage any 

person who is (or was at any time during the 

term of this Appointment) a director, member, 

employee, agent or contractor of Avison 

Young and with whom the Client has had 

dealings pursuant to this Appointment (a 

“relevant person”), or solicit or induce any such 

relevant person to terminate their employment 

or engagement with Avison Young; 

26.1.2. engage or accept services from or otherwise 

deal with any company, partnership or other 

entity of which any relevant person is a director, 

member, employee, agent or contractor. 

26.2. In granting its consent hereunder, if it agrees to 

do so, Avison Young shall be entitled to make 

such consent conditional upon the payment by 

the Client to Avison Young of a fee equal to 

50% of the relevant person’s average annual 

salary or earnings during the preceding 12 

months, which equates roughly to the cost to 

Avison Young of replacing such relevant 

person. 

27. Governing Law and Jurisdiction 

27.1. This appointment and any dispute or claim 

(including non-contractual disputes or claims) 

arising out of or in connection with it or its 

subject matter or formation shall be governed 

by and construed in accordance with the law 

of England and Wales and each party 

irrevocably agrees that the courts of England 

and Wales shall have exclusive jurisdiction to 

settle any dispute or claim arising out of or in 

connection with the appointment. 

27.2. If the Services are provided primarily in Scotland 

then the appointment and any dispute or claim 

(including non-contractual disputes or claims) 

arising out of or in connection with it or its 

subject matter or formation shall be governed 

by and construed in accordance with Scots 

law and each party irrevocably agrees that the 

courts of Scotland shall have exclusive 

jurisdiction to settle any dispute or claim arising 

out of or in connection with the appointment. 
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1. The Survey 

Inspection 

1.1. Unless otherwise indicated, our inspection of 

the property will be of a visual and non-intrusive 

nature. The internal inspection may be 

restricted by the presence of furniture/fittings, 

suspended ceilings and wall and floor 

finishes/coverings. We do not inspect those 

parts of the property or its services that are built 

in, covered up or otherwise made inaccessible 

in the normal course of construction, fitting out 

or occupation.  We are therefore unable to 

report that any such parts of a property are free 

from corrosion, rot or beetle infestation or other 

defects. 

1.2. Where appropriate, recommendations will be 

made in the report for opening up and further 

investigations or tests to establish the type of 

concealed construction or services and 

condition. The implementation of any 

recommended further investigations will, unless 

otherwise indicated, be subject to an 

additional fee. 

1.3. External inspections will be carried out from 

ground level and upper windows utilising 

binoculars where appropriate.  Roof inspections 

will be undertaken only where safe permanent 

etc access is available or by using a hydraulic 

access platform, the operation of which will be 

limited to those parts where vehicular access is 

available at ground level.  

1.4. No investigations will be undertaken to establish 

the condition of the underground drainage 

system, although recommendations will be 

made following the survey visit if it is considered 

appropriate to undertake such work to establish 

the condition. 

1.5. The presence of impurities (e.g. Nickel Sulphide) 

in glazing, which can cause spontaneous 

fracture, cannot be confirmed by visual 

inspection.  Where, it can be established that 

this risk is reduced but not eliminated, either by 

the use of laminated glass or heat soak testing, 

this will be noted.  

2. Deleterious Materials 

2.1. We will advise you if we consider that there 

exists a significant possibility that deleterious or 

hazardous materials exist at the property and 

will seek your instructions accordingly.  Unless 

otherwise instructed we will not undertake or 

commission inspections or laboratory tests to 

confirm the extent and precise nature of any 

deleterious and hazardous materials that may 

be present. 

3. Services Installations 

3.1. Unless otherwise instructed, we do not inspect 

or test any of the water, mechanical, heating, 

electrical or drainage installations.  Where 

appropriate we will make recommendations in 

relation to the execution of specialist tests to 

establish the condition.  The implementation of 

such work would normally involve an additional 

fee.   

4. Property Functionality 

4.1. Unless otherwise stated, the suitability of a 

property for any use is outside the scope of the 

survey, and clients are therefore advised to 

ensure that all processes, trades or activities are 

possible and permitted.  

5. Environmental Inspection 

5.1. Within our report, as appropriate, we may pass 

comment upon the apparent existence of 

contamination or pollution at or in the area of 

the property, the impact of past, existing or 

proposed uses of the property on its immediate 

environment or other environmental issues such 

as the energy efficiency of the building or the 

property.  

5.2. However, our report does not constitute an 

environmental audit or survey and nothing 

contained in it should be treated as a 

statement that there are no contamination, 

pollution or flooding problems relating to the 

property or confirmation that the property or 

any process carried out therein complies with 

existing or proposed legislation or 

environmental matters.  An appropriate level of 

environmental survey by specialists is 

recommended. 

5.3. Low frequency electronic fields, electro-

magnetic radiation, toxic mould or similar 

currently controversial environmental issues will 

not normally be commented upon within the 

report unless otherwise stated.   

5.4. Unless otherwise stated the survey will exclude 

the identification of any vegetation such as 

Japanese Knotweed, which could have a 

detrimental effect upon the property, although 

we will seek to identify the presence of such 

vegetation wherever possible. 

6. Soil Report 

6.1. No searches are made with the Coal Authority 

or other statutory bodies, unless specified, to 

establish that a property is not likely to be 

affected by subsidence as a result of mining or 

tunnelling operations. 
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6.2. Unless otherwise specified, mining, geological 

and soil investigation reports are not 

undertaken or inspected.  We are therefore 

unable to certify that any land is capable of 

development or redevelopment at a 

reasonable cost. 

7. Compliance with Legislation 

7.1. Our inspection will involve a general review of 

the state of compliance with statutory 

requirements such as the Building Regulations, 

Fire Regulations, Equality Act 2010 and 

Workplace Regulations.  Our report will contain 

observations and opinions of a general nature 

on these matters.  However, it should be noted 

that compliance with these Regulations often 

requires an in-depth study and involves the 

implementation of a detailed risk assessment.  

Such studies and risk assessments are beyond 

the scope of our survey report unless otherwise 

stated.  

7.2. We have not, as a part of our inspection 

considered the nature and use of potentially 

environmentally damaging materials that may 

be found in the building or the energy 

efficiency of the building. In particular we have 

not assessed compliance in terms of ‘Part L’ of 

the Building Regulations or the European 

Union’s Directive on ‘Energy Performance of 

Buildings’. We have not therefore, unless stated 

otherwise, carried out or gathered sufficient 

information for an Energy Performance 

Certificate (EPC), Display Energy Certificate 

(DEC) or air conditioning report. 

7.3. Unless otherwise stated we assume that all 

necessary permanent planning and other 

consents, approvals and permissions have 

been obtained for the construction and current 

use of the property and that there are no 

outstanding enforcement or other notices.   

8. Tenant Fittings 

All items normally regarded as tenant fittings or 

trade fixtures and fittings are excluded from our 

report unless specifically referred to therein.   

9. Outstanding Claims 

9.1. Unless otherwise stated, we do not ascertain 

any information in respect of any dispute or 

claim with neighbours or neighbouring 

properties.  

9.2. In certain cases we may comment upon any 

major risk hazards or rights of way, support or 

light issues that we may note during the course 

of our site inspection.  However such comments 

will not be exhaustive nor will they result from 

detailed investigation but rather from what may 

reasonably have been seen during the course 

of the survey visit.  The client’s solicitors should 

be relied upon to advise on all legal 

documentation including the existence of 

easements and rights.   

