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 A word from John Delaney, Chief Executive Officer

One of the most enjoyable aspects 
of my position as CEO of the Football 
Association of Ireland is the opportunity 
it gives me to visit local communities and 
to witness the remarkable achievements 
in providing quality football facilities.  
I know that many years of planning and 
hard work have gone into these ventures. 

The pathway to develop these facilities can be long and arduous but there is 

assistance available through the Department of Arts, Sport and Tourism and from 

the Football Association of Ireland’s Facility Development Unit.  Therefore, I am 

delighted to support the development and distribution of this, the latest in the 

FAI’s series of guidance notes for clubs, leagues and facility operators.

I would like to take this opportunity to thank you for the work undertaken or about 

to be undertaken by you and hope that you find that these guidance notes assist 

you in maximising the quality of your facility as well as delivering value for money.

John Delaney
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 Introduction

  Your Club, Your Vision
   Whether your club is planning a small improvement project, such as refurbishing the dressing rooms or planning a 

larger scale project such as a new club house or new pitches or floodlighting your existing pitches, the vision and 

ideas for the project are yours.  You will want the plans to succeed and to have facilities that everybody in the club 

and community are proud of. 

   Every club knows that all projects require commitment and dedication to see them through.  They also know 

that funding for projects is hard earned, often through voluntary contributions from the local community, perhaps 

partially funded from public funds (e.g. grants from the Department of Arts, Sport and Tourism) or from the FAI.  

Regardless of the source of the funds it is crucial to ensure that they are well spent and that value for money is 

achieved.

   By following some guidelines for managing projects your club can ensure, regardless of the size of the project, that 

you have delivered a high quality project, that is good value for money, serves the needs of the club and that is 

sustainable into the future.

  This guidance document is to help you make sure that;-

 • You understand how a project develops

 •  Your project will meet the long term needs of your club and your community

 •  Your new facilities are designed to a high standard and built to last so that you can continue to be proud of them for 

a long time to come

 •  You are confident you can afford to manage and maintain your facilities before you build them

 •  Your project will meet the requirements of any body that has awarded you a grant or financed your development

  

  Project Start Up and Planning
   Regardless of the size of your project, whether it is €60,000 or €2 million, following a project plan will help you 

succeed. All projects which have an investment of public or FAI funds are required to demonstrate that the project 

will be completed on time, completed within budget, and comply with all planning acts, the Building Regulations 

1997 and Safety, Health and Welfare at Work Regulations 2007. You will also be required to demonstrate that the 

works you carry out were tendered for in a fair and competitive manner.

   The club members and the local community will also want their investment in the project, both in time and money, 

to result in something that they are proud of, that is easy to maintain and which will be there for years to come. The 

local authority in your area may have an interest in your project if it impacts on the local area development plan or is 

subject to the planning regulations.

   All of the club members, local people who have made contributions to the funding, the funding bodies who have 

awarded grants and the local authority are STAKEHOLDERS in your project.

   Planning and managing your project well will provide the basis for ensuring that the needs of all of the stakeholders 

in the project are met. 
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   In this context it is worth considering establishing a registered company as a managing entity for projects over 

€200,000, the Directors of which would be the club officers. Such an arrangement facilitates dealings with public 

bodies such as the Chief States Solicitor’s.

    All projects can be divided into a series of STAGES. Dividing a project into stages identifies the particular tasks that 

have to be done at particular points in the project. At each stage in a project you can also put in a timeline which 

again helps with managing the project more efficiently. Importantly, working through the stages makes it easier to 

manage the financial aspects of the project.

  These are the stages a project might progress through: 
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 Stage 1

  The Project Sub-Committee
     Most football clubs are run by committees and your committee will have a key role in relation to the project.

   However, the existing committee probably has more than enough to do without taking on a major new project. 

Instead, you should form a special project sub-committee of a handful of people – probably four or five at the most 

– and give it the job of drawing up the project brief and dealing with your professional advisers. The role of the 

project committee is likely to include:

 • Brainstorming about the club’s needs

 •  Meeting with the Football Association of Ireland’s Facility Development Unit

 •  Consulting with and visiting clubs which have successfully completed high quality projects throughout the country

 •  Selecting professional advisers and agreeing their role and fees

 •  Discussing design issues with the professional advisers

 •  Agreeing the design proposals, subject to approval by the club

 •  Co-ordinating any special general meeting that may be needed to give final approval to the plans

 • Submitting grant applications

 •  Ensuring information is fed back to the main committee in a timely manner

 •  Review progress and budget for the duration of the project

 •  Reporting progress on a regular basis to the main committee

   For large projects you might find it necessary to give individual members of the project committee specific tasks – 

finance, for example, or drawing up the business plan. But there should always be one overall project co-ordinator.

