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executive summary

This study was commissioned by Nottingham City Council (NCC) 
in October 2008 to consider options for the redevelopment of the 
Victoria leisure Centre and adjacent vacant site on Brook Street, 
Nottingham.

The brief was to provide a community swimming pool and associated 
leisure facilities within a larger comprehensive development 
that  replaces or renovates the existing facilities. The brief was 
agreed by the Nottingham City Council Area Six Victoria leisure 
Centre Working Group that contains representatives from all the 
stakeholders with an interest in the site.  

An assessment of the leisure requirements has shown that the 
area required to provide these facilities equates to approximately 
one third of the footprint of the Victoria leisure Centre and Brook 
Street sites.  The brief did not define what should be proposed for 
the remainder of the site other than that it should be appropriate 
within the planning context and have the potential to achieve the 
best value for NCC as a landowner. 

Our analysis and the results of stakeholder consultation carried 
out in November 2008 did not suggest any changes to the brief, 
although the consultation did identify strong attachment from some 
of the local community to some of the existing buildings.

This study adopts the recommendations of the Sneinton Market and 
Eastside Gateway Neighbourhood Development Plan completed in 
July 2008 that identified the Victoria Leisure Centre and the Brook 
Street site as having a potentially catalytic effect on the regeneration 
of this area of Nottingham.  The neighbourhood development plan 
retained the leisure use in new buildings in approximately the same 
location as the existing facilities and proposed commercial and 
residential uses for adjacent land.  It also proposed that the urban 
block contained by Bath Street, Gedling Street, Brook Street and 
Cowan Steet be made more permeable by the creation of new 
roads between Bath Street and Brook Street.  The most southerly 
of the proposed new roads crosses the site being considered in 
this study. 

The Victoria leisure Centre is located within the Sneinton Market 
Conservation Area and has several existing structures of heritage 
value although none of these structures are listed buildings.  The clock 
tower is a local landmark identified within the draft NCC Urban 
Design Guide and this part of the existing building is of sufficient 
heritage value that it should be retained and reused appropriately 
in all redevelopment options for the site.

The location of the leisure facilities on the site is the primary 
consideration of this study and any additional development should 

follow from and complement this decision.  Several options for the 
location of the leisure facilities have been considered ranging from 
refurbishing the existing buildings to building a new leisure centre 
on Brook Street.  These options were distilled down to; Option 
A,  refurbishing the existing pool halls, Option B, demolishing the 
existing pools and building a new pool in the existing sports hall, and 
Option C, demolishing the existing pools and existing sports hall 
and building a new leisure centre on the site of the existing sports 
hall.  Each of these options for the leisure centre would result in 
similar development options being proposed for the remainder of 
the site.  

The preparation of this study coincides with the UK economy 
entering recession, which has influenced what mix of development 
might achieve best value for the land owned by NCC.

It is expected that in the current market there would be only 
purchaser interest in the site if it were to contain affordable housing.  
This land use does not generate high land value.  

The assessment of the three options concluded that Option C 
should be preferred.  Option C has the greatest potential to achieve 
a catalytic effect on the regeneration of the area because it will 
create a new public building facing onto Sneinton Market.  It is the 
option that is not constrained by existing structures so can achieve 
the optimum layout for the leisure facilities from a management and 
revenue perspective.  Option C has the lowest lifetime cost and the 
greatest potential to generate revenue.  Although the value of the 
land is limited at present, it is considered that the part of the site 
facing Bath Street has the greatest potential to achieve higher land 
values in the future.  Therefore options that do not locate the leisure 
centre on that part of the site offer the best potential value to NCC 
through future land sales.  Although this option does not reuse any 
existing structures other than the clock tower it is considered that 
the heritage value of these structures do not outweigh the value of 
all the other assessment criteria.

from review of the development appraisals it is concluded that 
the delivery of the leisure centre in the near future will need to be 
capital funded by NCC.  The surrounding development could be 
postponed until the property market improves when better land 
values could be achieved for NCC but the timing of any increase in 
value is unpredictable.  This method of delivery needs to be balanced 
against the regenerative effect new mixed use development could 
have in this area and the need for this to happen as soon as 
possible.

 This study makes a series of recommendations for how this project 
can be taken forward.
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introduction

This report has been prepared by a consultant team led by levitate 
Architecture and Design Studio for Nottingham City Council and 
summarises the options study for the future for the Victoria leisure 
Centre site and adjacent Brook Street site in Nottingham. 

The purpose of the study is to explore the feasibility of various 
options for the re-provision of the leisure facilities on these sites 
and also to consider what mix of uses could be accommodated 
adjacent to the leisure centre.  This study was to consider options 
that satisfied the following key requirements:

To provide the essential leisure components of the leisure Brief • 
(as defined in Section 3).
To enable the non leisure elements of the site to provide • 
a commercially viable development opportunity within a 
comprehensive mixed use development scheme. 
To provide a development scenario which gives a ‘value for • 
money’ solution for the Council.
To provide a scheme which will have a catalytic regeneration • 
impact and contribute to achieving the sustainable regeneration 
vision contained in the Sneinton Market and Eastside Gateway 
Neighbourhood Development Plan. 

This study has been carried out between October 2008 and March 
2009, a period which has seen the UK economy enter recession.  
The property market has been acutely affected by the worsening 
economic conditions, which has resulted in it being far more difficult 
to make commercially viable development proposals than in 2006 
and 2007.  A large slow down in the Nottingham development 
market has had a knock on effect on the value of available 
development land.  Although the brief for this study requests that 
a commercially viable development be proposed, this is extremely 
difficult at the present time due to the unpredictable value any 
resulting development land will have.  This report must be read 
against the backdrop of the current property market conditions.  

This report is organised into six sections that summarise the results 
of the study:

first the site was analysed, its attributes, constraints and planning • 
context researched and considered.  (Section 3)  
Second, a series of principles that should be applied to every • 
development option were proposed and agreed.  (Section 4)
Third, several options were considered for the location of the • 
leisure facilities on the site which were then narrowed down 
to three for further assessment.  Proposals for accompanying 
development to the leisure centre were also considered and 

the commercial viability and appropriateness of each was 
assessed.  (Section 5)
fourth, the options for delivery available to NCC both for • 
the leisure facilities and the accompanying development were 
considered. (Section 6)
fifth, following detailed consideration of the options the • 
preferred option was selected and developed in more detail. 
(Section 7) 
lastly recommendations were made to NCC concerning the • 
next stage in redeveloping this site.  (Section 8)

levitate led a team of sub-consultants to advise on specialist areas 
of this study.  The team included Cundall, consulting engineers who 
advised on the structural, environmental, mechanical and electrical 
principles of the options.  They also prepared a statutory authorities 
report.  Gleeds, cost consultants, who prepared the cost estimates 
for the leisure centre and other developments.  Strategic leisure, 
leisure consultants, who prepared an assessment of need for the 
leisure centre, advised on best practice in relation to the design of 
the facility and assessed the likely expenditure and income for the 
new leisure centre options.  Cushman and Wakefield, development 
consultants, who prepared the development appraisals and advised 
on the options for delivery.   fisher Hargreaves Proctor, consultant 
surveyors, who advised on the local property market conditions.  
Tanc, community liaison consultants,  who organised and assessed 
consultation events.  

The work of these consultants is summarised in this report with 
further detail contained within the supporting consultants’ technical 
reports. 
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‘brook street’ site 
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The overall study site has an area of 8,533 m2 (0.85 hectares) of 
which approximately 4,368 m2 is occupied by the existing leisure 
centre buildings.  The remainder is open site formerly occupied by a 
two storey residential terraced buildings demolished in 2006 known 
as the ‘Brook Street’ part of the site.

The site is bounded by Bath Street to the north east, Gedling Street 
to the south east and Brook Street to the south west.   The site is 
partially divided by Bedford Row.  The site borders two important 
historic open spaces in Nottingham, these being Sneinton Market 
and Victoria Park.  The site is entirely within the ownership of 
Nottingham City Council and there are no known easements or 
rights of way affecting the site. 

The ground levels across the site range from +35m AOD (above 
ordnance datum) in the north east towards Victoria Park to +30m 
AOD at the southern end of Gedling Street.  There is an extensive 
basement under the Victoria leisure Centre which does not have a 
direct external access.  The significant slope of the site needs to be 
considered in any proposals.

The eastern half of the site is within the Sneinton Market Conservation 
Area, designated in October 2004, and in the environs of a number 
of listed buildings, the Bath Inn, the former Ragged School, and the 
Park View Court apartments.  The existing Victoria leisure Centre 
was put forward to English Heritage to be considered for listing in 
2008 by the Nottingham Civic Society.  English Heritage concluded 
that the complex of buildings has been too altered to have special 
architectural or historic interest in the national context and turned 
down the application for listing.  Although the existing buildings 
were not considered eligible for listing, there are some buildings on 
the site that do have heritage value and are considered to make 
a positive contribution to the conservation area.  This analysis is 
further considered in the ‘Conservation’ sub-section of this report 
(3.56).

The history of bathing facilities on the site starts in 1850 when a 
washhouse was built on the site.  An oval outdoor pool was built 
at the same time which was covered over in 1876  when other 
alterations were made. The current Victorian pool halls were built 
in 1895-6 together with an entrance building.  The Turkish baths 
now sit in a more recent building.  The leisure centre buildings were 
modified and extended in the 1970s resulting in new buildings 
bounding Gedling Street and Bath Street.  These facades are very 
poor and present unsympathetic and monotonous brick walls to 
the site’s two best aspects over Market Square and  Victoria Park.  

analysis

site context  
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adjacent to site, 
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Existing blank 
facades facing 
Sneinton Market 
and Victoria Park
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The Bath Inn

Park View Court
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1876, grade II
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grade II
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1920191019001890188018701860

1850

1850: first baths on the site 
comprising an open air plunge 
bath, two large open tepid baths, 
washing tubs and private baths. 

The oval pool 
after it was 

covered

Old photograph 
showing the gala 
pool as a boxing 
ring. The first floor 
balcony has since 
been removed

left: 1864 map 
extract showing 

outdoor pool

right:  map extract 
from 1882

1876: open air bath was 
enclosed with wrought iron 
lattice arches to form the 
oval pool (above).  

1894: entire complex 
demolished with the exception 
of the oval pool and the 
wrought iron lattice arches.

1895-6: New Victoria 
Baths built including the 

clock  tower, gala and 
teaching pool.

victoria baths time line

1861: Turkish 
bath added 

1897: Mr J Weinberg 
funded the Jewish bath 
‘mikveh’

1864: map 
with ‘oval’ 
outdoor 
pool visible

1882: map with 
enclosure to the 
oval pool visible 

1901: map showing the 
rebuilt Victoria Baths 
with Gala and Teaching 
pool halls visible
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1930 1940 1950 1960 1970 1980 1990 2000

1928: a single storey wash house 
was added to the north west of 
the complex facing Bath Street

1973-5: extensive remodelling of the complex.  
The oval pool was backfilled to create the 
sports hall.  The squash courts were built facing 
Sneinton Market.  The remedial (health) suite 
opened in the former wash house

 The  1970s 
squash courts

The wash 
house or 

laundry was 
built in 1928

1995: the sauna suite 
was converted into the 
education room behind 

the 1975 facade

1954: map with wash 
house added to the 
Victoria Baths visible
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The leisure Centre is currently accessed via the entrance block 
(incorporating the clock tower), on Gedling Street, and is serviced 
via Bedford Row and from the road adjacent to Park View Court.  
The pool halls are both internal spaces that have no presence on 
the exterior of the building.  The health suite located in the 1928 
former wash house (laundry) have a presence on Bath Street but all 
the external windows have been obscured.  The new development 
should ensure that the relationship between the interior and 
exterior of the building is improved.

Vehicular access into the site is available from all sides at present.  The 
existing access arrangements will be altered with the implementation 
of local highway changes which form part of NCC’s ‘Turning Point 
East’ proposal which will be implemeted by 2011.  

Parking for Victoria leisure Centre is currently provided by three 
nearby pay and display car parks, Sneinton Market, Brook Street, 
and Aberdeen Street.  The local highway changes described above 
will also create a new market square at Sneinton Market.  This will 
remove the existing parking so consideration needs to be given as 
to where disabled parking will be provided close to Victoria leisure 
Centre.  This is a matter for detailed design.

The proposed local highway changes include closing the eastern 
section of Gedling Street and not allowing turns from Bath Street.  
This is likely to lead to access to the leisure Centre only being 
possible from Bedford Row.  This is discussed further in the ‘Planning 
Context’ sub-section. (3.18)

Vehicular access/
proposed 

pedestrian realm 
improvements

Extract taken 
from  Turning 
Point East 
public realm 
and highways 
proposals by 
Nottingham City 
Council.

PPR = Primary 
Pedestrian Route

 

Sneinton Market 
and Gedling 
Street, the area 
to be improved 
subject to project 
funding

3.6

3.7

3.8

3.9

new 
cross 
route

Gedling 
Street 
closed
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The 2001 census data for Nottingham shows that Area 6, which 
covers Sneinton Market, Dales and St Ann’s, within which the site is 
located has double the percentage of Black and Asian residents than 
in the city as a whole.  Within the Sneinton community specifically, 
11.8% of residents are of Pakistani ethnicity compared with 3.6% 
city wide.  Any redevelopment should reflect their needs in so far 
as it can be identified. 

The census data for Area 6 reveals that the number of people 
who describe their health as ‘not good’ is higher than the rest of 
Nottingham and significantly more people have a long term illness 
or disability in this part of Nottingham.  Unemployment level is 
higher than average for Nottingham with 9.7% of males in the area 
unemployed.  

The area around Sneinton Market is in need of regeneration and has 
been for some time.  The market buildings have fallen into disrepair 
in many places.  The poor condition of the buildings attracts anti 
social behaviour in their vicinity which contributes to the area’s 
poor reputation.

The wards of St Ann’s, Dales and Bridge have higher than average 
incidences of all types of crime, burglary, criminal damage, drug 
offences, robbery and violence.  The area also has a relatively high 
volume of malicious calls to the fire brigade and deliberate fire 
damage which suggests disregard for some of the area’s existing 
buildings.

Car ownership is lower here than in other wards of the city.

It is important to recognise the local context of leisure provision 
within the city.  The diagram to the right shows the location of NCC 
swimming pools around the city.  It is notable that there are no 
other NCC pool facilities within the St Ann’s and Dales wards other 
than the Victoria leisure Centre.  

local context

Distribution of 
NCC leisure 
facilities in 
Nottingham 
and the ward 
boundaries

3.10

3.11

3.12

3.13

3.14

3.15

The existing 
access way 
between Park 
View Court and 
Victoria leisure 
Centre

Entrance to the 
existing access 
way between Park 
View Court and 
Victoria leisure 
Centre from Bath 
Street

Gedling Street 
between 
Victoria 
leisure Centre 
and Sneinton 
Market which 
is to be closed

Entrance to 
Bedford Row 
from Brook 
Street

The north end 
of Bedford 
Row
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the potential of four catalytic brownfield development opportunities 
(one of which is the Victoria leisure Centre and Brook Street site) to 
create a ‘bridge’ between Nottingham city centre and Nottingham’s 
Eastside.  The aim of the ‘bridge’ is to stimulate regeneration in the 
area.  The four sites forming St Ann’s Bridge would extend the city 
centre structure out towards the Eastside by way of a series of 
squares and public realm improvements.

The development of the four sites in St Ann’s Bridge should have 
regard to the ten succinct principles for sustainable development,:

Promote 24-7-365 activities.1. 
Pedestrian priority.2. 
Active and soft edges to roads.3. 
Create a fine urban grain.4. 
locate a back of pavement.5. 
Ensure views and daylight.6. 
Promote variation in the built form.7. 
Ensure pedestrian permeability through area.8. 
Create a good micro climate.9. 
Promote healthy living.10. 

planninG policy context

Extract from 
the Nottingham 
proposals map

Victoria leisure 
Centre

Brook Street

keystone regeneration project

new buildings / buildable surface

retained buildings

new public square / terrace

new hard landscaping

new green courtard

existing green / park

existing building line / definition of public space

proposed building line / definition of public space

break in building line, exact position to be established

indicative division of urban block / step in height

new green connection with urban definition, exact loca-

tion to be established

major new green connection min. 15m wide

new defined urban connection, exact location to be 

established

possible new defined urban connection, exact location 

to be established

new formal tree planting

main entrance

community facility

sports / leisure

swimming / wet leisure

offices

housing

temporary market

picnic / seating area

childrens play area

youth play area

Brook Street Site 
Program Plan

28

Sneinton Market 
and Eastside 
Gateway 
Neighbourhood 
Development 
Plan showing 
suggested 
site uses and 
development 
principles

St Ann’s Bridge 
as defined in the 
neighbourhood 
development plan

The site is defined within the Nottingham Local Plan 2005 as being 
within the Eastside Regeneration Zone.  The Victoria leisure Centre 
site is further defined under Policy MU5.1 and is identified as being 
suitable for a mix of uses.

