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1. Context
These are comments recorded in the Alderney Chamber of Commerce’s 2021
survey and report titled ‘Attract and Retain - Youth’. It was a project to
establish the difficulties experienced by the younger generation of Alderney
inhabitants, and how these impact on their decision to live and work in
Alderney
‘There's certainly not much to do on a rainy day… we don't have any soft play
centres or anything like that’
‘You see the kids around the island… there’s not much for them…. they go out
and smoke and drink from a young age because there’s not much else for
them to do’
‘There are not really many things going on, especially for the toddler to six age
group’
‘We're so weather dependent here. For the majority of the year, what is there
to do?’
‘I don't want him to be in my position when he gets to my age. I can’t swim. I'm
not going to go down to the beach because I'm not going to get in the water
because I don't know how to control myself… if anything happens’
‘There is only so many times you can do bunkering in a week. Like
seriously, boring from my perspective’
‘I have wanted to leave for many years, as there just wasn’t enough for the kids
here’
‘I don’t want [my child] to grow up being limited… that’s one thing that
might make us leave in a couple of years’
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2. Foreword
This is an extremely important report. It is timely and is being produced because of the
urgent need to address the postcode lottery of sports and leisure provision that is present in
the Bailiwick. Young people in Alderney are not being afforded the same opportunities in
sport, swimming and physical activity that their fellow islanders on Guernsey are currently
enjoying. We believe this is understood by both politicians and officers who are seeking to
find an affordable and practical solution to this uncomfortable imbalance within the
Bailiwick.
It is easy for everyone to agree that sporting opportunity for all our children and young
people should be uniform right across the whole of the Bailiwick, because it is equitable and
fair. It is also easy to make the case economically, because sport and leisure facilities and
sports development are such clear economic drivers. They are proven to enhance quality of
life, increase productivity and reduce healthcare costs.
What is harder to agree is how to physically address this problem. In this report an
independent group of professionals, with differing but relevant skill sets, has considered all
the different needs. This report lays out a coherent, clear vision and plan of how to redress
this imbalance and the facilities needed to do so. This report must be the catalyst for change.
I am proud to have been involved and commend this report to all.
Duncan Goodhew MBE - Alderney homeowner, Olympic gold medallist, President of
Swimathon, Vice President of the Youth Sport Trust and Patron of Alderney Sports
Foundation.
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4. Recommendations
•
•
•
•
•
•
•

The provision of a sports hall and swimming facilities on Alderney would have
significant, social, health, educational, and economic benefits
The facilities should be based at St Anne’s School and developed as community
assets
A sports hub combining a new ‘4 court’ sports hall, 25-metre outdoor pool and 8metre indoor pool should be constructed on the lower section of the school site
Co-location of facilities maximises the opportunities for sporting provision while
providing an opportunity to minimise maintenance and running costs.
The construction of a large indoor pool was rejected as it would be very expensive
and would have ongoing operational costs that Alderney could not afford
The proposed sporting hub provides a facility that would have many decades of use
and is ‘fit for purpose’ for the unique needs of the Alderney community
The existing pool building should be repurposed to provide a multi-purpose
educational building providing at least £1m of net development gain
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5. Executive summary
The current provision of sports facilities in Alderney for young people is wholly inadequate.
There is no access to a swimming pool and the indoor facilities for sport are not fit for
purpose and comprise of the St Anne’s School Hall, the Butes Centre, the Island Hall and
church halls. Every child should have access to a swimming pool and indoor sports facilities
as a basic public good.
Alderney is unique in terms of its size and lack of affordable transport links off island. St
Anne’s School sits at the heart of the community with all children on island attending that
one school. The Alderney Sports Foundation, with the Guernsey Sports Commission and the
school has now put a framework in place for sport in Alderney for young people that is
robust, based on good governance, transparent, and forward thinking. Multiple Bailiwick
policy documents highlight the importance of sporting provision for young people, while the
Alderney Sports Action Plan sets out clearly that the St Anne’s school partnership is key in
delivering the improved outcomes.
The siting of a new sports hall and swimming pools should be on the current school site.
They should be built as community assets with use shared between the school and the
community. They would provide significant, social, health, educational, and economic
benefits. The assets should, be owned by the States of Alderney/Guernsey/Education and
be run as community assets by the school.
The sports hall and swimming pools complex should be constructed on the lower end of the
St Anne’s School site. This would comprise of a ‘4 court’ sports hall, an 8-metre indoor
swimming pool and an outdoor 25-metre swimming pool. This co-location of assets
maximises the opportunities for sporting provision while providing an opportunity to
minimise maintenance and running costs.
The construction of a large indoor pool is very expensive and has ongoing operational costs
that Alderney could not afford. This proposal creates a sustainable long-term solution
whereby a financial model should allow the ongoing running costs to be covered by the
facilities. The sports hall and outdoor pool would be run with a surplus that could cover the
inevitable deficit of the smaller indoor swimming pool.
The unfinished indoor swimming pool on the school site is not suitable for further
development as a swimming pool. The remediation and development costs do not make
commercial sense and the ongoing operational costs of an indoor swimming pool of this size
would be prohibitive. In addition, the current siting of the building does not allow colocation with other facilities. However, the external fabric of the existing building is
structurally sound and internal refurbishment could allow the building to be converted into
a multi-purpose educational building. An investment of c£500k in the existing pool building
would create, prior to fit-out, a building that would be worth at least £2m if built from
scratch today. A net development gain of more than £1m. It is also ideally positioned in the
school grounds, with the ability to create its own access from both the public road and the
school, which would facilitate the community purpose for the building.
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A range of services could then be provided on the school site in the new building or in space
freed up in existing buildings. These could include:
•
•
•
•
•
•
•
•

The ability to accommodate all early year’s provision on one site, including nursery
Post 16 offer for distance learning and an adult offer to include basics skills
Hub for local apprenticeships
Youth services fully incorporated on the school site with a clear plan of ‘what’s on
offer’ from evening Youth Clubs to wider services for young people
Mental health and wellbeing services onsite
Multi-agency professionals meeting space and office facilities
Visiting school and team accommodation
Wrap around care and holiday provision