  

  The Project Co-ordinator
  The ideal person for the project co-ordinator role will:

 •  Know the club and its requirements intimately

 •  Have enough free time to take on the job and see it through

 •  Be able to make phone calls during the working day

 •  Have access to a computer or clerical help

 •  Be a good administrator and a good communicator

 • Have some knowledge of building projects

  

  Developing the Project Brief
   Your club will have held internal consultations, discussed generally and at committee level the vision for the club in 

the medium to long term and the type of facilities you might want to develop in the future. You have a good idea 

of the wish list of new or improved facilities you want, and the priority each one has for you. The next step is to 

convert your wish list into a project brief. 
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This means thinking carefully about what you want and putting it down on paper in a way which a design team or other 

professional advisers will be able to interpret. Remember, a poor brief can lead to a lot of problems including project 

overspends or projects only half completed. You need to be clear about what exactly it is that the club requires.

A full brief for the project will include the following, distinguishing in each case between what exists currently and what you 

are planning to provide

 •  A site plan showing the extent and scope of your legal ownership, legal agreements, covenants, wayleaves and 

rights of way

 •  Buildings, mains services, pitch layouts and local knowledge of ground conditions

 •  Use of pitches including future programme of uses

 •  The specific requirements of the league in which you play or the standards you are aiming to achieve

 •  Pedestrian and vehicle access and egress; car parking

 •  Initial schedule of proposed accommodation for changing rooms and support facilities

 •  Access for people with disabilities both spectating and support accommodation

 • Timetable for the project

 •  Details of any initial consultations with the local planning authority or other agencies

 •  Your funding sources and initial capital budget

 •  Any partnerships with clubs, schools etc in the area. 

   Regardless of whether you are doing a small, medium or large development setting down clearly what 

you require and speaking to various bodies like the FAI, the local authority or the body awarding a grant 

at the feasibility stage is crucial.

   It is a good idea at feasibility stage to consult with neighbours and local interest groups. Involving them early and 

keeping them informed can offset problems later when you might need to apply for planning permission.

   You should also consult with other clubs, schools or community groups with sports facilities in your community. 

Your facilities should not overlap or duplicate the services provided by another facility in the same area. A co-

operative approach to sharing facilities may increase the opportunity for enhanced funding and potentially a 

superior joint facility if resources were combined. 

  Your project co-ordinator provides a valuable role in drawing all of the elements required at feasibility stage together.

   Framework Development Planning 
   Where it is clear that the scope of a development cannot possibly be achieved all at once but only over a number of 

years then the preparation by your Architect of a Framework Development Plan is advised.

   This will comprise an overall master plan vision for your ground showing locations for all future pitches, spectator 

facilities, club and dressing room facilities, access & roadways, car and bus parking and maintenance facilities.

   The elements of the overall plan are broken into a number of individual and manageable packages which can be 

prioritised and planned to be executed on a staged basis over a specific and realistic time frame.

   A well prepared and presented Framework Development Plan can be used to illustrate graphically the long term 

vision of a club to members and potential funding agencies. More importantly it ensures that works undertaken 

today do not have to be undone at some later time to make way for some future developments. 
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  Appointing Professionals
   Many clubs, in the past, have been reluctant to use the services of professionally qualified people to assist with their 

projects believing that they “could do just as good a job themselves and anyway it will save a few bob”. While some 

clubs succeeded with this approach others have been left with projects which have not been finished properly, 

buildings which, in some cases, were actually left in a hazardous state and other clubs have been left with serious 

financial difficulties.

   Professional practices are trained to find solutions to help your club. They have professional indemnity insurance 

and must abide by codes of practice laid down by their professional bodies. Even if there are qualified professionals 

(e.g. architect, engineer) among your members there are good arguments for employing outside professionals. It is 

easier to maintain an arm’s length relationship with them and, in the last resort, to take legal action against them.

   Professionals, particularly the architect, play a key role in your project. The architect signs off at various stages 

during the project including certifying that the builder has completed work to the required standard and in 

accordance with the building regulations. In addition, the architect plays a key role in relation to health and safety. 

If your club is availing of funding from a state body or from the FAI the award of the grant will be subject to proper 

compliance with the building regulations and health and safety legislation and you will require an architect to certify 

compliance.

   When engaging a professional practice you should agree in writing what the scope of their work will be and how the 

fee for the service will be calculated. 

   Do not leave it open ended. Remember, the cost of professional services is a relatively small part of your overall 

project cost and it can be included in your budget costs when seeking funding through grant schemes.

 

   Your project co-ordinator will be your link with the professionals you have appointed and will report back to your 

committee on progress and on any issues that arise.

   Depending on the size of your project you may require just one professional practice to advise you, say for example 

an architect or engineer. Alternatively you may require other professional inputs and have a number of people 

advising you. Where you have a number of people providing a professional service to your project they are known 

as the design team. It is a legal requirement under the Health and Safety legislation to appoint a Project Supervisor 

Design Process from the very out set of any design process for a construction project. The architect will usually 

undertake this additional role. 

   The FAI has an advisory section, the Facilities Development Unit, and staff in the Unit can assist your club with 

queries about your project and advise in relation to professional practices that have expertise in designing football 

club facilities, appropriate rates to pay etc. 