10. Cost Appraisal 

10.1. Any indication of cost in respect of the advice 

or items contained within the report is given 

purely as guidance.  An accurate cost of 

carrying out particular items of work described 

within the report can be obtained, but will 

entail further work in detailing accurately the 

nature, scope and extent of the work.  An 

exercise of this nature is beyond the scope and 

instructions of the report and will normally 

involve an additional fee. 

10.2. Unless otherwise stated, any figures given are 

approximate costings of the more significant 

items of works, which exclude VAT and 

professional fees and are for budget purposes 

only.  No allowance is included for future 

inflation unless otherwise stated. 

11. Information 

11.1. Avison Young will have regard to the 

information supplied by the client, the vendor, 

relevant professional advisers e.g. letting 

Agents, local authorities, other statutory bodies 

and investigation agencies.  This information will 

be accepted as being correct and will not 

have been checked, unless otherwise stated. 

11.2. From time to time we may make comments 

upon lease terms and/or other legal matters 

within our report. This should not be considered 

a substitute for referring to the lease documents 

and/or taking legal advice. 

11.3. Detailed scrutiny and Due Diligence of 

construction information (including engineering 

checks) and legal documentation will not be 

undertaken as a matter of course and will 

normally be subject to an additional time 

based fee, unless otherwise stated.  
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12. Other Consultants 

12.1. Where contractors or consultants are instructed 

to undertake investigations/tests, their reports 

will be separate, standalone documents 

appended to our own formal report for your 

convenience.  We will review the specialist 

reports submitted and we will incorporate a 

summary of their findings within the conclusion 

section of our report.  You will be advised to 

consult each specialist report for a detailed 

understanding of the advice given and for 

reliance thereon. 

13. Reinstatement Cost Assessment 

13.1. In the instances when a reinstatement cost 

assessment (RCA) for insurance purposes is 

instructed by the client and is included in the 

report, the RCA will be prepared in 

accordance with our Supplementary Terms of 

Appointment for RCA’s. 
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FOREWORD

http://www.sportengland.org/facilities-planning/
tools-guidance/design-and-cost-guidance/club-
houses/

DP Design Principles
1 Site analysis
2 Site response
3 Approach to main entrance
4 Circulation
5 Changing rooms
6 Showers
7 Social space
8 Example clubhouse layout

DE Design Examples
1-2 Cricket
3-4 Football
5-6 Rugby
7-8 Hockey

R Refurbishment 
1 Internal planning improvements
2 Thermal efficiency & draught proofing
3 Damp caused by condensation

S Sustainability 
1 Passive design
2 Renewable energy
3 Water saving measures

These videos, display panels and guidance 
notes are intended to help clubs and their 
design teams work through and apply general 
principles and processes to achieve better 
clubhouses. The guidance covers all the key 
stages – from start to finish.  

The information has been developed with the 
help and support of National Governing Bodies 
for the range of sport that use and operate 
such buildings and with input from specialists 
with particular technical knowledge.

Although clubhouse buildings are often small in 
scale and shared on a multi-sports community 
basis, they are nevertheless, essential elements 
in the sporting landscape. They provide the 
access, social areas, changing, storage and other 
essential support spaces for the particular 
sports. 

It is important that the facilities are designed, 
operated and maintained well to help create a 
sporting habit for life.

All figures, timescales, legislation and 
regulations are based on data and information 
available at the time of writing.

http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/clubhouses/


5.0 
Fittings, Furniture and Finishes
Floors
Walls
Doors
Ceilings
Grooming Areas
Benches
Mirrors, Notice Boards etc
Lockers

6.0
Outside the Building
Security
External Lighting
External Finishes

7.0 
Servicing the Building
Heating
Lighting
Power
Water Services

Introduction

1.0 
Understanding the Needs and 
Defining the Brief

2.0 
Locating the New Clubhouse
Legal Matters
Existing Physical Features
Parking and Access
Building Orientation

3.0 
Clubhouse Accommodation
Accommodation Required

4.0 
Layout of Spaces
Adjacency Diagrams
Approach from the Road
The Main Entrance
Circulation
Changing Rooms
Accessible Toilets/ Changing 
Club Room
Kitchen
Storage
Office
Boiler Room/ Plant Room 

Rev 003 - May 2016
2  Design Clubhouse Design Guidance Notes

3

26

  

31

35

3

4  

5  

12

14  

 

CONTENTS

Although clubhouses are relatively small 
buildings, the way they are designed has a 
significant impact on how welcoming they 
feel and how well they operate. Facilities 
should be attractive and function well in 
order to retain existing members and attract 
new ones. There are some simple design 
principles that can be used to benefit all 
users irrespective of gender, age or other 
characteristics. The best examples of a 
thriving club are those that make a 
continuous, conscious effort to design, 
manage, operate and maintain their facilities.

Careful consideration should be given for the 
need for people to feel comfortable with 
adequate privacy and to feel safe and secure 
at all times. The building will be used by 
people with a diverse range of abilities and 
preferences so the design should be 
appealing to all users. 

For example, - with simple, level and readily 
understood routes around the clubhouse - 
doorways and corridors easy to navigate 
whilst carrying heavy or bulky kit and 
equipment  - and important information 
being carefully managed and displayed.

Whilst these points and some of those 
identified throughout these documents may 
seem obvious, they are often overlooked.

DESIGN 
PRINCIPLES



Before starting to consider the club’s specific needs it is recommended 
that a project group is organised within the club to make key decisions 
regarding the project. Once the team has been confirmed,  a clear brief 
based on your clubs requirements can be determined.

Further information to assist with appointing a project team and 
defining a brief is set out in document 1 Project Management

1.0 
UNDERSTANDING ThE 
NEEDS AND DEFINING 

ThE BRIEF 
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There are many matters that could directly influence the location of the 
clubhouse on the site and whilst it is important to consider them all 
there is often a need for some level of compromise and pragmatism. In 
this section some the main aspects relating to a sports ground site are 
considered.

2.0 
LOCATING ThE NEW 

CLUBhOUSE



Legal Matters
It is vitally important that any legal restrictions on the site are identified 
at an early stage. If legal restrictions become apparent later in the 
process then this could lead to serious problems such as abortive work 
disagreements or litigation.

The following are typical legal restrictions that should be considered in 
relation to a site.

Legal Boundaries  

Review the deed plans to establish the exact location of the legal 
boundary and ownership. These are important and can sometimes 
throw up unexpected surprises. If the club has no available plan of the 
legal site boundary, then these can be found at: 
https://www.gov.uk/government/organisations/land-registry

Right of Way 

A right of way is the legal right of a pedestrian or vehicle to pass along 
a specific route across a section of land. The local authority will hold 
information on the locations of rights of way. It is important to establish 
if there are any crossing the club’s land when considering where to 
locate a new clubhouse or clubhouse extension. Rights of ways are very 
difficult to relocate.

Rights of Light 

There may be Rights of Light to neighbouring buildings that need to 
be considered. Rights can be registered, granted by deed or simply 
acquired after a time period in which the light through a window or 
opening has been enjoyed.

