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Victoria Baths: New build or reuse?
Through the Working Group, we have been asked to consider the brief for the
Victoria Baths project. This needs to be developed to the extent that design team
services can be procured. The balance of ‘new build’ and ‘reused’ elements was
identified as being critical to the formulation of a brief.

Obsolescence
New build will be required if the existing building is obsolete in ways that cannot
practically be remedied. In order to assess the need for new build, we looked at the
obsolescence of the existing building and formulated some possible remedial
strategies:

(Source: The Life Cycle Economics of Buildings, M. Hutcheson in Facilities Volume: 12 Issue: 5 Page:
11 – 15)

On this analysis it would appear that a new facility could quite legitimately include
refurbishment of some parts to remedy obsolescence. In other parts the technological
obsolescence suggests that it might be high enough to make new build more practical.
Carefully designed, selective areas of new build might also be used to improve the
image of the centre.



It is important to note that if widespread new build is used, this would appear to be a
waste of a sound physical and functional resource and would require careful design to
replace the social resource of community attachment.

Case studies: Cost, value, scope
To complement the obsolescence study, we looked at some real-life examples of
refurbished and new build leisure centre projects which had a similar scope to the
Victoria Baths project, in order to learn some lessons about value for money. New
build is often seen as a cheaper option 'per metre squared' than refurbishment, but this
assumes no residual value is left in the existing building and excludes the cost and
impact of demolition. If there is in fact value left in the existing building (and the
obsolescence study suggests there is) then the scope of the refurbishment will be less
extensive than that of the new build project, potentially rebalancing the equation.

A small selection of case studies is offered here:

1. Glenogle Baths, Edinburgh

The Glenogle baths are to be restored following a successful campaign by local
residents. The funding is to be provided by the Local Authority.

Cost: The budget is set at £5.8m all inclusive, which breaks down as follows:

• Construction costs at present date pricing levels £3,003,400

Add:

• Allowance for inflation to 2011 (40%) £1,201,360
• Design development £500,000
• Professional fees (20%) £940,952
• Fit out costs £50,000
• Ancillaries £20,000
• Contingencies £100,000

Total estimated costs £5,815,712



Scope: Glenogle is smaller than the VLC, but is Grade B listed (Scotland):

• 23m Pool
• Gym (similar to VLC current provision)
• Fitness Centre
• Sauna

Objectives of refurbishment: These are very similar to the requirements at VLC:

• improve main entrance and reception
• improvements to the gym and a new fitness studio
• major improvements to existing changing areas and the addition of new

changing areas
• the addition of a new pool-side sauna and steam room
• infrastructure improvements including plant, mechanical and electrical

installations
• accommodation for special needs users and families
• disabled persons' access from Glenogle Road compliant with forthcoming

disability discrimination legislation

2. Nechells Baths, Birmingham

Nechells Baths were redundant and sitting empty until 2004 when they were
converted to a community 'hub' building incorporating enterprise zones and
community facility. Although the pool at Nechells was covered over, the project
shows an interesting blend of activities and community facilities which could be used
to enrich the offer at VLC.

Cost: The final build cost was £3.6m

Scope:

• Internet cafe
• Enterprise zone supporting start up companies
• Rooms to be let out
• Training offered
• Bingo for the elderly



• Youth Projects
• Kitchen facilities to teach cooking
• Dance being taught
• Evening Clubs
• Crèche
• Nursery (Already 60 taken on, with a 60 people waiting list)
• Offer Job advice (300 people put back into work with the help of the centre)
• Environment Projects

The project included both refurbishment and new build areas.

3. Central Baths, Watford

Central Baths in Watford are to be demolished and replaced with a completely new
build scheme. The design is exciting but the site appears to be devoid of surrounding
buildings to give it context, so it would be unsuited to the VLC location.

Cost: In the region of £12m

Scope: Similar facilities to the existing VLC:

• 6 lane 25 metre swimming pool
learner pool

• viewing gallery
• 4 court sports hall
• 60 station gym fitness suite
• dance studio
• climbing wall
• café
• function room
• crèche
• changing facilities – wet and dry



4. Sidcup Leisure centre- Sidcup Kent

This is a completely new build centre on an isolated site. It is essentially as state of
the art leisure centre in a very plain 'decorated shed' building, which would be
unsuited to a city centre site.