There are several other policies and guidance that apply to the site 
and the existing buildings;

The Nottingham City Centre Urban Design Guide (draft)• 
Strategic Policy, particularly ST1 Sustainable Communities • 
Built Environment Policies BE1-5• 
Conservation Area policies BE12 Development in Conservation • 
Areas and BE13 demolition in Conservation Areas 
Regeneration Area policies such as Eastside Regeneration Area • 
Interim Planning Guidance, June 2004.

The site has recently been the subject of a study called the Sneinton 
Market and Eastside Gateway Neighbourhood Development Plan 
(NDP) prepared by Gehl Architects for NCC in July 2008.  This 
document represents informal planning guidance but is a key 
reference work for this study. 

The NDP created a concept called ‘St Ann’s Bridge’, a metaphor for 

3.20

 

3.16

3.17

3.18

3.19

FOUR STRATEGIES FOR ST.  ANN’S BRIDGE 3
St. Ann’s Bridge -a strong link with a human dimension!
St. Ann’s Bridge is a metaphor for the potential of the Neighbourhood development plan. It is not an actual 
bridge, but it does have a physical impact on the public realm and the programmes in the area. With a new 
extended urban network from the City Centre to Sneinton Market, along side with the development of a green 
connection and the new programmes in the four catalytic opportunities, a “bridge” will be made between city 
centre and Nottingham’s Eastside.

Based on the client brief to assess the potential of four catalytic regeneration opportunities we have studied 
the individual potential of four di�erent brown-�eld sites in the study area. Together these four options provide 
an opportunity for necessary structural change in the wider study area and we believe they can have the 
cumulative impact creating a new metaphorical bridge between Nottingham’s City Centre and the outlying 
neighbourhood of St.Ann’s and Sneinton. As a platform for increased social, economic and environmental 
value migration the bridge and its associated public spaces have the opportunity to become the beating heart 
that the Eastside Regeneration Area is desperately lacking today. 

We have identi�ed 10 Good Reasons For a New Beating Heart to the Eastside Gateway. What Can the St. 
Ann’s Bridge Do for the City of Nottingham?

1. Extend the City Centre Structure
2. Partially Dissolve the Tra�c Collar (New Parliament Street and Cranbrook Street)
3. Build Towards the City of Squares
4. New High-Quality Work, Living and Leisure Environments
5. Diversify Lifestyle Opportunities
6. Destination for Positive Lifestyle and Health Trends

What Can the St. Ann’s Bridge Do for Nottingham’s Eastside?

7. Create a Bridge Between St.Ann’s and City Centre
8. Strengthen & Diversify the Local Community – Reduce the Visual Dominance of Social Problems
9. Accommodate the Growing Creative and Cultural Sector of Eastside
10. Create a new public space destination that invites people to visit the area

16

Market Square

Sneinton 
Market

study area
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1 Council House
2 St. Mary’s Church
3 Castle
4 Station
5     St. Nicholas’s Church
6     Pitcher & Piano (Former 

High Pavement Chapel)
7     Albert Hall

8     Stanley House, 56 Talbot Street 
(Former Lambert’s Factory)

9     Newton Building
10   Rotunda (Former General 

Hospital, St. James’s Terrace)
11   St. Peter’s Church
12   St Barnabas RC Cathedral
13   11 King Street

14   Co-operative House
15   Victoria Leisure Centre
16   Victoria Centre Clock
17   9 Short Hill
18   Halifax House
19   11 Pelham Street
       (Former NatWest Bank)
20   14-20 King Street

21   Central Methodist Mission
22   Wind Mill
23   St. Stephen’s, Sneinton
24   Incinerator Chimney
25   Notts County FC
26   Nottingham Forest FC
27   National Ice Centre (NIC)
28   Inland Revenue

29   Victoria Flats
30   Clock Tower, London Rd.
31  Jurys Inn
32   Maid Marion Way
33   Litmus Building
34   BT Tower
35   Marco Island

© Crown copyright. All  rights reserved. 

Nottingham City Council 100019317. 2008

COUNCIL 
HOUSE

LACE MARKET

CASTLE

THE STATION

TRENT BRIDGE

BROADMARSH

THE 
VICTORIA 
CENTRE

Views and Vistas
 Landmarks  

(from Local Plan)

 Other Landmarks

  Key Vistas

 Key Views

 Proposed View

  Landmark Feature

The important 
landmarks 

and vistas in 
Nottingham

As well as making recommendations concerning all of the sites in 
St Ann’s Bridge the NDP also made specific recommendations in 
relation to this study site which can be summarised as follows:

The formation of a new ‘green connection’ between Bath Street • 
and Bedford Row.
The retention of the entrance block with clock tower. • 
The creation of multiple entrances from Sneinton Market • 
Square into a ‘keystone regeneration project’. 
New formal tree planting along Brook Street. • 
New housing and community buildings on the Brook Street • 
sites. 

In July 2008 NCC published a draft of their City Centre Design 
Guide for consultation purposes (consultation now closed).   Within 
this document the site is depicted as falling with the Eastside height 
zone and the Tall Buildings Zone.  The design guide defines what is 
considered to be the general development height for different areas 
of the city.  For the Eastside Zone the height is defined as six storeys 
in addition to the ground level.  This is of course to be considered 
in parallel to the usual design constraints associated with building in 
the vicinity of listed buildings, which could result in a considerably 
lower development height being proposed than suggested in the 
design guide. 

6

5

3
2

6

4

Potential massing 
in accordance 
with planning 
guidance 
(numbers indicate 
potential number 
of floor levels 
including ground 
level)

3.21

3.22

3.23

3.24

3.25

Victoria Leisure 
Centre clock tower

Windmill Hill

The Design Guide also defines certain important landmarks and 
vistas in and around the city.  The Victoria Leisure Centre clock 
tower is noted as being a landmark and is at the edge of a vista 
from a vantage point at Windmill Hill to the east of the city.

The highways around the site are the subject of proposals included 
in the ‘Turning Point East’ study.  This scheme makes local highway 
changes to improve traffic flow on the east side of the city.  The 
highways that will be changed by this scheme are shown on page 
10.

Funding is being sought through ERDF Priority Axis 2 and Greater 
Nottingham Partnership/EMDA Single Programme Funding to 
complement the Turning Point East works with improvements to 
the public realm in this area.  If granted this funding will be used to 
implement the public realm improvements and pedestrian crossing 
projects highlighted in the Neighbourhood Development Plan that 
reconnect the Sneinton and St. Ann’s area more effectively with the 
city centre.  The works within this funding bid include improvements 
to the route through Hockley, including crossings at Cranbrook 
Street and Lower Parliament Street, along with new landscaping 
works to create Sneinton Market Square.   
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brief 

Retain the Victoria Leisure Centre entrance block with clock • 
tower in a sympathetic manner within the new development.

Ensure that the design proposals comply with technical • 
requirements including the Building Regulations, Management 
of Health and Safety in Swimming Pools, Design for Disabled 
Regulations, Food Safety (General Food Hygiene) Regulations, 
Fire Safety Precautions Act, Health and Safety at Work Act,  
Workplace Regulations,  The Merton Rule, and the Carbon 
Trust guidelines in relation to swimming pool efficiency. 

The brief was agreed over several meetings with the NCC 
Area 6 Victoria Leisure Centre Working Party which includes 
representatives from all of the local stakeholders prior to the 
commencement of this study:  Sneinton Market traders; the Save 
Victoria Baths Campaign Group; Nottingham Civic Society; the St 
Ann’s and Dales Neighbourhood Management Team; Education 
Improvement Partnership; local residents; NCC Sports Leisure and 
Parks; Councillors from Mapperley and Dales wards; and the Chair 
of the St Ann’s and Dales Area Committee.

Our analysis starts in the next section by interrogating the brief 
to check that it was appropriate for the kind of leisure facility 
Nottingham City Council want to provide.  This analysis carried out an 
‘Assessment of Need’ to check the brief against national government 
policy for leisure provision across the city of Nottingham.

The spatial analysis of the brief shown opposite shows the size of 
the different spaces in relation to each other.  If these spaces are 
designed in an optimum arrangement with the minimum amount 
of circulation, this would result in a new leisure centre with a total 
area of approximately 2,800m2. By comparison the footprint of the 
existing leisure centre is 4,368m2 - 61% bigger.  The likelihood is that 
a new centre will be more generous with circulation and would 
have an area nearer to 3,000m.2

The desirable items in the brief are to be considered after 
stakeholder consultation as the options are developed.  If there is 
a strong requirement for any of these items to be included this will 
be identified when the options are defined.

The Leisure Brief set by NCC was to consider the options for the 
re-provision of swimming and leisure facilities on Victoria Leisure 
Centre and Brook Street sites and to develop appropriate ideas for 
any land left over once the leisure facilities had been provided. 

As part of the overall Study Brief the Leisure Facility Brief was to be 
satisfied.  This has the following essential parts:

Two separate swimming pool spaces suitable for community • 
swimming provision and teaching.
Wet changing rooms.• 
Viewing area for parents to observe swim sessions separated • 
from the pool side.
Sauna and steam rooms.• 
50 station fitness studio.• 
Minimum 225 m• 2 Multi Activity Space, suitable for dance, 
aerobics, meetings and classes.
Dry changing rooms.• 
Reception area, with relevant staff, administrative and • 
consultation offices with excellent connectivity to Sneinton 
Market Place.
Appropriate space for seating and quality refreshment and food • 
vending provision.
All spaces to be of high quality and fully accessible.• 

In addition the following ‘desirable’ elements were to be 
considered;

Spectator seating area• 
Water flume and aqua catch area• 
Turkish bath• 
Cafe• 

The Study Brief stated that proposals for the whole site should:

Create an exemplar scheme which integrates sustainability and • 
energy efficient technologies throughout its concept, delivery 
and operation, achieving a BREEAM excellent rating.

Conduct a thorough exploration of the potential retention and • 
re-use of the site’s heritage and social history features. 

Provide a scheme that will have a catalytic impact on regeneration • 
and contribute to the sustainable regeneration vision contained 
in the Sneinton Market and Eastside Gateway Neighbourhood 
Development Plan. 
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brief spatial analysis

6-LANE COMMUNITY SWIMMING POOL

LEARNER POOL
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interrogation of leisure brief

national context for the provision of swimming facilities
There is currently a national agenda based on the Government’s 
‘Game Plan’ strategy and numerous studies on the health of the 
nation.  All of these studies and strategies point towards a need to 
raise participation levels to improve overall health.  

The increased awareness of the benefit of physical activity and the 
drive towards healthier lifestyles underpins the need for investment 
in sports facilities.  Local Authorities have been tasked with increasing 
participation in sport and physical activity; a key factor in delivering 
this will be the provision of good quality, fit for purpose facilities 
which meet the identified needs of the local community.

It is this approach which is most likely to contribute to the 
achievement of two key national indicators (NI), NI8 (increased 
participation in sport and active recreation) and NI56 (reduction 
in childhood obesity in Year 6) which are common priorities for all 
Local Authorities, through their Local Area Agreements (LAAs).

Swimming has been identified as one of the three key sports 
or physical activities that provide most opportunity to facilitate 
increased participation at community level (the others are walking 
and cycling).  To support this, the Government has announced the 
‘Free Swimming Initiative’.   This initiative, delivered in partnership 
with Local Authorities who sign up to the programme as Nottingham 
City Council has done, will see the provision of free swimming for 
the over 60s in 2009, and subsequently, similar free access for the 
under 16s at Local Authority swimming pools until 2011.  

The national policy is relevant when considering the options for 
refurbishment and accessibility of the Victoria Leisure Centre.  The 
existing centre is old and in a poor state of repair with ageing 
maintenance problems.  

In improving the quality of the facility, as a refurbishment, or a new 
build, it is also critical to ensure that both the sports facilities, and 
the ancillary provision (changing rooms and access) address and 
meet the needs of Nottingham’s diverse communities.  It has to 
be ensured that everyone has the opportunity to use Victoria 
Leisure Centre.  This will contribute to a healthier and more active 
community.

assessment of need
The brief provided by NCC has been tested by Strategic Leisure 
through an ‘Assessment of Need’ that looked at the overall provision 
of leisure facilities in Nottingham which are mapped in the diagram 
opposite.

Nottingham City Council adopted a new sports strategy in 2008 and 
in 2004 as a part of its Leisure Centre Transformation Programme 
carried out a detailed assessment of demand in relation to the 
existing location and nature of sports and leisure facilities within the 
City.  This assessment identified that there is an overall surplus of 
water space in the City.  

Strategic Leisure’s assessment of need reached the same conclusion 
that there is an oversupply of water space in Nottingham at present 
and there will still be an over provision in ten years time. The 
conclusion of this assessment is that NCC do not need to keep 
the Victoria Leisure Centre open for swimming. Following public 
feedback received when consultation took place about the initial 
decision to close the centre,  it was resolved to renew the leisure 
facility provision in order to provide accessible swimming facilities in 
the east of the city.

Strategic Leisure’s assessment of need found that there is an 
oversupply of fitness suites in Nottingham at present.  The degree 
of oversupply changes dramatically though when the accessibility 
of each facility is considered as many of these fitness suites are in 
private health clubs.  The assessment also illustrated that there will 
be an under provision of fitness suites in ten years time. 
The decision to include a fitness suite and studio within the brief 
is therefore vindicated and necessary to generate some income 
within the new leisure centre that can go some way to offsetting 
the subsidy swimming requires. The proposed fitness suite will also 
start to address the potential under provision of these suites in the 
future.

Strategic Leisure’s assessment of need for the sports hall shows 
only a small over provision of badminton courts within the city and 
that this would become an under provision in ten years time. 
The assessment did not account for facilities that are planned 
in  the next few years which will address this potential under 
provision.   The assessment also does not count facilities with less 
than four courts which resulted in 45 courts being discounted.  The 
assessment only considers leisure facilities within the city boundary 
and therefore can give a misleading impression when being used to 
determine provision in wards close to the city boundary. It needs to 
be considered that the city boundary is not a physical barrier to St 
Ann’s and Dales residents choosing to use nearby leisure facilities in 
an neighbouring District.

When the above factors are taken into account it is considered 
that the provision of sports halls in Nottingham is adequate and a 
replacement provision is not required.
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Sycamore Millennium Centre

Jesse Boot Wildcats Arena

Bakersfield Community Centre
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A stakeholder event for a limited audience of representatives from 
local organisations and communities took place on 13 November 
2009.  This event was organised and run by Think Tanc as part of the 
consultant team.  Although invitations were sent to many different 
community groups it was noted that this stakeholder event was not 
attended by any of the ethnic minority community members nor 
were there many younger people.  However, that noted, it should 
still be recognised that there are sections of the local community 
that are really interested in Victoria Leisure Centre and did give 
time to attend and participate positively.  The decision was taken 
that these views should still be taken as representative of the 
stakeholder groups.

The purpose of this event was to introduce the project team and 
gain a general understanding of the issues together with the priorities 
of people, families and businesses in this part of Nottingham.  The 
questions asked were: 

 The building - which parts of the building do you like? 1. 

How could Victoria Leisure Centre improve the way the local 2. 
area is perceived in the future? 

What do you think is needed regarding provision of pools? 3. 

Changing facility options - which arrangement for changing 4. 
facilities? 

Access/Parking - how do people get to the Leisure Centre?  5. 
What are the issues; how could they be improved? 

What other activities could there be in the building - what 6. 
associated building uses or activities would you like to be 
available at the Leisure Centre or surrounding Brook Street 
site? 

These questions can be summarised into three categories;  the 
existing buildings (question 1),  details of leisure provision (questions 
3, 4 and 5) and wider regeneration matters (questions 2 and 6).

existing buildings (Q1)
Most people would like the sports hall girders to be retained. • 
Most people would like the clock tower to be retained.• 
The majority thought that the 1970s squash court building wall • 
was ‘horrible’.
The gala pool was liked by many people and having two separate • 
pools is also liked.
The changing cubicles alongside the learner pool are liked.• 

leisure brief matters (Q3, 4 and 5)
Disabled access is essential and the existing arrangements • 
should be improved.
Facilities for families and children were popular : a crèche; buggy • 
access; baby changing; family lockers and a shallow toddler pool 
were mentioned.
People felt that the entrance should be on the market side and • 
the new cafe should interface with the street.
People wanted a wider range of activities.• 
People wanted programme changes such as longer opening • 
hours, women only sessions and privacy for learners.