To deliver on the vision, capital costs of £4m - £5m would be required. The only
organisations that have the resources, both monetary and expertise, to complete this
project are the States of Alderney/Guernsey. We hope this feasibility study is the catalyst
for the States of Alderney and Guernsey to work together to deliver on this project. They
should reclaim control of the site and take full control of the completion of the project
which should be undertaken by qualified persons. Sport England provide detailed and
comprehensive guides to sports hall and swimming pool development which illustrate how
the capital costs of new projects can be reduced, meet a full range of community needs and
comply with good practice standards.
This proposal would have many benefits:
•
•
•
•
•
•

It would solve immediately the large inequality that exists in the provision of
sporting facilities to young people across the Bailiwick
It would be an economic enabler for Alderney, not only in the construction but in
attracting young families to live and work in Alderney. The lack of facilities for young
people is a very obvious deterrent to young families wishing to locate to Alderney
This would be an infrastructure project that has immediate social, health and
economic benefits. For example, it would increase sports tourism opportunities
It would bring resolution to the existing Alderney swimming pool project, while
ensuring the investment in that building to date is still used for the wider community
The repurposing of the existing swimming pool building to a multi-purpose
educational building would save significant money in the medium term as St Anne’s
School is already space constrained
The new sports hall and swimming pools would create a sporting hub that benefits
the school and the community

Children in Alderney deserve a sporting chance in life. In the last three years St Anne’s
School, the Guernsey Sports Commission and the Alderney Sports Foundation have worked
closely together and with the clubs and volunteers in Alderney. A robust platform is in place
to deliver improved sporting outcomes for the community of Alderney. Now the political
goodwill and vision is required to deliver on the physical infrastructure that is long overdue.
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6. Background
In March 2021, in partnership with St Anne’s School and the Guernsey Sports Commission,
The Alderney Sports Foundation launched an ambitious five-year Action Plan for improving
sporting participation for children and young people. The Action Plan’s eight key
workstreams mirror those of the Guernsey Sports Commission’s own plan launched in late
2019 and signal closer working between the two islands. Facilities was one of those
workstreams and this feasibility study addresses that issue.
The Action Plan was very clear:
The provision of basic sporting facilities in Alderney is completely inadequate. There is no public
swimming pool (inside or outside) available for the teaching of swimming and associated waterbased activities. There is no dedicated sports hall for the community to use for any other form of
sport. Indoor provision takes place in a combination of church halls, the Island Hall, school hall or
Youth Club. None of these venues were specifically designed for sport and are all very small. The
island does have community sports facilities such as the golf club, football club, tennis club, cricket
club, boxing club and sailing club. Typically, these clubs have increasing funding pressure due to small
membership numbers and increasing club running costs.
The provision of both a sports hall and indoor swimming pool is a basic requirement that is needed
with utmost urgency. Alderney remains one of the only communities in the UK whose children do not
have access to these two most important sporting facilities. The provision of both these facilities is a
key priority for Alderney. As with the rest of the sports strategy, the provision of these should be
developed with the coordination of the public, private and charitable sectors

This feasibility study has been undertaken to assess the current state of sporting facilities in
Alderney with specific focus on the provision at St Anne’s School. The study has been
independently funded and the conclusions are the unanimous view of the feasibility study
team.
In preparing this report we have tried to take a long-term strategic approach to sport,
health, wellbeing, and education on Alderney. The report does not provide all the answers
but we believe gives a very clear framework as to how Alderney should move forward. The
argument in favour of the provision of improved sporting facilities in Alderney is undeniable
and the proposals for St Anne’s to become a community hub for sport and other activities is
compelling.
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7. Feasibility study brief and team
Brief
To assess the provision of sporting facilities at St Anne’s School, while considering other
sporting facilities on Alderney. With particular focus on:
1. Swimming Pool
-

-

Consider the most appropriate way to deliver a swimming pool on Alderney. All
options should be considered from using the existing site and structure to moving to
a different site completely
An assessment should be made of the existing unfinished pool building, including
reference to previous reports written and the original plans. The assessment should
consider the structural integrity of the building and the options available to deliver a
swimming pool within the building
If the existing site is to be used then to provide a viable remedial scheme that can be
presented to a QS and M&E consultant to allow budget costs to be provided.
If a different site to be used then consideration of potential uses

2. Sports Hall
-

Undertake an assessment of the suitability of the proposed site and the size of hall
that would be feasible
Agree a scope to include the preliminary structure to then allow a QS to provide his
costs for the development of a comprehensive cost plan

Team
Mark Mckenzie - Chartered Structural Engineer with more than 20 years’ experience in the
construction industry. He has experience in building design, industrial engineering, and has
advised on major construction projects in the UK, ranging from residential developments to
industrial facilities and a number of major school development projects
Duncan Goodhew MBE - Swimming Olympic gold medallist, President of Swimathon, Vice
President of the Youth Sport Trust and Patron of Alderney Sports Foundation. Duncan
remains heavily involved in the sport of swimming and has vast experience in the design,
construction and management of swimming pools
Brian Tyrrell – Director of Tyrrell Downton Associates (Chartered Architects) who were
recently appointed as the full-service project architect for the Guernsey Institute
construction with Design Engine
Jeremy Frith - Performance Director at the GSC. Co-author of the Alderney Sports Action
Plan
Steve Sharman - Relationship Director at the GSC with significant experience in the
construction of sporting facilities
Martin Winward - Headteacher St Anne’s School and co-author of the Alderney Sports
Action Plan
Simon Brazier - Founder and Chair of Trustees of the Alderney Sports Foundation. Co-author
of the Alderney Sports Action Plan
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8. Political and educational backdrop
The importance for children to be able to access year-round facilities for sport and
swimming is well documented. There are clearly significant wider physical, mental, health,
economic and social benefits from sporting provision and participation.
However, in the last twenty years, despite education being a transferred service, there has
been limited funding of sports facilities on Alderney. There is now a stark divergence in the
provision and access to sporting facilities for children at St Anne’s School compared to other
children in the Bailiwick and also mainland UK.
There has been progress made outside government with the creation of a partnership
between St Anne’s School and the Alderney Sports Foundation, the Guernsey Sports
Commission. This has led to the following:
•
•
•
•
•
•
•
•

