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1. Background and Context 

 
 
As part of the Estate Strategy update, an Outline Business Case (OBC) was submitted to the Executive 
Team (ET) on the 2 December 2014 as one of several OBCs for consideration. (Appendix 1 - OBC). The 
Executive Team identified this OBC as one of the priority cases for investment and, Brian Green, Associate 
Deputy Principal (Learning and Teaching), was tasked with developing, in collaboration with a group of key 
stakeholders, the business case for investment.  
 
The Project Sponsor convened a Steering Group of key stakeholders to review and update the 2008 FBC.  
For consistency the FBC is in the format reported to the 27 October 2014 Estates Committee in line with HM 
Treasury “Green Book” Guidance for appraisal and evaluation. The Steering Group has carried out an option 
appraisal to determine the optimum level of first class provision for Sport, Health and Wellbeing facilities and 
services that reflect the status of the University as a Leading International Technological University and 
meets the needs of the University Community (academic, sporting and recreation) reflecting key stakeholder 
requirements (academic, Sports Union and Centre for Sport and Recreation). Section 1 of the Supporting 
Documentation contains a list of the Steering Group membership and stakeholders consulted. As part of 
this process a cross University interdisciplinary workshop was held on 25 February 2015 to explore research 
opportunities and to gain a deeper understanding of how the project will support student experience with 
representation across the University.  A student and staff survey was undertaken in October 2014 resulting in 
1,570 responses. The results of the survey are in Section 2 of the Supporting Documentation.  In addition, 
presentations were made to Court and Senate.  This information has informed the review process and the 
recommended option for the mix of facilities in the building. 
 

Project Description  
 
The proposed investment is seeking to significantly improve the student experience, increase collaborative 
opportunities for Research and KE, support opportunities for increased international recruitment and provide 
facilities at a level which is appropriate for a leading international technological university in the 21st Century. 
 

From the outset the unique aspect to this project has been the incorporation of sport and health, recognising 
the opportunity to enhance and raise the University‟s profile in multi-disciplinary research activity with 
particular emphasis on disease prevention, physical activity promotion and wellbeing. Given global, national 
and local concerns regarding issues such as obesity, diabetes and heart disease this focus is timely. The 
University is well placed to promote this agenda with its current research activity and location within Glasgow 
with some areas having one of the worst health records in Europe. This project will form a substantial 
element of the University‟s wider engagement with national drivers for health and wellbeing. It will be an 
environment that acts as a catalyst for public health engagement; not just a sport and health facility.  
 
Interaction and Convergence 
 

The project gives the opportunity for the Sport, Health and Wellbeing Facility to be a focus for the health 
related teaching and research activities that the University currently undertakes and be a demonstration and 
“testing” area, recruiting volunteers for research projects. It opens up the possibility of the convergence of the 
elements of sport, academic related activities and the health and wellbeing agenda providing a unique 
opportunity to maximise knowledge exchange.  
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Rank University
Swimming pools 

approx water area m2

1 University of Bath 1650

2 University of Manchester 1000

3 Imperial College London 810

=4 Loughborough University 800

=4 Brunel University 800

=4 University of Surrey 800

=7 University of Warwick 300

=7 University of Glasgow 300

=7 University of Southampton 300

10 Aston University 200

11 University of Sheffield 198

12 University of Strathclyde 148

13 Heriot-Watt University N/A

Average 609

Rank University
Swimming pools 

approx water area m2

1 University of Bath 1650

2 University of Manchester 1000

3 Imperial College London 810

=4 Loughborough University 800

=4 Brunel University 800

=4 University of Surrey 800

7 University of Strathclyde 325

=8 University of Warwick 300

=8 University of Glasgow 300

=8 University of Southampton 300

11 Aston University 200

12 University of Sheffield 198

13 Heriot-Watt University N/A

Average 624

 
 

2. Strategic Fit 

 

This project fits with, supports and enhances the University‟s 2015 to 2020 Strategic Plan. The proposed 
investment is seeking to significantly improve the student experience, increase collaborative opportunities for 
Research and KE, support opportunities for increased international recruitment and provide facilities at a 
level which is appropriate for a leading international technological university in the 21st Century.  
 
It also has an important role in supporting the University‟s mission and benefit to society, in particular the 
health agenda. It is well aligned to the strategic themes of providing outstanding student experience and a 
health focus for international leading research and world-leading innovation and to the cross cutting themes 
of global engagement and operational excellence as well as supporting our values.  
 
The Business Need and Contribution to the University’s Operational Plan  
 
The current sports and recreation facilities, built in the 1960‟s/1970‟s when the University population was a 
third of its current size, are no longer fit for purpose.  
 
The facilities are located in multiple sites across campus and cannot accommodate the increased specialist 
teaching requirements following the single campus project. As well as the size and scale of the existing 
provision being inadequate there is no specialist teaching provision which currently impacts on at least 1,000 
students annually.  The investment in a new facility will dramatically improve this and be consistent with the 
University‟s foundation and purpose. Appendix 2 Risk Analysis includes the risks of the project not going 
ahead and reinforces the business need.  
 
This project is about investment in outstanding student experience combined with specialist sport related 
teaching and research. From Recruitment and International Office‟s market experience of engaging with 
students, parents, agents and sponsors, a well-equipped and attractive Sport, Health and Wellbeing Facility 
plays an integral supporting role with regard to students‟ decision-making on an appropriate HEI. The 
development of the Strathclyde facilities will improve the University‟s overall marketability and will bring us 
more in line with our nearest Scottish and UK competitors in particular if the development includes a 25m 
swimming pool.   

 
Current provision      25m Swimming Pool  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
With the University‟s targets to increase international and RUK recruitment the new Sports facility can be an 
important vehicle to support that process. Research from the University of Glasgow suggests that sports 
facilities are the second major driver for more than 25% of students when selecting their HE institution of 
choice. The new facility sees the University well placed in relation to our benchmark group. We are 
significantly behind other universities investing in sport provision.  
 
 
Measurement of Key Outputs Linked to University’s Strategy and Values: 
 
The following tables highlight the key project outputs including the relevance to the University Strategic 
themes and values. The objectives and deliverables will be refined with specific targets to be included in the 
project operational plan.  
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Table 1: Alignment to the University Strategic Themes. 
 

University Strategic 
Themes 

Relevance Objectives and Deliverables 

Outstanding student 

experience 

The investment is critical to student 
experience as it is a front line service that 
currently provides excellent support but is 
severely hampered by the facilities. It will 
enhance student experience, recruitment 
including RUK and international and support 
the University‟s Outcome Agreement targets. 
Enhance the provision and promotion of sport, 
physical activity, fitness, exercise, health and 
wellbeing as integral aspects of education 
pedagogy both for specialist students and the 
wider student body.  
 

NSS and SUSS satisfaction 
results 
Impact on retention rates 
Improve international student 
experience.  Potential for new 
and innovative academic 
programme development.  
 

Internationally – 

leading research 

Global themes, enhancing existing research 
work in physical activity and wellbeing, multi-
discipline opportunities, REF benefits in terms 
of research impact from linking research to the 
facility users. Drive internal and external 
collaboration (in particular by providing cross-
faculty opportunities in disease prevention and 
rehabilitation research for the School of 
Psychological Science and Health, Biomedical 
Engineering and SIPBS) working and 
knowledge exchange. Enhance opportunity to 
engage with and expand links with key 
national partners. 
Increase the range of provision for elite 
athletes and recreational and intra-mural sport.  
Linked to Future Cities health aspects and the 
potential to develop a best example Sport, 
Health and Wellbeing facility in terms of 
measuring impact and development of a low 
carbon building maximising the opportunity of 
the district heating connection.  
 

Relevance to Horizon 2020 
and three of the University‟s 
four key sectors – Future 
Cities, Low Carbon/Energy 
and Health Technologies.  
Support the REF Unit of 
Assessment 3 (Allied Health 
Theme).  
Potential collaboration with 
industry and scholarships.  

World-leading 

innovation and impact 

A new facility will improve the University‟s 
international competitiveness and profile: 
including increasing opportunities for greater 
interaction and integration of all within the 
University community. There is strong 
research which links sport and improving 
student recruitment and retention in 
particular international and RUK students. 
The international research themes, particularly 
in health technologies and physical activity, 
will increase the University‟s profile and build 
on research reputation. 
 

Knowledge exchange 
engagement and collaboration 
with government, public and 
third sector. Cross faculty 
collaboration. Research 
opportunities.  
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Table 2: Alignment to the Cross Cutting Strategic Themes.  

Cross cutting themes Relevance Objectives and Deliverables 

Global Engagement Global research agenda.  
Existing provision not consistent with image of 
Leading International Technological University. 
Given condition and level of provision of 
facilities there is a reputational risk when 
compared with other institutions and a 
potential negative impact on student 
recruitment and attracting global talent both 
staff and students.  
 

Increased research in health 
and wellbeing and health 
technologies. 
Impact on student and staff 
recruitment and retention.  
Excellent potential for staff 
health and wellbeing.  