Wider regeneration: (Q2 and 6)
All thought that transport connections should be improved and • 
some thought more free parking should be made available.
Small business spaces are needed.• 
Civic buildings such as a museum, library or community spaces • 
could be appropriate.
Sneinton Market should become a public space not a car park.• 

A wide range of other uses were suggested as ideas for inclusion 
within the Leisure Centre brief or for the wider development 
area. Other uses and events that were suggested included:  Yoga/
meditation space; Doctors’ surgery; massage; live/work spaces; 
community meeting room; modern library; mini supermarket; public 
toilets; indoor bowls; skateboarding; climbing wall; tennis; beer festival; 
computer festival; antique fair ; health bar ; advice centre; table tennis; 
licensed cafe/bistro; backgammon; craft market; sports clothes 
shop; exhibition space;  outdoor football; crazy golf; artists’ studios; 
recording studio; snooker/pool space and a farmers’ market. 

During the event it became evident that a number of those in 
attendance had learnt to swim at Victoria Leisure Centre and had 
strong childhood memories associated with the building.   These 
comments were a clear indication that the pool should remain 
community focussed and where possible promote the use of facilities 
by families and the young.  This finding that family and community use 
of the pool is critical is supported by community research previously 
carried out by the Save the Victoria Baths Campaign Group.

The stakeholder event provided many useful points of view to inform 
the design of  the new Victoria Leisure Centre.  The views expressed 
at this event largely compliment the Leisure Brief prepared by NCC 
in consultation with the Area 6 committee and the Victoria Leisure 
Centre Working Group all of the ‘essential’ elements of the brief 
should be provided and there was strong support for the ‘desirable’ 
element of a cafe.

staKeHolDer eVent
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The clock 
workings

The entrance 
block and clock 
tower

conserVation

The Victoria Leisure Centre is within the Sneinton Market 
Conservation Area designated October 2004.

The existing buildings at Victoria Leisure Centre have been 
the subject of several reports and appraisals by organisations 
interested in conserving the existing buildings in some form.  These 
organisations include English Heritage, Nottingham Civic Society, 
The Victorian Society and the Save the Victoria Baths Campaign 
Group.  This study has considered the recent comments made by all 
of these organisations in relation to Victoria Leisure Centre.  

In 2008 Nottingham Civic Society applied to English Heritage to 
have the whole Victoria Leisure Centre grade II listed.  In their 
advisor’s report dated June 2008, English Heritage  did not consider 
the whole centre eligible for listing as too little of the original interior 
and historic fittings remain.  They concluded, “the Victoria Leisure 
Centre complex is a locally important building which contributes 
to the character and appearance of the Conservation Area.  It has 
been too altered, however, to have special architectural or historic 
interest in the national context.” 

Although not listed, some parts of the Victoria Leisure Centre are 

considered by Nottingham City Council to be ‘Unlisted buildings that 
make a positive contribution’ in the Conservation Area boundary 
that was authorised for designation in October 2004 (see diagram 
overleaf).  

This study has carried out visual and historic assessments of the 
existing buildings to consider their appropriateness for retention 
irrespective of other opinions and listings.

the entrance block With clock tower
The 1896 entrance block with clock tower is a key local landmark, 
widely recognised as characterising the area and assisting with 
way-finding.  It is correct that this should be retained in all design 
options.  

The ground floor of the entrance block has been unsympathetically 
converted to accommodate basic offices, entrance and reception 
facilities for the leisure centre.  This has been carried out with little 
or no regard for the historic building.  No historic features remain in 
the interior of the entrance building.  The first floor of the entrance 
block was formerly the manager’s apartment which has now been 
converted into offices and sublet to small businesses.  If the interior 
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Park View Court

returned to its original simplicity by removing the false ceilings, 
and the building refurbished, it would make a fitting entrance to 
the leisure centre and could provide some of the smaller cellular 
accommodation required in the Leisure Facility Brief.

the 1876 girdered Hall     
The girdered arches were constructed in 1876 to cover the original 
outdoor oval pool that had been built in 1850.  This space was used 
as a pool hall between 1876 and 1973.  

When this space was converted into a sports hall in 1973-5 the oval 
pool was concealed and probably filled beneath the new floor.  It is 
not known what condition the original pool is in but it is considered 
unlikely that this pool could be reused.  Even if the shape of the pool 
could be deemed appropriate for a modern swimming pool the 
internal layout of the hall has been altered and the original features 
lost. 

The 1876 girdered arches are the work of Marriot Ogle Tarbotton 
(1834 - 1887) who was Nottingham’s Borough Surveyor and 
Engineer to the Waterworks.  He carried out many important 
projects, including replacing the old bridge over the River Trent 

with the structure that stands today, starting the modern sewerage 
system and building Papplewick Pumping Station (grade II listed).

The construction of the iron ribs and spandrels of the sports hall 
roof could be seen as the progression of M.O. Tarbotton’s skill in 
combining the ever increasing knowledge of engineering and the 
new materials available with the onset of ‘industrial architecture’.

The range of sports that can be played in the existing space is 
compromised by the height of the hall and the base of the girders 
along the walls of the space.  The hall currently accommodates four 
badminton courts although Sport England guidance states that the 
height allowed over a court should be 7.6m whereas only 5.3m - 
8.6m is provided in the Sports Hall.  This hall cannot accommodate 
the wide range of sports that a new build sports hall would be 
expected to accommodate such as five-a-side football and basketball 
due to its size and the health and safety risk posed by the arches at 
ground floor level.

The 1876 lattice girder arches are finely detailed and elegant. They 
are relatively unaltered in comparison to the adjacent roof. They 
have some local heritage value for these reasons and also because 

Interior of the  
girdered sports 

hall

The girders have 
to be protected 
at ground floor 
level
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they are the work of Tarbotton who was a skilled and respected 
local engineer.

single storey wing to left hand side of the entrance block
This single storey wing was built in 1895-6 to contain slipper baths.

The plan shown to the left is an exert from a plan prepared in 1973 
by those installing the Nottingham District Heating system into the 
building and shows a part of the old slipper bath layout. The internal 
arrangement shown on this plan was stripped out by the time the 
Victoria Leisure Centre reopened in 1975 and nothing remains in 
this part of the building to indicate its former use.

The exterior of the former Slipper Baths is constructed of similar 
materials to the entrance block and the two parts of the building 
were probably built at the same time. 

The detailing of the cornice, window cills and stone coursing running 
across the entrance block have been continued across the former 
slipper baths, but the height of the windows have been much 
reduced. The cill height of these windows is approximately 2.5m 
above external ground level to ensure that privacy was maintained 
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in the baths.  Since the use of the part of the building has changed 
the high cills and small windows result in little active frontage and 
little visual connection between the interior and exterior.

single storey wing to right hand side of the entrance block
The former use of the single storey wing to the right of the entrance 
block is not known.  The definition of this wing is less clear in the 
plans for the building although it seems to have been built at the 
same time as the entrance block.  The proportions of this wing are 
less attractive than the almost symmetrical left hand wing containing 
the slipper baths.  The left hand window is positioned very close 
to the entrance block resulting in an uncomfortable junction.  At 
present all of the windows are in some way obscured.  

The EH Advisor’s report when considering the application for 
listing in June 2008 makes specific mention of the prominence and 
architectural merit of the entrance block but goes on to say that 
the ‘structural accretions to the rear and side of the entrance block 
have debased the architectural presence of the whole’.

turkish baths / Health suite
Although commonly and affectionately referred to as the ‘Turkish 

3.69

3.70

3.71

3.72

1973 plan of the 
slipper baths 

The left hand 
wing to the 

entrance block 
formerly used as 

slipper baths



23

baths’ the health suite facility at Victoria Leisure Centre has not 
technically provided the facilities for a full Turkish bath for over ten 
years.  Records show that a Turkish bath was added to a building 
on this site in 1861.  Turkish baths originated in the Middle East and 
combine exposure to warm air, then steam or hot-air immersion, 
massage, and finally a plunge pool and shower together with 
relaxation in a warm room.  The massage and cold water bath are 
missing at the Victoria Leisure Centre. 

In 1975 a new Remedial Suite containing a Turkish suite and sauna 
suite opened in the former wash-house, and adjacent former ladies 
baths.  The sauna suite was closed and converted into an education 
room in 1995/6.  The Turkish suite was adapted and renamed as a 
health suite at the same time.  The massage was removed and the 
plunge pool closed.  It is NCC’s belief that more and more people 
recently are wanting to use sauna and steam rooms rather than 
Turkish baths, which can be very hot. 

The interior of the existing  health suite is showing signs of significant 
distress with tiles missing from the walls and parts of the baths not 
functioning correctly.  There is little of merit in the existing decor 
which appears not to have been comprehensively refurbished since 

it was built.  There is no daylight in the existing health suite so there 
is no relationship between the inside and outside of the building.  In 
fact, the existing corridor to access the health suite is so tortuous 
and disorientating that it is very difficult to spatially place the health 
suite in its location within the overall complex.  This suggests that 
the health suite could be anywhere in the complex so the current 
location has no special significance.

The exterior of the former wash house forms the external facade 
of the leisure centre complex to Bath Street.  This building opened 
in 1928 and has a street facade that is symmetrical and classically 
styled with two pedimented windows at either end. Further windows 
are evenly spaced along the facade.  The stone quoins and cornice 
detailing have recently been painted.  All of the windows have been 
obscured contributing to the view that the building makes little or 
no positive contribution to the Conservation Area.  The completely 
internalised use of this part of the building significantly diminishes 
the potential to make visual and physical connections from the 
leisure centre to the public open space of the park.  

The former wash house was a utility building not intended as a 
significant townscape feature so it is questionable whether it is 
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correct to assert that it has any townscape merit at present. 

the gala pool
The Gala pool was built in 1895-6 as a 4 lane 33.4 x 10.5m sized 
pool.  It originally had a gallery and balcony around all sides of 
the pool together with poolside changing cubicles. These original 
features can be seen in a photograph of the pool when it was 
converted to a boxing arena although the date of this photograph 
is unknown.  The gallery, balcony, pool side cubicles and roof were 
all removed in the 1973-75 refurbishment of the pool.  A new 
semicircular rooflight and a new roof added together with unsightly 
air conditioning ducts were added on top of the original roof trusses.  
The pool has never had any windows and although it receives a 
good amount of daylight, the lights are often required.  

The roof trusses over the pool are relatively finely constructed 
and detailed.  These are not unique, many other Victorian Building 
have similar examples with more intact interiors. The space does 
not have any defining features other than the 33m long pool which 
is now uncommon having been largely replaced in more modern 
leisure centres by a 25m pool, a standardised community leisure 
and competition pool size.

The teaching poolThe gala pool
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the teaching pool
The teaching pool was built in 1895-6 and is a 21.3 x 9.2m sized pool. 
It originally had poolside changing cubicles which were removed 
in the 1973-5 refurbishment. More modern cubicles have been 
arranged to the side of the pool.  There are no windows in the space 
only some small rooflights and there is very little daylight entering 
the pool hall.  The ceiling of this pool hall is a suspended ceiling tiles 
with some back lit translucent plastic panels (some of the back light 
is daylight). There is little of merit in this pool hall except for the size 
of the pool which is unusual as it is bigger and deeper than more 
modern learner pools.  This increased size enables the pool to be 
suitable for non-learners and developing swimmers which could 
be considered a positive feature.  Equally these attributes  could be 
considered negative for new learners.  Recently there have been 
some problems with the condition of wall tile finishes that have 
resulted in the pool being closed for a period of time.

the Jewish baths
Mr Jacob Weinberg, a local Jewish patron funded the installation 
of a Jewish ‘mikveh’ (Jewish ceremonial bath) in 1895-6.  The text 
of the agreement between Mr Weinberg and the Corporation of 
Nottingham to supply water to the bath is included in Appendix B.  
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It is uncertain when the mikveh ceased to be used and it is currently 
a storeroom.  

The plan below shows the position of the bath in the complex.

other parts of the complex
Other parts of the existing complex not mentioned in this section 
do not have any merit internally and are generally in a poor or very 
poor state of repair.  The following section of this report describes 
the condition of the building in more detail.  

The facades of the building constructed between 1973 and 1975 
that face Gedling Street and Bath Street are considered detrimental 
to the character of the Conservation Area at present.

The Jewish bath 
now in use as a 

store room

The 1975 facade 
to the squash 
courts
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conDition surVey

Nottingham City Council have undertaken two surveys of the 
Victoria Leisure Centre buildings in recent years. These are an 
Asbestos Survey Report by Fibrecount UK Ltd, April 2004 and a 
Condition Survey by Pick Everard, September 2004.

The condition survey describes itself as a ‘systematic, uniform 
and objective basis for gathering information on the state of the 
premises’ and identifies ‘work necessary to bring premises up to a 
serviceable state of repair and to rectify breaches of legislation and 
Health and Safety regulations.’

That report identifies a cost to rectify each of the identified issues 
for a total cost of £758, 000.  It is not known to what extent the 
recommendations of this report have been implemented by NCC  
since 2004, nor what further dilapidations have occurred since then.  
These costs did not include for any refurbishment, betterment or 
improvement. 

The current condition of the buildings is poor, 22% of the building 
is not being used due to its poor condition and the ongoing 
maintenance strategy concerns identifying and repairing buildings 
that pose a health and safety risk to users and staff.  NCC have 
not carried out a condition survey since the 2004 survey by Pick 
Everard.  In October 2008 NCC estimated that the cost to rectify 
the issues identified in the 2004 condition survey had risen to 
£1, 925, 000.  

A visual inspection easily identifies many serious problems that could 
be repaired temporarily in the short term but only by complete 
replacement will mean they will not be problematic in the medium 
term.  The two most serious parts of the building that require 
complete replacement are the mechanical and electrical plant and 
the roof.  The mechanical and electrical plant is very outdated with 
lighting, heating and ventilation currently very poor.
 
The many add-ons and infills of buildings have made an amalgamation 
of many roofs, pitches, valley gutters and drainage points.  For the 
building to remain free of water ingress each of these requires 
continual maintenance and this will remain a significant maintenance 
issue unless the roofscape is remodelled.

All this considered it is likely that it will cost significantly more than 
£1, 925, 000 just to make the buildings serviceable.  This would not 
include any modernisation or remedy any of the access, equipment 
and pool infrastructure issues that exist at present.

The  existing 
leisure centre has 
large amounts 
of unused space 
shown in darker 
tone.

old plant room with 
extensive fire damage

3.87

3.88

 

3.89
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3.91

3.92

3.93
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Existing valley 
gutters

The burnt out 
plant room at 
the centre of the 
complex

Existing leaks 
around the pools

Gutters from the 
extensive valleys 

and flat roofs 
drain into the 

building
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This section of the report describes the options for development 
starting with the principles that should be included in every option.  
All options should:

Ensure the leisure centre provides the accommodation schedule 1. 
as described in brief.
Retain the entrance block incorporating the clock tower as the 2. 
main entrance to the leisure centre.
Create a cross route between Bath Street and Brook Street as 3. 
recommended in the neighbourhood development plan.
Ensure active frontages are created facing Sneinton Market and 4. 
Victoria Park and seek to ensure active frontages are created 
wherever possible in the development. 

Design principle 1
Refer to section 3 (3.27) for a full explanation of the accommodation 
schedule to be provided in the leisure centre.

Design principle 2
Although part of the brief for this study is to ‘retain the entrance block 
with clock tower in a sympathetic manner’ in any redevelopment 
proposals.  We suggest that the existing entrance block under the 
clock tower should also remain the main entrance to any new leisure 
centre on this site.  This principle is important as it influences the 
organisation of uses across the site.  The clock tower is a significant 
local landmark and it is appropriate it should also mark the entrance 
to the leisure facilities.  Our analysis of the EH advisor’s report and 
the feedback from the stakeholder event suggests that as well as 
the clock tower there are other parts of the existing building that 
are considered to have value and could be retained in some of the 
options.  These views are not universally shared by and therefore 
have not been identified as design principles.

Design principle 3
The recommendations of Sneinton Market and Eastside Gateway 
Neighbourhood Development Plan should be recognised in this 
study.  Specifically that study recommended creating a new cross 
route between Bath Street and Brook Street in order to make the 
area more permeable.  This design principle is important as the new 
cross route will divide the site into smaller building plots that should 
lead to a finer street and building grain.

Design principle 4
The existing buildings have a particularly poor relationship with 
Sneinton Market and Victoria Park.  The facades facing these 
important public spaces are predominantly inactive, windowless 
and low quality so these should be replaced in all options for the 

DeVelopMent principles

Design principles

4.0

4.1

4.2

4.3

4.4

4.5

redevelopment.

The boundaries of the zones are governed by the existing street 
layout and these principles are indicative at this stage.   These zones 
create a way of organising alternatives for the position of the leisure 
centre and also create good sized, well proportioned development 
plots for consideration for other uses.