Three years of funding direct to sports clubs and the school
Very strong ties built with St Anne’s School
Appointment of Youth Sport Development Coordinator and coaches
Significant improvement in safeguarding, DBS checks and coaching provision
The launch of the Alderney Sports Action Plan
Establishment of Performance Pathways
Inclusion of Alderney in Schools Partnership funding
Inclusion of Alderney in the Guernsey Plan for Sport

There is now a framework in place for sport in Alderney for young people that is robust,
based on good governance, transparent and forward thinking. Alderney is now in a position
to benefit from the provision of new sporting facilities.
In addition, the importance of sport and the need for improved equality of opportunity has
been recognised in a variety of key documents that set out the importance of sport and
physical activity to children within the Bailiwick.
The Guernsey Plan for Sport
‘In particular, the Committee is keen to work with colleagues in Alderney, as much as is practicable,
to support the development of facilities for sport and physical activity (to include the potential
development of a sports hall and the completion of the swimming pool)’

Alderney Sports Action Plan
‘The challenge remains the same and has done for many years; a parity of resources matched to
peers in the Bailiwick, equal access to competitions and physical resources based close to the school.
The priority is for an indoor swimming pool and a sports hall to provide access for all. Alderney’s
children deserve the opportunity to enjoy these basic facilities for personal growth, well-being and
development’ - Martin Winward
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The Bailiwick of Guernsey Curriculum Teacher Handbook States of Guernsey
Education Services Second Edition
‘Children and young people learn about their changing bodies and the importance of nutrition and
rest for a healthy, balanced lifestyle. Through sport and other physical activities, they learn to
increase body control, coordination and dexterity. They also learn about their responsibilities both as
individuals and members of groups and teams. Children and young people learn to cooperate and to
compete fairly, understanding their own and others’ roles. As they become more confident, learners
develop a growing self-awareness and a commitment to self-improvement so they can make
informed decisions that lead to happy and healthy lives. They raise their aspirations, set goals and
work to achieve them, seeing how this will influence their opportunities in education, leisure and in
the world of work.’

Children and Young People’s Plan (CYPP) for 2019-2022 - Priority Two: Be Healthy and
Active
‘We want children and young people to have the highest possible standards of physical and
emotional health and to lead active lives that promote their long-term health’

Policy Directive, Procedures and Guidelines - Physical Activity, Physical Education and
School Sport in Bailiwick of Guernsey Schools
‘The Committee for Education, Sport Culture is committed to promoting the health and well-being of
all members of school and Post 16 communities. It acknowledges the physical, social, emotional, and
developmental benefits of regular physical activity for young people. Young people spend over 1,200
hours per year in school and the whole school community including teachers, staff, parents, carers
and volunteers a s well as young people themselves provide invaluable information, support, and
modelling of healthy behaviours that will shape young people’s lives now and in the future. Physical
activity plays an essential role in children and young people’s current and future Health. In brief,
physical activity in combination with healthy eating, can help prevent a range of chronic diseases,
including heart disease, cancer, and strokes. Physically active children tend to grow up to be
physically active adults. A lifetime of physical activity can lead to better health.’

The Education Strategy
‘The Education Strategy, which has been established by the Committee for Education, Sport &
Culture, serves as a guiding compass for what the Bailiwick's education system needs to deliver.
Even in a small community like ours, the States-maintained education system is broad and diverse,
covering early years, primary, secondary, post-16, special needs and adult learning across numerous
sites. Think of the Education Strategy as the glue that binds all this together with one common
purpose. And that is to ensure the best possible outcomes for all learners so that the education they
receive makes a tangible difference to their lives and the community as a whole.
In our ever-changing world, educational needs are constantly evolving, and the Education Strategy
recognises that with four ongoing priorities:
•
•
•
•

Achieving Equity, Safety and Inclusivity
Meeting the Needs of our Community
Delivering High Quality Learning and Excellent Outcomes
Providing Outstanding Leadership and Governance
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These priorities are being constantly developed in partnership with schools, settings and service
leaders to make sure that there is a collective sense of ownership throughout States' education
community.
Moving forward, everything that we do in education can be linked back to these four themes. It helps
ensure accountability and that resources are directed in the best way possible.
The priorities are necessarily high-level, as you would expect any vision to be. Collectively they set out
an overall framework to enable all aspects of education to flourish. What's key is that learners are
always at the centre.’
St Anne’s School is currently mapping their own development priorities against the wider education
strategy. The Giving Alderney a Sporting Chance: Five-Year Plan for Children and Young People in
Alderney 2021-2025 is an integral part of the School Improvement Priorities.

9. Guiding principles for development of sports facilities
In considering our recommendations for the proposed sports facilities the following
principles guided us in the decision making:
•
•
•
•
•
•

Co-location of services brings scale benefits and multiple efficiencies
Focus on operational costs is imperative and designing a site to maximise revenue
opportunities and minimise waste is key
Collaboration of stakeholders ensures coherent approach to sporting provision and
improved communication
Sharing of resources and equipment reduces costs further
Design is key and best practice is the use of standardised building specifications
which are readily available and costed
It is now accepted practice that community usage should be a key consideration in
the design brief
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10. Swimming pool
Please read the attached report from CBL Consulting in the Appendix

a. Existing pool
CBL Conclusions
•
•

•

•
•

•
•
•

The costs associated with the further development of the building to become a
functioning swimming pool would be far greater than currently estimated
The longevity of the building due to the aggressive environmental conditions of a
swimming pool would be limited. The extent of structural remedial works that would
be required in the years to come may well make the provision of a suitable pool
untenable past 10-15 years
The existing superstructure without significant internal environmental control would
not be fit for purpose in the medium to long term. There is very little evidence that
the pool had been prepared to accept any significant M&E services which would be a
significant part and cost of a building of this type
The building would not appear to have been tanked or waterproofed correctly, and
there are signs of long-term water ingress which is demonstrating itself to all of the
outer walls directly through the wall and at the wall to slab junction
Core samples and tests of the concrete undertaken has shown this to be short of the
specification and the quality expected. The installation of the reinforcement has
been shown to be inconsistent and not as originally designed and will therefore not
perform as intended
With the poor form of construction, noted variations in the reinforcement, and very
poor concrete that has been identified and tested, there would be a significant risk
of cracking and displacement that could compromise the pool
The proposal to provide a reinforced concrete pool within the structure that exists
risks differential movement between the pool and the building foundations when
subjected to the load from the pool when in operation
It is unlikely that the existing pool could be adapted without considerable
enhancement that would ultimately compromise the pool size

b. Proposal for repurposing of existing pool building
It is clear that the existing pool building would require extensive and very expensive
development to deliver a new swimming pool. To give some context, Sport England
calculate that a community four lane 25m indoor swimming pool would cost £3.9m to build.
In addition, the ongoing maintenance and running costs of that indoor facility would be
significant.
However, the external fabric of the existing building is structurally sound and internal
refurbishment could allow the building to be converted into a multi-purpose educational
13

building. If the building is considered without the internal pool structure, the volume size of
the building is considerable. It would not be unreasonable to have some areas as two-storey
with the provision of a mezzanine in the higher section of the frame. The following could be
provided either in the new building or in space freed up in existing buildings:
•
•
•
•
•
•
•
•