Once a window has received unobstructed daylight for over 20 years, 
it automatically acquires a Right of Light. If the proposed new clubhouse 
limits the amount of light coming in through a window and the level of 
light inside the existing building falls below the accepted level, then 
this constitutes an obstruction. Unless the owner of the affected window 
waives his rights he would be entitled to take legal action against the 
landowner if he considered that his light is being blocked.

Leasehold or Freehold 

The club records should show if the land is leasehold or freehold. 

•	 Leasehold means that the club has a lease from the freeholder to 
use the building for a number of years. 

•	 Freehold means that the club owns the building outright.

If the land is leasehold, contact will need to be made with the owner for 
permission before undertaking any work.

Restrictive Covenants 

A restrictive covenant is sometimes imposed on land and will prevent 
the owner from using or developing the site. Common examples include 
a requirement not to erect any buildings or structures or run a business 
without the express permission of a third party. There may be a 
restrictive covenant on the land which you wish to build the clubhouse. 
Planning permission does nothing to waive such a restriction. 

It is imperative that your solicitor investigates whether such covenants  
exist on your land before committing to the building project.  Details 
of any covenants or burdens will be contained within the information 
held by the Land Registry or the Registers of Scotland. 

Other restrictions

There may be other restrictions due to the status of the land that should 
be taken into account. For example, it might be classified as Metropolitan 
Open Space, a Village Green or a Site of Special Scientific Interest.

 See separate ‘Design Principles’ display panel:

- DP1 Site Analysis

Rev 003 - May 2016
2  Design Clubhouse Design Guidance Notes

6



Physical Features 

The physical features of the site will influence the layout of the pitches  
and the location of the clubhouse.

Pitches and playing areas

The dimensions of the playing areas and boundaries should be in line 
with the National Governing Bodies recommendations for the levels of 
play. The clubhouse should then have a reasonable relationship with the 
sports spaces it serves. 

Generally sports pitches should be orientated with the direction of play 
in a north - south axis to minimise the risk of players looking directly 
into the sun when it is low in the sky. 
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The Access Road 

If there is an existing access road into the site, then ideally the new 
building should be located as close as possible to it. Road construction 
is also expensive and therefore long runs should be avoided. Site 
services (water, gas, electricity, drainage) tend to be located in public 
highways and shortening the distance makes service connections more 
economical. 

Location of any Services Crossing the Site 

Although it is likely that services enter the site at the access point, 
service providers can provide more plans to help identify buried 
services. The club should be aware of where the services run and avoid 
building over them. There are often easements preventing building 
within a certain distance of services. If unavoidable, contact will be 
needed with the service provider for permission to either divert or build 
over the services. However this will add to the cost of the project.

Identify any Areas of Poor Ground

The ground condition of the land can be determined by a structural 
engineer. If the site was previously used for landfill there may be issues 
of stability or contamination. Poor ground conditions can be very 
expensive to remedy. Therefore it is important to have a clear 
understanding of where these might exist on the site and consider this 
when choosing the location for the clubhouse.

Identify any Flood Zones Within the Site

Ensure	that	the	clubhouse	is	located	away	from	areas	that	flood	wherever	
possible.	If	it	is	impossible	to	avoid	a	flood	zone,	the	building	will	need	
to	be	designed	so	that	it	recovers	quickly	following	a	flood.	For	more	
information, refer to Sport England’s Flood Guidance available at:
http://www.sportengland.org/facilities-planning/tools-guidance/flood-guidance/

To	determine	if	the	club’s	site	is	within	or	close	to	a	flood	zone,	contact	
the Environment Agency at:
https://www.gov.uk/government/organisations/environment-agency

Utilising the Natural Topography

Use the topography to best advantage when developing a new 
clubhouse. Siting a building on land higher than the field of play 
improves the player/spectator experience and can help reduce the 
potential for flooding (either by natural landscape or as part of a land 
cut and fill exercise).

Identify the Assets of the Site and any Passive Energy Sources

It may be useful to utilise the direction of the sun and any other passive 
energy sources on site. Natural resources such as direct sunlight or 
access to a water can be harnessed and used to generate renewable 
energy or for passive methods of heating/lighting/ventilating the 
building.
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Links to Public Transport

To maximise the potential use of a site and new club house facility it is 
important to recognise that not everyone has access to a car. Make the 
most of links to public transport by mapping bus, train or tram stops 
and enabling easy access to the site. Provide timetable details on the 
clubs web site and notice boards.

Access, Features, Levels and Options

The benefits of siting the clubhouse on raised ground should be 
balanced against creating easy access for all to the clubhouse, the pitch 
and the car park. The levels across the whole site should be reviewed 
with regard to access by all users, the need for deliveries to the 
clubhouse and moving equipment to and from the ground’s equipment 
store.

Designing Out Crime

If possible, locate buildings at, or close to, the perimeter where they can 
be overlooked by neighbouring properties or by passing traffic.

Rev 003 - May 2016
2  Design Clubhouse Design Guidance Notes

9

 See separate ‘Design Principles’ display panels:

- DP2 Site Response
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Parking and Access 
Number of Spaces

Space should be allowed for convenient car parking for all user groups 
and the number of visitors at peak times should be considered. 

The local authority can confirm the number of parking spaces that will 
be required for a new clubhouse project under their planning policy.

However, as a general rule, it is recommended that the following is 
provided: 

•	 1 space per 3 staff + 

•	 1 space per 3 players + 

•	 1 space per 3 spectators with a minimum of 10 spaces. 

In addition, accessible car parking, cycle and motorcycle parking, coach 
and mini-bus parking, and a ‘drop off’ point should be considered.

See Sport England’s Accessible Sports Facilities Design Guidance Note 
available at: 
https://www.sportengland.org/facilities-planning/tools-guidance/design-and-
cost-guidance/accessible-facilities/

Service and Emergency Vehicle Access

Space should be allowed for access for service and emergency vehicles 
and should be integrated within the overall parking provision. 

Space for Extending

The clubhouse should ideally be located so that there is room to extend 
both the building and the parking provision if required in the future. 

Location of the Parking

The car park should be close to the clubhouse but ideally not directly 
next to the pitches. Sun reflection from cars can cause a nuisance to 
players and cars can also be damaged by impact from balls.  If the only 
location for the car park is next to the pitches then fencing or screening 
could be considered. 

See Sport England’s Car park and Landscape Design Guidance Note 
available at: 
https://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/other-design-guidance/



Building Orientation
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See separate ‘Design Examples’ display panels for a more in 
depth analysis of the ideal orientations for the different sports:

- DE1 Cricket: Site Layout

- DE3 Football: Site Layout

- DE5 Rugby: Site Layout

- DE7 Hockey: Site Layout

Prevailing Wind

Ideally, any entrances to the building and the viewing terrace should be 
located to give shelter from the prevailing wind. It may also be possible 
to use the clubhouse or landscape features to provide shelter to the 
playing area.

Sun Path

The ideal location for a clubhouse would be to the north of the site and 
facing south. This would allow the viewing area of the clubhouse to be a 
sunny area and avoid looking into a low sun in the morning or evening. 
Parasols or awnings can be used to provide shade on hot days. 