4.6
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ZONE 1

ZONE 2

ZONE 3

ZONE 4

adopted
 hig

hw
ay

new cross ro
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BRO
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K STREET

BATH STREET

main entrance
to leisure centre

new market 
square

active 

frontage

act
ive

 

fro
nta
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sitE OrgaNisatiON / DEVELOPMENt ZONEs

Arrangement 
of development 
zones and distilled 
site analysis
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The analysis of the brief accommodation schedule concluded that 
the whole leisure centre will fit on one of the zones defined by the 
development principles.  Zone 4 does not have a presence on the 
market square so it is not considered a realistic option.  There are 
three options for Zone 1:  Repair the existing centre (option F); 
refurbish and extend the existing centre (option A); or build a new 
leisure centre facing Victoria Park (option D).  There are two options 
for Zone 2: Construct a leisure centre around the 1876 girder hall 
(option B); or construct an entirely new leisure centre (option C).  
The final possible location for a new leisure centre is on Zone 3. 

This is expected to be the favoured option for those that would like 
the existing pool halls to be retained.  

This option has great potential to be a contemporary scheme that 
reuses the earliest part of the existing building that is most worth 
conserving.  It will create active street frontage onto Sneinton 
Market.  It is considered that if these girders are to be conserved 
then they should be conserved in their entirety.

This option only conserves the entrance block in building a new 
leisure centre on Zone 2 facing Sneinton Market. Many of the 
comments for Option B also apply to this option.   The removal of 
the 1876 girdered roof enables an optimum layout to be created 
in this option.

This option is for a new pool adjacent to Bath Street which could 
have considerable benefit to the frontage facing the park.   This 
option does reduce the scale of development overlooking the park 
which needs to be considered in the development appraisals as 
Zone 1 has the potential for a larger scale of development. 

The main benefit of this option is that the new leisure centre could 
be built before the existing one is closed. There is a question as to 
what will happen to the existing buildins if they are not required 
for the new leisure centre.  Although new uses could be found, it 
is likely to limit the development potential of Zones 1 and 2 if any 
of the existing buildings have to be retained.  This option does not 
have a presence directly onto Sneinton Market although it could be 
visible from Gedling Street.  An optimum layout of facility could be 
achieved in this option. 

This option is to carry out a condition survey of the existing building 
and then repair and decorate as recommended.  It is unlikely that 
this option meets all the requirements of the brief, in particular 
achieving BREEAM ‘excellent’ and does not provide a long term 
sustainable option for quality swimming provision.

OPtiONs fOr DEVELOPMENt
siX CONCEPt OPtiONs

+ Potential retention of 1876 girders in new use.

+ Retention of existing pool halls.

-  Leisure centre not adjacent to Sneinton Market.

-  Potential loss of development height over new leisure centre.

-  New cross route not achievable in full.

-  Leisure centre closed during refurbishment work. 

Option B: Pool in 
Sports Hall

5.0

5.1

poolpool

zone 4

zone 4

zone 3

zone 3

zone 1

zone 2

pool

entrance

entrance

Option A:  Retain 
Pool Halls and 
nothing else

+ Leisure Centre adjacent to Sneinton Market.

+ Retain existing 1876 roof girders

-  Building design constrained by retention of roof girders.  No space for separate  
   learner pool

-  Leisure centre closed during refurbishment work

Option A

Option B

Option C

Option D

Option E

Option F
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pool

+  Leisure centre adjacent to Sneinton Market.

+  Frees up Zones 1,3 and 4 for higher scale of development. 

-  Demolition of 1876 girdered hall.

-  Leisure centre closed during refurbishment work.

Option F: 
Refurbishment

Option C: New 
pool in place of 

existing sports hall

Option D:  New 
pool on Vacant 

site behind

Option E: New 
pool in place of 
existing pool halls

pool

pool

pool

zone 4

zone 4

zone 3

zone 1

zone 1

zone 2

entrance

entrance

pool

pool

entrance

po
ol

po
ol

entrance

+ Potential retention or 1876 roof girders. 

+ Pool faces Victoria Park.

- Leisure centre not adjacent to Sneinton Market.

- Potential loss of development height over new leisure centre.

-  Leisure centre closed during refurbishment.

+ New leisure centre built without interrupting use of existing.

+ Entrance below 1895 clock tower building but shared courtyard. 

+ Potential retention of 1876 girders in new use.

-  Leisure centre not adjacent to Sneinton Market..

-  Potential loss of development height over new leisure centre.

+ Minimal intervention option.

+  Potentially lowest capital cost.

-  Questions over whether this option meets the brief.

-  Leisure centre closed during refurbishment.

-  Potential loss of development height over leisure centre.

zone 4

zone 4

zone 3

zone 3

zone 2

zone 2
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OPtiONs fOr DEVELOPMENt

thrEE OPtiONs fOr assEssMENt

Giving the existing facilities a ‘lick of paint’ and repairing them in 
accordance with the 2004 Condition Survey will not satisfy the brief 
requirement for the proposals to be able to achieve a BREEAM 
rating of  ‘excellent’ or become compliant with current building 
regulations and DDA legislation.  Therefore Option F should be 
excluded from further consideration.

The five options were narrowed down to three for further 
consideration using the analysis in 5.1.   In order to choose between 
the options a simple assessment system was used where judgement 
is made based on which features are most important.  After 
discussion with the professional team a set of criteria was defined 
using the brief against which to assess each option.  A developed 
version of this scoring system was to weight the criteria in order of 
importance so a factored score for each option was achieved. 

The criteria for the selection of options were as follows:

Create a vibrant leisure centre on Sneinton Market contributing • 
to the regeneration of the area. 
Retain more existing structures than just the clock tower.• 
Limit the closure period of the leisure centre.• 
Provide the optimum layout for the facilities.• 
Provide the greatest potential value for the development sites • 
around the leisure centre.
Make proposals that have the potential to be exemplars of • 
sustainable development.

When the options were scored by the professional team against 
the above criteria the results were as follows.

In order of preference:
Option C,  Option B,  Option E,  Option D,  Option A,  

The result of this assessment could mean that all three of the 
developed options would remove the existing pool halls. By 
referencing results back to the brief the professional team decided 
that one of the options to be developed had to be to retain the 
existing pool halls.  It was decided that Options B and C were 
clearly the top options so these should be considered further.  
Option E to build a new Leisure Centre on Zone 3 was considered 
to position the new facility too far from the market square and 
therefore would be unlikely to bring the regenerative benefits to 
the area.  It was therefore decided that Options A and D should be 
merged to create a hybrid reuse of existing pool halls and new build 
a leisure centre on Zone 1 with this hybrid being developed further 
in the next stage of the study.

This option identifies the main spaces and buildings that could po-
tentially be retained and redesigns the spaces in between to make 
them work better.  The gala and learner pools are retained, as are 
the health suite and the entrance block with clock tower.  

OPtiON a

sUMMarY Of KEY fEatUrEs

STEEL ARCHES 

EXISTING TWO POOLS and  
EXISTING HEALTH SUITE

LIMITED CLOSURE PERIOD

SPORT ENGLAND GUIDANCE 
FOR FACILITIES 

rEtaiNED (aLtErNatE UsE)

rEtaiNED

NO
 

PartiaL 

5.2

5.3

5.4

5.5

5.6

5.7

5.8
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OPtiON B OPtiON C

This option has been pursued because the original outdoor pool 
space was enclosed under the 1876 wrought iron lattice arches 
and there is therefore a historical precedent for locating the pool 
under the arches.  The limitation on this arrangement is the size of 
the existing hall which is only large enough to accommodate a new 
6 lane community pool that meets Sport England guidance but not 
a learner pool as well.   

STEEL ARCHES 

EXISTING TWO POOLS and  
EXISTING HEALTH SUITE

LIMITED CLOSURE PERIOD

SPORT ENGLAND GUIDANCE 
FOR FACILITIES 

rEtaiNED

rEMOVED

MaYBE

YEs

STEEL ARCHES 

EXISTING TWO POOLS and 
EXISTING HEALTH SUITE

LIMITED CLOSURE PERIOD

SPORT ENGLAND GUIDANCE 
FOR FACILITIES 

rEMOVED

rEMOVED

NO

YEs

A new layout of facilities allows the spatial relationships inside the 
building to be optimised from a user’s and an operator’s perspective. 
A new reception area behind the clock tower connects to supporting 
offices and has a clear view through to the pools from which the 
entrance, stairs and changing room entrances can be observed.  A 
six lane community pool and a learner pool can be accommodated 
next to one another, with new health suite (turkish baths) opening 
onto the poolside.  The cafe is at the hub of the centre, having an 
aspect to the foyer, the market place and the poolside. 

sUMMarY Of KEY fEatUrEs sUMMarY Of KEY fEatUrEs

5.9 5.10
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OPtiONs fOr DEVELOPMENt

OPtiON a - rEtaiN thE EXistiNg POOL haLLs

The approach to this design option was to identify the main spaces 
and buildings of the existing centre that could be retained and 
then re-design the spaces in between them to create a new leisure 
centre.  This option therefore keeps the gala pool and teaching pool 
halls, the health suite as well as the entrance block with clock tower.  
In between these buildings are woven a new reception and office 
area, changing facilities, a cafe and seating area, lifts, stairs, plant and 
servicing facilities at ground floor level and a fitness suite, studio and 
dry changing facilities at first floor level.  The existing buildings would 
be ‘stripped back’ to try to reveal some of the simple engineering 
and robust quality of these Victorian buildings. 

This design works around the existing buildings, some of which 
are at odd angles to one another on the site, consequently more 
circulation space is required than in a new building which results in 

a larger building overall.  A new foyer area behind the clock tower 
helps to organise the disparate group of existing buildings and 
provide some orientation.  Significant floor level changes of 1.5m 
between the existing entrance and  health suite areas are managed 
in this foyer using a new lift and stair.  A new reception, offices and 
changing facilities are also organised around this foyer.  The visual 
permeability of this arrangement is limited by the enclosure of the 
existing pool buildings. The new ground floor cafe and first floor 
fitness suite occupy the corner of the site replacing the existing 
education room.  This location enjoys views towards Victoria Park 
and provides active frontage to Bath Street.  The studio is located 
behind the teaching pool above the plant area.

The floor area of this proposal is 4,218m2 of which 2,341m2 is new 
build.

existing trusses 
repainted, 
exposed 

ductwork and 
lighting tidied up

new rooflight with 
better daylight 

control and 
better thermal 

performance

roof and 
walls relined 

and insulated 
throughout

new wall finishes

no windows to 
outside

existing pool 
configuration 
refurbished

new pool 
surround finishes

5.11

5.12

5.13
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4.8m

+33.47m AOD

+34.91m AOD+34.91m AOD

30m

1
7
m

1
5
.8
m

37.9m

4.8m

1
4
.6
m

25.8m

The existing 
buildings have two  

different levels.  
This means stairs 

and a lift would 
be necessary to 

access all ground 
floor areas

The former 
building is at an 
angle to the pool 
walls leaving an 
awkward space 
between the 
entrance and the 
changing rooms 
for circulation.

The existing 
pool halls rely 
on daylight from 
rooflights and 
artificial lighting.  
Although glare 
from sunlight is 
not a problem 
the relative lack 
of daylight from 
windows means 
that artificial lights 
are required much 
of the time.

entrance

pool

pool

pool

pool

stairs 
& lift

pool pool

entrance

pinch point

building outline

health suite

health suite

health suite

health suite

building outline

pinch point

rooflights over

rooflights over

sport England 
recommended 
dimensions

entrance

am

pm

entrance

The width and 
the length of the 
existing gala pool 

are longer and 
narrower than 
recommended 

by Sport England 
for a modern 

community pool.  
A modern 6 lane 
community pool 

requires a hall 
width of at least 

17m.
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OPtiON a
BasEMENt PLaN

circulation

back of house

changing

pool

studio

fitness suite

health suite

cafe

plant

loading bay/car park

concessions

KEY

gala pool

existing 
passageways

blocked
passageway

existing clock tower 
building above

learner pool

line of buildings above at 
ground level
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option A

Section AA

Section BB

A

A

B

B

existing trussed roof

green roof possible

clocktower behind

BATH STREETexisting first 
floor level

multi-level, double sided 
disabled access lift

new skylight roof

approximate line of new 
studio and plant room roof

new glazed link 
corridor to studio

existing health suite

existing basement

existing gala poolexisting small pool
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Impression of 
how a pool could 
look under the 
roof girders

option B - Build A new community pool 
under the 1876 wrought iron lAttice riBs

options for development

The wrought iron girders were built in 1876 to enclose an outdoor  
oval pool.  This original pool is concealed beneath the sports hall 
floor.  This option would locate the main pool hall under the 1876  
arches once again.

The size of the existing hall is large enough to accommodate a new 
6 lane community pool that meets Sport England guidance but not 
a learner pool as well.  Although only one pool can fit under the 
arches it would be equipped with a moving floor and bulkhead to 
address some of the limitations of there only being one pool.  A 
carefully devised programme for the pool would be required to 
ensure that the needs of the community are met by reserving 
time slots for particular users groups.   There is a small level change 
between the entrance block and the swimming pool level which 
means that it is necessary to introduce a ramp for easy access 
between the these two levels.  The position of the arches on the site 
limits the options for the placement of the fitness suite on the first 
floor.  This has to be split into two rooms either side of the pool hall 

which limits operational potential.

By removing the existing squash court building it is possible to open 
up new windows and views to visually connect the pool hall with 
Sneinton Market Square.  This will give the leisure centre a clear 
sense of place and should contribute to the regeneration of the 
area.  The new area of the building in place of the squash courts 
provides an area for a ‘splash pool’ dedicated to toddlers and 
babies, which introduces the very youngest children to water play 
even before they can swim and would complement the provision 
in the larger pool.  A cafe is positioned adjacent to the entrance 
that can be entered either through the leisure centre or directly 
from Gedling Street.  This provides active frontage to the market 
square.  A viewing area adjacent to a cafe allows parents of children 
in swimming lessons to be close to the pool side.  

The floor area for this option is 3,608m2 of which 1,170m2 is 
comprised of existing buildings. 

5.14

5.15

a new rooflight 
with daylight 

control

existing walls and 
roof insulated to 

current standards

views from new 
fitness suite

splash play area 
overlooking the 

pool and market

a new pool in the 
existing sports hall

girders repainted

5.16

5.17
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+33.17m AOD

+33.47m AOD

40.2m

17m

36.7m

18.4m

The floor level 
is very similar 
between the 
entrance and 

the pool level.  
This means 

that a simple 
arrangement of 

ramps can be 
used  to link the 
changing rooms 

to the pool area, 
a special lift is not 

required.   

The stair and 
lift are simply 
arranged opposite 
the entrance

The orientation 
of the existing 
sports hall is 
good.  Daylight 
and views out 
will be good, 
reducing the need 
for artificial lights.  
Some care will 
be required to  
control low angle 
morning  and 
evening sunlight 
with shading.

The existing 
sports hall is not 

quite long enough 
to fit a 6 lane 

community pool 
and a learner pool

sport england 
recommended 

dimensions for a 
6 lane community 
pool and a learner 
pool configuration

entrance

entrance

6 lane 
community 

pool

6 lane 
community 

pool

entrance

views out

entrance

changing changingchanging

stair 
and 
lift

ramps

pool
pool

pool

pm

Am
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options for development

option B
ground floor plAn

6 lane community pool 
has views out via splash 

pool.  only one pool 
due to constraints of 

existing structure

entrance below 
clock tower

views out to sneinton 
market framed by existing 

architecture

direct access 
between health 
suite and pool

glimpse of pool 
from reception

generous foyer 
behind the clock 

tower

view of pool 
from cafe

cafe and terrace overlook sneinton 
market with potential to expand 

into the market square

0.4m level change managed by ramp

lift and 
stairs

pool

health 
suite splash 

pool

changing

nottinghamshire wildlife trust

changing

reception office

0.4m level change managed by ramp

circulation

back of house

changing

pool

studio

fitness suite

health suite

cafe

plant

loading bay/car park

concessions

KEY
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studio
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pool
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health suite

cafe
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loading bay/car park

concessions

fitness suite split into two

nottinghamshire wildlife trust
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option B
BAsement plAn

location of 
clocktower 

above

Bedford row 
re-profiled

pool void

plant

plant

vehicle 
entrance

loading 
bay

nottinghamshire wildlife trust

circulation

back of house

changing

pool

studio

fitness suite

health suite

cafe

plant

loading bay/car park
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option B
proposed sections

AA

B

B

Section AA

Section BB

possible photovoltaics or  solar 
hot water possible on roof

possible photovoltaics or  
solar hot water possible

clock tower behind

fitness ‘link’ gallery

green roof possible 

new linear skylights

new viewing from fitness suite

doors to new changing rooms

line of Gedling Street behind

ramp from changing area to pool area

changing foyer

curtain wall

void

aligns with clock tower parapet

clerestory glazing to fitness

new insulation and metal roof

skylight

fitness fitnessglass link

splash

existing arches refurbished

BEDFORD ROW
(regraded)

GEDLING STREET
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options for development

option c - demolish the existing Buildings (with the exception of the existing entrAnce Block 
And clock tower) And Build A new leisure centre on the site of the existing sports hAll

This arrangement considers the replacement of the squash court 
building and sports hall with a new leisure facility whilst retaining 
the entrance block and clock tower building.  The new buildings 
will face onto Sneinton Market where the greatest number of 
people pass the building along Gedling Street.  This footfall will raise 
the profile of the leisure facilities and an active frontage onto the 
market will assist the regeneration of the market place by turning 
the blank brick wall of the existing squash court building into a lively 
facade.  