The ability to accommodate all early year’s provision on one site, including nursery
Post 16 offer for distance learning and an adult offer to include basics skills
Hub for local apprenticeships
Youth services fully incorporated on the school site with a clear plan of ‘what’s on
offer’ from evening Youth Clubs to wider services for young people
Mental health and wellbeing services onsite
Multi-agency professionals meeting space and office facilities
Visiting school and team accommodation
Wrap around care and holiday provision

A potential investment of c£500k in the existing pool building would create, pre fit-out, a
building that would be worth at least £1.5m if built from scratch today. It is also ideally
positioned in the school grounds, with the ability to create its own access from both the
public road and the school, which would facilitate the community purpose for the building.
There is a significant opportunity to expand educational services on the school site, led by
the school under the direction of Education Services. This will enable a community resource
that will meet the needs of children, young people and adults alike in an-inclusive offer that
will be attractive to all. The sustained improvements and standards seen at St Anne’s
School, in the last six years under the current leadership team, makes this viable.

c. Proposed for new pool facility
It is our considered opinion that a new large indoor swimming pool would be beyond the
means and requirements of Alderney. Instead, a smaller 8m indoor pool combined with an
outdoor 25m pool would be more cost effective and provide greater flexibility of usage.
Outdoor Pool
The new generation of prefab outdoor pools provide an excellent cost-effective option. A
25-metre outdoor pool would allow competitive swimming, lifesaving, water polo, canoe
training and a host of other activities. In addition, it would provide an excellent leisure
facility in the summer months for tourists and locals alike. The concept of a ‘Lido’ is well
established across Europe and can generate significant income.
A Lido is ‘must go to’ venue where dwell time is much greater than indoor pools. A Lido is
perceived by users as a destination and the space around the pool, particularly grassed
areas, are attractive to users. Therefore, during the summer, Lidos have very long opening
hours with bands playing, concessions, BBQ’s, birthday parties, etc., Summer Lido revenues
are higher than indoor pool revenue.

14

Today outdoor pools have superior insulation. A solar pool cover (Alderney is warmer and
brighter than the UK) will reduce running costs all year round. Shorter opening hours in
winter further reduces running costs. Lowering water volume, with four lanes and no deep
end means that there is less water to heat and treat.

Indoor Pool
An 8-metre indoor pool can be constructed in a highly cost-effective manner and has very
little variation from a residential indoor pool that are commonly constructed adjoining
private residences. Heating can be undertaken efficiently and new technology such as
ground source or air source heat pumps provide very efficient heating solutions. The indoor
pool could be used throughout the year for swimming lessons, mother and toddler groups,
water aerobics, and other activities in particular focused on younger and older members of
the community (aquacise, disability swimming etc).
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11. Proposal for new sports hall
In constructing a sports hall, Sport England have produced very detailed documents that
provide an essential reference for modern sports hall projects. To understand the detail and
design options please read Sport England - Affordable Sports Halls and Appendices and
Sport England - Developing the Right Sports Hall which are found in the appendix. The Sport
England design and construction documents are intended to give a better understanding of
the inter-relationships between:
• Design
• Specifications and sustainability
• Capital funding
• Programmes of use
• Operating budgets
Thy are an essential reference for new sports hall projects and ensures sports hall
developments comply with up-to-date National Governing Bodies (NGBs) requirements.
They also illustrate how the capital cost of new projects can be reduced, meet a full range of
community needs and comply with good practice standards. The design options illustrated
are for a building that can be used throughout the year and provide appropriate internal
environmental conditions for teaching and community sport. They consider the current
Building Regulations and illustrate how the planning, design and construction processes can
be simplified and speeded up.
The information will have a range of potential uses such as:
• Developing feasibility studies and option appraisals
• Establishing a robust project brief
• Developing the business plan and operational budget
• Selecting a procurement route and project programme
• Validating key project details
• Forming a template for future projects
The ‘affordable’ indicative designs and cost plans are based on the use of a rationalised
‘traditional’ building approach. Key features that help drive down costs include:
• Lightweight composite cladding and structural frame
• Easily sourced and reliable pre-fabricated components
• A best value ‘energy strategy’
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We propose that a Sport England specified 4 court sports hall should be built and it makes
sense to use the knowledge and experience gained from the brief for the co-located
Guernsey Institute / 6th Form Centre sports hall as a starting point for the sports hall in
Alderney. At a minimum it would provide:
-

4 badminton courts
1 full size basketball court
2 reduced size basketball courts
4 indoor cricket nets
1 netball court
1 full size volley ball court
2 volleyball training courts
Facilities for short tennis, indoor hockey, gymnastics, indoor football and a variety of
other sports

Please see floor plans and elevations below.
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12. Siting of St Anne’s sports hub
We propose that the sports hall and swimming pools are sited to the north of the school
on the current sight of the hard play area. This provides many benefits:

• All sporting facilities on one site within the school curtilage
•
•
•

Direct secure access from the school and separate access for the general public
Large operational synergies from having all facilities within one complex
Outdoor swimming pool adjacent to sports pitches provides opportunities in the
summer for commercial use as a family targeted ‘lido’ venue

The following pages provide indicative designs. They are solely to provide a sense of what
could be achieved.
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13. Indicative costs
The indicative costs are set out below. Costs have been worked off estimates for
construction on the mainland and so final costs may be higher and so a contingency of
25% has been included. However, £4m - £5m delivers a 4-court sports hall, 8 metre
indoor swimming pool and 25 metre outdoor swimming pool. Also, a multi-purpose
educational building with the creation of at least £1m net gain due to the costs already
sunk. The ongoing maintenance and running costs of the proposal would be minimised
through co-location and increased revenue from the flexibility and convenience of the
sports hub.
Although there are significant concerns about the existing pool building, we also
consider the cost benefit analysis for using that building for the pool. It simply does not
weigh up. We estimate at least £1.5m is required to finish the swimming pool although
this would be a pool with a reduced life span and significant maintenance and running
costs. That £1.5m would be better spent on the two new proposed pools and repurposing the existing pool building as a multi-purpose educational building. The use of
the existing pool building is a significant positive of this proposed scheme. St Anne’s
School is already space constrained and the use of the existing super structure of the
pool building would deliver significant savings compared to commencing a completely
new building.