Operating Excellence The current team provide an excellent service 
as demonstrated in student surveys and 
achievements. The existing facilities are now a 
serious and fundamental constraint to 
delivering the optimum operating excellence. 
Through investment this can now be 
addressed. A new and sustainable facility will 
be less expensive to operate and maintain with 
operating costs improved including the benefits 
of the connection to the district heating system.   
 

Support the Enhancement and 
marketing of staff wellbeing 
activity and attain Healthy 
Working Lives Gold 
accreditation. 
Set targets for operating costs. 
Will link with Combined Heat 
and Power (CHP) and 
associated district heating 
carbon and utility cost 
reduction targets.  
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Table 3: Alignment to the University Values  

University Values Alignment Objective and Deliverables 

People Orientated  The entire University community has the 
opportunity to access the facility and engage at 
a level that supports individuals to improve 
activity levels, health, enhance performance, 
and develop life skills such as team work and 
having fun. 

Improved user satisfaction  
Increase in University 
community access. 

Bold  The facility and overall concept will make a 
clear strategic statement about the University‟s 
aspirations to be part of a change from disease 
treatment to disease prevention by facilitating 
this for its own community. To use multi-
disciplinary research to understand what works 
and the impact. In essence providing a 
demonstrator project and allow initiatives to be 
piloted. 
 

To establish the Sport, Health 
and wellbeing Facility as a 
global exemplar demonstrator 
and case study project.  

Innovative  A practical application of equal weighting for 
sport and health is distinctive but how this can 
translate into wider multi-disciplinary research 
opportunities is innovative. Once completed 
the facility will cater, in equal measure, for key 
stakeholders across the University: Centre for 
Sport and Recreation, USSA Sports Union and 
academic programmes and research. 
 

Support multi-disciplinary 
teaching and research 
opportunities. Engagement 
with research and knowledge 
exchange.  

Collaborative  This project will help facilitate inter-disciplinary 
teaching and research activity amongst 
academics through shared and integrated 
facilities and the collaboration reach beyond 
the University working with likeminded 
universities and organisations with similar 
agendas in health, physical activity, education 
and sport. The project can also facilitate 
greater intra-faculty integration in HaSS and 
also has the potential for intra-faculty provision 
in teaching programmes.  
 

Support inter-disciplinary 
teaching and research. Links 
to international health, physical 
activity, education and sport 
agendas.  

Ambitious  The case for investment is to look at this 
development as a wider opportunity linked to 
global issues. This would incorporate the 
needs and expectations of international 
applicants, students and staff and also bring 
opportunities for integration that creates a 
positive environment rather than simply 
developing another sports facility of modern 
standard. 
 

Global engagement and 
ensuring that the facility goes 
beyond core provision.  

 
Rationale 
 

1. Centre for Sport and Recreation (CSR)  

Section 4 of the Supporting Documentation contains a detailed sport and recreation rationale for the 

project. It highlights that the provision of sport and recreation is a vital part of the student and staff 

experience of the University community. The existing facilities are inadequate in terms of condition, size and 

provision. Membership has increased 13% during the past 4 years and, based on demand, further growth is 

expected. CSR‟s role of balancing recreation, academic and competition requirements and innovative 

collaborative work will be enhanced greatly with the provision of new facilities. Satisfaction of members is 

good despite the standard of the existing facilities but this position cannot be maintained.  The future 

demand for the facilities will decline due to the deteriorating condition of the facility. The importance of 
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recreation and sport facilities on RUK recruitment is highlighted as well as the wider staff and student 

wellbeing. Achievements to date include the recognition of a gold award for Healthy Working Lives and 

working towards secure “Healthy Campus” status.  Section 4 contains two summary diagrams on why Sport 

matters to the Scottish population and to individuals due to the positive impact on economic productivity, 

learning, employability and mental health improvements. Bringing together three key partners in the delivery 

of sport, physical activity, teaching, research and wellbeing is unusual in the Higher Education institutions. 

The opportunity to create a “living laboratory” and key relationships across the partners is fundamental to 

providing better graduates, better balance of lifestyles and better competitive results.  

2. USSA – Sports Union  

Section 5 of the Supporting Documentation contains the USSA Sport Union rationale. It outlines that the 

University Sports Union has been in existence for the best part of 100 years and provides competitive and 

recreational sporting opportunities for primarily students but also staff and graduates of the University. 

Membership has increased by 73% following the Olympic Games and Commonwealth Games. In addition 

the Sport Union has experienced an increase in registered clubs in excess of 15% as well as 25% increase 

in competitive teams within British Universities and Scottish student leagues. Existing facilities are unable to 

meet this increased demand despite best efforts.  

One of the key support structures to the Sport Union‟s competitive achievements has been the continued 

expansion of the CSR‟s excellent Elite Athlete Programme. The increased standard of student athletes 

attending the University and their participation in the University sports programme has helped to raise the 

competitive profile of the University in Scotland and the UK. This contributes to the University‟s international 

profile and reputation. This year the Sports Union gained a 5* award for the National Union of Students 

“Health Body Healthy Mind” initiative as a result of a comprehensive programme of activities that have been 

organised in collaboration with the Student Association and CSR. Investment in University facilities will 

enhance the opportunities for all the student body to participate in sport or physical activity and have a 

healthy lifestyle. It will also have an increased capacity to support mental health initiatives across campus.   

 
3. Academic 

 
Section 3 of the Supporting Documentation contains a detailed academic rationale for the project and that 
the proposed integration of academic, student and recreational sports use is a rare model and it is expected 
that this will provide the environment to create teaching and research advantages.  
 
The Schools of Psychological Sciences and Health and Education make a considerable contribution to the 
University of Strathclyde‟s global identity through the teaching of Sport, Physical Activity and Physical 
Education credit bearing classes. The high quality student experience delivered by staff is critical in 
maintaining the University‟s world class reputation for producing graduates for the Sport and Physical Activity 
industry and for Primary and Secondary Education. 
 
Two additional educational benefits offered by the Sport, Health and Wellbeing Facility will be; increased 
potential for academic flexibility and external engagement. The Sport, Health and Wellbeing Facility will raise 
the University‟s profile and help foster relations with key external partners for education and CPD. For 
example there has been increased cooperation with professional sports clubs who are looking for flexible 
study and knowledge exchange opportunities. We need to have a high-quality, credible facility to build these 
relationships; especially when competing with other institutions for that „business‟. 
 
Section 3 outlines that there is excellent potential to facilitate greater interdisciplinary research particularly 
linked to Physical Activity for Health, Education, Psychology and Bioengineering. Specifically, a „1 stop shop‟ 
for patients / the public which would permit cross-disciplinary university research and knowledge exchange in 
REF Unit of Assessment 3 (Allied Health Theme) was a great success for the University in the last REF, and 
it is likely to remain so for future REF exercises. There is the opportunity to strengthen the future REF 
narrative, by demonstrating a substantially improved investment in the research theme, and by establishing a 
world-class environment for cross-disciplinary research in Allied Health, and by facilitating demonstrable 
research impact. 
 
In addition these programmes have considerable knowledge exchange potential for partners in government, 
health policy and promotion, commercial and charitable organisations, sport and education to ensure our 
work reaches the widest possible audience. 
 
The February 2015 academic workshop highlighted that there are pockets of excellence across the 
University aligned to the health and wellbeing agendas. However, with the provision of the new building, 
there is a significant opportunity to integrate this, focussing on the wider global issues and disease 
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prevention. There is an opportunity for the University to establish a strong market position for the key sector 
of Health Technologies linked to health and wellbeing.  
 

Why Investment is Needed Now  

The range of facilities and services offered by the University are increasingly falling below those provided by 
comparable universities in Scotland and the UK. Currently teaching delivery is dispersed between six 
different University and external facilities, as the existing facilities were not designed for specialist teaching 
programmes. This situation is unsustainable, especially as existing facilities cannot meet demand so the 
level of service is constantly strained and constrained, evidenced by queuing times at peak demand periods. 
Recent building condition surveys indicate that short term/interim investment to the existing facilities are 
necessary and  will be costly but will provide no betterment in regard to meeting the current needs, let alone 
future requirements. Therefore it is uneconomic to invest in the existing facilities to any extent. 
 
An example of this is the condition of the University‟s existing 1965 four lane 18.5m swimming pool located in 
the Royal College.  Given the age of the plant, bespoke parts require to be manufactured when plant failures 
occur as the available equivalent items are not compatible. The pool is at the end of its practical and 
operational life and a viable solution cannot be identified to comply with legislative disability access 
requirements given its basement location. In the recent past, it has only been possible to extend the 
operational life by reusing plant from the Jordanhill Campus pool. Estates services will continue to maintain 
the operation of the pool for as long as possible, but clearly within a relatively short timescale, there will be a 
critical failure of the plant that will result in the pool closure.  
 

There is also a considerable reliance on the use of external facilities as the University‟s facilities cannot meet 
the current need. This has a negative impact on service delivery and a reliance on external providers with no 
guarantee that the provision will be able to be continued due to competing demands and the reliance on the 
external supply remaining available. The reliance on external provision also restricts programme innovation 
and growth potential. 
 