A new layout of facilities allows the spatial relationships inside the 
building to be optimised.  A new reception area behind the clock 
tower connects to supporting offices and has a clear view through 
to the pools from which the entrance, stairs and changing room 
entrances can be observed.  A six lane community pool and a 

5.18

5.19

roof lights

poolside showers
Impression of 
how new pool 
could look

learner pool

visibility from cafe 
and viewing area 

to learner pool 
and splash pool for 

parents

screened views to 
Market Square

learner pool can be accommodated next to one another, with a new 
health suite opening onto the pool side.  Male and female changing 
areas can be configured with adjoining group changing spaces to 
allow for school and larger single sex arrangements.  Dedicated 
disabled shower/changing cubicle gives direct access to the pool.  
The viewing area adjacent to the cafe allows parents of children in 
swimming lessons to be close to the pool side.  A separate ‘splash 
pool’ area dedicated to toddlers and babies introduces the very 
youngest children to water play even before they can swim.  The 
cafe is positioned adjacent to the entrance that can be entered 
either through the leisure centre or directly from Gedling Street.  
This provides active frontage to the market square. 

This option has a total floor area of 3, 272m2 of which 345m2 is 
made up of existing buildings.  

5.20
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40.2m

1
7
m

34m

2
8
m

+33.47m AOD

The ground 
floor level is set 
to be the same  
as the existing 

clock tower.  This 
means there is flat 
access throughout 

all parts of the 
ground floor.

The stair and 
lift are simply 
arranged opposite 
the entrance.  The 
changing rooms 
are at the back 
of the reception 
area meaning that 
there is visibility 
between the 
reception area 
and the pools. 

entrance

pool

pool

entrance

changing

entrance

Am
pm

entrance

The pool 
spaces can have 
daylighting from 
several different 
directions via 
rooflights and 
windows.  This will 
minimise the need 
to use artificial 
lighting.  Careful 
design and control 
of daylight will be 
necessary to avoid 
glare on the pool 
surfaces from low 
angled sun in the 
early morning and 
evening

The site is 34m 
wide.  This is wide 

enough for a  6 
lane community 

pool to fit across 
the site with  a 

new learner pool  
next to it.

sport england recommended dimensions 
for a 6 lane community pool and a learner 

pool configuration

6 lane community 
pool
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options for development

option c
ground floor plAn

6 lane community pool with 
view out to sneinton market 

and new garden

direct access from 
health suite to pool

view of 
pool from 
reception

view of pool from cafe

entrance below 
clock tower

views out to sneinton market

changing

learner pool splash 
pool

nottinghamshire wildlife trust

garden

changing

views out to sneinton market

circulation

back of house

changing

pool

studio

fitness suite

health suite

cafe

plant

loading bay/car park

concessions

KEY
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changing

pool
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fitness suite

health suite

cafe

plant

loading bay/car park

concessions

views out to Sneinton market

views down to pool

KEY

studio

changing changing

fitness 
suite

OPTION C
FIRST FLOOR PLAN
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OPTIONS FOR deveLOPmeNT

OPTION C
BASemeNT PLAN
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OPTION C 
BASemeNT PLAN

pool
foundations 

plant

plant
plant

plant

loading bay

outline of clock 
tower above
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pool
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fitness suite

health suite

cafe
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OPTION C 
PROPOSed SeCTIONS

timber clad beams span 15 + m

aligns with clock tower parapet

privacy and solar shade screen

curtain wall glazing

stone / polished concrete seat
viewing slot

extensive green roof possible

strip rooflights

slender exposed glulam 
timber columns viewing gallery

learner pool beyond

Section AA

Section BB

B

B

A A

clock tower in front

void

lift

roof glazing to stairs and foyer

roof of studio beyondstrip rooflight

timber clad beams beyond

Community pool learner pool foyer

viewing gallery

green roof possible
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All of the options for the new leisure centre satisfy the Leisure 
Facility Brief as described on page 14 of this report. Each option 
has different positive and negative features for how well they satisfy 
the Leisure Facility Brief and how well they satisfy the wider Study 
Brief.  To compare the options they have been assessed against the 
following criteria which have been derived from the Study Brief. 
  
The criteria to assess the options are as follows;

Create a vibrant new leisure centre with a civic presence on 1. 
Sneinton Market.
Retain and reuse all the features of local heritage value.2. 
Build a leisure centre that has the optimum leisure centre 3. 
layout.
Create a sustainable and cost effective Victoria Leisure Centre 4. 
for NCC over the 25 year design lifetime of the building.
Optimum potential value for the adjacent NCC land and 5. 
opportunities for wider regenerative effect.

These criteria are similar to those used to derive the three options 
for further consideration but have been updated to reflect the 
advanced stage of the study. In order to be able to assess each of 
the options against these criteria expert analysis was necessary and 
feedback was sought from a range of professionals and the general 
public.

Criteria 1
It needs to be considered whether a new leisure centre on Zone 1 
can have as much civic presence and potential to act as a regenerative 
catalyst  as a new leisure centre on Zone 2. If the leisure centre is 
located on Zone 1 then care needs to be taken with the proposals 
for Zone 2.

Criteria 2 
A conservation assessment of the existing structures has been carried 
out as part of the analysis of this study.  This included an assessment 
of the English Heritage, Victorian Society and Nottingham Civic 
Society’s reports on the heritage value of each part of the existing 
building.  This analysis needs to be considered and decision made 
about which parts of the existing buildings have heritage value and 
which bits are desirable to retain.

Criteria 3
To assess which option has the optimum leisure facility layout, 
Sport England guidance has been referenced, and NCC operational 
leisure centre managers were consulted.  Strategic Leisure also 
provided professional opinion on which options offered the best 
management and programming layout.

Criteria 4
Outline cost estimates have been prepared by Gleeds for each 
of the leisure centre options and each of the several options for 
the accompanying development. These give a clear indication 
of the capital costs for each option. This needs to be considered 
with the operational costs over a 25 year period which have been 
estimated by  Strategic Leisure.  Through modelling the revenue and 
expenditure expectations of each.

All of the options have the potential to be able to satisfy the brief 
requirement for the new building to be BREEAM ‘excellent’. They 
all have significant areas of new build where the specification of this 
construction should be carried out with environmental responsibility. 
Consideration is required as to whether the retention of existing 
structures is more sustainable than new build and whether there 
are other features of each option that make one more sustainable 
than the others.

Criteria 5
To assess the potential value of the site Cushman and Wakefield 
have used the cost assessments provided by Gleeds to produce 
development appraisals for each of the options. Consideration 
needs to be given not only to what has the highest value in the 
current property market, but what might have the highest value in 
the future.  These development options need to be balanced with 
which uses for the sites are likely to have the highest regeneration 
value. 

The assessment of the options against criteria 1 and 2 can be carried 
out using the analysis provided earlier in this report in section 3.

To assess the options against criteria 3 feedback from Strategic 
Leisure, the NCC leisure officers and the public follows. This 
feedback is used to refine each of the options as described on page 
55.  The construction cost of the refined options together with the 
projected income and expenditure projections for these can then 
be used to assess each options against criteria 4.

A sustainability strategy is needed to help assess the options against 
criteria 5.  This follows on page 54.

To assess the options against criteria 5, the mix of uses and resulting 
development appraisals on page 64 should be considered.  These 
relate to the options for accompanying development section.

ASSeSSmeNT OF OPTIONS FOR LeISURe CeNTRe
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5.43

5.44

OPeRATIONAL LAYOUT FeedBACK

The operational issues to be considered in the analysis of each 
option are as follows:

Option A
The changing floor levels of this option will be an issue for • 
some customers especially people with young children.
The viability of the cafe is a concern being less visible from • 
Sneinton Market than the cafe in the other options.
Consideration needs to be given to the degree of separation • 
between the main pool and the learner pool.  This separation 
can be considered positive for some uses but it is can be more 
problematic for the teaching of swimming and the supervision 
of the water space.
This option is likely to have the highest cleaning cost and water • 
treatment costs as it has the largest floor area and the largest 
water area.

Option B
Having a single pool will reduce the staffing costs and water • 
treatment costs. 
Splitting the fitness suite will potentially increase the staffing • 
level and is undesirable from a customer perspective.
The ramps in the pool hall have Health and Safety implications.• 
The floating floor in the pool gives greater flexibility for wider • 
programming such as aqua aerobics etc.

Option C
The arrangement of pools is better for swimplan viability and • 
offers teaching at all ages at the same time.
The high visibility of the pool to the outside is likely to increase • 
usage of the pool.
It is considered a good feature that there is a place for guardians • 
to watch their children having lessons in the learner pool.
The variety of family friendly swimming provision being • 
proposed will make this a unique facility for the city and the 
community.

All of the above comments have been incorporated where possible 
into the refined versions of the options shown on page 55.

PUBLIC FeedBACK

There were two processes by which people could comment on the 
three options for the redevelopment of the Leisure Centre.   The 
first was an open exhibition of the options during the 5th and 6th 
of January 2009. During this time anyone could drop in to view the 
options and were provided with one comment form each on which 
they could indicate their 1st, 2nd and 3rd preference and write any 
comments. The forms were then deposited in a comments box. 

The second process was an event on the evening of 5th of January 
2009 at which the architects presented the three options and were 
available to answer questions afterwards. 

The event and the exhibition were publicised though a range of local 
community groups and community centres, through the Nottingham 
Evening Post and BBC Radio Nottingham, and by notifying the thirty 
most regular users of the Victoria Leisure Centre that the event and 
exhibition were taking place.  All the publicity explained that the 
event and display days were open for anyone to come along and 
comment and people were encouraged to ‘spread the word’. 

Sixty-three people attended the event on the evening of the 5th 
of January at Carlton Road Library and were given a set of Post-it 
notes marked 1st, 2nd, 3rd and were asked to use these to indicate 
their 1st, 2nd and 3rd preferences by sticking the notes to the 
boards showing the options. Everyone was also invited to give any 
specific comments on the flip chart pads provided.

Thirty-two people visited the exhibition of the options and 
completed comments forms during the time that the displays were 
on exhibition.  The preferences of all the people who indicated their 
preferences were as follows;

Option A
1st choice = 47  2nd choice = 10  3rd choice = 11

Option B
1st choice = 18  2nd choice = 27  3rd choice = 11 

Option C
1st choice = 11  2nd choice = 17  3rd choice = 33

The written comments that were left are included in the consultants’ 
technical reports.  There were some people who attended the 
evening event and the exhibition that had the opinion that none of 
the options provided the Leisure Centre that they would like.
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SUSTAINABILITY
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Sustainability is a key requirement in the redevelopment of Victoria 
Leisure Centre.  A detailed description of the sustainability strategy 
is contained in the Cundall Sustainability report.  

To ensure that the wider aspects of sustainability are considered 
and bench-marked in the development, the Study Brief identifies 
the Building Research Establishment BREEAM methodology for 
measuring the performance of the buildings. It then stipulates that 
the new leisure centre should achieve an ‘excellent’ BREEAM rating. 
Swimming pools are inherently un-environmentally friendly because 
they involve the heating and treatment of large volumes of water 
and air.  Achieving this BREEAM rating for all of the options is 
therefore a significant challenge.

The sustainability strategy for all of the options is as follows;

Carbon emissions
The first step is the reduction of carbon emissions in developing an 
energy strategy for the development and this can be done in the 
following ways;

Carbon emissions can be lowered by reducing the demand • 
for energy through the passive design of the building. The 
orientation of the buildings in each of the options has been 
optimised to ensure that as many of the spaces as possible can 
be naturally lit, passively solar heated in a controlled manner, 
and naturally ventilated.
Carbon emissions can also be reduced by carefully selecting the • 
form of heating and power generation for the buildings.  At this 
stage it is envisaged that the new leisure centre will continue 
to use the Nottingham district heating system which is the 
equivalent of generating 30% of the energy from a renewable 
source. This source of heat has lower emissions than gas fired 
boilers and will become more efficient if more buildings in 
Nottingham use it. 
Low energy design can reduce the amount of heating and power • 
required by the building. There are several ways that this can be 
achieved.  The new centre should be designed to conserve as 
much energy as possible by employing high levels of insulation 
to all of the external fabric and by reducing uncontrolled air 
leakage through the fabric of the building.
A pool cover is proposed to reduce the evaporative heat loss • 
from the pool which is a significant source of energy wastage. 
Heat exchangers should be employed to recycle as much heat • 
as possible from warm stale air and transfer this to fresh air 
required for ventilation.
The specification of energy efficient mechanical and electrical • 
plant should be carefully considered to reduce the amount of 

energy required to service the building.
The specification of the construction fabric of the building • 
should use materials and products that have low embodied 
energy and are sourced from sustainable supplies.
Finally, all of the fixtures and fittings and their use within the • 
building need to be chosen to have a low energy demand. This 
can be done through the selection of light fittings, automatic 
sensors on lights and taps so they are not on for any longer 
than they need to be, the omission of energy hungry pieces of 
equipment.

All of the above features can be applied to any of the design options 
and are identified as areas to focus on in the detailed stage of design. 
The delivery of a truly sustainable design will require a considerable 
amount of NCC leadership concerning the standard it wants to set 
itself as indicated by the Study Brief requirement for an ‘excellent’ 
BREEAM rating.

Water conservation
Leisure centres are large consumers of water and so water 
conservation is very important. This can be addressed by;

The specification of taps, toilets, and showers that use as little • 
water as possible.
grey water recycling from showers and hand basins for use in • 
toilet flushing
Rain water recycling which can be used after filtration as an • 
alternative to mains supply. 

Conserving water has the added benefits of reducing the carbon 
content associated with the central treatment of the water.

Renewable energy generation
A preliminary feasibility study has been carried out into the options 
for incorporating various renewable energy technologies into 
the design.  These options are illustrated in the Cundall technical 
report.  A minimum of 10% reduction in the overall annual Carbon 
emissions from the scheme through renewable sources has been 
identified to assist in achieving an ‘excellent’ BREEAM rating.  This will 
be achieved by use of the district heating system. Other renewable 
energy systems could be added to the new leisure centre to further 
reduce its  carbon emissions but these are not needed to satisfy the 
Study Brief.  As can be seen from appendix A, many of the options 
will require considerable long term investment from NCC if they 
are to be incorporated.

The options have been developed such that any of the renewable 
energy technologies could be incorporated at a later stage.
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ReFINING eACH OF THe LeISURe OPTIONS 

Following the assessment process, we have used the feedback 
received to consider how each option could be improved from a 
design, user and leisure provision perspective.  Some of this feedback 
was given by members of the public who gave their time to carefully 
review the schemes.  

The options could be improved as follows;

Option A
This option could be improved by; 

Creating new openings between the learner pool and the gala • 
pool space and between the pool spaces and the cafe.  
Sliding folding privacy screens could be added between the • 
pools.   
The single storey block to the west of the Gala pool could be • 
demolished to create a window looking out on a new garden.  
The storage would need to be replaced by way of an extension 
on the south side of the pool.  
A new lift and stair could be added to allow Turkish baths users • 
to walk in privacy to the swimming pools.  
A modern learner pool to Sport England Guideline, but • 
shallower than the existing small pool.  This would leave space 
for a splash pool for younger children in the learner pool hall.
The existing pools should be replaced to bring them up to • 
modern standards.

Option B
There are fewer improvements that could be made to option B as 
the retention of the 1876 girders limits the flexibility of this option. 

 The changing facilities could be enlarged to improve access and • 
flexibility.  
The health suite could be upgraded • 

Option C
The improvement to this option is to make the pool hall • 
less open plan to provide flexibility so the pools can be used 
separately.  
It was considered, after consultation, that a garden at the rear of • 
the Ragged School listed building does not contribute enough 
to this option to justify the maintenance liabilities it would 
require.  
The health suite could be upgraded.  The changing rooms could • 
be rearranged so that male and female layouts are simpler. 

If these changes were implemented it would result in the options 
being more ‘like-for-like’ in terms of spatial arrangement but also in 
terms of the quality and longevity of the leisure provision.

ecology
It is proposed that all of the options will consider the ecology of the 
site and provide opportunities for improving this in their detailed 
design.  This is likely to involve the consideration of green or brown 
roof coverings for as much of the new roof to the leisure centre as 
possible.  

BReeAm pre-assessment
A BREEAM pre-assessment has been carried out for this building 
the details of which are shown in the Cundall Technical Report. 
An ‘excellent’ rating is considered to be when a building scores over 
70 in the assessment.  The initial assessment shows that all of the 
options can score over 70.