However, the optimum direction that the clubhouse should face is not 
the same for all sports. For example, cricket prefers a clubhouse that is 
NW, SE or SW of the cricket square, but with flexibility when the 
clubhouse also forms part of a multi-sports facility. In practice, the 
location of the clubhouse often needs to fit in with the pitch layout as 
discussed on page 7.
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Accommodation Required 
The project brief will provide a very clear indication of the type and scale 
of the internal space that are needed in the clubhouse. This will relate 
to the number and type of external pitches, the probable patterns of 
use and the sports or other activities that can take place. All these 
aspects combine to inform how the facility will be used on a typical day, 
across a week and from season to season. It is important to identify the 
likely peaks in use and how these can be influenced by careful 
timetabling. On the other hand, it is also important to recognise if the 
accommodation  is likely to be used on an intermittent basis.

In this section, consideration is given to the type of spaces and some 
of the key design principles.

3.0 
CLUBhOUSE 

ACCOMMODATION

Adequate allowances for circulation areas should be included when 
calculating the overall internal area requirements. This should also  
include extra space where required for fittings and fixtures within corridors 
e.g. lockers. Such allowances are sometimes overlooked.

For more information regarding the specific requirements of the various 
sports, please refer to page 15 of this document and the display panels 
for sports specific design examples.



12. 
Sports equipment, 
grounds maintenance 
and waste storage

7. 
Club room

8. 
Kitchen

9. 
Office

10. 
Electrical meter/
boiler room

11. 
Cleaner’s store

13. 
Weights	or	fitness	
equipment room

14. 
Exercise studio

15. 
Physiotherapy 
and	first	aid	room

16. 
Cafe/coffee bar/
licensed bar

Provision of additional elements should depend upon their potential to 
attract increased users to the facility. In larger clubhouses, the 
accommodation may be expanded to include:

1. 
Entrance lobby

2. 
Changing rooms

3. 
Showers

4. 
Toilets for the public 
and separate toilets 
for changing area

5. 
Accessible 
toilets/changing

6. 
Separate changing 
area	for	officials
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Typically, accommodation within a clubhouse would include 
the following.

See separate ‘Design Examples’ 
display panels:

- DE2 Cricket: Clubhouse

- DE4 Football: Clubhouse

- DE6 Rugby: Clubhouse

- DE8 Hockey: Clubhouse



4.0
LAyOUT OF SPACES

The internal layout of the spaces in the clubhouse should allow people 
to use the building in a logical and efficient way. This can be tested by 
imagining users ‘walking though’ the building. 

•	 Where do they arrive?  

•	 Where do they change? 

•	 Where do they leave their bags? 

•	 How do they access the playing areas?  

•	 Where do they shower? 

•	 Where do people meet after the game?

Coupled with this is the way the spaces might be arranged to provide 
flexibility of use, ease of maintenance and meet the reasonable needs 
and expectations of all the users.

Consideration should also be given to the following:

•	 Separation of changing and wet/muddy areas from other areas such 
as the club room, public toilets, kitchen

•	 Simple, straight forward, circulation routes

•	 Accessibility to all, including disabled people or users with injuries.

The following adjacency diagrams illustrate examples of how the 
accommodation can be arranged to suit different scenarios. 

Planning the spaces
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Example 1   

Traditional clubhouse plan with the entry direct to the clubroom. This 
concept is suitable for summer sports such as cricket and tennis. Bowls 
would not normally require showers.

Example 2   

Clubhouse plan suitable for winter sports such as football, hockey and 
rugby.
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See separate ‘Design Examples’ display panel: See separate ‘Design Principles’ and ‘Design Examples’ 
display panels:

- DE2 Cricket: Clubhouse
- DP8 Example clubhouse layout

- DE4 Football: Clubhouse

- DE6 Rugby: Clubhouse

- DE8 Hockey: Clubhouse



Arriving at the Clubhouse
First impressions

Positive first impressions are important when approaching the site. A 
glimpse of the entrance from the road can be welcoming and the 
sequence and layout of the approach can create interest. The main 
entrance should be obvious on approach. 

Clear and well located signage should be used to assist new visitors to 
find their way to and around the site. This should be coupled with the 
use of design features to assist understanding of the site and the building. 
A	suitably	sized	sign	with	the	club	name	will	clearly	identify	the	building	
and could help give a branding identity. Wayfinding should be easy and 
logical through the positioning of the building on the site, the organisation 
of the internal elements of the building and the architectural treatment. 
For example, a view into the building from the entrance can help users 
understand the direction that they need to travel. 

For more detailed guidance, see Wayfinding and Signage for Sports 
Facilities Design Guidance Note available at:
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/other-design-guidance/ 

The entrance should be clearly visible and can be emphasised by using 
a canopy, striking colours or contrasting materials.

Accessibility

Suitable surfacing, markings, level routes and location of accessible 
parking will enable everyone to make use of the facility (see ASF 
guidance).

Views in and out

The	use	of	areas	of	open	glazing	provide	views	into	the	social	area	and	
a	visual	connection	and	welcome	for	people	arriving.	Glazing	can	be	
protected and made secure by using roller shutters.

Rev 003 - May 2016
2  Design Clubhouse Design Guidance Notes

16



Access

The main entrance should be obvious, welcoming and clearly defined.  
Some clubhouses may have access at both the front and rear of the 
building. Consideration should be given to appropriate security.  Ideally, 
the main entrance should be visible from the bar or office area so staff 
and users can see who is entering and leaving the building.

Draught Lobby

Include an entrance draught lobby even for the smallest clubhouse. This 
ensures that draughts are eliminated and heat is retained. Building 
Regulations	 require	 minimum	 sizes	 of	 draught	 lobbies	 for	 disabled	
access although there are several acceptable options as illustrated in  
the diagrams opposite.

Notice Boards

Well	defined	and	managed	locations	for	important	information	mean	
that	users	know	where	listing	of	events,	fixtures	and	other	information	
will be posted and can reduce or avoid the proliferation of ad-hoc no-
tices around the clubhouse.

Entrance

Entrance matting at the entrances is essential to prevent as much dirt 
and mud as possible from being carried into the clubhouse. Power 
assisted doors may be appropriate in clubs that cater for wheelchair 
sports.

The Main Entrance
Corridors

The corridors in clubhouses should be sufficiently wide with suitably 
spaced passing places to accommodate players who are likely to be 
carrying large kit bags or equipment, and for players, spectators or 
visitors in wheelchairs - see diagram below from Sport England’s 
Accessible Sports Facilities Design Guidance Note.

As a minimum the unobstructed width of a corridor should be at least 
1500mm. However, where the width is less than 1800 mm, there should 
be passing places at least 1800 mm long to allow two wheelchairs or 
players with bags to pass. 

Circulation

Minimum corridor width of 
1500 in non-sportschair areas 
      

Doors that need to swing 
out into main corridors
should be 'protected' by
being set into a recess

15
00

m
in

1500

1500

15
00

Splayed walls at changes 
in direction will bene�t 
wheelchair users and 
visually impaired people

Dim B: Minimum 870 
effective clear width

1500 turning circle
to be maintained
throughout the facility

B

Radiator, hose reels and 
so on set into recesses to 
maintain corridor width

Doors across corridors must have viewing panels

Where double doors of unequal width are used, 
the wider doors should all be on the same side of the 
corridor and meet the minimum clear width requirement

Internal circulation

Where the unobstructed width of a corridor is less than 
1.8m, they must have passing places at least 1.8m long 
and with an unobstructed width of at least 1.8m to 
allow wheelchair users to pass each other

min

m
in

min

Note: For facilties 
accommodating 
wheelchair sports, refer 
to	ASF	‘sports	chair	zone’	
requirements.
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Easy Internal Surveillance

There should be good visibility of all circulation spaces and avoidance 
of	dead	end	areas	to	ensure	the	safety	of	children.	Glazed	doors	from	
the social spaces are recommended to allow some viewing and natural 
light into corridor areas. 