If the status quo continues there will be a major detrimental impact on student experience for academic 
programmes as well as exercise, fitness, recreation and sporting provision. There is a considerable 
reputational risk when compared with the facilities provided by other institutions and a negative impact on 
student recruitment. Equally there is no potential for programme growth. The University has to remain 
competitive in rUK and international student recruitment, and this cannot be achieved based on the current 
facilities. 
 
Appendix 2 contains a risk analysis if the project does not proceed and includes a summary of the 
consequences.  
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3. Option Appraisal 

 
An options appraisal process was undertaken as part of the FBC in line with the Estates Committee 
approved process to enable the project to be considered in the context of the University‟s overall capital 
investment plan and priorities. The options considered were as follows;  
 
Table 4: Option Summary  
 

Option Description 

1 
Retain and invest – Existing facilities are retained and refurbished. The use of external 

facilities continues. No increase in facility provision.  

2 

New build integrated wet and dry sports facility – Provision of a pool and dry 

facilities to meet the key sport, recreation and academic teaching needs. (Exclusive of 

specialist physical activity research facilities currently located in the Graham Hills 

Building). 

 

3 
New build dry sports facility with specialist academic space - exclusive of a pool 

but inclusive of academic offices and specialist research facilities.  

4 

New build fully inclusive facility (all activities and areas) – This option includes all 

facilities identified during the needs analysis work including academic office, specialist 

research facilities and wider social areas. 

 

 
The contents of each option is summarised in the following table. The range of facilities is supported by a 
programme of use timetabling the anticipated requirement for the facilities including academic teaching, 
Sport Union Clubs and recreational use. The facilities are listed in the left hand column and the blue shading 
indicates which facilities are included in each option listed across the top row of the table. Where the scale of 
proposed facilities varies across the options notes have been added to the relevant cells.  
 
Combined Heat and Power/District Heating 
 
The benefits of the connection to the University‟s district heating system have been highlighted particularly 
with respect to Option 2 which includes a swimming pool. Section 6 of the Supporting Documentation 
contains further information including a network diagram.  
 
The DH pipe system has been sized to cater for the Sport, Health and Wellbeing Facility located to the north 
of Cathedral Street and linked to the Lord Hope and Curran Building. This connection is factored into the DH 
design and cost-plan.  The greatest saving for the University comes from the generation of electricity by the 
CHP engines when there is also a demand for heat.   
 
The primary purpose of the CHP is to produce electricity and a by-product is generation of hot water. The 
University is maximising this by installing a DH network and using innovative ways of using the hot water 
across campus. The more demand there is the lower the CHP & DH overall running costs and the greater 
the carbon reduction. The CHP engines operate most efficiently when running at maximum capacity.  This 
benefit is particularly pronounced as the connected building will have: 
 

 long operating hours 

 a long operating season 

 the ability to take heat outside the normal peak times and store it (i.e. a swimming pool) 

 the opportunity to use low mean water temperatures 

 large volume areas 
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The new build options have all these factors and will make a meaningful contribution to the overall 
effectiveness of the CHP & DE system. Options 2 and 4 will derive maximum benefits given the inclusion of a 
large pool.  
 
The advantages for the new building options are:  
 

a) Reduced Capital Cost – the heating plant needs to comprise only a plate heat exchanger and a 
short section of pipe connecting to the adjacent DH mains which will be much cheaper than a 
dedicated gas-fired boiler plant with associated incoming gas mains and flues. 
 

b) Reduced Plant Area – the compact heat exchanger will be significantly smaller than an equivalent 
size of boiler plant, saving space and the cost of constructing the space. 

 
c) Resilience – the CHP & DH system will have multiple heat-sources and stand-by pumps that will 

provide a heat source that has the same resilience to a conventional boiler plant with a back-up 
gas boiler.   

 
d) Carbon Footprint – The new build options will enable the University to meet the carbon reduction 

aims as included in the SFC £8M CHP & DH grant support by replacing an inefficient building.  
 

e) Maintenance Cost – the plate heat exchanger associated with the DH solution requires very little 
maintenance and should offer a significant life-cycle cost saving over the alternative traditional 
boiler plant. 

 
The new building options will be designed as an exemplar of low carbon technologies and to maximise the 
benefits of the DH connection for example under-floor heating systems.  
 

 
Table 5: Option Facility Mix Summary 
 

Room Name Option 1 Option 2 Option 3 Option 4 

 
Retain and invest 

(No additional 
facilities) 

New build 
integrated wet 
and dry sports 

facility 

New build 

Dry sports 
facility with 
specialist 
academic  
research 
facilities 

New build 

fully inclusive 
facility (all 

activities and 
areas) 

Large dry facilities         

Sports hall 1 6 courts 4 courts 4 courts 4 courts 

Sports hall 2 
1 x small 

gymnasium 
3 courts 3 courts 3 courts 

Sports hall 3   3 courts 3 courts 3 courts 

Fitness suite         

Fitness suite 120 stations 172 stations 172 stations 172 stations 

Free weights     

Group cycling      

Large wet facilities         

Pool hall 
 

6 lane 25m pool   6 lane 25m pool 

Sauna room 
   

 

Steam room 
   

 

Physical Activity Multiuse 
Teaching Cluster      

PAMT 1  
 

   

PAMT 2 
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PAMT 3  
 

   

Dance studio 1     

Flexible teaching classroom 
  

  

Small specialist dry facilities         

Squash courts  5 courts 3 courts 3 courts 3 courts 

Offices      

CSR      

Academic Office      

Specialist health facilities         

Treatment room       

Treatment room       

Consultation room       

Human performance 
laboratory 

      

Café & servery         

Café & servery (large)        

 
 

To assist with the option appraisal a Stage 1 feasibility report has been produced by Kennedy Fitzgerald 
Architects including a schedule of accommodation, design concept, site options appraisal, and development 
programme and procurement strategy. The capital cost estimates have been provided by Gardiner and 
Theobald, Quantity Surveyors. The Sports Consultancy are leading adviser on major sport developments in 
the UK and have worked closely with the University Steering Group over the duration of the preparation of 
the FBC and provided assistance in preparing the revenue projections, benchmarking information, market 
analysis and scoping out the option.  
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4. Financial Analysis 

 
The key financial elements of each option have been assessed including capital costs estimates, revenue 
projections and NPV calculation. 
 

The results of this work are summarised in the following paragraphs: 
 

Capital Cost Estimates 
 
Based on the option facility mix an area schedule has been produced by Kennedy Fitzgerald Architects and 
capital cost estimates calculated by Gardiner and Theobald. The following table provides a summary of the 
area and capital cost. (Refer to Stage 1 Feasibility Report) 
 
Table 6: Area and Capital Cost Estimates 
 

Option Description 
Build area Cost 

m
2
 £M 

1 Retain and invest (No additional facilities) 3,318 13.5 

2 New build integrated wet and dry sports facility  7,351 33.0 

3 
New build dry sports facility with specialist 
academic  research facilities  

7,406 33.5 

4 
New build fully inclusive facility (all activities 
and areas) 

8,929 39.6 

 
Source. Gardiner and Theobald cost estimates based on Kennedy Fitzgerald accommodation schedule. 
 

Table: 7 Difference Between Options  
 
 

Option Difference  

1 

Option 1 is circa half the size of the new building options. It reflects the physical constraints of 
the existing site and cannot accommodate the mix of facilities required. For option appraisal 
purposes in line with HM Treasury “Green Book” Guidance for appraisal and evaluation it has 
been included as the base option for comparison purposes and to demonstrate that the full 
range of options have been considered.  
 
This option with a lower capital expenditure and relatively low operating costs due to the size 
of the building but underlying will be a trend of increasing maintenance cost and inability to 
meet legislative requirements including accessibility and environmental performance.  

 

2 and 3 

Options 2 and 3 are both estimated at around £33M and have areas of approximately 
7,400m2. Option 2 has 55 m

2
 less gross area than Option 3 and includes pool, pool changing 

and associated plant. Option 2 does not include the same studio, office, performance lab, 
teaching, staff or student space and this in part off sets the additional pool space.  Research 
activities will continue, as they currently do, across the campus under Option 2. 

 

3 and 4 

Option 4 is 1,523m2 (approximately 20%) larger than Option 3 due to the pool, pool 
changing, large wet facilities (pool hall sauna and steam rooms)  and associated plant and 
circulation space. The majority of the other accommodation contained in Option 4 is the same 
as Option 3. The larger space will offer efficiency in the building shell, building envelope and 
any site abnormal costs.  
 
The cost options assume the increased area would not lead to a corresponding increase in 
project duration of around 20 % and therefore the larger building in Option 4 would have cost 
benefits in terms of fees, site investigations and Main Contractor‟s site preliminaries costs. 
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Membership and Revenue Projections 

In consultation with the University, The Sport Consultancy developed revenue projections for the four options 
supported by a detailed revenue model to reflect the proposed schedule of accommodation, pricing and 
programming of the activity spaces.  These provide a forecast of the anticipated income and expenditure 
over a 10-year period. Industry benchmarking figures were also taken into account in terms of membership 
take-up, latent demand analysis for external use of the facility and pricing levels. The general approach took 
a relatively prudent view in terms of membership numbers and external hire of the facilities.  