This preassessment is based on a lot of considered assumptions and 
will require development at the next stage of the project.

embodied energy
A significant amount of energy goes into the manufacture, 
transportation and eventual demolition of a building which is referred 
to as the embodied energy. One of the considerations in relation 
to the choice of options is the potential benefit to the sustainability 
of the proposals by reusing as  much of the existing structure and 
envelope as possible.  While consideration of embodied energy 
is important, it should not be over emphasised to the detriment 
of considering the operational energy being used by a building.  
Lifecycle energy use studies show that approximately 28% of a 
building’s energy usage is in its embodied energy whereas 72% of a 
buildings energy usage is in its operational energy.  This means that 
the amount of energy a building consumes operationally is a more 
significant issue than the embodied energy of that building

These studies illustrate that it can be a better sustainability strategy 
to demolish a poorly performing existing building and replace it 
with an efficient new building than to retain the existing building at 
all costs.  

The potential embodied energy benefits that come from reusing 
some of the existing structures in Options A and B needs to 
be considered against the resulting inefficiencies in the facility 
layout caused by working around the retained structures.   These 
inefficiencies in layout result in larger buildings for these two options 
than for Option C.  Bigger buildings will require more energy to 
operate year on year.
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Construction cost estimates
Estimates have been prepared of the construction cost for the 
refined versions of Options A, B and C. These estimates are based 
on a feasibility stage of design and will need to be validated as the 
building design progresses.

These costs include for the construction of the new leisure centre, 
professional fees, a design contingency of 7.5%. An allowance for 
the fit out of the cafe, the provision of sports equipment and 
other furniture, fixtures and fittings is included as ‘Client provisional 
sums’.

Gross Internal Floor Area
Construction Cost
Client provisional sums
Contingency
Professional fees

Budget estimate (rounded)

Income and expenditure cost projections
The provision of public leisure facilities, particularly those based 
around swimming pools, is expensive in both capital and revenue 
terms.  In order to assess the best value option for NCC a business 
planning exercise was  prepared to illustrate the financial implications 
of each option.  Predicting the long term implications of leisure 
provision is not an exact science and a number of assumptions have 
had to be made.  

Income and expenditure projections take into account the capacity 
of the proposed facility mix for each option and the market 
potential based on the assessment of need.  The assessment of need 
itself is based on applying national planning tools (Sport England) 
and over-laying local demographic factors and existing supply and 
demand characteristics.  Where appropriate these estimates have 
been validated by benchmarking against Strategic Leisure’s internal 
facility database modified to take into account local circumstances.  
This database contains details of hundreds of Local Authority 
leisure facilities and is regularly updated.  The levels of income and 
expenditure reflect an in-house public sector management option.  

The income estimates for swimming have been forecast using 
Strategic Leisure’s knowledge (local, regional and national) and have 
been validated using the company’s extensive database.  As with all 
of the estimates for income they are cautious to avoid optimism bias.  
As well as the supply and demand analysis the swimming income 

LeISURe CeNTRe CONSTRUCTION COST eSTImATeS  
& INCOme ANd eXPeNdITURe COST PROjeCTIONS

figures take into account projected opening hours, the balance of 
use between casual swimming, lessons, schools and clubs and the 
capacity of the pool to support this level of use based on current 
Institute of Sport and Recreation Management and Sport England 
health and safety guidance. 

Staffing levels have also been calculated on these factors and a 
detailed lifeguard programme (based on the size of the pools) has 
been used to assess the number of full time and casual lifeguards 
required to cover the swimming pools.  The staffing levels in all three 
options have been calculated based on the needs of the building, 
the assumed programme and safe operating practices.  They have 
been benchmarked against the Strategic Leisure database.

NCC has signed up to the national free swimming policy for under 
16s and over 60s.  The business plans have sought to take this 
policy into account and junior swimming is counted as zero income 
although throughput is shown.  School swimming income is held 
centrally and therefore not shown in the business plans.

Single status will come into force for leisure centre staff in Nottingham 
in the future and Nottingham City Council officers have calculated 
that this will increase costs for each leisure centre in staff costs of 
approximately £80,000 per centre.  This has been reflected in the 
estimated staff costs.  All other local factors have been discussed 
with Nottingham City Council officers and included in the business 
plans.

Financial Projections
Annualised average (25 years)

Profit/(Loss) 
Sinking Fund

Gross Profit/Loss inc SF

5.64

5.65

5.66

5.67

5.68

5.69

5.70

5.71

5.72

Option A

4,280 m2

£6,806,263
£452,400
£544,400
£936,368

£8,700,000

Option B

3,456 m2

£7,553,209
£452,400
£600,420

£1,032,723

£9,600,000

Option C

3,268 m2

£7,185,652
£452,400
£572,854
£985,308

£9,200,000

Option A

-£697,709
£142,170

-£839,879

Option B

-£632,301
£108,210

-£740,511

Option C

-£537,728
£98,160

-£635,888
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The development 
zones

There are several potential uses for the remainder of the site around 
the new leisure centre.  This study is required to propose uses that 
are appropriate to the site context and brief but also promote best 
value for NCC.

All of the suggestions received through stakeholder feedback 
contained in the ‘Analysis’ section of this report have been 
considered.  The following uses have been developed further and 
been designed to a stage where they can be costed and assessed in 
a development appraisal.  

Although there were many other uses suggested for the site these 
uses: private flats, affordable flats, key worker flats, family houses, 
creative business office units; commercial office units, car park and 
student flats have the greatest potential to achieve best value for 
NCC.  There are some uses which may not provide best value 
for NCC but could be considered beneficial to the mixed use 
regeneration aspirations for the site.  For example, a Doctors’ 
surgery could be a very valuable part of a mixed use scheme but 
putting a value on this is impossible without a specific brief.  The 
strategy is therefore that there should be sufficient flexibility in any 
creative and commercial business uses that a number of specific uses 
could be developed in these buildings at a later date.  It should also 
be recognised that the best value proposal for the sites might not 
deliver the regenerative effect wanted by NCC.  It also should be 
expected that the development of this site is likely to be phased.

The combination of uses needs to be considered together with 
the location for the Leisure Centre.  The Leisure Centre is in a 
different location in Option A than it is in Options B and C.  Not all 
of these uses are appropriate for every development zone of the 
site and the value of some uses will vary according to which zone 
it is located on.

Each of the above potential uses has been considered against each 
site zone.  A sketch design has been prepared to a level of detail 
where it can be measured and costed.  These designs and their 
costs have then been used in the development appraisals.

It should be recognised that the appraisals have been carried out at 
the same time that the UK economy entered recession.   Cushman 
& Wakefield have reported in more detail on the affect this has had 
on the property market.  This has an effect on what uses generate 
best value, if any value, in this location, at this moment in time.

The zoning of the site divides into manageable plots that are consistent 
with the Sneinton Market and Eastside Gateway Neighbourhood  

POTeNTIAL USeS FOR NON LeISURe 
deveLOPmeNT

G
ED

LI
N

G
 S

T
R

EE
T

B
E
D

FO
R

D
 R

O
W

BROOK STREET

G
EH

L 
ST

R
EE

T

BATH STREET

SNEINTON MARKET

BROOK STREET

ZONE 1

ZONE 2

ZONE 4

ZONE 3

L   E   V  I  T  A  T   E
architecture  and  design  studio

161 Rosebery Avenue 
London   EC1R 4QX    UK 
t :  +44 (0)20 78 33 44 55
f :  +44 (0)20 78 33 45 00

registered office :
LEVITATE ARCHITECTURE AND
DESIGN STUDIO LIMITED
Registered in England 3985247
34-36 Otley Street Skipton BD2 1EW

client :

1.
Dimensioned Drawings only.  DO NOT 
SCALE FROM THIS PRINT.
2.
Proposed works are based upon survey 
information provided by others.  The 
Architect is not responsible for 
discrepancies in survey information.
3.
All dimensions to be checked on site prior 
to commencement of any works, and/or 
preparation of any shop drawings.
4.
All co-ordinates, levels, dimensions and 
discrepencies are to be reported to the 
architect.
5.
All temporary works to be responsibility of 
the contractor.
6.
This drawing to be read in conjunction with 
all relevant Architect's drawings, 
specifications and other Consultant's 
information.

scale :

1:500

drawing issue and revision :

0815_GA700_-

drawing title :

project :

drawing number :

DEVELOPMENT 
ZONES

Victoria Leisure 
Centre, Nottingham

0 100mm at A3

1
0
0
m

m
 a

t 
A

3

Nottingham City
Council

N

- : 19.12.08: for information

A : 18.02.09: for information

5.73

5.74

5.75

5.76

5.77

5.78

5.79

Development Plan.  Each zone could be progressed independently 
or together, subject to receiving the necessary consents for zones 
within the Conservation Area.  

masterplan
There are certain aspects of the masterplan that are not directly 
attributed to one zone, such as the creation of the cross route.

A sketch landscape design has been prepared for the public realm 
areas of site sufficient to be costed.  Costs have been apportioned to 
each zone by simply dividing the public realm works down the middle 
of the road and allocating them accordingly.  If the development of 
these sites proceeds a more sophisticated assessment of how these 
costs are to be attributed will be necessary.  It may be necessary 
for NCC to consider enabling masterplan works to kick start the 
regeneration of these sites.

None of the works to Gedling Street and Sneinton Market Square 
have been included within this masterplan with the exception of 
the landscaped steps immediately outside the entrance to the 
Clock Tower.  These works will be provided as part of a separate 
project called ‘Sneinton Market, People and Places’ which subject to 
funding approval it is envisaged will provide a new public square for 
Sneinton Market.

It may be that alternative funding might be available from NCC and 
the RDA for some if not all of these improvements as they are a 
critical part of the regeneration strategy for the area.

5.80

5.81
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Residential Units
Residential units are well suited to this zone of the site.  The five 
storey residence Park View Court is adjacent to this zone and sets 
a precedent in terms of the scale of development that could be 
appropriate on the north corner of the site.  This zone faces Victoria 
Park to the north, which provides good amenity space for residents 
and zone faces onto the new cross road which is intended to have 
on street parking.  Residences at ground level will provide active 
frontages to the street but they should be set back and screened 
from the pavement edge.  

The sketch design prepared for this study included for 51units of 1, 
2 and 3 bedrooms.  All of the units have a balcony or a terrace and 
all satisfy the massing rules set out in the Draft NCC City Design 
Guide.  A basement car park is provided capable of providing a 
parking space to all the 2 and 3 bedroom units.  The units have 
been designed to be capable for use as private apartments for sale, 
affordable units for shared ownership or key worker residential 
units.  A high quality development can be expected for this zone as 
it is within the Conservation Area.  Planning policy would demand 
that the replacement development would be of sufficiently high 
quality to justify the demolition of the existing buildings.  

Local Supermarket
A local supermarket of 465 sq.m (5, 000 sq.ft) could be a good 
ground floor use for this zone.  Its location on the corner of Bath 
Street and Gedling Street would make it visible and attractive to 
passing trade.  This location is better than any of the other zones 
within the site as it can be easily serviced from the basement 
accessible from Bedford Row.

Zone 2

 Zone 3

Zone 4
Zone1:  

Residential
 

51 dwellings

GEA:  4, 719 sq.m

Zone 2

Small business 
units

GEA:  4, 371 sq.m, 

Small Business Units
If the new leisure centre is not located on Zone 2 then it is desirable 
to try and find a new use for the 1876 girdered hall that currently 
encloses the sports hall.  The space under these girders is large 
and would be most appropriate as break out areas or  a meeting 
venue, shared space for creative or commercial business units.  This 
shared space could potentially become the heart of a ‘Creative 
Village’ which is a concept that was explored as part of the recent 
Neighbourhood Development Plan. It has been recognised for 
some time that Sneinton Market is already home to many creative 
businesses who are attracted by the lower rents than some of the 
other business districts in the city that allow for more focus on 
creative activity.  A creative village could create a stimulus for the 
regeneration of the larger area outside of this site.  

A parallel study commissioned by Dance 4 and supported by 
Nottingham Regeneration Limited is being undertaken to ascertain 
the viability of a creative village in this area and reference should be 
made to this when considering this use on the site of this study.

It is possible to construct new accommodation under the girders 
but this would need to be done considerately to ensure the 
spatial quality beneath the girders is preserved.  The design of new 
buildings in this zone is challenging because there is only a narrow 
strip of development site possible between the existing girders and 
the Market Square (in the current location of the squash courts).  
It is also important to consider what use would be appropriate for 
such a  prominent position.  It would be possible for commercial 
units to be located here but only if they are of the highest standard 
of design.  This can be expected because this zone is within the 
Conservation Area so the standard of design specified by NCC will 
be high.    

optionS foR non LeiSURe deveLopment on 
zone 1

optionS foR non LeiSURe deveLopment on 
zone 2

Zone 3

Zone 4

Zone 1

5.84
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Small Business Units
The scale of development on this zone has to mediate between 
the single storey Ragged School listed building at the junction of 
Bedford Row, Brook Street and Gedling Street and the larger scale 
of the development that might be appropriate further north along 
Brook Street.  It is considered important that the end gable of the 
Ragged School should be prominent when viewed south along 
Brook Street.  The south corner of this zone should therefore be 
a maximum of two or three storeys high, whereas development 
adjacent to the cross route could be higher.

Another location for the small business units described as possibly 
being appropriate for Zone 2 would be Zone 3.  

This part of the site is less visible from the main thoroughfares and 
so would be suitable to uses that do not necessarily need a front 
door on the market.  Although it doesn’t have a frontage to the 
market, the corner of this zone is visible from Gedling Street when 
looking north west along Brook Street so this corner could be a 
good entrance to the business units.  The site is a good size for a 
‘Creative Village’ of small business units sharing communal facilities.  
It also locates a desirable regenerative use on a zone of the site that 
is likely to have a lower potential value than Zones 1 and 2.  

The comments on the small business units in relation to them being 

optionS foR non LeiSURe deveLopment on 
zone 3

Zone 4

Zone 2

 Zone 1

Zone 3:

Creative village

GEA: 3135 sq.m

Zone 3:

Affordable 
housing            

47 dwellings

GEA: 3, 703 sq.m

Zone 4

Zone 2

Zone 1

5.90

5.91

5.92

5.93

optionS foR deveLopment

located on Zone 2 also apply to them being located on Zone 3.

Residential Units
The Sneinton Market and Eastside Gateway Neighbourhood 
Development Plan suggests that family housing should be located 
along Brook Street and off the new Cross Route that links Bath 
Street and Brook Street.  

Residential units have been designed for Zone 3 that could be either 
private or affordable housing.  These are in two stepping terraces 
along the new cross route and along Bedford Row to enable the 
rear of the properties to benefit from the southerly aspect.  A 
small terrace of two storey houses closes the end of the central 
communal gardens and provides an edge to Brook Street.  No car 
parking would be provided on site except that on street parking is 
to be introduced along Brook Street.

5.94

5.95

possible 
entrance

central 
communal 

garden
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 Zone 1

Zone 2

Zone 3

Zone 1

 Zone 2

Zone 3

The scale of development on this site needs to consider several 
issues.  Planning policy suggests that development could go as high 
as ground plus six storeys.  The adjacent Park View Court to the 
north east is a five storey building on higher ground.  However the 
development height on zone 3 on the other side of the cross route 
is likely to be a maximum of four storeys and to the north there are 
two storey terraced houses.

Residential Units
The appropriateness of residential units on this zone of the site is 
the same as for Zone 3.  Zone 4 is immediately adjacent to a row 
of terraced houses along Brook Street that are set back from the 
pavement.  The ‘L’ shaped proposal for residential units is intended to 
be flexible enough to accommodate development of the adjacent 
sites along Brook Street which is indicated in the Sneinton Market 
and Eastside Gateway Neighbourhood Development Plan. The 
proposal for residential units on zone 4 is for a six storey building.

 

Student Housing
There may be a local demand for additional student bed spaces 
from the two Nottingham universities.  The activity around any 
student housing would be a good catalyst for regenerating the area 
and many students choose to stay in the city of their study after 
their course has ended.  This would be a good location for younger 
creative people to live in the city centre.

It is considered that this zone is the only zone that would be 
appropriate for student housing. For a student residence to be 
financially viable as a development it needs to have several hundred 
rooms.  Therefore the proposal is for a six storey courtyard building 
with student rooms arranged in clusters sharing common rooms.  
There are also some studios.  There would be communal facilities 
at the ground floor some of which might be shared with the local 
community.

optionS foR non LeiSURe deveLopment on 
zone 4

Zone 4 

Affordable 
residential

54 dwellings

GEA: 5, 549 sq.m

Zone 4 

Student Housing

GEA: 9, 434 sq.m

approximate 
construction cost 
£10, 348, 800 -   
£13, 059, 200

5.96

5.97

5.98

5.99
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

6.15

CommeRCiAL viABiLitY of optionS

6.1

6.2

6.3

6.4

6.5

6.6

6.7

General overview
The UK’s Gross Domestic Product fell by 1.5% in the last three 
months of 2008. This combined with a fall of 0.6% in the third 
quarter, has put the economy in recession.  House prices are falling 
nationally and consumer confidence is low.