Separation of Clean and Dirty Zones 

The circulation to the wet muddy areas such as changing rooms should 
be separate from the circulation to social spaces and other 
accommodation in the building. 

Passenger Lift in 2-storey Clubhouses

In situations where there is a shortage of land and there is first floor 
accommodation, an eight-person passenger lift should be provided. 
This	 is	 the	minimum	 size	 suitable	 for	 wheelchair	 users.	 The	 cost	 of	
installing a lift, fire escape implications and staircases should be 
considered in the cost benefits analysis of creating a first floor level 
within the project. All stairwells must incorporate a refuge space for 
wheelchair users with an intercom on every level above ground floor.

Doors

All internal circulation doors should achieve a minimum clear width of 875 
mm in an open position which can be achieved with a standard doorset 
with a 1026 mm wide door leaf. To accommodate the associated door 
frame, typically, a structural opening width of c. 1110 mm or greater will 
be required, subject to specification and construction tolerances.

Please refer to Accessible Sports Facilities Design Guidance Note and 
BS8300 and Building Regulations Approved Document M for further 
details of accessible and inclusive design.

Where lockers are included within corridors, the wall-to-wall width 
should be increased such that minimum clear width requirements are 
maintained up to the leading edge of locker doors when in an open 
position.

For further information, see Sport England’s Accessible Sports Facilities 
Design Guidance Note available at: 
https://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/accessible-facilities/
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Dimensions

The changing accommodation should be big enough to accommodate 
the largest number of players likely to use the room. This may include 
substitutes, coaches and, where applicable, a physiotherapist. The 
minimum	 size	 of	 the	 changing	 area	 within	 a	 changing	 room	 (i.e.	
excluding showers and toilets) can be calculated at 1.0 m2 per person. 
However, cricket requires 1.2 m2 minimum for players carrying kit bags 
and there may be a wish to provide more space for adult teams and the 
home team changing rooms.

Specific Sports’ Requirements

The space requirements for players, substitutes and their equipment 
vary from sport to sport. See the ‘Design Examples’ display panels for 
further information on sport-specific layouts. The NGB recommendations 
for minimum changing areas within changing rooms for the principal 
sports are as follows:

Changing Rooms
The clubhouse should provide flexibility and reference should be made  
to the brief for the maximum number of users that are to be 
accommodated at various times. 

Individual Changing Rooms

Individual team changing rooms are recommended by many sports 
governing bodies as they can efficiently provide private team spaces 
for pre and post-match talks and deter disagreements on the field from 
continuing afterwards.

Sport Changing area only
Association Football 16 m2

Cricket 20 m2

Hockey 20 m2

Rugby 20 m2
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 See separate ‘Design Examples’ display panels:

- DE2 Cricket: Clubhouse

- DE4 Football: Clubhouse

- DE6 Rugby: Clubhouse

- DE8 Hockey: Clubhouse



Lockers

If lockers are provided they should ideally be located outside the 
changing rooms. If one teams belongings are in lockers in a separate 
area, it allows the changing room to be used by another team whilst 
play is in progress.

For further information regarding lockers please refer to Section 5.0 of 
this document.

Kit Storage

Kit bags can be placed on the floor, under benches or on a low table in 
the changing rooms, although care should be taken to avoid cluttering 
the	 circulation	 zones.	 Lockers	 should	 to	 be	 large	 enough	 to	
accommodate sports bags.

Ideally the benches will be equipped with large wall brackets to spread 
the load and leave space underneath for storage of kit bags.

Benches

As a general guide for team changing benches, a notional 500 x 500 
mm space per player can be taken as one changing place*. However, 
for facilities that are used solely by school children, reduced dimensions 
of 450 x 450 mm may be acceptable. However, this is likely to feel 
cramped for adults and it should be noted that some NGBs recommend 
a wider bench width per player, for example, 650 mm for rugby players.

When benching is carried around an internal corner, there will be 
reduced space for seating (equivalent to two spaces).  

The height of the bench should be 480 mm above the finished floor 
level and have a smooth finish to surfaces and edges. If assisted adult 
changing is required, a bench depth of 600 mm is required. Benches 
should ideally be wall hung for ease of cleaning. However, the walls 
must be designed for the structural loadings from such cantilevered 
fixtures and stronger heavy duty wall brackets will also be required.

* See the ‘Design Examples’ display panels for further information on 
sport-specific layouts and individual NGB design guidance.

Toilets

Each of the changing rooms should be provided with access to toilet 
facilities. Small clubhouses may benefit from having some toilets 
accessible from a lobby or corridor so that they can be reached from 
the outside. This prevents the potential for someone accessing the WC 
from outside and walking across the ‘clean’ changing room floor.

Larger clubhouses with, say, four or more team changing rooms need 
a minimum of one toilet within each team changing unit, and additional 
WCs in a central location accessible from the changing room circulation 
area. This arrangement provides for convenience and flexibility.

For recommendations regarding toilet numbers, please refer to the 
sports national governing body (NGB).

Officials Change 

The clubhouse should include a self-contained changing room for match 
officials. This room can potentially double up as a first aid room, 
treatment room or accessible change (if required) on non-match days 
-	see	diagram	on	page	22.	However,	it	must	be	sized	accordingly	for	the	
dual-purpose uses intended.

Child Protection

Interlocking doors between changing rooms need to be carefully 
managed. If they are required for flexibility, they must be kept locked 
when the rooms are being used separately, particularly where there is 
a variety of age and gender groups using the facility.

All changing areas need to be designed with closed sightlines at the 
entrance to prevent views in from the circulation areas. 

For further information on Child Protection please refer to document 3 
Refurbishment.
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Showers

Each changing room requires a shower area. The shower entrance 
should be located as far as possible from the changing room entrance 
and WCs in order to minimise water migration and to separate mud and 
moisture. Other points to note:

•	 Allow one shower point to every three or four changing spaces

•	 When provisionally calculating the overall space allowances for ‘open’ 
shower area arrangements, a rule-of-thumb is to allow 2.0 m2 per 
shower point. This assumes 1.0 m2 for the showering area and 1.0 m2 
for the adjacent drying area. For ‘cubicle’ shower area arrangements, 
more space is required for equivalent shower point provision. See 
diagrams adjacent

•	 Shower outlets should be at 750 mm minimum intervals with 
450-500 mm minimum between end shower heads and side walls

•	 Always provide a drop down seat with legs in the showering area to 
cater for users with a disability or a sports injury

•	 All floors within the shower areas or to be laid to falls away from the 
shower room entrance to assist drainage

•	 Avoid	raised	thresholds	to	avoid	trip	hazards	and	allow	wheelchair	
access

•	 Self closing / push button showers are recommended as they can 
avoid flooding due to misuse, abuse or vandalism.