The following table contains a summary of the results of the projections, with the 10-year average figures 
provided for each option. Detailed summary tables from the revenue models are contained in Appendix 3. 
The revenue figures for Option 1 are based on the University‟s budget projections (10 years) for retention of 
the existing facilities. 
 
Table 8: Membership and Revenue Projections 
 

Option Description 
Membership 

Numbers 
Annual 
Visits 

Average annual 
visits per member 

Income* Expenditure Surplus 

£000 £000 £000 

1 
Retain and invest 
(No additional facilities) 

4,801 219,154 46 1,611 (1,339) 272 

2 
New build 
integrated wet and dry sports 
facility  

7,154 640,456 90 2,590 (1,997) 593 

3 
New build 
dry sports facility with specialist 
academic  research facilities  

6,381 449,766 70 2,389 (1,866) 524 

4 
New build 
fully inclusive facility (all 
activities and areas) 

7,205 644,020 90 2,664 (2,106) 558 

 
Source: The Sport Consultancy 16.7.15 
*Figures provided are based on a 10 year average forecast per annum.  
**Additional cost of hiring external facilities for Sports Union and teaching delivery are funded by the Sports Union (and club members) 
and centrally by the University respectively and are not therefore incorporated into the option appraisal outturn figures.  

 
All revenue costs are based on a combination of information supplied by the University and with reference to 
industry benchmarks provided by The Sports Consultancy. In common with leisure facilities of this scale and 
nature, staffing and premises costs account for the majority of costs. Significant attention has been paid to 
these costs to ensure they are as realistic as possible at this early stage of project development. Section 7 
of the Supporting Documentation contains information on membership numbers, income and expenditure, 
Section 8 membership pricing and benchmarking.  
 
As the building design for the preferred option develops each of the income and expenditure assumptions 
will be reviewed in detail including: 
 
1. Membership figures and external use 
2. Staffing structure, costs and service delivery 
3. Programme of activity 
4. Opening hours 
5. Premises costs including utilities. This will allow a full assessment of the beneficial impact of the 

district heating connection.  
6. Repairs and maintenance levels. 

Revenue Projection NPV calculation 

The capital and revenue projection Net Present Value (NPV) calculation has been completed. A discount 
rate of 6% has been applied. A summary of the results are contained in the following table. This shows the 
sum of the present values of capital investment incoming and outgoing cash flows over a period of time 
inclusive of depreciation. The timescale used for the calculation is from the start of construction of the new 
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centre in 2015/16 taking into account a 25 year period of operation in accordance with the green book. 
Appendix 4 contains the detailed NPV analysis.  

Table 9: Net Present Value Revenue Projections 

 

Option Description 
NPV 

NPV compared to Option 
1 

£000 £000 

1 
Retain and Invest 
(No additional facilities) 

(10,083)   

2 
New build 
Integrated wet and dry sports facility  

(9,297) 786 

3 
New build 
Dry sports facility with specialist academic  research 
facilities  

(10,413) (330) 

4 
New build 
Fully inclusive facility (all activities and areas) 

(12,654) (2,571) 

 
Source: The Sport Consultancy (revenue) and Gardiner and Theobald (capital investment) 
 
Whilst the NPV calculations for all options are negative, it is important to note that this includes the initial 
capital investment and the facility is expected to generate a surplus (refer to Table 8).  Further, the focus for 
this project is on the non-financial benefits as it is supporting the strategic themes of providing outstanding 
student experience and a health focus for international leading research and world-leading innovation. 

Option 1 has the lowest capital investment however it also has the lowest annual average surplus. This is 
mainly due to factors indicated in previous sections such as not increasing the range of facilities, lower 
projections on membership and lower throughput.  
 
Although Option 2 and Option 3 have relatively the same capital investment the total NPV projection is less 
favourable in Option 3 due to the lower average annual surplus. This is mainly due to lower membership and 
throughput due to lack of wet facilities.  
 
The NPV projection for Option 4 is the least attractive due to the highest capital investment which cannot be 
offset with higher surplus projections.  
 
From the above Table it is clear that Option 2 provides the most favourable net present value of all options.  
The main drivers influencing the outcome in favour of Option 2 in comparison to Option 1 are noted below: 
 

Main Drivers 
NPV 

£000 

Increased revenue opportunities due to higher membership number, average 
annual visits and membership cost 

11,730 

Increased expenditure due to larger foot print for the new building, staffing 
cost (incl. wet area), and management cost 

(6,497) 

Residual Value of Buildings (building depreciated to full lifespan in both 
cases) 

12,356 

Offset by Capital Costs (£20.95 million in cash terms) (16,803) 

NPV 786 

 
Sensitivity Analysis 
 
The results of the option appraisal were subjected to a sensitivity analysis to determine the effect that 
adverse changes in key variables would have on the outturn.  The impact of each scenario, assuming no 
compensating action, is shown below: 
 
The first table shows the revised NPV for each option after the percentage changes are applied to the 
different variables: 
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NPV (Sensitivity Scenarios) 

   

Option 
1 

Option 
2 

Option 
3 

Option 
4 

Scenario Variable 
% 

Change 
£000 £000 £000 £000 

1 Construction Cost +15% 

(19,017) (21,699) (22,144) (25,875) Operational and Maintenance Expenses +20% 

Additional Revenue -20% 

 
 
Compared to the baseline NPV the adverse impact is as shown below: 
 
 

   

Adverse Impact on NPV 

   

Option 1 Option 2 Option 3 Option 4 

Scenario Variable 
% 

Change 
£000 £000 £000 £000 

 NPV Baseline Scenario  (10,083) (9,297) (10,413) (12,654) 

1 Construction Cost +15% 

(8,934) (12,402) (11,731) (13,221) Operational and Maintenance Expenses +20% 

Additional Revenue -20% 

 
As can be seen, all of the above variables would have a significant impact on the NPV calculations for each 
option. 
Further scenarios are detailed in Appendix 5. 
 
Cash flow  
 
Based on the draft programme the following cash flow has been developed by Gardiner and Theobald for 
Option 2 for the capital cost of the facility.  
 
 

Year 
Expenditure 

£000 

2015/16  1,983 

2016/17 17,298 

2017/18 13,243 

2018/19     430 

Total 32,953 
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5. Non-Financial Analysis 

 
The non-financial benefits of the options have been considered and are listed in the following table:  

Table 10: Non-Financial Impact 
 
 

Option Description Non-Financial Impact 
 

  Positive 
Negative  

1 Retain and invest 

(No additional 

facilities) 

 Full refurbishment of existing facilities.  

 Less capital cost  

 The facilities would be closed during 

refurbishment. Circa 18 months. Negative 

impact on the academic provision for circa 1,000 

students as well as sport and recreational 

requirements.  

 As a result of closure, it will be challenging to 

recover membership levels and will have an 

effect on the overall financial performance.  

 External use of facilities continues and related 

risk that access might not be possible.  

 It would be necessary to increase expenditure 

on external facilities for essential requirements.  

 The existing provision is not sufficient to meet 

the needs identified in the needs analysis.  

 Current academic provision has been reduced/ 

compromised to reflect the limited, poor quality 

facilities. 

 No potential for growth/development.  

 Limited opportunity to take advantage of 

alignment to the Strategic Plan values and 

themes.  

 No planned connection to the district heating 

system.  

2 New build 

Integrated wet and 
dry sports facility 

 Provides a modern, high quality environment 

for the new build elements with a high quality, 

range of new facilities. 

 Meets stakeholders needs for CSR, Sport 

Union and academic teaching.  

 Improves the student and staff experience, 

making the University more attractive with 

positive impact on student and staff 

recruitment.  

 The extent of the new facilities is greater, with 

everything provided at a single site. 

 Efficiency benefits from co-location.  

 This option provides the majority of the needs 

identified in the needs analysis.  

 The building could be designed in phases to 

accommodate the academic specialist areas 

and accommodation.  

 Releases the existing University Centre 

periphery site for sale or development at the 

western edge of the Campus.  

 Planned connection to the district heating 

 Excludes treatment rooms, consultation room 

and human performance lab.  

 Mainly sports facilities and has reduced social 

areas and elements supporting the health and 

wellbeing aspects.  
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Option Description Non-Financial Impact 
 

  Positive 
Negative  

system.  

3 New build 

Dry sports facility 

with specialist 

academic research 

facilities  

This option offers the similar benefits to those 

included in the previous option, as well as the 

following additional benefits: 

 The swimming pool and associated areas will 

be excluded from this option and will be 

replaced by specialist academic facilities and a 

small café area.  

 It would reduce staffing costs given there is no 

swimming pool to manage. 

 It should be noted that the omission of the 

swimming pool would mean that the new centre 

does not address one of the key needs identified 

in the recent student survey. 

 This would reduce wet sports related income. 

 Likely to dilute or limit external use.  

 Additional costs for some external facility use in 

relation to wet sports would continue.  