Preferred Option

Existing Pool Used

Sports Hall
£2.5m
25m Outdoor Swimming Pool £1.0m
8m Indoor Learner Pool
"
Existing Pool Building
£0.5m

£2.5m

£4.0m
£1.0m
£5.0m

£4.0m
£1.0m
£5.0m

Contingency @ 25%
Upside cost

£1.5m

Sport England Costings*
Affordable Sports Hall - 4-court hall (34.5 x 20 m)
Affordable Community Swimming Pool - 4-lane 25 m pool
*Sports England Facility Costs at 2nd quarter 2021. These rounded costs are based
on typical schemes developed in accordance with Sport England design guidance.
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£2.5m
£3.9m

14. Wider considerations
The creation of a sports hub at St Anne’s has the following wider opportunities that we have
not explored in detail within this feasibility study:
•

•

•
•

The facilities would be a significant economic enabler. Attracting young families to
Alderney is a key economic imperative. The lack of facilities for sport on island are a
constant issue for young families and this is backed by a recent survey by the
Chamber of Commerce
The multi-purpose educational facility created from the existing swimming pool
building not only creates economic net gain, provides much needed additional
educational space, but can also act as a location for community facilities led by the
school
Accommodation on-site provides greater opportunity to develop on island fixtures to
the benefit of all Bailiwick children and increases sports tourism opportunities
The siting of the sports hub to the north of the school is consistent with the land use
plan (see appendix). There also should be consideration of what use can be made of
the land at Braye Common that is safeguarded for use by St Anne’s School for the
expansion of outdoor sports facilities

15. The way forward
Our conclusions are set out in Recommendations and the Executive Summary. We hope this
feasibility study is the catalyst for the States of Alderney and Guernsey to work together to
deliver on this project. They should reclaim control of the site and take full control of the
completion of the project which should be undertaken by qualified persons. Sport England
provide detailed and comprehensive guides to sports hall and swimming pool development
which illustrate how the capital costs of new projects can be reduced, meet a full range of
community needs and comply with good practice standards. Children in Alderney deserve a
sporting chance in life. In the last three years St Anne’s School, the Guernsey Sports
Commission and the Alderney Sports Foundation have worked closely together and with the
clubs and volunteers in Alderney. A robust platform is in place to deliver improved sporting
outcomes for the community of Alderney. Now the political goodwill and vision is required
to deliver on the physical infrastructure that is long overdue.
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16. Appendix
-

Alderney Sports Action Plan - https://www.alderneysportsfoundation.org/alderneysports-action-plan

-

The Guernsey Plan for Sport - http://guernseysports.com/media/1563/guernseysports-commission-5-year-action-plan.pdf

-

The Bailiwick of Guernsey Curriculum Teacher Handbook States of Guernsey
Education Services Second Edition https://www.researchgate.net/profile/Guilhem_Chene/post/What_is_the_rational_wha
t_are_existing_reliable_research_on_Skills_Based_Vs_Content_knowledge_based_a
pproaches_in_Primary_and_Secondary_Ed/attachment/5b4c7355b53d2f89289a55a1/
AS%3A648965821304832%401531736917395/download/Curriculum+Handbook+Se
cond+Edition.pdf

-

Children and Young People’s Plan (CYPP) for 2019-2022 - Priority Two: Be Healthy
and Active - https://gov.gg/CHttpHandler.ashx?id=117002&p=0

-

Policy Directive, Procedures and Guidelines - Physical Activity, Physical Education
and School Sport in Bailiwick of Guernsey Schools

-

The Education Strategy - https://gov.gg/educationstrategy

-

Sport England - Facility cost guidance - https://www.sportengland.org/how-we-canhelp/facilities-and-planning/design-and-cost-guidance/sports-halls

-

Sport England - Developing the right sports hall - https://sportengland-productionfiles.s3.eu-west-2.amazonaws.com/s3fs-public/developing-the-right-sports-hall2012-rev-2.pdf