There is no certainty of the timing of any market recovery despite 
extraordinary actions by the Central Banks.  The Bank of England 
has been proactive in dramatically cutting interest rates to a historic 
low and more recently quantitative easing.

The commercial and residential property markets have seen 
marked declines in value since September 2007 and further decline 
is predicted in 2009. Development activity has halted apart from a 
few examples namely:-

Foodstores • 
Budget hotels• 
Affordable & Student Housing • 
Fully pre-let opportunities• 
Public sector funded schemes• 

The implications of the current and foreseeable property market 
conditions mean that any realisable value from the adjoining sites 
that could have been used to cross subsidise a new/ refurbished 
leisure centre on the Victoria Leisure Centre and Brook Street site 
has been significantly reduced or is likely to be delayed. 

Local property values
The current use values that could be achieved in this area of 
Nottingham have been set against the current build costs provided 
by Gleeds.  This indicates that, in the current market, convenience 
retail, student accommodation or a pre-let office development 
could generate a positive site premium for that part of the site not 
forming the leisure centre. 

The construction costs for Affordable Residential are likely to be 
more than value generated which would usually make this use not 
viable.  However Housing Associations have access to grant funding 
that enables them to develop out and competitively bid for sites 
even in the current market so this use should also be considered.

Commercial viability of options
Having reviewed demand and current market conditions the view is 
held that whilst the surplus land does has a value, it would not today 
provide a premium large enough to offset the costs of the leisure 
centre provision.  It is worth noting that even at the height of the 

deveLopment AppRAiSAL And deLiveRY optionS6.0

market the value of the development plots would not have been 
able to offset the total costs of delivering the leisure centre.

The commercial viability of leisure centre options A, B & C has been 
reviewed and the potential values of the development plots created 
by the development have been considered.

Whilst all the plots are comparable in size,  Zone 1 has a better 
profile given its proximity to the park. We judge residential use 
overlooking the park with retail use fronting Bath Street to be the 
most likely form of development there.

In terms of realising a value as at today it is likely that the affordable 
housing groups will be most likely to be able to make a viable offer for 
the development plots.  However other potential uses may provide 
higher values for the sites in the long term when the commercial 
and private residential markets recover.

The viability of the options have been analysed by reviewing the cost 
estimates for each option for the leisure centre against the amount 
of development space created, the quality of the development plots 
generated and the estimated ongoing liability of the centre.

Based on the above criteria Option C appears to be a preferable 
development option to Options A and B.  It provides the lowest 
ongoing liability and more surplus development land potential at a 
mid level capital expenditure.

delivery
In the delivery of the new Victoria Leisure Centre and development 
on the adjoining land several options have been considered. These 
are set out below. 

In considering which option is appropriate, the Council will need to 
consider how much control it wishes to retain over the development 
on the site. It will need to consider current market conditions and 
therefore the timing for attracting any developer interest in this site.

In summary, there are four main options:
NCC develops the leisure centre and any associated 1. 
development itself. 
NCC develops the leisure centre and sells the adjacent land 2. 
outright to a third party developer.  
NCC develops the leisure centre and appoints a joint venture 3. 
partner (using one of a number of different structures) to 
develop out the adjoining land, either immediately or in the 
future.  
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NCC appoint a joint venture partner to develop out the leisure 4. 
centre and adjoining land. It is likely that the Council would 
need to take an occupational lease in this case. 

next Steps
The priority for NCC is to deliver a replacement leisure centre 
promptly. As a secondary consideration, the Council is obviously 
keen to ensure that the plans for the Victoria Leisure Centre site do 
not prejudice the future regeneration of the Sneinton Market area. 
The advice set out below is based on that assumption. 

The development plots generated do have a value but it is unlikely 
that in the foreseeable future there is any realistic prospect of a 
capital receipt sufficient to cover the cost of constructing a new 
or extended / refurbished leisure centre.  All three design options 
indicate a likely annual operational deficit suggesting the need for a 
long term revenue subsidy.    

Given the procurement process of a leisure facility may take some 
time, it is quite possible that prior to opening of the new centre, 
the property market will have improved such that residential sales 
receipts might be enjoyed from the surplus land.

procurement
NCC will need to ensure that in re-providing the leisure centre, 
they comply with the requirements of European procurement 
procedure. As the leisure centre will be specified and designed in 
association with the Council’s requirements, and paid for with public 
funds, the Council will need to use the OJEU tender process in 
procuring its construction or selecting a JV development partner.

This indicative timetable is based upon a Contractor being selected 
from a NCC framework agreement after planning permission has 
been received.  Depending on the procurement route chosen by 
NCC, and the way of working between the Contractor and design 
team, this timetable could be shortened by several months. 
 
timing
The need for further design and planning work to be carried out, 
and also the need for the work to be procured using the OJEU 
process, will impact on the timescale for delivery of a new leisure 
centre. 

Suggested delivery timetable

July 2009 
 

December 2009 
 
March 2010 
 
March - May 2010
 

June 2010 
 
November 2010 
 
December 2010 

June 2012  

6.16

6.17

6.18

6.19

6.20

6.21

deLiveRY

Team instructed to start work on further 
design work and preparation of planning 
application 

Planning application submitted 

Planning Permission granted

Prepare tender documentation for 
construction of leisure centre. Contractor 
selected from NCC framework agreements.

Contractor selected 

Contract agreement

Start on Site

Completion of leisure centre
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The options have been considered as set out earlier in this 
report.  Following the receipt of analysis, feedback and professional 
assessment it is possible to score the options for the leisure centre 
against the criteria set out below:

Create a vibrant new leisure centre with a civic presence on 1. 
Sneinton Market.
Retain and reuse all the features of Local Heritage Value.2. 
Build a leisure centre that has the optimum leisure centre 3. 
layout.
Create a sustainable and cost effective Victoria Leisure Centre 4. 
over the 25 year design lifetime of the building.
Optimise the potential value of the adjacent NCC land and 5. 
opportunities for wider regenerative effect.

Criteria 1
It is considered that Option C has the most potential to stimulate 
regeneration of the wider area because it is the only option where 
the new leisure centre can be properly designed to have a civic 
presence on Sneinton Market. Option B has similar potential for 
catalytic effect but ultimately the constraints on the new building 
design and layout caused by the retention of the 1876 wrought 
iron lattice ribs will result in this option always being compromised.  
Option A will have a regenerative effect by locating the cafe on the 
corner of Bath Street and Gedling Street but it does not have as 
much potential as either of the other options.  If Option A is pursued 
it will mean that the new cross route proposed in the Sneinton 
Market and Eastside Gateway Neighbourhood Development 
Plan cannot be implemented as the existing building constrains 
the proposed route. This will be a significant compromise to the 
regeneration plans for the area.

Criteria 2
Option A reuses most of the existing structures in the new leisure 
centre so scores highest on this criteria. Option B reuses the 
wrought iron lattice ribs so is better than Option C that demolishes 
both the existing pool halls and the 1876 girders. 

Criteria 3
The feedback received concludes that Option C has the potential 
to provide the best layout for a new leisure facility.  With revisions 
to the dividing wall between the main pool and the learner pool 
option A is the second best layout.

Criteria 4
Option A has the lowest capital cost but is the most expensive to 
run.  Option C is the highest revenue earning option through its 

ConCLUSion

CHooSinG tHe pRefeRRed option: 
LeiSURe CentRe

immediate high visibility of the square and its mid level  capital costs.  
The income generating differences between options A, B and C  are 
small ~ 2% but option A is the most expensive to run because it 
is significantly larger than option C.  This also increases the amount 
of money that has to be allocated to a sinking fund, which increases 
the cost of this option to NCC over a 25 year period.  Option B 
has the highest capital cost and lowest revenue generating potential 
due to there only being a single pool.  

It was described earlier in this report that the sustainability strategy 
for each option is similar.  The main difference between the options 
is the retention of more existing structures in Options A and B 
and the embodied energy this potentially saves.  This needs to be 
considered against the larger building area of Options A and B with 
the resulting increased operational energy costs which could result 
in Option C having the lowest energy usage over the lifetime of the 
building.

It is therefore considered that Option C is the most cost effective 
and sustainable option to NCC over the lifetime of the building.

Criteria 5
Although none of the development appraisals show a high value 
for the site, they show that Option B and C have the best potential 
commercial viability for NCC in part because they both leave a 
larger area of site available for future development.  If it is accepted 
that the current property market conditions are the worst for 
several years then it should also be considered which zones of the 
site have the highest potential to increase in value in the future. 
Zone 1 adjacent to the park and Park View Court has the highest 
potential value in the longer term.  Therefore either of the options 
that retains that part of the site for future development will score 
highest in relation to this criteria. 

It is considered that the criteria should be weighted in order of 
priority as follows:

Create a vibrant new leisure centre with a civic presence on  • 
Sneinton Market.
Create a sustainable and cost effective Victoria Leisure Centre  • 
over the 25 year design lifetime of the building.
Build a leisure centre that has the optimum leisure centre • 
layout.
Retain and reuse all the features of Local Heritage Value.• 
Optimise the potential value of the adjacent NCC land and • 
opportunities for wider regenerative effect.
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pRefeRRed option

When each of the options are scored using this weighting the result 
is as follows;

1st: Option C,  2nd: Option A,  3rd: Option B.

The scoring sheet is shown in Appendix A where it can be seen that 
even if the weighting is removed from the criteria and they are all 
considered to have equal importance the result is the same.

This result does lead to all of the existing structures on the site, 
with the exception of the entrance block incorporating the clock 
tower, being demolished to make way for the new leisure centre 
and accompanying development.  The Study Brief is to consider 
all of the issues surrounding the development and not to give 
undue emphasis to any one issue.  The local heritage value of the 
existing structures would have to be considered several times more 
important than any other issue for Option A to score highest in this 
assessment.

The conclusion is that Option C for a new leisure centre should be  
taken forward as the preferred option for the development of this 
project.  The next section of this report show developed floor plans 
of the preferred option and suggests ways in which the qualities of 
the preferred option could be developed in the next stage of the 
project.

7.10

7.11

7.12

7.13

G
ED

LI
N

G
 S

T
R

EE
T

B
E
D

FO
R

D
 R

O
W

BROOK STREET

N
EW

 S
T
R
EE

T

BATH STREET

SNEINTON MARKET

BROOK STREET

BATH
INN 

PARK VIEW COURT

NOTTINGHAMSHIRE
WILDLIFE TRUST

ZONE 1

ZONE 4

ZONE 3

0 100mm at A3

1
0
0
m

m
 a

t 
A

3

N

CLIENT:

1.  Dimensioned Drawings only.  DO 
NOT SCALE FROM THIS PRINT.

2.  Proposed works are based upon 
survey information provided by others.  
The Architect is not responsible for 
discrepancies in survey information.

3.  All dimensions to be checked on 
site prior to commencement of any 
works, and/or preparation of any shop 
drawings.

4.  All co-ordinates, levels, dimensions 
and discrepencies are to be reported 
to the architect.

5.  All temporary works to be 
responsibility of the contractor.

6.  This drawing to be read in 
conjunction with all relevant 
Architect's drawings, specifications and 
other Consultant's information.

SCALE:

DRAWING ISSUE AND REVISION:

0815_GA706_B

DRAWING TITLE:

PROJECT:

DRAWING NUMBER:

Nottingham City Council

1:500 @  A3

Development Zones

Victoria Leisure Centre, 
Nottingham

161 ROSEBERY AVENUE
LONDON  EC1R 4QX  UK
TEL:  +44 (0)20 7833 4455
FAX:  +44 (0)20 7833 4500

LEVITATE ARCHITECTURE AND
DESIGN STUDIO LIMITED,

Registered in England: company
number 3985247,

Registered office:  34-36 Otley Street
Skipton  BD23 1EW

ISO 9001:2000 CERTIFIED

B : 12.03.09: for information
A : 18.02.09: for information
 - : 19.12.08: for information

The development appraisal carried out for the area of the site left 
over after the leisure centre has been provided suggests that the 
following uses have the highest potential value and are likely to 
stimulate developer interest;

Convenience retail • 
Affordable residential• 
Pre-let commercial offices• 

The planning policy for this site requires that it is mixed use.  
Therefore these uses identified as potentially having the highest land 
value should be arranged on the zones appropriate to their use and 
where they will potentially have the highest regenerative effect.

The preferred 
option for the 

new leisure 
centre and the 

masterplan for the 
remaining land
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7.16

7.17

7.18

7.19

As the majority of the new leisure facility is to be a new build 
construction, every measure should be taken to ensure that the 
experience of using the facility is as easy and pleasant as possible.

This starts with a well considered organisational diagram that 
ensures that all the constituent parts of the facility are located in 
the optimum position.  This diagram is to ensure that the leisure 
centre has the potential to perform as intended in terms of a user 
experience but also so that it works well from an operational 
perspective.

This experience should start with easy access to the main entrance 
which is under the clock tower.  This entrance leads to a generous 
lobby where there is plenty of space to queue for entry to the 
leisure centre, to read the notice boards or to wait for friends.  The 
cafe is is to be adjacent to this area.  

Once through the reception control point to the building, the 
organisation of the building should be immediately legible with the 
vertically circulation directly ahead, the pool spaces visible along 
the building and the changing rooms access clearly visible.  The 
atmosphere of this space is important, it should be full of daylight, 
bright and airy.  It should also be calm and be in contrast to the 

bustling character of the market square. 

The staff offices and facilities should be located adjacent to the 
reception offering easy access to the main circulation around the 
building and encouraging passive observation of all areas.

There is the opportunity in the first floor of the entrance block to 
provide therapy rooms or treatment rooms that could be sub-let 
to small businesses.  It is possible that these might be in use at times 
when the leisure centre is closed.  In this case a separate entrance 
through the fourth bay of the entrance block leads to a dedicated 
staircase to the first floor and the staff areas.

The changing facilities should be generous and well organised to 
allow easy changing that is flexible in size to accommodate single sex 
groups and provide unisex facilities for individuals with disabilities.  
Village changing has been ruled out in the development of this option 
as not appropriate in this community.  Disabled changing facilities are 
provided in the optimum position where users can benefit from 
passive observation and proximity to the reception area.

The quality of the pool halls is of primary importance in the new 
leisure centre.  They should be light and calm and well conditioned.

deveLopment of tHe pRefeRRed option
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Diagram of the 
orientation of the 
building 

all of the principal 
spaces can be lit 
by north light
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first floor

clear legibility of 
the building
organisation

simply arranged 
generous changing 
facilities for all the 

different user groups 

views down to pool 

void 

It is possible to enter the splash and learner pools without passing 
the main pool.  These pools intended for younger generations 
are directly overlooked from the circulation and the cafe and are 
intended to encourage as much use of the facility by the young as 
possible.  Passive observation of the learner pool is possible from 
the main pool.

The health suite is located so that it can be used independently or 
in conjunction with the main pool.

At first floor level the two main spaces of the fitness suite and studio 
are positioned such that they benefit from the maximum amount 
of natural light and aspect.  They are on the edge of the building 
so they can be naturally ventilated. The cellular accommodation 
within the entrance block is located such that it can be easily used 
or shared by people or staff using the fitness suite for training or 
complimentary treatments.

The Victorians built buildings at a time when artificial light was either 
weak (candles) or very expensive (gas light) so the maximisation of 
natural light in a building was vital to its success.  The new leisure 
centre should take inspiration from the Victorians and also view the 
success of the building as its ability to introduce natural light into as 

many spaces as possible.

These days the necessity to use natural light is important for some 
of the same reasons as for the Victorians and also for some different 
ones.  It remains very important for well being that life is lived in 
natural light rather than artificial light.  It is now also important that 
we should be conserving as much energy as possible by not using 
artificial lights wherever possible.

The challenge is to naturally light the building as much as possible 
but without having too much south facing glazing that can potentially 
cause the building to overheat.  The orientation of the building on 
the site lends itself to providing natural light into the principal spaces 
by way of north lights.

This light could be diffused in the ceilings to the principal spaces 
such that an even steady light illuminates these spaces for most 
of the day, this will reduce the energy demand of the building 
significantly. 

The areas of roof not being used as north lights can provide space 
for roof top plant, with high parapets and screening such that it 
cannot be seen from street level.
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7.31

7.32

7.33

7.34
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Bedford Row

street entrance 
to substation 

and bins

The basement of the new leisure centre provides an excellent 
opportunity to create a highly efficient building that has a centrally 
located efficient plant that is easy to access and maintain. 

The diagram shown opposite begins to explore the possibilities for 
creating a highly sustainable new building.  With considered design 
it is possible to allow daylight into a pool space whilst ensuring that 
there is no glare on the surface of the water.  Passive solar gains 
at certain times of the year could also be encouraged if done in a 
controlled manner.