4 New Build 

Fully inclusive 

facility (all activities 

and areas) 

This option offers the similar benefits to those 

included in the previous option, as well as the 

following additional benefits: 

 The quality and range of new facilities will be 

greater than the all previous options. This 

option provides for all of the needs identified in 

the needs analysis and those identified in the 

student survey. 

 This option provides the greatest range of 

facilities and activities. It improves the sporting 

offer the most, in comparison with other similar 

UK and Scottish Universities. 

 It is likely to maximise the attractiveness of the 

University to students and staff, compared to 

the other, lesser options. 

 The most expensive option in terms of capital 

cost.  
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6. Option Summary 

 

The four options have been considered and the following is a table summarising the financial and non-
financial benefits. 

Table 11: Option Appraisal Summary  

 Option 1 Option 2 Option 3 Option 4 

 
Retain and Invest 

(No additional 
facilities) 

New build 
Integrated wet and 
dry sports facility 

New build 

Dry sports facility 
with specialist 

academic  research 
facilities 

New Build 

Fully inclusive 
facility (all 

activities and 
areas) 

Alignment to the University  

Strategic Plan  
Low High High High 

Impact on Student Experience  Low High Low High 

Non-financial Benefits  Low High Low High 

Surplus/Deficit £000 

(10 Year average)  
272 593 524 558 

Build Area m2  3,318 7,351 7,406 8,929 

Capital Cost £M 13.5 33.0 33.5 39.6 

Membership Numbers  4,801 7,154 6,381 7,205 

Net Present Value Projections 

£000 
(10,083) (9,297) (10,413) (12,654) 

 
 

 Surplus/Deficit £100 (10 Year Average) – This represents the 10 year average of the difference between total income of the 
facility (including University funding) and the total expenditure incurred in operating the facility (Appendix 3)  

 Net Present Value Projections £1,000- The Net Present Value Projections compare for each option all costs and benefits 
arising at different times in future periods and discounts them to the “net present value” (NPV) which is comparable across all 
options.  

 
Options 2 and 4 have the strongest alignment to the University Strategic Plan with greatest impact on an 
Outstanding Student Experience. In financial terms Option 2 generates the highest surplus as it attracts a 
higher membership than Option 3 as it includes a pool and fitness suite but is less expensive than Option 4 
which includes a number of larger elements such as human performance lab which will attract less direct 
income. This is also reflected in the NPV.  
 
 

Option 4 provides additional related facilities such as a large café and sauna rooms so membership is 
slightly higher.  
 

Option 1 is the cheapest in capital terms but does not provide the facilities required and relies on continued 
use of external facilities. It is a poor solution for alignment to the University‟s Strategic Plan, University values 
and impact on student experience. The facilities would not be sufficient to meet the needs identified in the 
demand analysis and external use of facilities would continue, there would be no potential to support the 
projected growth of student numbers, the international recruitment advantage would be lost and the negative 
impact would become greater given the investment in sport by other universities. It should also be noted that 
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during the refurbishment works, the University would have little or no access to Sports Facilities, dependant 
on whether external facilities would be available during the period of the works. This will be extremely 
detrimental to the reputation of the University. 
 
Options 2 and 3 are both estimated at around £33M and have areas of approximately 7,400 m2. Option 2 
has 55 m

2
 less gross area than Option 3 and includes pool, pool changing and associated plant. Option 2 

does not include the same extent of studio, office, performance lab, teaching, staff or student space as 
Option 3 and 4 and this in part off sets the additional pool space. 
 
Option 2 is the preferred option. It meets the requirements set out in the business case, is affordable and 
deliverable to a desired programme. 
 
Section 9 of the Supporting Documentation contains a summary of the beneficial impact on facilities 
benchmarking if Option 2 is progresses.  
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7. Affordability 

 
 
The project has been assessed in the context of the Estates 10 year Capital Investment Plan (CIP) and the 
University‟s four year forecast. Available funding has been identified within the 10 year CIP forecast, which 
assumes total expenditure of £250 million over that period. Consideration has also been given to required 
investment in each of the other priority projects in the draft programme over that period.  A sum of £33M has 
been identified for the Sport, Health and Wellbeing Facility, which forms part of a planned investment in 
improvements in facilities for students on campus, including proposals for a new Student Learning Hub.  
It is noted that all options, other than Option 4, are affordable.  
 
Alumni and Development have assessed the fundraising potential and have set a fundraising target for £1M 
in total, including funding of £358k already raised to date. Any funds achieved will allow the CIP allocation to 
be reduced and monies reinvested elsewhere in the Estate.  
 
Grant opportunities 
 
Alumni and Development (A&D) have analysed what the project might achieve in terms of fundraising based 
on the number of prospects currently allocated to this project. The worth has been estimated to be 
approximately £275k in addition to the £358k already received. 
 

 The pool currently has few trust funders and a large number of individuals which affects the amount 
A&D can confidently raise.  

 The project is in its 2
nd

 phase so many funders have already been approached and ruled out as 
supporters. 

 A&D will try and source new prospects for the appeal and close previous pledges.  

 The strategy will be to work with major gift prospects rather than try to resource a larger appeal for 
lower gifts. 

 
In summary A&D have indicated that they will aim for £1M in total including funds already raised. This would 
be a similar target level to most other campaign projects at the University. 
 
Wider opportunities will be examined in context of Future Cities, Low Carbon, Energy and Health 
Technologies focussing on health and social aspects. Approaches will be made to Scottish Government 
around demonstration of wellbeing and impact, disease prevention and rehabilitation presenting the financial 
case for invest and resulting “return”. Assistance will be sought from the International Public Policy Institute‟s 
and the alignment with the Centre for Health Policy explored as well as common agendas with the 
partnerships including collaboration with Yale University on healthy citizenships and work with New York 
University around health policy.  
 

Timescales for funding (internal and external) 

The strategy would be that these funding sources would be pursued and if successful would reduce the 
budget for this project to allow funds to be allocated to other capital investment projects.  
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8. Achievability 

 
Draft Development Programme 
 
The Stage 1 feasibility report prepared by Kennedy Fitzgerald and Gardiner & Theobald (included as 
supplementary information to this Business Case), includes a development programme and cash flow on the 
basis of the project commencing in late 2015 with the appointment of a full design team, and targets 
completion of the works in summer 2018.  
 
Summary Programme:  
 
October 2015:    Court approval to proceed to Stage 2. 

December 2015 to March 2016:  Stage 3 Development Design and Planning Approval 

April to July 2016:   Tender process 

August 2016 to Jan 2017:   Stage 4 Technical Design 

Aug 2016 to Feb 2018:    Construction 

March to May 2018:    Handover and fit out 

 
 
Risk Assessment  
 
Appendix 2 contains a summary of the key risks affecting the business case options in the following 
categories:   
 
1. Risk Analysis if the project does not proceed.  
2. Risk that the University Strategic Themes outputs and objectives are not delivered/return on 

investment.   
3. Building project risks. (The stage 1 feasibility report contains a detailed risk assessment on page 50)  
4. Financial and business risk.  
 
In each the level of risk is considered and how it will be managed. It is recommended that a Project Board is 
formed to monitor these risks and the successful deliver of the business case return on investment.  

 
Procurement  
 
It is assumed that the framework contractors will be utilised to deliver the project and the tender will be based 
on a lump sum basis around a single stage tender. 

 
Resource Plan for Delivery 
 
In order to manage the project as it progresses and to control and manage risk, it is recommended that a 
Project Board is established to: 
 

 oversee the delivery of the project  

 ensure that external funding opportunities are pursued 

 ensure that the building is operated at optimum efficiency and that the “return on investment” is 

delivered    following completion including student experience and research opportunities.  

 
A full Design Team will be appointed to support the Estates Services team to deliver the project. A Working 
Group will continue for stakeholder consultation as the design develops. A Development Campaign Group 
will be established to continue to examine grant funding opportunities. The Project Board will lead any 
applications made for funding from government organisations.  
 

Site Option Appraisal  
 
All prospective site options on and adjacent to the John Anderson Campus were considered by the Project 
Team as part of the site option appraisal.   
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The following three options were identified as the most viable in terms of site availability and size and 
assessed in detail: 
 
Site One:   Existing University Centre site on John Street (extended) 
Site Two:    New building on 28 George Street (Graham Hills External Car Park) 
Site Three:   New building on Cathedral Street located adjacent to the Curran Lord Hope buildings. 
 
The massing requirements of options One to Four were considered on each site. The major difficulty in 
accommodating the options is the extent of space required to accommodate the large volumes specified in 
the brief, primarily the swimming pool and games halls. Page 79 to 93 of the Stage 1 Feasibility Report 
contains a site options massing review and site assessment. 
 
The conclusion was clear that was that Site One could not accommodate any of the accommodation 
schedules for options Two, Three or Four.  An extension would be required on part of the site but given that 
the Grade C listed St Pauls Building would have to be retained, there is not sufficient space to accommodate 
the brief for the these options. There is the further challenge of maintaining provision during the building 
phase. 
 