-

Sport England swimming pool design guidance https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-andcost-guidance/swimming-pools
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Alderney Land Use Plan relating to sports facilities and St Anne’s School
4.71 To meet the long-term educational needs of the Island, land at Braye Common is
safeguarded for the expansion of outdoor sports facilities for use by the school, as shown in
Figure 4.1. In turn, this will free up space within the main school site for expanded buildings
and facilities. The school may decide to make the outdoor sports facilities at Braye Common
available for community use.
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1. Introduction
The Consultants have been appointed by Alderney Sports Foundation to carry out a structural
inspection of the existing Swimming Pool Structure that has been partially constructed on the
site of St Anne’s School in Alderney. For the benefit of being open and transparent it should be
noted that CBL and the author of this report had limited involvement in this project for a period
between February 2014 and June 2015. The structural proposals prepared by CBL in respect to
the pool structure were not adopted, and an alternative design was provided by Will Witt, a
swimming pool consultant. Whilst I have not been provided with the design package produced
by Mr. Witt it is understood that design philosophy was different to our original brief and was
reliant upon an internal pool liner solution. It is also understood that the foundation solution may
have differed and a continuous base slab to the pool and the super-structure has been adopted.
It is not the intention of this report to consider fully the design of the pool or of the super-structure
but to consider the structure as built.
It should also be noted that there have also been two reports prepared by Mr. Paul Armstrong a
Chartered Structural Engineer for and on behalf of the States of Alderney and the findings of
these reports will also be considered in some detail in the recommendations and conclusions of
this report.
A photographic appendix has been provided that will also assist in the overall consideration of
the nature and construction of the pool in the initial stages and following our recent inspection.
2. Outline Description of Pool Structure
From my understanding of the form and nature of construction, the pool base slab also formed
as the foundation for the new structure. The base was cast in six separate bays with an
approximate thickness of 250mm and is understood to have been designed to be reinforced with
a layer of A393 fabric top and bottom. I am not in a position to confirm the layout or cover to the
reinforcement. It has been noted in the Paul Armstrong report that in some cases the
reinforcement placement may not have been as the original design had been intended.
It is also understood that the base and foundation design would have been reliant on a firm and
stable sub-strata. It is understood that the sub-strata was that of sand, however some of the
pictures provided would suggest that this may not have been consistent across the site, and
again may not have been as the original design had intended.
The pool walls are understood to have been cast with the provision of expanded polystyrene
formwork with an overall thickness of 300mm from outside face to inside face. It had been
reported that the walls appeared to be plumb and level. Whilst I did not undertake a detailed
measured survey at the time of my inspection there are some noticeable vertical and horizontal
undulations to the walls. It was not possible to confirm what if any reinforcement was provided
within the pool wall itself, but it is understood that the design is based on the pool having a vinyl
liner and as such not being designed to limit crack width. I am of the opinion that the design
would have relied upon certain criteria being met in both workmanship and material quality that
in my opinion can be demonstrated to fall well short of acceptable standards.
The external walls of the building appear to be that of blockwork construction up to the external
ground level with isolated concrete upstands or plinths in the location of the structural frame
above. These walls are constructed below ground level and are likely to be retaining walls in
some locations although it is understood that there may also be the provision of precast retaining
walls set back to part of at least one of the boundaries.
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It was clear at the time of the recent inspection that there is a problem with water ingress to the
perimeter of the pool service void. It is unlikely that the pool has been adequately tanked or
protected from either penetrative damp or active water pressure. I am of the opinion that with a
building structure that is retaining earth on all four sides, and is not adequately tanked there will
be a continual issue with water ingress which is what currently exists.
The main structural frame is that of a structural timber glulam frame with glulam timber purlins
supporting insulated roof sheets that are understood to have been protected with a grp roof finish.
The general condition of the super-structure appears to be reasonable with very little evidence
of damage or displacement and has in most cases kept the pool wind and watertight.
There are some construction defects noted to the fabric of the building in respect to threshold
details and some local areas of penetrative dampness to some of the external walls.
It should be appreciated that the nature and form of construction would be reliant on an
appropriate level of environmental control in terms of humidity, temperature, etc. At the time of
my inspection there was very little evidence that the pool had been prepared to accept any
significant M&E services which would be a significant part and cost of a building of this type.
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3. Inspection
It should be appreciated that my survey was that of a non-intrusive inspection with limited
access, and my comments are based on what could be seen at the time of this inspection, my
previous knowledge of the site, and the detailed reports prepared by Mr. Paul Armstrong.
Foundations of the pool and main structure.
It is my understanding that the swimming pool, and part of the main structure are constructed
off a flat slab that has been nominally reinforced. Whilst there is no evidence of any significant
structural movement or displacement to the building fabric at this time, it should be appreciated
that the building has not been subjected to the significant variations of loads. This would
include the pool being empty, and completely full and in operation, where the difference in live
load would be substantial. It would also appear from the photographs and the Architects
section drawing that the building structure is partially constructed on the independent
reinforced retaining walls. This could also cause issues with differential movement between the
flat slab and the retaining walls.
I have not been provided with the structural calculations for the foundations, but I do have
some reservations about its robustness regardless of the quality of materials used. The most
significant issue in my opinion lies with the quality of construction with the discrepancies that
have been identified in the quality of the concrete provided and do have significant concerns
over the suitability of the foundation solution when subjected to the load from the pool when in
operation.
Swimming Pool Walls
There have been two comprehensive reports prepared by Mr. Paul Armstrong in respect to the
design and construction of the pool. The first report prepared in 2018, which was a factual
report that considers the structure as built, and its structural deficiencies, and a supplementary
report was then commissioned in 2019 to consider the structural defects. This report in my
opinion was commissioned to consider the potential works to improve the building structure to
allow it to be used as a swimming pool.
Mr. Armstrong has commented on the pool, and in his opinion the pool has not been designed
or constructed in accordance with BS EN 1992-1-1:2004. It is my opinion that the pool designer
was adopting an alternative approach, in so much as he was considering the pool wall
structure to be sufficiently robust enough to resist the loads applied from the water pressure
without failure or significant deformation. It would then be reliant on an internal vinyl lining
system to provide the waterproof barrier as this would have some flexibility. I do have
significant reservations about the pool wall as constructed in terms of the quality of construction
and materials used, and think it unlikely that it could be adapted without considerable
enhancement that would ultimately compromise the pool size.
It is my opinion that the walls as constructed, with both limited or irregular reinforcement, and
poor and inadequate concrete strength could not be used as the original designer intended. As
such I am of the opinion that the pool walls would not be adequate without significant and
substantial improvement that would ultimately compromise the size of the original pool as
designed.
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External Retaining Walls
There have been some historic issues with the nature and method of retaining the upper
section of the site behind the pool where it cuts into the slope. Originally efforts were made to
try and construct stone filled gabions. This would not have been an issue in principle, however I
am of the opinion that was constructed was not fit for purpose at the time.
What was then adopted was a secondary retaining wall system which I can confirm CBL
assisted with in terms of the design. It was agreed that these walls could be constructed off site
in order to try and provide some certainty in terms of quality control. I have no records of the
test results of the concrete used in this location, however I do have some reservations based
on the test data contained in other reports on the concrete used in the pool itself. Some
photographs have been provided that show the sequence of these works. At the time of my
inspection, it should be noted that the retaining walls were safely sustaining the load applied,
however they could not be inspected.
I have been provided with a copy of a drawing which is appended to this report that suggests
that the external wall of the pool structure will also be acting as a retaining wall which in my
opinion would be difficult to justify as detailed. At the time of my inspection there was no
evidence of any significant displacement, however there was evidence of a degree of water
ingress, which has taken place of a significant period of time. The concerns would be that if this
were not addressed in some way, with the poor quality of the concrete, the variations in
reinforcement and its cover, this could significantly influence the longevity of the building fabric.
Super-Structure and Structural Frame
I have not been provided with the calculations of the structural frame, so my comments and
observations are based on my professional opinion on the form and nature of the frame as it
appears to have been constructed.
The frame is that of a mono-pitched glulam timber frame, which supports Glulam timber purlins
supporting the roof structure. It can’t be established if the structure is served with an eaves or
ridge beam as this is concealed by wall and roof system however the drawings seen would
suggest not. As such the lateral stability can only be afforded by the form and nature of
construction of the roof and wall panels being fixed and tied to the frames acting as a
diaphragm panels. It is understood that the panels are that of the Mantle System that are
understood to be a hybrid of a structural insulated panel (SIPs) system and a stressed skin