Cost: The budget is £14m

Scope: Similar facilities to that proposed at VLC:

• 25m six lane swimming pool
• learner pool
• 4 court sports hall
• fitness and dance/aerobics suites
• café
• crèche
• changing rooms.

Sustainability
We believe that the Victoria Baths renewal, to be ‘of its time’, must be an aspirational
project in sustainability terms.

"In a typical sports centre, energy costs are second only to labour costs, accounting
for as much as 30% of running costs... by making a 10% improvement in the
management of energy use, UK leisure facilities could save up to £70m each year and
reduce carbon emissions by hundreds of thousands of tonnes."

"Energy saving measures taken when planning major building refurbishment can be
extremely cost-effective"
(Source: 'Energy Consumption in the Sports and Leisure Sector', Carbon Trust)

It might be argued that a new build centre, built to modern standards would be more
energy efficient, but this is only part of the picture. An enormous amount of energy is
embodied in the existing building fabric: The embodied energy in a typical Victorian
dwelling is equivalent to 15,000 litres of petrol – enough to send a car five times
round the earth (Source: BRE/English Heritage)- the figure would obviously be many
times higher for the Victoria Leisure Centre, and this does not even account for the
energy required to build the new centre.



The obsolescence of the Centre's roofs and air handling systems, and the opportunities
for improved internal conditions if these were replaced were highlighted above. It is
significant to note that more than 80% of the energy wasted in the centre will be lost
through the roof, ventilation system and doors and windows, so the refurbishment or
replacement of these would significantly improve the performance of the existing
building.

(Source: 'Energy Consumption in the Sports and Leisure Sector', Carbon Trust)

Other recommended strategies for reducing energy wastage and improving
environmental sustainability include:

• Consider Combined Heat and Power (CHP) from renewable sources eg
woodchip boiler. This qualifies for Enhanced Capital Allowances and the fuel
input is exempt from the Climate Change Levy

• Improve controls on heating/cooling and lighting systems, including
occupancy and daylight sensors

• Take advantage of natural heating and cooling- a 'mixed mode' system
combines natural and mechanical ventilation

• Reduce energy use relating to the pool by using a pond cover and solar water
heating.

In conclusion, a detailed picture of cost and energy use that factors-in embodied
energy and long term maintenance costs is needed before it can be stated that new
build would perform better and be more cost effective than refurbishment. The energy
efficiency strategies identified above could be implement as part of either a
refurbishment or a new build scheme. A sensitive design to retain, enhance and
restore could be a flagship green project, capturing the imagination and commitment
of all age groups.



Community Identity and Liveability
Considerable passion for Victoria Baths has been expressed since the decision to close
was announced. We believe that the Baths project will be an important catalyst in the
development of the wider area and that it is vital that this development brings benefits
for the local community.

English Heritage research has found that historic places give people a past and a
future, providing identity, atmosphere, interest and stories. Local people are enjoying
being able to tell stories of the link between the Victoria Baths and their memories of
the area. For example:
"One of my earliest memories... was being at my grandparents house... on a Monday
evening eagerly awaiting the end of Popeye on the television which meant it was then
time to go swimming with my uncles, aunts, cousins and many more! I was about 3-4
years old, couldn't swim a stroke, but with armbands and a rubber ring, my uncles
used to throw me about between themselves, dunking me under the water which
although took my breath made me so confident I soon became such a strong swimmer
that during school holidays I would spend many happy hours visiting the 'Vic baths'
on my own." (Lorraine Clark, from the SVB website)

There is a very strong feeling for the Conservation area, the Victoria Leisure Centre
building and the meaning of the Baths in their context. It is a well loved place,
provoking memories of childhood in the area. A typical response from local residents
is "I have lived in the area all my life and went swimming @ VLC when I was in
primary school." (local resident, Sneinton, Evening Post website).