Site Two poses difficulties due to the topography of the site. The site is steeply sloped, therefore significant 
additional costs would be incurred to excavate the site and install a substantial retaining wall to 
accommodate the large volumes such as the games halls and swimming pool.  
 
After detailed analysis, it was confirmed that Site Three on Cathedral Street was the preferred option; 
 

 It has the capacity to accommodate each of the new building options and facilitate an extension of 
the building at a later date if 181 St James Road (Estates Services building) is demolished.  
 

 It will consolidate the zone for Health and Wellbeing, which includes the SIPBS and Wolfson 
Buildings (Biomechanics) as well as the National Centre for Prosthetics and Orthotics and supports 
the link between a healthy mind and healthy body with proximity of the new building to the 
University‟s Library. This creates a physical cluster and critical mass for multi-discipline research.  

 

 In Town Planning terms, the juxtaposition of the new building alongside the Lord Hope and Curran 
buildings provides the opportunity to create a formal and logical arrangement of buildings, that 
relate well to the SIPBS building to the opposite side of Cathedral Street, and ease the impact of the 
massing of the Glasgow City Colleges new building, when approaching from the east. 

 

 By designing the building entrance to face the Curran Library and Lord Hope Building the public 
realm will be designed in a way to significantly enhance the building interconnections and to 
maximise the University‟s identity to the north of Cathedral Street by creating a new social urban 
environment between the buildings.  
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9. Commercial Assessment 

 
Income from External Use of Facility  
 
Section 10 of the Supporting Documentation contains a latent demand analysis for external membership. 
It highlights the possibility for increasing income for community use. The latent demand analysis gives 
comfort there is potential demand and opportunity to increase revenue. 
 
An assessment has been made of potential sources of additional income including from external use. It 
identifies good future potential although at this stage the initial focus will be solely in regard to University use 
and no allowance has been made in the income and expenditure forecasts for revenue from external use. 
Given the substantial University demand, it is recognised there will be limited opportunity for external use but 
this will be maximised during the summer period and with conference utilisation.  
 
As highlighted in Section 11 of the Supporting Documentation the community use would also extend to 
engagement with governing bodies and external sport and physical activities in addition to other public sector 
bodies and industry partners of the University. It is not anticipated that this would have significant income 
generating opportunities but supports wider knowledge exchange and building strategic partnerships.  
 
The main opportunity for significant income generation is via opening up the health and fitness (gym) 
facilities for full community use. However, this would have a substantial impact on student and staff users, 
particularly during the peak hours of use, as utilisation of equipment will be high. In terms of use of other 
spaces, if the University is willing to offer access during term time, to a number of specific clubs or 
organisations, this could help generate a more predictable income stream through long term lettings. This will 
be explored further as the project develops.  

There has been a detailed analysis of facilities in the local catchment area. There is limited sports provision 
in the adjacent area, including the Glasgow Caledonian University gym which only has dry facilities available. 
The membership figures forecasted are conservative and take into account competing supply and alternative 
options.  
 

Investigation has been made into innovation and collaboration opportunities including research opportunities 
recognising the opportunity to enhance and raise the university‟s profile in multi-discipline research activity 
with particular emphasis on disease prevention and wellbeing. Potential partners have been identified as 
Glasgow City Council, National governing Bodies of Sport, Health providers, professional sports clubs and 
the local community.   

 
Analysis of competing facilities in the local catchment area 
 
Section 12 of the Supporting Documentation contains an analysis of competing facilities in the local 
catchment area. The proposed site for Options 2,3 and 4 will take the University‟s facilities further away from 
the city centre but also a little further from its nearest fitness competitors. Although their facility mix is not the 
same, this might be seen as both an advantage but also make it more difficult to tap into the greatest 
concentration of workers in the central area, where there is currently no gym/pool combination in the public / 
educational sectors.   

Innovative approaches and / or collaboration considered 
 
Each FBC is asked to consider innovative approaches and collaboration opportunities. A number of these 
have been identified as summarised in the following table.  

Table 12: Innovative Approaches and Collaboration Opportunities Summary 

Issues Considered Notes 

Philosophy of 

combining sport and 

health  

Recognising the opportunity to enhance and raise the University‟s profile in multi-

discipline research activity with particular emphasis on disease prevention and 

wellbeing. Given global, national and local concerns regarding issues such as 

obesity, diabetes and heart disease this focus is timely. 

 

Impact on research 

income  

Although difficult to quantify at this stage the benefits will include improved REF 

submission and supporting growing postgraduate research income especially 

overseas.  
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Issues Considered Notes 

 

Focal point for 

University key 

sectors  

To provide one of the University‟s hubs integrating a multi-disciplinary research 

approach to four key sectors – Future Cities, Low Carbon/Energy and Health 

Technologies.  

Support the REF Unit of Assessment 3 (Allied Health Theme). Potential 

collaboration with industry and scholarships. To become a demonstrator project 

and leading example for delivering disease prevention measures using the 

University‟s community.  

Rationalisation of 

facilities 

 

 

Current provision is fragmented with facilities and activities spread over a number 

of locations. The proposed options will facilitate the rationalisation of facilities and 

more efficient delivery of services. As a result, the total cost of operating facilities 

and delivering activities will be reduced and the user experience will be improved. 

Opportunities for 

collaboration with 

external partners 

The new facilities will be capable of facilitating further collaboration and 

strengthening relationships with external partners. These could include: 

 City Council 

 National Governing Bodies of Sport  

 Professional and amateur sports clubs 

 Sportscotland 

 Health 

 Private practitioners. 

Meeting the needs of external partners could result in potential capital and 

revenue income streams for the centre.  

Potential for greater 

community use and 

engagement 

Linked to the previous point, community engagement could be improved through 

delivery of targeted activities and use by new user groups. The extent of 

community use could be managed by careful programming to ensure the interests 

of University users are not detrimentally affected. Managed community use could 

strengthen the Universities relationship with the local community and sports 

organisations in the city. This could also provide an additional source of income. 

The community engagement will include associated national governing bodies.  

Greater collaboration 

between academic 

departments 

Through rationalising facility provision and combining service delivery in a single 

building (options 2 - 4) there will be benefits in terms of closer collaboration 

between academic departments. Sharing facilities will enable closer physical 

working arrangements and interaction between academic, students and external 

partners. 

Potential to grow and develop new, integrated programmes with HaSS and across 

faculties.  

 

Linking in to the 

planned district 

heating scheme 

The new facilities will benefit from the proposed district heating scheme for the 

University. This could help reduce utilities consumption and costs significantly in 

the future. This is important as utilities costs are one of the most significant costs 

in operating sports facilities (particularly swimming pools) after staffing costs. 
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10.  Summary Conclusion 

 
 

Option 4 is the optimum option in terms of integrating the needs of Centre for Sports and Recreation (CSR), 
Sports Union and sport related academic teaching and research delivery. However, in the context of 
competing priorities in the Capital Investment Plan, it is not affordable and therefore a two stage approach is 
proposed so that the full extent of the Business Case requirements can be accommodated in due course. 
Therefore that the academic research continues to be provided on campus in the current form, and the new 
building becomes a focus for health and wellbeing providing specialist teaching spaces and potential access 
to a range of populations and activity intervention opportunities. In the future a business case will be 
developed to extend the facility in a second phase if this is deemed necessary at the time.  
 
The commitment to proceed with the new building as well as emerging concepts around a Student Learning 
Hub project will be a massive investment in student experience and these two projects alone will equate to 
circa 50% of the next stage of the Capital Investment Plan.  
 
Option 2 provides a step change in improvement in the quality and range of facilities and activities provided 
by the University and will provide the most significant contribution to enhance the student experience and in 
helping to attract new students to the University, compared to competing institutions in terms of both sporting 
and academic teaching.  
 

Fundamental to all work undertaken to date is that the facility will cater for multiple stakeholder needs and 
the design will reflect this. It can be used flexibly to cater for the specific needs of all groups without 
compromising quality and provide growth capacity in line with future projections for the University population.  
The core stakeholder requirements are met and these are fundamentally to do with ensuring that the 
practical activity requirements are met for all the stakeholders: recreation, student sport and specialist 
academic teaching. This will also afford development opportunities for all groups including student sport to 
expand training for top teams and to introduce intra-mural programmes.  
 

The building will be designed in a way that enables it could be expanded in the future should the University 
decide to develop a business case for a research cluster around health, wellbeing and disease prevention 
consolidation some of the activities currently happening across campus in a “Health Zone” including SIPBS.  
 
Once the new building is completed, the existing site on John Street can be released for disposal or future 
development.  
 
Option 1 is not desirable as it does not meet the needs of the Business Case, and does not include the 
crucial Swimming Pool element, alongside the fact that little or no sports facilities will be available during the 
refurbishment works.  Option 3 is not desirable as it does not include the crucial Swimming Pool requirement. 
 

 
 

11.  Recommendation 

 
 

It is recommended that Option Two is approved with a budget allocation of £33M, on the preferred site 
on Cathedral Street. 
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Place holder for Outline Business Case Appendix 1 
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Appendix 2 – Risk Analysis 

 
The key risks affecting the business case options have been considered and categorised into: 

1. Risk Analysis if the project does not proceed.  
2. Risk that the University Strategic Themes outputs and objectives are not delivered/return on 

investment.   
3. Building project risks.  
4. Financial and business risk.  
 