The shower area design approach will depend on individual facility and 
user requirements. The adjacent examples show alternative layouts for 
‘open’ and ‘cubicle’ showers that follow a similar design principle. The 
accessible shower areas are efficiently planned with provision for ambulant 
and disabled access *. For further details, see ‘Accessible Sports Facilities’ 
Design Guidance Note and associated downloadable layouts available at;
https://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/accessible-facilities/

‘Open’ shower 
area arrangement

‘Cubicle’ shower 
area arrangement 
with an ambulant 
disabled shower 
cubicle *

* ‘Cubicle’ shower area arrangement with an ambulant disabled shower cubicle subject 
to other accessible assisted disabled changing provision elsewhere within the facility

‘Cubicle’ shower 
area arrangement 
with an accessible 
shower cubicle



All changing areas must be designed so that they can be used 
comfortably by both able bodied and disabled people. This does not 
necessitate expensive design features but it does require attention to 
detail and layout. 

For clubhouses which serve more than one pitch: 

•	 One unisex accessible changing room should be provided with a 
shower and WC, and preferably a bench, that can allow assisted 
changing by either sex (see diagram below). 

•	 In addition, it is recommended that an accessible changing cubicle 
within the main changing area is provided.

See Table 8 on page 44 of SE’s Accessible Sports Facilities Design 
Guidance Note for further information.

Accessible Toilets/Changing
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Where it is impractical to incorporate a separate accessible changing 
room (with shower, WC and bench) and separate officials changing 
provision as mentioned on page 20, dual accessible provision may be 
considered. Subject to the programme of use, appropriate management 
and accessible WC provision, there is potential to accommodate use by 
both the match officials and disabled users of the facility as shown 
below.
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The club room needs to fulfil many different activities. It should be 
considered carefully as the space can be one of the main sources of 
income generation and it may be a funding request to provide for 
community use. Typical uses of the club room could be as follows;

Club Room

Bar Area

This can be one of the main income generators for the club. A bar area 
that sells alcohol will require a licence. In order to apply for such a 
licence, see:
https://www.gov.uk/guidance/alcohol-licensing

Fitness Activities

Fitness activities such as dance classes, table tennis and aerobics can 
be accommodated in large club rooms. These can generate additional 
income for the club. Consider what is going on in the local area and 
whether there are gaps in the market that the club can offer e.g. a space 
for yoga classes, etc. 

Recommendations to Make the Club Room Flexible;

•	 Provide a store room for furniture, so that the floor can be cleared 
for other programmed activities, and allow storage space for sports  
equipment such as folded table tennis tables or rolled bowls carpets.

•	 Tables and chairs that can be stacked and are light enough to be 
moved around will give greater flexibility than heavy fixed items. 

•	 The social space should flow out to an external viewing area, with 
sunny areas that are sheltered from the wind. 

•	 As a minimum, two teams should be accommodated plus officials and 
spectators and a view of the pitch (and scoreboard if provided). 

•	 Many clubs display memorabilia and photographs in the social 
areas. Provide ample space for these so that cabinets and shelves 
do not impede the circulation routes.

Social Space

Social spaces before, during and after the sporting activities and the 
selling food and drinks. It may be that the social spaces are hired out 
in the evenings for functions meetings and parties. The space should 
be large enough to accommodate the required numbers.
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Preparation of Food and Drink

The kitchen needs adequate space for equipment to prepare the food 
and drink for the required number of players and visitors. Consider what 
food and drinks are prepared on a regular basis and the other occasional 
events that happen throughout the year. 

Include ample storage for food and beverages, including a fridge and 
a	freezer.

The kitchen should have a view of the pitch as this enables kitchen staff 
and helpers to see the match progress and help them anticipate the 
busy times. 

If there is no reception area, a staff member at the servery should be 
able to see the main entrance for security purposes. 

Kitchen 
Adequate storage should be carefully planned in key spaces throughout the 
building to optimise functionality, flexibility and security. The requirement for 
storage should not be underestimated. Key considerations are set out below.

Furniture Storage

Social spaces should have extensive storage provision to allow for 
flexibility of use for functions, dance studios etc. Walls which have built 
in storage can be more space efficient than traditional store rooms, but 
need	to	be	sized	 to	accommodate	 the	 largest	 item	of	equipment	or	
furniture. Social spaces should have wide double doors to allow items 
to be easily moved in and out.

Food and Beverage Stores

The	size	and	location	of	food	and	beverage	stores	will	depend	on	the	
scale of facilities. Adequate space should be provided for food and 
beverages to help keep the preparation space clear. 

Equipment Stores

External stores are often used for sports equipment, grounds equipment, 
machinery and supplies. The cost of providing grounds equipment storage 
within the clubhouse can be high. A detached hut or metal shipping 
container concealed by planting or a fence, might be a more economical 
solution but it must also be secure. See later section on security.

Lockable Refuse Store

These are required for the refuse bins and recyclable waste storage and 
should be conveniently located next to the kitchen area and the access 
point for refuse services. Screening and landscaping that integrates with 
the external design should be considered.

Cleaners Store

The cleaners store should be lockable and include a sink and space for 
cleaning equipment and products. This should comply with Control of 
Substances Hazardous to Health (COSHH) requirements.

Storage
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The	need	for	a	staff	office	depends	on	the	size	and	staff	structure	of	the	
club. The office could be combined with another room such as the 
coaches room.

Consider a suitable secure cupboard for storing club documents, 
equipment and consumables such as paper and printer cartridges..   

Allow for a telephone line(s), Wi-Fi router, printer, and a safe for 
valuables and cash.

Office

Plant Room

The	 plant	 room	 should	 be	 appropriately	 sized	 and	 located	 to	
accommodate incoming utilities, meters, plant equipment and boilers.  
Advice from a Building Services Consultant is essential to determine the 
size	 required.	 Double	 door	 access	 direct	 from	 the	 outside	 will	 be	
required.

Inspection and Maintenance

Allow space for inspection and maintenance of the equipment.

Vehicular Access

Vehicular access will be required for plant maintenance. This should be 
located off the car park with direct external access rather than through 
the clubhouse.

Boiler/ Plant Room
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5.0 
FITTINGS, FURNITURE 

AND FINIShES
The materials and finishes should be selected for their robustness, cost, 
ease of maintenance and repair. The materials should be appropriate to 
the level of use in the area in which they are located. 

Finishes should be used thoughtfully as visitors with visual impairment 
or disability can find textures and colours helpful to distinguish areas 
or objects and general wayfinding.
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Changing Areas

Concrete floor construction is generally required in changing areas for 
robustness. A screed finish is required when floors are laid to falls as in 
shower areas. 

An exposed screed finish is not ideal for some sports such as cricket or 
athletics where spikes can become damaged and conversely create 
damage to the screed. In this situation, a studded rubber floor surface 
on top of the screed could be considered.

Floors will need to be thermally insulated to comply with Building 
Regulations. All floor finishes must be anti-slip.

For multi-sports, use of the space should be considered and agreed 
with the user groups.

It is recommended that changing areas are laid to falls to a drainage 
gully as this aids cleaning and reduces the risk of people slipping. This 
is particularly important in areas immediately adjacent to showers where 
the transfer of water is most likely to occur.