panel. If this product has been designed and installed correctly it is understood to have a
significant life span without the potential risks that can commonly be found with timber SIP’s
systems.
The external façade of the building is rendered over the Mantle structural insulated panels, and
the shallow mono-pitched roof has a GRP over the Mantle structurally insulated roof panels.
Whilst there is a need for some localized improvement, it would appear to be keeping the
building wind and watertight above the basement/pool level.
There are some construction defects noted that allow some localized water ingress, this would
appear to be in the positions of doors and window openings and is likely to be as a result of
poor or inadequate dpc’s below or to the reveals. This can be seen in a number of the
photographs appended.
From my initial inspection, I am of the opinion that the super-structure is relatively robust and
has clearly sustained the dead and the imposed loads over the last few years without any
significant damage or deformation.
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It is very important to note however that the longevity and suitability of an engineered structural
timber frame with composite wall and roof panel system, is reliant on a controlled environment
and appropriate detailing. There are countless swimming pools constructed in the UK in the
last 20-30 years using a glulam timber frame that have suffered from significant decay and
deformation, and have fallen well short of their intended serviceable life. I have appended
some photographs of a school swimming pool that I inspected where a number of construction
defects were noted that resulted in the pool structure being condemned and the pool
decommissioned.
General Discussions and Recommendations
I am of the opinion that Mr. Paul Armstrong C.Eng M.I.Struct.E has provided a very
comprehensive initial factual report, it is not my intention to repeat the factual information
contained in his report but to emphasize the concerns raised, and give my own professional
opinion following my inspection.
I personally have my own reservations on the structural suitability of the foundation solution
adopted. It would appear to be a nominally reinforced flat slab raft, but with some of the
structural frame being supported off the foundation of the independent retaining wall. This
foundation should be reliant on a firm stable substrata. However from my experience of the
site, it was sand, which was disturbed and not protected for long periods during the
construction stage period. Whilst I would be satisfied with loads applied in sports hall or
education facility, my concern would be over the substantial load applied in the pool area which
typically would be 10-12KN/m3 depending on if it is fresh or salt water. This is a substantial
variable load concentrated in the inner section of the building on an irregularly reinforced slab
constructed from poor quality concrete on a potentially inconsistent sub-strata. As such there is
a significant risk of differential settlement.
I am of the opinion that such a significant load, that can vary between when the pool is full and
empty will need very careful consideration. With the poor form of construction, noted variations
in the reinforcement, and very poor concrete that has been identified and tested, there would
be a significant risk of cracking and displacement that could compromise the pool.
In the unlikely event that works progress with the redevelopment of the building to be a
swimming pool, it is my opinion that you would need to completely isolate the pool structure
from the building structure. This would then need to be provided with an internal piled solution
to support a new reinforced concrete pool within the existing pool as constructed, which would
significantly compromise the size of the pool.
The original pool design suggested that the pool would be a vinyl lined pool system. Whilst this
is not something that I have any significant experience in, it would not have the longevity of a
suitably designed full water retaining reinforced concrete pool, and could well need to be
maintained or replaced after a relatively short period.
At the time of my inspection, I could see no evidence of any significant plant or equipment for
either the pool, changing rooms, or gymnasium. If this has not been fully designed and
considered, this could be both complicated and expensive to install retrospectively. The cost of
the plant equipment installation, and commissioning should not be underestimated and can
account for a substantial amount of the budget.
The existing sub-structure is fundamentally a basement with a pool set within that basement,
as there is retained material of differing heights to all elevations. However the retained material
to the lower end of the site adjacent to the sports field is considerably less than that to the
roadside elevation. Unfortunately, the building would not appear to have been tanked or
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waterproofed correctly, and there are signs of long-term water ingress which is demonstrating
itself to all of the outer walls directly through the wall and at the wall to slab junction. This in my
opinion would be very difficult and expensive to resolve in its current layout as the walls and
floor will be subjected to active water pressure at various times during its life cycle.
In my opinion this active water pressure will also compromise the longevity of the reinforced
concrete to both the base and a number of the external reinforced concrete walls.
There are clearly a number of construction defects to the super-structure that will need
attention. From my initial limited inspection, the structural frame would appear to be sustaining
all dead and imposed loads applied, without evidence of significant damage or displacement.
The second report prepared by Mr. Armstrong has in my opinion been prepared with a different
brief, it is considered likely that this brief has been with the main intention of using the building
as a swimming pool at any cost. Whilst it has been demonstrated that this could well be
possible, the extent and cost of the works would in my opinion be substantial.
My opinion and Mr. Armstrong’s do however differ slightly in respect to the pool slab, and its
suitability as foundation to the pool and building structure. It is my opinion that with the poor
quality of construction and the very poor quality of the concrete, compounded by the fact that
some of the super-structure may well have been constructed off an independent foundation,
the risk of differential movement is significant. I am of the opinion that the pool structure should
be isolated and piled within the footprint of the swimming pool to remove the risk of this
differential movement and displacement.
There have been costs associated with the remedial works in the region of £500,000, whilst I
am not a Chartered Quantity Surveyor, from my experience of over 30 years within the
construction industry. I am of the opinion that this is significantly lower that the true cost.
After consideration of the supplementary report prepared by Mr. Armstrong, whilst I would not
disagree with the philosophy taken in the works suggested, apart from the pool slab. Which in
my opinion should be isolated and enhanced. I do have significant reservations about the
longevity of the structure if used as a swimming pool.
Mr. Armstrong has highlighted very clearly his concerns over the longevity of the structure
noting the potential defects that are likely to take place over a relatively short period of time
suggesting a period of 15 years, which was two years ago. My concern is also that a swimming
pool environment is also a very aggressive environment, and this period could be less than
suggested. These defects in a building of this type and nature could be very difficult and
expensive to deal with over time, making the cost of maintaining and running the swimming
pool uneconomical which could well result in a premature closure.
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Considerations and Conclusions.
I am of the opinion that this report, and previous reports will appear to be quite damming of the
pool structure as built. However, it should be appreciated that this work has been undertaken
by a group of individuals that have the best interest of the Alderney community. A number of
the most significant issues that have been encountered would not have been known to them. It
has only been through the detailed investigation undertaken by Mr. Armstrong in having core
samples and tests of the concrete undertaken that has shown this to be woefully short of the
specification and the quality expected.
I also have significant reservations over the current M&E provisions, not just related to the pool
itself but the environmental controls within the pool envelope, changing rooms and
Gymnasium. I can see very little evidence to show that the provision for the M&E has been
implemented.
I am of the opinion that the costs associated with the further development of the building to
become a functioning swimming pool would be far greater than estimated, and that the
longevity of the building due to the aggressive environmental conditions of a swimming pool
would be limited. I am of the opinion that the extent of structural remedial works that would be
required in the years to come may well make the provision of a suitable pool untenable past
10-15 years.
I am however of the opinion that the hard work already undertaken should not be disregarded,
and it is my opinion that there are still some positives that can be taken from the structure as
built in its current condition.
I am of the opinion that if the building is considered without the internal pool structure and this
is removed the volume and size of the building is considerable. It would not be unreasonable to
have some areas as two-storey with the provision of a mezzanine in the higher section of the
frame.
I do believe that the building as a full basement with active and hydrostatic water pressure will
be a problem long term, and will need extensive works if not considered carefully. I am of the
opinion that there would be an opportunity to reduce the ground level on the elevation that
faces the rugby pitch, resulting in the building having a semi-basement or open basement
reducing the issue of hydrostatic pressure making the tanking and protection easier and more
economical.
I am also of the opinion that in this environment the risk of degradation of the structure and the
issues with foundations will be far less of a concern. The imposed loads applied would be far
less and not susceptible to significant variation which would be the case with a pool. That
during certain times would need to be fully drained and then filled, subjecting the existing poor
foundations to considerable load variations.
The potential benefit to both the school and the community of a building of this size and type
would be significant, and I am sure there a number of potential uses for the building that could
be explored.
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4. Limitations
This report deals with a general visual inspection of the building structure and its conclusions are
based upon that examination. Concealed parts of structure, the drainage and foundations have
not been examined. There were no factual as built records available at the time of inspection.
We have not inspected woodwork, or other parts of structure which are covered, unexposed, or
inaccessible and we are therefore unable to report that any such part of the property is free from
defect.
This report has been prepared for the benefit of Alderney Sports Foundation and for bodies with
related responsibilities. No responsibility can be extended to third parties for any or all of this
report, or for any remedial scheme other than that described herein.