In each the level of risk is considered and how it will be managed. It is recommended that a Project Board is formed to 
monitor these risks and the successful deliver of the business case return on investment.  

 
The following table contains a list of potential risks to the University should the project not proceed: 

Risk Analysis if the Project Does Not Proceed 

 

Risk 

Probability 
of Risk 

Low/ 
Medium/ 

High 

Description How it will be managed 

Ageing facilities High 

The existing centre is more than 40 years 
old. In the coming years it is likely that more 
significant capital investment will be required 
to maintain and improve the existing centre 
for it to remain operational and to be 
attractive to potential members. 

Academic provision is limited and has been 
compromised by the existing provision. No 
development potential.  

Invest £12m in 
modernising existing 
facilities but no 
additional facilities to be 
added. Likelihood the 
swimming pool will have 
to be closed in 
short/medium term.  

Inefficient 
operational 

model 
Medium 

The current facilities are located on separate 
sites. This is a inefficient from a 
management perspective. The opportunity to 
rationalise staffing and utilities costs will be 
lost if a new centre is not provided on a 
single site. 

Essential reliance on external facilities.  

Coordinated timetabling 
continues to try to 
maximise efficiency. 
Shared storage provision 
already in place.  

Diminishing 
attractiveness 

High 

The attractiveness of the University‟s 
facilities will diminish significantly over time if 
new facilities are not developed. The will 
mean that existing members will use the 
centre less often and that potential new 
students are dissuaded from enrolling at the 
University due to the lack of modern sports 
facilities. 

Continue to market the 
benefits of the sport 
centre. Identify ways in 
which service offer can 
be differentiate from 
other providers.  

Pressure on 
facilities 

High 

Existing facilities are under increasing 
pressure from users. Student numbers are 
projected to grow further in future but 
capacity to accommodate them in the current 
sports facilities is non-existent. If there is no 
increase in capacity the existing facilities will 
become increasingly congested, particularly 
at peak times resulting in a reduction in 
customer satisfaction. 

Continue to monitor 
capacity and utilisation 
levels. Potentially cap 
membership and usage 
of certain facilities.  

Failure to 
compete with 

other 
Universities 

Medium/high 

Analysis of the existing facilities, compared 
to other UK and Scottish Universities, shows 
that the current range and capacity is well 
that provided by competing Universities. We 
are also aware that a number of the 
comparable Universities are preparing to 
upgrade their facilities further in the coming 

Continue to market the 
benefits of the sport 
centre identifying ways 
in which service offer 
can be differentiated 
from other providers. 
Identify and market other 
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Risk 

Probability 
of Risk 

Low/ 
Medium/ 

High 

Description How it will be managed 

years. Failure of the University to invest in a 
broader range of new facilities is likely to 
result in a reduction in its attractiveness to 
prospective students and staff. 

differentiators out with 
sport that are key to the 
student experience.  

Failure to reflect 
customer needs 

High 

The recent survey of students and staff 
revealed that new sports facilities are an 
important element of the student experience 
and. In particular, swimming and improved 
gym facilities were highlighted as priorities 
for the future. To not act on the needs 
identified recently by users will result in a 
degree of dissatisfaction among members.   

Continue to market the 
benefits of the sport 
centre. Identify ways in 
which service offer can 
be differentiated from 
other providers.  

 
Financial and Business Risks 
 

Financial & Business 
Risks 

Probability 
of Risk 
Low/ 

Medium/ 
High 

 

Description 
How it will be 

managed 

Increase in capital costs  
A consequential impact on delivery 
of other projects in the CIP. 
Requirement to value engineer.  

 

Operational revenue 

fails to meet projected 

levels 

 

Any reduction in revenue, below that 
include in the income and 
expenditure projections, will have a 
negative impact on the net revenue 
position and the financial 
sustainability of the centre. 

 

Changes in the level of 

University grant support 
 

Currently the Centre for Sport and 
Recreation relies on an annual grant 
from the University to contribute 
toward revenue expenditure items, 
including staffing, repairs and 
maintenance, utilities, rates and 
other costs. Any reduction in the 
level of grant support will have a 
negative impact on the financial 
viability of the centre and could result 
in the need for increased 
membership fees and charges, or 
acceptance of a greater degree of 
community use. 

 

Changes in leisure 

trends which leave 

areas of the building 

underutilised 

 

Utilisation of all areas should be 
monitored and managed to ensure 
that they are well used. If use of 
particular areas falls, consideration 
should be given to conversion for 
alternative uses. 

 

Increased utilities costs  

An increase in utilities costs will have 
a negative impact on the net revenue 
position and the financial 
sustainability of the centre. 

 

Increased staffing costs  

An increase in staff costs will have a 
negative impact on the net revenue 
position and the financial 
sustainability of the centre. 

The staffing structure 
and service delivery 
model will be reviewed 
in the operational plan 
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with a view to reducing 
this cost.  

Increased competition 

from other affordable 

health and fitness 

provider in the 

catchment area 

 

To a certain extent the Centre is 
protected from competition, as 
membership prices are very low 
compared to competing facilities and 
the Centre is dedicated to student 
and staff use. However, it is possible 
that some members may choose to 
join other facilities. The Centre 
needs to continue to offer good value 
for money to avoid members leaving 
to join competing facilities. 
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Appe 

Appendix 3 – Summary Revenue Models Option 1 to 4 
 

Appendix 1 – D 
Option 1 Retain and Invest - No additional facilities 
 

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

  

 

2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 

  Income £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Dry side 0 0 0 0 0 0 0 0 0 0 0 0 

Health & Fitness 572 572 572 618 630 643 656 656 656 656 0 623 

Wetside 0 0 0 0 0 0 0 0 0 0 0 0 

Rentals 0 0 0 0 0 0 0 0 0 0 0 0 

Secondary 36 37 38 39 39 40 41 42 42 43 0 40 

University Funding 827 846 870 893 924 955 989 1,023 1,059 1,096 0 948 

Total Income 1,435 1,455 1,480 1,550 1,593 1,638 1,686 1,721 1,757 1,795   1,611 

             
Expenditure £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Staffing (720) (737) (757) (778) (805) (834) (864) (894) (926) (959) 
 

(827) 

Premises (358) (368) (380) (391) (402) (415) (428) (442) (456) (471) 
 

(411) 

Management (88) (90) (93) (96) (99) (102) (105) (108) (111) (115) 
 

(101) 

Food and beverage cost of sales 0 0 0 0 0 0 0 0 0 0 
 

0 

Total expenditure (1,166) (1,194) (1,230) (1,264) (1,307) (1,351) (1,397) (1,444) (1,493) (1,544)   (1,339) 

 
            

Net Revenue £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Surplus (incl lifecycle costs) 269 260 250 285 287 288 289 277 264 251 
 

272 

 

                        

Major Equipment Purchases (CV suite 
etc) 

(389) - - - (432) - - - (486) 0   (131) 
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Option 2 New Build - Integrated wet and dry sports facility 
 

             

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

  

 

2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 

  Income £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Dry side 7 7 7 8 8 8 8 8 9 9 
 

8 

Health & Fitness 1,109 1,273 1,373 1,411 1,451 1,495 1,540 1,586 1,633 1,682 
 

1,455 

Wetside 30 31 32 33 34 35 36 37 38 39 
 

35 

Rentals 25 27 27 28 29 30 31 32 33 34 
 

30 

Secondary 108 118 123 124 125 129 132 136 140 145 
 

128 

University Funding 815 834 858 881 911 942 975 1,009 1,044 1,081 
 

935 

Total Income 2,094 2,290 2,421 2,485 2,557 2,638 2,722 2,808 2,898 2,990 
 

2,590 

             
Expenditure £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Staffing costs: (988) (1,001) (1,024) (1,052) (1,080) (1,120) (1,162) (1,205) (1,249) (1,295) 
 

(1,118) 

Premises costs: (561) (580) (594) (612) (629) (647) (666) (686) (707) (728) 
 

(641) 

Management costs: (182) (171) (175) (181) (186) (192) (197) (203) (209) (215) 
 

(191) 

Cost of sales: (41) (45) (46) (48) (48) (50) (50) (50) (50) (50) 
 

(48) 

Total expenditure (1,772) (1,797) (1,840) (1,893) (1,944) (2,009) (2,075) (2,143) (2,214) (2,288) 
 

(1,997) 

 
            

Net Revenue £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Surplus (incl lifecycle costs) 322 493 581 592 614 630 647 665 683 702 
 

593 

 

                        

Major Equipment Purchases (CV suite 
etc) 

(778) 0 0 0 (864) 0 0 0 (973) 0   (261) 
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Option 3 New Build - Dry sports facility with specialist academic research facilities 
 

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

  

 

2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 

  
Income £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Dry side 7 7 7 8 8 8 8 8 9 9 
 