Heritage-led regeneration as a pivot for Eastside regeneration makes a lot of sense;
this is one of the last unspoilt areas of Eastside Nottingham and retains a distinctive
feel. The CABE report 'Building Sustainable Communities' included as one of its 7
key actions "Recognising the historic environment as an asset and a driver for
regeneration and development'. This historical continuity will be of particular value
during the Eastside development; major changes and improvements to the area will
bring a new life which will be greatly enriched by the presence of an historic fabric.
At heritage-led approach will ensure that the area continues to hold strong
associations with the established communities of St Anns and Sneinton. The Victoria
Baths and surrounding market area will form an important meeting point for new and
established communities to the benefit of both.

Many members of the public have stated a preference for retaining the heritage of the
site, expressing the value they place in the Baths because of the threat to it. For
example:
"I was born and raised in Nottm and am sad to see another of the lovely old buildings
being demolished. I can't believe how many beautiful buildings have been knocked
down in Nottingham... Soon there won't be any historical buildings left in Nottingham.
I received my Life Saver Medal at the old Victoria Baths." (Judith, B.C. Canada.
Evening Post website).

A living picture of Victorian life at the time of the Enclosure Act – a crucial point in
Nottingham’s history, could provide learning for the communities and a strong
tourism focus. The historic environment is a powerful focus for community action; an



outcome could be increased community cohesion and greater social inclusion.
Involving communities in their local heritage can be a vital way to bring communities
together through a shared understanding of their diverse histories.

The redevelopment of the existing facilities offers many opportunities to link
Sneinton, St. Ann’s and the City, in this natural meeting place, with potential for a
mixed site of retail, leisure, and recreation. A new open frontage linking the great hall
to the public space outside would improve access. Sensitive alterations will take into
account what makes the building special. The key lies in the process of information
gathering about the building, understanding its significance and vulnerabilities and
knowledge about the needs of users. The building and its reuse would have a positive
influence on local culture, as well as fitness and leisure. Pride in the community and a
shared sense of ownership can contribute to civic responsibility and citizenship
reducing anti-social behaviour and improving community well-being.

Heritage value- Popular opinion
In conclusion it would appear that in terms of community identity, retention of the
existing building would aid in building community cohesiveness. It would be a
mistake, however, to see the retention of isolated areas of the building as sufficient- as
the Victoria Centre clock tower shows, the retained parts can be overwhelmed and
diminished by the surrounding development:

(Left: Victoria Station showing clock tower. Right: Victoria shopping centre with
retained clock tower)

The question then is how much of the building to retain for 'heritage' reasons. The
official recognition of heritage through listed building status is an important pointer,
but as described above the main motivation for retaining the fabric is to continue
community associations with the building.

The SVB campaign group carried out a consultation to gauge community opinions
about retention of areas of the Baths. Detailed results of the survey are still being
collated, but in response to the question "which parts of the existing Victoria Baths
building would you like to see kept?", roughly similar proportions of respondents used
phrases like "all of it" as mentioned the swimming pools and the clock tower



specifically. When asked to prioritise which parts of the building should remain (and
shown photos of them), 99 respondents put the swimming pool (picture showed Gala
Pool) in their top 3 choices, 64 the clock tower, 62 the sports hall, 51 the Turkish
Baths, 41 the Fitness Suite and 5 the squash courts.

These results clearly suggest that community attachment to the existing building goes
beyond the 'clock tower ensemble' of buildings (the area most commonly identified as
being of formal heritage value) and extends in significant amounts to the other main
spaces in the building, with the notable exception of the squash courts building.

Conclusions: Refurbish or new build?
Our findings on obsolescence, cost and scope of the project, sustainability,
community identity and heritage value all suggested that further investigation of a
refurbishment-based brief was warranted.

In order to look in more detail at this issue, it will be necessary to begin testing
specific proposals, and so we worked with 4 volunteer students from NTU’s
architecture course to progress an indicative design project. The intention of the
design project as presented is to encourage debate, to offer an aspirational view of a
refurbished centre that overcomes any natural prejudice caused by the poor current
condition of the centre, and to offer a basis on which further work on cost and
practicality might be based. The following pages describe one possible refurbishment
scheme.