Mark Mckenzie
Mark Mckenzie C.Eng., M.I.Struct.E, MICE
For and on Behalf of CBL Consulting Ltd
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Photograph Appendix

Photographs during the early stages of construction

Photographs taken at the early stages of the development where gabion baskets
were being used to try and retain the upper section of the site which had failed as
they had not been installed correctly.
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Photographs taken at the early stages of the development where gabion baskets
were being used to try and retain the upper section of the site to allow the pool to
be formed. These were installed without being designed or installed correctly and
failed requiring the addition of concrete retaining walls.
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Plan view showing the reinforcement contained in the additional and
supplementary reinforced concrete retaining walls
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Sectional view showing the reinforcement contained in the additional and
supplementary retaining walls
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Retaining walls being constructed in sections
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Elevations of the walls as placed with differing heights
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Completed section of the walls.

Completed section of the walls.
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Works progressing with the construction of the low-level walls and the structural
frame and walls below ground level. From the location of the inner wall, it is
considered that this must have been constructed off the base of the retaining wall.

Photograph taken from the road looking down into the site during the erection of
the timber frame.
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Photographs taken during Structural Inspection in 2021

External Elevation from the upper section of the site showing the rendered wall
finish and the GRP roof. There is no evidence of a rainwater pipe which could be
exaggerating the water ingress issues.
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External Elevation from the upper section of the site showing the rendered wall
finish and the GRP roof.
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Photograph within the pool showing the structural frame, pool walls as
constructed and the water ingress to the pool slab. There is very little
evidence for the provision of pool plant or M&E services.
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Photograph within the pool showing the structural frame, pool walls as
constructed. There is very little evidence for the provision of pool plant
or M&E services.
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Photograph showing the interface of the Mantle building panels and the timber
frame.
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Photograph showing the inconsistency of the finish to the pool slab
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Photograph showing a service duct and the standing water on the pool base slab
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Photograph showing the pool walls with core samples taken, standing water and
discoloration of the pool slab base.
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External block wall below ground level with Mantle system above. Evidence of
significant water ingress to the base of the pool slab and salting of the walls at low
level.
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External block wall below ground level with Mantle system above. Evidence of
significant water ingress to the base of the pool slab and salting of the walls at low
level.
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Inner section of the pool showing water ingress at low level demonstrating that the
pool wall and bas junction is not watertight as the water from the service void
beyond is entering the pool area.
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Pool wall formwork
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Concrete core
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Concrete core through wall
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Concrete core through floor slab and foundation
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Construction defect allowing significant damp ingress.
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Construction defect allowing significant damp ingress.
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Section drawing showing the form and nature of construction, it could not be
confirmed if this represents what is as built.
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A swimming pool in the UK inspected by Mark Mckenzie where the
Glulam timber frame has been compromised

Glulam frame with additional support needed due to decay of the
glulam frame due to poor detailing and inadequate environmental
control.
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Glulam column base that has significant rot and decay.
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Glulam column base that has significant rot and decay.
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Glulam column base that has significant rot and decay which was not visible internally.
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