8 

Health & Fitness 993 1,139 1,229 1,263 1,298 1,337 1,377 1,418 1,461 1,505 
 

1,302 

Wetside 0 0 0 0 0 0 0 0 0 0 
 

0 

Rentals 8 8 9 9 9 9 10 10 10 10 
 

9 

Secondary 114 124 130 131 131 135 139 144 148 152 
 

135 

University Funding 815 834 858 881 911 942 975 1,009 1,044 1,081 
 

935 

Total Income 1,937 2,113 2,232 2,290 2,357 2,432 2,509 2,589 2,672 2,757 
 

2,389 

             
Expenditure £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Staffing costs: (882) (893) (914) (938) (964) (999) (1,036) (1,075) (1,114) (1,155) 
 

(997) 

Premises costs: (546) (564) (578) (596) (612) (629) (648) (667) (687) (708) 
 

(623) 

Management costs: (181) (169) (174) (179) (184) (190) (195) (200) (206) (212) 
 

(189) 

Cost of sales: (48) (53) (54) (56) (56) (58) (58) (58) (58) (58) 
 

(56) 

Total expenditure (1,656) (1,679) (1,719) (1,769) (1,816) (1,876) (1,937) (2,000) (2,066) (2,134) 
 

(1,865) 

 
            

Net Revenue £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Surplus (incl lifecycle costs) 281 434 513 522 541 555 572 589 606 624 
 

524 

 

                        

Major Equipment Purchases (CV suite 
etc) 

(778) 0 0 0 (864) 0 0 0 (973) 0   (261) 
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Option 4 New Build - Fully inclusive facility (all activities and areas) 
 

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

  

 

2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 

  
Income £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Dry side 7 7 7 8 8 8 8 8 9 9 
 

8 

Health & Fitness 1,115 1,280 1,381 1,420 1,460 1,504 1,549 1,595 1,643 1,692 
 

1,464 

Wetside 30 31 32 33 34 35 36 37 38 39 
 

35 

Rentals 25 27 27 28 29 30 31 32 33 34 
 

30 

Secondary 163 178 186 187 188 194 200 206 212 218 
 

193 

University Funding 815 834 858 881 911 942 975 1,009 1,044 1,081 
 

935 

Total Income 2,156 2,357 2,492 2,556 2,630 2,713 2,799 2,887 2,979 3,073 
 

2,664 

             
Expenditure £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Staffing costs: (988) (1,001) (1,024) (1,052) (1,080) (1,120) (1,162) (1,205) (1,249) (1,203) 
 

(1,108) 

Premises costs: (617) (638) (654) (674) (692) (712) (733) (755) (778) (801) 
 

(705) 

Management costs: (201) (191) (196) (202) (208) (214) (220) (226) (232) (239) 
 

(213) 

Cost of sales: (68) (76) (78) (80) (81) (83) (83) (83) (83) (83) 
 

(80) 

Total expenditure (1,875) (1,906) (1,951) (2,008) (2,061) (2,129) (2,197) (2,269) (2,342) (2,325) 
 

(2,106) 

 
            

Net Revenue £000 £000 £000 £000 £000 £000 £000 £000 £000 £000 

 

10-year 
average 

Surplus (incl lifecycle costs) 280 451 541 549 569 583 601 619 637 748 
 

558 

 

                        

Major Equipment Purchases (CV suite 
etc) 

(778) 0 0 0 (864) 0 0 0 (973) 0   (261) 
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Appendix 4 – NPV Analysis 

Appendix 1 – D 

 
 

OPTION 1 OPTION 2 OPTION 3 OPTION 4 OPTION 1 OPTION 2 OPTION 3 OPTION 4 OPTION 1 OPTION 2 OPTION 3 OPTION 4

PROJECT (COSTS) / BENEFITS £000s £000s £000s £000s £000s £000s £000s £000s £000s £000s £000s £000s £000s

CAPITAL COSTS -

New Build (Excl Finance Costs) 0 (32,950) (33,460) (39,580) 0 (29,539) (29,997) (35,483) (29,539) (29,997) (35,483)

Refurbishment Costs (Excl Finance Costs) (13,500) 0 0 0 (12,736) 0 0 0 12,736 12,736 12,736

SUB-TOTAL (13,500) (32,950) (33,460) (39,580) (12,736) (29,539) (29,997) (35,483) 0 (16,803) (17,261) (22,747)

ASSET RELEASE & RESIDUAL VALUES -

Disposal Proceeds (Indexed at RPI) 0 0 0 0 0 0 0 0 0 0 0

Residual Value 0 0 0 0 0 12,356 12,548 14,843 12,356 12,548 14,843

SUB-TOTAL 0 0 0 0 0 12,356 12,548 14,843 0 12,356 12,548 14,843

EXPENDITURE

Total Expenditure (43,992) (64,956) (60,462) (66,518) (20,377) (26,874) (25,042) (27,751) (6,497) (4,664) (7,374)

Overheads 0 0 0 0 0 0 0 0 0 0 0

EXPENDITURE (43,992) (64,956) (60,462) (66,518) (20,377) (26,874) (25,042) (27,751) 0 (6,497) (4,664) (7,374)

Total Income 48,153 176,940 163,550 181,780 23,030 34,760 32,078 35,737 11,730 9,048 12,707

0 0 0 0 0 0 0 0 0 0 0

INCOME 48,153 176,940 163,550 181,780 23,030 34,760 32,078 35,737 0 11,730 9,048 12,707

TOTAL INFLOWS / (OUTFLOWS) (9,339) 79,034 69,628 75,682 (10,083) (9,297) (10,413) (12,654) 0 786 (330) (2,571)

OPTION OBJECTIVE -

OPTION 1

OPTION 2

OPTION 3

OPTION 4

OVERVIEW OF OPTION APPRAISAL SPORT, HEALTH AND WELLBEING FACILITY

ABSOLUTE VALUES - CASH INFLOW / (OUTFLOW) NET PRESENT VALUES - CASH INFLOW / (OUTFLOW) NPV COMPARISON TO BASE CASE - OPTION 1

Retain ex isting facilities 

Integrated wet and dry sports facility  

Exclusive of pool but inclusive of research and physical activ ity  delivery areas

Fully  inclusive facility  (all activ ities and areas)
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Appendix 5 – Sensitivity Analysis 

 
Sensitivity analysis was carried out on all options for a number of different scenarios in order to determine 
the effect that adverse changes in key variables would have on the outturn.  The impact of each scenario, 
assuming no compensating action, is shown below: 
 

   

NPV (Sensitivity Scenarios) 

   

Option 1 Option 2 Option 3 Option 4 

Scenario Variable 
% 

Change 
£000 £000 £000 £000 

1 

Construction Cost +15% 

(19,017) (21,699) (22,144) (25,875) 
Operational and 
Maintenance Expenses +20% 

Additional Revenue -20% 

2 

Construction Cost +10% 

(14,868) (15,928) (16,715) (3,803) 
Operational and 
Maintenance Expenses +10% 

Additional Revenue -10% 

3 

Construction Cost - 

(8,609) (7,073) (8,360) (10,367) 
Operational and 
Maintenance Expenses - 

Additional Revenue +10% 

4 

Construction Cost - 

(5,098) (2,161) (3,803) (5,305) 
Operational and 
Maintenance Expenses -10% 

Additional Revenue +20% 

 
The table below shows the net movement in the NPV for each of these scenarios compared to the revised 
NPV for Option 1: 
 

   

Adverse Impact on NPV vs Option 1 

   

Option 
1 

Option 
2 

Option 
3 

Option 
4 

Scenario Variable 
% 

Change 
£000 £000 £000 £000 

1 

Construction Cost +15% 

  (2,682) (3,128) (6,858) Operational and Maintenance Expenses +20% 

Additional Revenue -20% 

2 

Construction Cost +10% 

  (1,059) (1,846) 11,066 Operational and Maintenance Expenses +10% 

Additional Revenue -10% 

3 

Construction Cost - 

  1,536 250 (1,758) Operational and Maintenance Expenses - 

Additional Revenue +10% 

4 

Construction Cost - 

  2,937 1,295 (207) Operational and Maintenance Expenses -10% 

Additional Revenue +20% 
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The effect of these changes have also been compared to the baseline NPV for each option and the 
variances are noted below: 
 

   

Adverse Impact on NPV vs Baseline NPV 

   

Option 1 Option 2 Option 3 Option 4 

Scenario Variable 
% 

Change 
£000 £000 £000 £000 

  NPV Baseline Scenario   (10,083) (9,297) (10,413) (12,654) 

1 

Construction Cost +15% 

(8,934) (12,402) (11,732) (13,221) 
Operational and Maintenance 
Expenses +20% 

Additional Revenue -20% 

2 

Construction Cost +10% 

(4,785) (6,630) (6,302) 8,852 
Operational and Maintenance 
Expenses +10% 

Additional Revenue -10% 

3 

Construction Cost - 

1,474 2,225 2,053 2,287 
Operational and Maintenance 
Expenses - 

Additional Revenue +10% 

4 

Construction Cost - 

4,986 7,137 6,610 7,349 
Operational and Maintenance 
Expenses -10% 

Additional Revenue +20% 

 