Floors Showers

Floors in shower areas that are tiled should be finished with high slip 
resistance ceramic tiles laid to falls of between 1:40 and 1:60 and with level 
thresholds. This provides an easily cleaned, durable and accessible surface. 
Coved ‘sit in’ tiled skirtings provide the most robust floor/ wall junctions. 
Allow for expansion joints between the floor and coved tiles. Shower floors 
and walls should ideally have waterproof tanking behind the tiling to a 
height of 2.0 m to avoid the risk of water ingress and long term damage.

Shower Dry Off Zones

Shower	dry-off	zones	should	also	be	 laid	 to	 fall	 towards	 the	shower	
floor which in turn should fall to a drainage channel with a continuous 
lift out grille. It is not advisable to locate floor gullies tight against coved 
skirtings as this increases the possibility of water ingress to the rest of 
the building. 

Entrance matting

The main entrance and changing entrances require flush-detailed 
barrier matting of at least 1200 mm length, with a removable and 
cleanable mat for both scraping and drying.  Mats should lie level with 
the surrounding surfaces to ensure DDA compliance. 

Social Spaces

Floors	 in	 areas	 that	 are	 in	 the	 clean	 zones	of	 the	building	 can	have	
suitable decorative and comfortable finishes, and carpet is often 
preferred in social spaces. 

Fitness Rooms

Club, weights or fitness rooms could have heavier use and floor finishes 
need to be specified with care. Screeded surfaces are not advisable 
where free weights are to be used (even with a cushioned floor finish) 
as the continued point impact caused by the dropping of weights can 
cause the screed to crack.
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Fairfaced Concrete Block

Internal walls should be robust, durable and strong enough to withstand 
impact. They also need to be able to support coat peg rails and possibly 
kit bag racking and cantilevered benching.  Fairfaced concrete blockwork  
is often used as this material can be painted without any additional 
finish being applied.  

Timber Framing

Timber framing can provide quick and economic construction but 
should be carefully specified and detailed with regard to moisture 
protection and robustness. Stud-frame sole plates should always be 
raised above slab level on a concrete curb. The partition wall should 
have a structural lining of plywood to provide a solid base for fixings. 
A finishing board can then be applied to receive a tile finish.

Walls in Shower Areas

Walls to showers can be finished with ceramic tiles from floor to ceiling 
or a continuous uPVC wall cladding system (see adjacent example). If 
walls continue upwards to meet a pitched roof, then tiling can be 
stopped at door height, usually 2.1 m above the floor. Ideally pipework 
to showers should be concealed to avoid damage and simplfy cleaning.

Dado Protection

Consider dado protection to the walls of corridors and lounge areas to 
mitigate impact damage from sports kit and chairs.

Walls

Doors
Doors should be of solid core construction with good-quality 
ironmongery and they should be protected with kick plates. In areas 
that are subject to high humidity, the doors should be of a suitable 
moisture-resistant specification.
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Ceiling Tiles

Suspended ceilings grids and tiles come in many different forms and it 
is important to specify products and materials which will withstand the 
general wear and tear encountered in a clubhouse environment.

Pitched Roofs

Pitched roofs incorporating rooflights invariably provide the most 
pleasant environment for changing. The finish should be painted glass 
reinforced plasterboard for robustness.

Rooflights can be a security issue if people can climb onto the roof. 

Additional security measures should be considered.

Ceilings

Benches should be of slatted hardwood, high pressure laminate or 
dense, solid plastic planks on cast aluminium or galvanised steel 
brackets.  Subject to the wall specification, these would ideally be 
cantilevered to allow clear space beneath them for the storage of bags 
and cleaning of the floor.

Benches

Vanity areas need a shelf and mirror. The provision of hair driers is not 
essential but should be considered. Facilities for hairdrying could be as 
simple as a plug socket near a mirror and shelf so players can use their 
own hairdryer or straighteners.   

Vanity Areas

Mirrors

Fix mirrors in each changing unit.  Anti-vandal mirrors, which are made 
of polished stainless steel rather than glass, cannot be broken and are 
therefore safer and more vandal resistance. 

White Boards

Dry-wipe or magnetic boards should be fitted for coaching and team 
talks in changing rooms.

Mirrors, Notice Boards etc.

Waste Bins

Suitable space for waste and recycling bins should be identified along 
with the requirement for vending machines, sanitary disposal bins and 
baby-changing facilities. 

Coat hooks

Coat hooks to changing areas should be mounted over benches and in 
shower dry-off areas. Provide two hooks for each shower or bench 
space. ‘J’ shaped hooks are more vandal resistant than the standard c 
shaped hooks.   

Long projecting hooks are easier to use but are prone to vandalism, so 
care should be taken when specifying.
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Clothes storage lockers in an adjacent space increase the flexibility of 
the changing room. If team belongings are stored in lockers, the 
changing room can be used by another team if there is a staggered 
start time. This can potentially reduce the total number of changing 
rooms required in the clubhouse.  The ideal location for the lockers 
would be in the corridor or circulation area.

Size

Lockers are typically 500 mm deep, 300 mm wide and arranged in 
columns 1.8 m high. For bowls clubs, the lockers are often 300 mm 
cubes.   

Valuables Lockers

Where additional security is desired, consider the use of small personal 
effects lockers which can house items such as wallets and keys.   

Storage for Large Sports Bags

Most sports bags, particularly for cricket or hockey do not fit in to 
standard or even larger lockers. Sports bags are best placed under seats 
to keep the circulation areas clear and safe.

Long Play Sports Storage

For sports such as cricket where the changing room remains open for 
the duration of the match, valuables lockers or a safe could be provided 
for personal possessions. For further information on security for cricket 
grounds, please refer to the following website;

ht tp : / /s ta t ic .ecb.co.uk/ f i les /ecb-cr icket-ground-secur i ty-gu ide-
may-2014-12873.pdf

Lockers
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6.0 
OUTSIDE ThE BUILDING

Security
Site Perimeter

Often the best way to ensure the security of a building is to locate the 
building at or close to the perimeter of the site where it can be 
overlooked by neighbouring properties or passing traffic. If this is not 
possible consider gates or barriers, and an appropriate perimeter fence.

Building Interior

An intruder alarm should be installed and security lighting on a PIR.

CCTV should be considered for the site and ideally it should have a local 
and a remote monitoring facility. Recording and playback facilities 
should be located within a secure room within the clubhouse.

Changing room and any ‘staff only’ doors should be 44 mm solid core 
and fitted with a lock of suitable quality.

Create a secure room for storage of alcohol, cash and valuable 
equipment. The room should have solid walls, a solid ceiling rather than 
a false ceiling, and a 44 mm solid core door with a lock of suitable 
quality.  

Alcohol serving bars should be secured with a roller shutter and a 44 mm 
solid core door with a lock of suitable quality.

For further information regarding the specification of locks, please refer 
to: www.securedbydesign.com

All locks should be 
to British Standards 
(BS 3621 or BS 8621)

For further information, see:

www.securedbydesign.com

www.redbooklive.com
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The External Fabric of the Building

Keep design of the external envelope simple.

Avoid hidden recesses in the building which can become a focus for 
graffiti and other forms of vandalism.

Avoid easy access to roofs and consider rounded or overhanging eaves, 
concealed downpipes and a secure roofing system.

Minimise the number of door and window openings and provide with 
externally mounted security shutters.