The use of the district heating system is the equivalent to 30% 
renewable energy.  The benefit of this will be optimised if the fabric 
of the building is insulated to standards in excess of the current 
Building Regulations and the only leakage through this fabric is by 
controlled ventilation.

Efficient heat exchangers could be incorporated to ensure that 
as much energy from the stale waste air is transferred onto the 
incoming fresh air.

The building type is ideally suited to incorporate many water 
conservation features to ensure that as much water is recycled as 

possible and that fresh mains water is used sparingly.

The new building has to have certain features that are future 
proof.  Space standards are unlikely to change significantly but the 
technologies that determine the energy strategy for the building 
may well change several times over the buildings lifetime.  Flexibility 
needs to be incorporated into the design such that these new 
technologies can be incorporated at the appropriate time when 
current technologies become obsolete.

The design of the building adjacent to Gedling Street needs to be 
carefully considered.  This facade should be active and the presence 
of the cafe and swimming pools should be visible to the outside.  
However, privacy within the swimming pool has to be preserved.  
The change in level along the length of Gedling Street means that 
the external ground level adjacent to the main pool is 2-2.5m 
below the floor level of the leisure centre and main pool space.  
This means that users of the swimming pool can look out over the 
top of pedestrians on Gedling Street into the canopies of the trees 
on the Market Square. This private visual interconnection between 
the interior and exterior of the building is a key requirement if the 
building is to be firmly and appropriately located in its immediate 
context.

views out of 
the building 
over the top 

of pedestrians  
on Gedling 

Street

privacy 
maintained 
within the 
pool hall
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highly insulated 
fabric to the 
building
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First Floor Plan
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Diagram of the 
potential massing 
of the new 
building

If possible reduce the height 
of the building adjacent to the 

Ragged School

The massing of the building adjacent 
to the existing entrance building 
needs to be carefully considered

The junction between 
old and new should 

be articulated

FORMER RAGGED SCHOOL MAIN POOL HALL LEARNER POOL WITH 
FITNESS SUITE OVER

ENTRANCE BLOCK ZONE 1

The new leisure centre should relate in scale to surrounding 
buildings and should mediate between the existing entrance block 
and the listed former Ragged School.  The existing 1975 squash 
court building is overbearing towards this listed building at present 
so this should be corrected in the design of the new building.  

If the single storey volume of the main pool hall is arranged at this 
end of the south end of the site, then the height of this facade can 
be lower than existing which will reduce the overbearing effect.  

The design of the new building adjacent to the entrance block 
needs to be carefully considered.  This part of the building contains 
the fitness suite above the learner pool.  There is a need for a 
generous headroom in the learner pool and also a generous ceiling 
height in the fitness suite.  These requirements combine to increase 
the height of the building here so care needs to be taken that this 
height does not become overbearing to the entrance block.  The 
junction between the entrance block and the new building could be 
articulated with a wide recess in the new facade.

Care needs to be taken concerning the design of the rear of the 
new leisure centre facing Bedford Row.  One of the advantages of 
this option over others is that the orientation of the pool gives the 

opportunity for active frontages to both sides of the new building. 
This advantage will only be realised if the environment of Bedford 
Row is carefully considered.  The re-profiling of Bedford Row will 
ideally be proposed with knowledge of what use and design of 
building is to be located on Zone 3.

The scale of development of Zones 1, 3 and 4 should be considerate 
to the setting of the Conservation Area and the adjacent listed 
buildings.  The development heights suggested earlier in this report 
should not be exceeded and have not be agreed with the NCC 
planning officers as part of this study.

The development on Zone 1 should respect scale the scale of the 
existing entrance block.  Although there is the potential for a larger 
scale of development adjacent to Park View Court development 
on this site should be of a similar height to the parapet of the 
entrance block on the junction of Bath Street and Gedling Street.  
The view of the clock tower from within Victoria Park needs to be 
maintained.

There is the potential to continue the typology of buildings on the 
corner of streets in this part of the city.  Almost every corner has 
a building of merit and the new building on the corner of Gedling 
Street and Bath Street should be no exception.

7.38

7.39

7.40

7.41

7.42

7.43

7.44
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concerning the preferred option for 
adjacent non-leisure development

The first public baths in Nottingham were located on the site 
of the existing Victoria Leisure Centre. Very little remains of the 
original 1850s Gedling Street baths - the original oval pool may lie 
buried under the sports hall but it is likely to have been damaged 
irreversibly.

It is possible for a new leisure centre to provide twenty first century 
facilities that respect the heritage of the site and generate fond 
memories of activities that took place in the replaced buildings.  
The key issue is the continuation of swimming as an activity on this 
site.  Buildings should be updated and replaced when they become 
obsolete.

The conclusion to this study is that Option C is the preferred option 
available to NCC for the replacement of the Victoria Leisure Centre 
and the redevelopment of the adjacent site and it is recommended 
that this option is chosen to be developed in the next stage of the 
project.

The selection of this option provides a unique opportunity to 
create a modern family swimming facility that will help to stimulate 
regeneration of Sneinton Market and will serve future generations 
in the east side of the city as well.

This study has identified the key principles that should remain in the 
proposals through to completion.  These are that the new leisure 
centre should have a vibrant civic presence on Sneinton Market 
where function of the building should be clear and attractive to the 
whole community.    It is unusual for a new building of this kind to 
have such a prominent site in the city centre.  The best examples 
of  Victorian Baths that contribute enormously to their city and 
town centre settings should be referenced in the next stage of the 
design.  This project is a unique opportunity to build a high quality 
sustainable leisure centre that is of its time, whilst referencing the 
past and looking to the future.

It is recommended that if the new Leisure Centre is to be delivered 
it will require capital funding by the Council.  

recommendations8.0

concerning the preferred option for the 
redevelopment of victoria leisure centre

8 .1

8.2

8.3

8.4

8.5
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8.8

8.9

8.10

8.11

8.12

The development appraisals contained in this study illustrate that 
the current market conditions are likely to limit the potential value 
of the remaining site after the leisure centre has been built, if any 
interested purchasers can be identified.   The decision should be 
made whether the potential sale of the adjoining land is needed to 
finance the construction of the leisure centre.  If it is required then 
the best value option for the development of the site should be 
followed.  This may involve an immediate sale of the sites or it could 
involve the gaining of consents to attract purchasers when the sites 
are marketed.

If the capital receipt from the sale of the remaining sites is not needed 
for the development of the leisure centre then it is recommended 
that these sites are not marketed for sale at this time.  It is probable 
that the value of the sites will increase in the medium term as 
economic conditions start to improve.  In this case, the option for 
the site that should be followed is that which will have the greatest 
regenerative effect on the area.

The most regenerative effect on the area will be achieved by 
providing a mix of uses that complement each other and provide 
work places and homes for more people to use the area.

ZONE ONE
The proximity of this zone to Victoria Park which provides valuable 
amenity space and its adjacency to Park View Court suggest that this  
zone should be identified as a site for a residential development.  
A local convenience store on the ground floor with an entrance 
on the corner of Gedling Street and Bath Street is a use that is 
likely to be commercially viable and one that is attractive to the 
community.

ZONE THREE
This zone could be a ‘work’ zone and is an excellent location for 
the Creative Village initiative.  Although the financial value of such 
a occupier might be limited, the regenerative value to the Council 
could be significant.  Having a regenerative use identified for this 
site is likely to increase the value of the adjacent land because it will 
signify NCC’s commitment to the creative regeneration of this area.  
This zone could be marketed for other occupiers of commercial 
offices.

ZONE FOUR
This zone would be suited to either apartments, probably affordable, 
or a student residence.  We recommend that when it is marketed it 
is left open to the developer to propose a use for the site the quality 
and detail of which can be controlled by the Planning Authority.
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The New Victoria Baths should be designed to encourage use by all 
sections of the community appealing to all generations. 

To appeal to the maximum number of people, the experience of 
using the new swimming pools should be a main consideration in 
the design of the building.

One of the qualities of the existing pools is that they are quiet and 
peaceful.  This is likely to be a fact of them being relatively under-
used rather than a result of the design but it is an attractive quality.  
It should be possible within the new pools to generate a similar 
feeling of calmness even if the pool is full of people. This will require 
considerable technical skill to achieve a space where there could be 
children playing in the noisy learner pool but this does not affect 
the enjoyment of others engaged in relaxing swimming in the main 
pool.

The pools need to be flexible so they can be used as one space 
or used as separate pools. This is so that there can be a degree of 
privacy between the pools when needed but that there can also be 
passive observation of the learner pool from the main pool when 
families are swimming together.  It is also desirable that the  health 
suite should be next to pool but also have the potential to be 
accessed separately from the main pool space. 

The lighting in the new building needs to be carefully considered.  
The building should be naturally lit as much as possible not only to 
improve the quality of light but also to reduce the energy usage 
of the building.  When introducing daylight into the pool halls 
consideration has to be given to avoiding glare on the surface of 
the water.  The quality of light that is achieved in the pool halls will 
play a key part in the overall atmosphere of the new building. 

the new victoria baths should have the 
following qualities
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There will be a number of criteria for selecting the proposals and 
a design team to take the project forward. Included amongst these 
should be a defined requirement for design quality to be included 
in the developed design.  Design quality can only be achieved with 
the leadership of the client.

The proposals for the preferred option within this study are one 
way of arranging the brief on this part of the site.  These proposals  
are only developed to a feasibility level of detail and deliberately do 
not make any pretence at being a detailed architectural proposal.  
There may be other arrangements of the facilities that could satisfy 
the brief just as well and these options could be explored further in 
the next stage of the project if the client wishes.

There is a risk that a lack of design quality in the new leisure centre 
facing the Market Square could have the opposite effect to the 
desired catalytic regenerative effect identified in this report.

the new victoria baths should have the 
highest standards of design
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KeY risKs remaining to the project

This study has shown that the existing facilities at Victoria Leisure 
Centre can be significantly improved with the development of a 
new leisure centre on the site.  

The New Victoria Baths have the potential to act as a catalyst to the 
regeneration of the area.  The development of a new facility that has 
a presence on Sneinton Market will go some way to implementing 
the recommendations of the Sneinton Market and Eastside Gateway  
Neighbourhood Development Plan. If this new development is 
complemented as anticipated by the Sneinton Market Peoples and 
Places initiative to create a new public square at Sneinton Market.  
The area will see significant change over the next few years that will 
start the regeneration of the Eastside.

The provision of new facilities has the potential to make a difference 
to the general health of the community in St Anns and Dales.  The 
preferred option should be developed to appeal to all sections 
of this community, whatever their age, ethnicity, or physical health.  
Swimming has been identified by the Government as one of three 
key sports or physical activities that provide most opportunity to 
facilitate increased participation at community level.  

By focussing the provision of the new facility on the quality of the 
swimming experience the new building has the potential to attract 
the whole community to spending more time on healthy leisure 
activities.

A significant benefit to the replacement of the existing facility will 
be the reduction of the costs the Council is currently incurring to 
run the existing facility.

New buildings with active frontages and better lighting will improve 
security and discourage anti-social behaviour in this area.

Building a Leisure Centre to BREEAM excellent or above, will reduce 
CO2 emissions from the NCC buildings, reduce the energy cost to 
NCC and assist in meeting their obligations under the Merton Rule 
(10% renewable energy policy).

 

8.29

8.30

8.31

8.32

8.33

8.34

8.35

KeY benefits of the project

The main risk to the project proceeding is the confirmation of 
funding and its availability within the timescale set out in these 
recommendations.  As the leisure centre is likely to be capital funded 
by the Council this risk is mitigated significantly.

Preliminary enquiries have been made with the Local Planning 
Authority concerning the acceptability of the preferred option.  
These enquiries did receive ‘in principle’ support subject to a planning 
application being made for the preferred option over the other 
options for consideration.  This is a planning risk associated with the 
scheme until detailed development work has been undertaken and 
planning permission has been granted.

This study has shown that there is no ‘in principle’ reason in terms 
of planning policy why planning permission would not be granted 
but planning permission will only be granted if the proposals of the 
new development complies with the policies of the Local Planning 
Authority.  

Detailed proposals are beyond the scope of this study so it is not 
known what design of building is likely to be acceptable to the Local 
Planning Authority other than that it will need to be of a quality that 
contributes to and enhances the Conservation Area.

There is also a risk to the project concerning the granting of 
Conservation Area Consent to demolish buildings on the site 
required to make way for the new leisure centre.  This risk is highest 
when considering the demolition of any part of the existing building 
that has been identified to date as an unlisted building that makes 
a positive contribution to the Conservation Area.  The parts of the 
building that this will apply to are highlighted in the ‘Conservation’ 
section of this report.

There are several issues that are a risk to the cost of the project 
increasing.  These can be identified by considering the assumptions 
and exclusions in the Gleeds cost estimates. 

Although an initial desktop appraisal of the geology of the area 
has been undertaken, detailed ground investigations should be 
undertaken to reduce the risk of unforeseen conditions having an 
impact on the construction works. 

It is known from previous condition surveys that asbestos is present 
in the buildings and this will need to be removed by a specialist 
contractor prior to the demolition works.
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scoring of the three options

Victoria Leisure Centre and Brook Street site Development Options Study

for Nottingham City Council
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1 2 3 4 5

Option Option Description Score Score Score Score Score

A
Refurbish Existing Leisure 

Centre on zone A
1 5 3 6 2 6 2 8 1 1 9 26

B
Build new Leisure Centre on 

zone B retaining roof girders
2 10 2 4 1 3 1 4 2 2 8 23

C
Build new Leisure Centre on 

zone B removing roof girders
3 15 1 2 3 9 3 12 3 3 13 41

criteria 
(as described on page 66)

Create a vibrant new leisure centre with a civic 1. 
presence on Sneinton Market

Retain and reuse all the features of Local Heritage 2. 
Value

Build a leisure centre that has the optimum leisure 3. 
centre layout

Create a sustainable and cost effective Victoria 4. 
Leisure Centre over the 25 year design lifetime 
of the building

Optimise the potential value of the adjacent NCC 5. 
land and opportunities for wider regenerative 
effect.

order of importance
(weighting)

5

2

3

4

1

Weighted in order of importance most important =5, least important =1.

Scores added against each criteria below.  best =3, worst =1.
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agreement between mr jacob weinberg and nottingham corporation

Dated 14th June 1897

MR. JACOB WEINBERG and THE CORPORATION of NOTTINGHAM

AGREEMENT
as to the supply of water to the Jews Bath at the Victoria & Radford Baths Nottingham

MEMORANDUM OF AGREEMENT made the fourteenth day of June one thousand eight hundred and ninety-seven BETWEEN 
Jacob Weinberg of the Park Nottingham Gentleman of the one part and the Mayor Aldermen and Burgesses of the Borough of 
Nottingham (hereinafter called the Corporation) of the other part WHEREAS the Corporation have recently erected new Baths in 
Bath Street in the said town called the Victoria Baths and have constructed therein a special Bath for the exclusive use of persons 
of the Jewish persuasion and the said Jacob Weinberg has paid for the marble used in the construction of such Bath AND whereas 
the construction in the Radford Baths of the Corporation of a special bath for the exclusive use of persons of the Jewish persuasion 
AND whereas the said Jacob Weinberg is desirous that both the said baths so set aside as aforesaid shall be supplied with water 
from the sources at present used for the purpose in perpetuity and free of charge AND whereas the Corporation have agreed 
to afford an ample and sufficient supply of water to the said baths in the same way in which it is now given free of all charge 
for such water on payment by the said Jacob Weinberg of the sum of one hundred and five pounds IT IS WITNESSED that in 
consideration of the sum of one hundred and five pounds by the same Jacob Weinberg paid to the Corporation or their Treasurer 
the Corporation do hereby COVENANT and AGREE with the said Jacob Weinberg  his heirs executors administrators and assigns 
that they will at all times hereafter continue the said baths for the special use of persons of the Jewish persuasion and will afford 
to the said baths the present supply of water for ever here-after without any further payment or charge for the same AND WILL 
keep and maintain the said baths in good order and condition with  all needful and necessary appliances PROVIDED ALWAYS 
that this arrangement shall not interfere with the charge made for personal attendance but no bills shall be rendered quarterly or 
otherwise on account of water rent (?) PROVIDED ALSO that this agreement should remain in force as long as the said baths 
shall be maintained by the Corporation as Public Baths

AS WITNESS the hand of the said Jacob Weinberg and the Common Seal of the Corporation affixed hereto the day and year first 
before written

Signed by the above named
Jacob Wienberg in the presence
of

? Ronald
Clek to the Town Clerk
Nottingham

Sealed with the Common
Seal of the Mayor Aldermen
and  Burgesses of the Borough
of Nottingham in the presence of

Samuel ?                                                     Edward H. Francis

Town Clerk                                                                  Mayor
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