Try to avoid locating doors on secluded elevations. Use LPS 1175 or 
PAS 24 rated doors and window frames, and LPS 1175 rated shutters, 
rooflights and roofing systems.

Car Park

Lighting should be provided to the car park for illumination during the 
hours of darkness when the facility is open. The car park should be 
located to enable passive surveillance from populated spaces such as 
the club room. To save energy use light sensors linked to a passive 
infrared sensor to detect movement. 

Storage Structures

Brick built or steel storage cabins with concealed locking points should 
be used rather than timber sheds. 

Use padlocks with a recognised security rating or an integral cylinder 
mortise lock to the BS 3621 standard. 

Avoid locating structures too close to the main building as they may be 
used as a means to gain access to upper floors or the roof.

Rev 003 - May 2016
2  Design Clubhouse Design Guidance Notes

32



External Lighting

Godalming Leisure Centre

Make sure that lighting; 

•	 Is maintained and that plants and trees do not cover the light 
fittings or block the light as this can lower light levels

•	 Is securely placed to prevent lighting being knocked over or 
removed.

•	 Has toughened glass or grills surrounding the fitting to resist 
breakage.

•	 Has the lighting mechanism above arms reach to impede efforts to 
cover, break or vandalise.

•	 Has the control switches inside the building to prevent unauthorised 
people from simply turning off the switch from the outside.

External Lighting, car parking, access roads and paths

The immediate surroundings to the clubhouse can often be overlooked 
or considered of secondary importance. External works are often the 
first areas to be reduced or even omitted when budgets are tight but 
this can be a false economy. 

The context and immediate surroundings to the clubhouse are very 
important to the first impressions of the facility. In the worst case, the 
lack of proper thought and investment can create buildings that are 
separated and isolated with poor access for people and vehicles alike. 
This can create significant management issues due to migration of dirt 
and mud into the clubhouse or even deter people from visiting the 
building.

Safe and secure routes

Well-designed external lighting provides safe and secure routes from 
access roads, paths and car parking. In designing external lighting, there 
should be a balance between providing enough light in the right places 
for the safety of people and vehicles and the risk of it becoming 
unnecessarily obtrusive. 

The other major consideration is how the system is controlled to 
optimise its use whilst minimising energy costs. With numerous 
products and options available from low level bollard lighting to 
traditional street lighting, it is possible to create a lighting scheme 
which will meet the specific needs of any site. Similarly there are various 
ways the lighting can be controlled, from a simple bank of switches 
located inside the clubhouse, to dusk-to-dawn sensors and timers, and 
motion detectors.

Secured by design

For more information, see:

www.securedbydesign.com
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Buildings always look better when proper attention has been paid to 
their immediate external surroundings.

Paving

Provide non-slip, well-drained surfaces in the vicinity of the building. 
Avoid the use of very light coloured paving to terraces, they can cause 
distracting glare. Artificial surfaced playing areas require a direct paved 
access from the clubhouse that avoids the circulation route to natural 
grass pitches. 

Parking

Disabled parking bays should be as close as possible to the entrance 
and have ramped or dropped curbs.

Bus as well as car parking will usually be required and service vehicle 
access and turning must also be considered. Good lighting levels are 
an essential safety feature around the building and the car park.

Boot scrapers and a secure outside water tap and drainage gully 
adjacent to the changing entrance encourage the cleaning and removal, 
of boots, especially if located under cover.

External Finishes 

For further information on parking and landscaping refer to Sport 
England’s Design Guidance Notes: 

•	 Car Park and Landscape Design available at:  http://www.sportengland.
org/facilities-planning/tools-guidance/design-and-cost-guidance/
other-design-guidance/

•	 Accessible Sports Facilities available at:  http://www.sportengland.org/
facilities-planning/tools-guidance/design-and-cost-guidance/accessible-
facilities/
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7.0 
SERVICING ThE BUILDING
Providing heating, lighting, power 
and water
A well-designed, insulated and air-tight building with good natural 
daylight (by windows, rooflights or sun pipes) and with carefully selected 
components will minimise the demands on heating, lighting, power and 
water. This approach, coupled with well-designed mechanical and 
electrical systems will provide a comfortable and cost effective design 
solution for a clubhouse. 

These matters are considered in greater detail in document 4 
Sustainability and are also reviewed on the Sustainable Clubs website 
at  http://www.sustainableclubs.co.uk/ but the principles of good sustainable 
design are set out below:

Passive Measures

Minimise building energy use by considering building form (“passive 
environmental control”) in order to avoid or minimise the need for 
mechanical cooling and heating, and artificial lighting.

Efficient M&E Systems 

Minimise plant energy use by selecting the most appropriate engineering 
systems and optimising system performance (active environmental control).

Renewable Energy 

The use of appropriate on-site renewable energy technologies.
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Lighting 
Light fittings should be fixed directly to the wall or ceiling and be of 
robust, moisture-resistant design. It is recommended that the following 
is considered:

The use of PIR (passive infrared  sensor) detectors and photocells 
throughout. This avoids paying for the energy supplying lights left on 
unnecessarily. 

A minimum of 100-150 lux is provided throughout the changing block. 
This is the level of lighting considered appropriate for this use. 

Switches are controlled from a central, secure location so that all of the 
lights can be switched off together by the key holder avoiding any lights 
being left on by accident. 

LED (Light Emitting Diodes) or CFL (Compact Fluorescent Lamps) are 
types of energy efficient light bulbs. Install these where possible to 
minimise your energy bills.

Power 
A	meter	cupboard	is	always	required	no	matter	what	size	the	clubhouse.	
Always allow space  for  this within the building. 

Fit guarded power sockets for cleaning equipment throughout the 
building. These should be installed 1.2m from floor level in the changing 
rooms to avoid water damage from cleaning. The circuit should be 
protected with a residual current circuit breaker to avoid injury caused 
by misuse. 

Consider providing a central control to power socket circuits to avoid 
use of electricity out of hours.

With the prevalence of mobile phones, the need for a public telephone 
is less likely. Provision is to be determined based upon specific need.

Consider an electronic security system and contact the local Crime 
Prevention Officer for advice.

Water Services 
Wherever possible, pipework should be concealed in accessible ducts 
to reduce accidental damage or vandalism and improve appearance. 
Any exposed pipework needs to be securely fixed to the wall.

Insulate all pipework to protect against frost damage and to reduce 
heat loss in hot water pipes.

Hot and cold water storage should be in insulated tanks and located to 
the M&E designer’s specification.

If a drinks vending machine is fitted it will require a mains water supply.

Provide bib-cocks in shower areas to allow hosing down.
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heating 
For user comfort, temperatures should be:

•	 20-22° for changing and shower areas

•	 18-20° for toilets and other areas

The type of heat source is dependent on the fuel available and pattern 
of use. Advice from a Building Services Consultant should be sought to 
select the heat source appropriate to the particular situation. 

Radiators or heaters should be sited beneath benches or in locations 
that prevent damage.

The heating should be controlled centrally with a time clock and tamper-proof 
local thermostats to give a degree of limited local control and sensitivity. 

Larger clubhouses will have boiler or plant rooms which should be 
located for ease of service vehicle access.
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Alternative Languages and Formats:

This document can be provided in alternative languages, or alternative 
formats such as large print, Braille, tape and on disk upon request.
Call the Sport England switchboard on 08458 508 508 for more details.
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