   The following synopsis of each profession is a guideline only which may help to define the role of the professional 

but it is not a full list of the services they provide:-

 

   

 Stage 2
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  Stage 2 

  Architect
   Architects are not just building designers although architectural quality is important and well planned and designed 

club facilities can enhance the image and standing of a club as well as bringing a special spirit to it. The architect 

also has specific responsibility for supervising and checking construction work on your behalf and, in most cases 

they have experience of preparing feasibility studies for clients. 

   An architect is responsible for specific aspects of safety under the Safety, Health and Welfare at Work Regulations 

2007 and must also sign off on particular aspects of your building project in order to comply with the Building 

Regulations 1997. The architect also acts as ‘design team leader’ where you have a number of professionals on 

your team. In all construction projects the architect should also be separately appointed Project Supervisor Design 

Process.

   During construction the architect may issue certificates for interim payments, to the contractor based on the 

quantity surveyors valuations, less retention amount, and on completion will issue a certificate of practical 

completion of the works followed by a certificate for payment. The Architect will then proceed to issue certificates of 

compliance with the appropriate Regulations. 

    Quantity Surveyor
   A quantity surveyor is an expert on costing projects, providing estimates on the cost of works and when large 

projects are on site the quantity surveyor monitors the ongoing costs as the project progresses.

   During construction he will prepare valuations of work done with recommendations for interim or progress 

payments to the Contractor. He will also prepare a final account for the entire contract. 

  Structural Engineer
   A structural engineer provides advice on the structure of buildings and provides inputs to the team when there are 

structural alterations to be made to existing buildings or where new buildings or stands are planned.

  Civil Engineer
   A civil engineer provides advice where there are earth moving and pitch redevelopment and drainage works 

required as part of a project.

  Electrical Engineer
   Floodlighting schemes must be designed and installed by qualified lighting engineers to professional standards. The 

electrical engineer can provide advice on running costs and measures to reduce consumption.

  For further information please consult the FAI’s Guidelines for Floodlighting Installations. 

  Mechanical Engineer
   A mechanical engineer will advise on existing and new services related to water supplies, hot and cold water 

services, waste water, air handling and ventilation requirements.

  Landscape Architect and Agronomist
   A landscape architect can advise in relation to site layout, car parking or tree planting while an agronomist can 

provide specialist expertise relating to turfgrass.
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  Planning Permission
   Under planning law any physical change to structures or facilities has the potential to require planning permission. 

Developments that a club proposes to undertake are likely to either require planning permission or to be so minor 

as to be considered ‘exempted development’ or not require planning permission.

   Make an early visit to the planning department in your local authority and establish if your proposals will need 

planning approval.

   Remember that, if you need to submit a planning application, the time that the application takes to go through the 

process of approval needs to be factored in to the programme for the project.

   The local authority can give one of two types of planning permission: outline or full permission. Outline permission 

deals with the principle of what you are intending to do and is usually appropriate where;

 •  You wish to avoid the cost of preparing full drawings at this stage

 •  The design or size of your scheme might be controversial

 •  You are uncertain whether or not permission will be granted

 •   Funding bodies require you to demonstrate as part of your application for funding that you have applied for 

planning permission 

  Outline permission does not authorize you to start work.

   If you receive outline permission and subsequently proceed with your development you will be required to submit a 

full planning application.

   The Planning Section in your Local Authority will provide a full schedule of what they require you to submit with your 

planning application. Your professional adviser will be familiar with planning regulations and will work with you to 

ensure your planning application is submitted correctly.

   It is a good idea to invite local residents to view your plans either at an informal meeting or via an open meeting, 

preferably chaired by an independent person. If people have anxieties or criticisms listen to them and be prepared 

to amend your proposals. Working with our communities ultimately brings long term benefits.

   When Planning Permission has been obtained the architect should prepare and lodge an application for a Fire 

Safety Certificate.

  Estimating the Cost of the Project
   It is crucially important that care is taken to estimate the cost of your project as accurately as is possible. Estimates 

which are badly prepared result in project costs exceeding the amount of money available to fund the project and 

can leave the club either in debt or with an incomplete building. It is important in preparing your budget to allow for 

construction inflation for the period of the project and also to allow a contingency amount for unforeseen items that 

might arise. 

   It is at this point that it becomes clear how much can be achieved with the funds available and whether further 

funding has to be sourced or some elements of the work deferred. This will be a strategic issue for referral to the 

general club committee which might then prioritise work based on a Framework Development Plan. 

   All of the grant awarding bodies will require you to provide an estimate for the cost of your project when you are 

submitting your initial grant application.
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  Stage 2

   The architect you engage will prepare a set of outline drawings and a schedule of the works to be undertaken for 

the project and based on those drawings a quantity surveyor will prepare a costing for the job which accurately 

reflects the scope of the work.

   If your project is relatively small you could get a costing for the work from local reputable construction firms. Do 

not rely on one quote for the work. Ask three companies to give you a costing based on your outline drawings and 

schedule of works. You should assess the three prices in conjunction with your professional adviser and use the 

most realistic costing as your estimate of the cost of the project. This estimate is then submitted as part of your 

application for funding.

  

  Funding the Project
   Most clubs fund their development projects from a number of sources including voluntary contributions, private 

investors or from public sources in the form of grants.

   When applying for grants it is important to ensure that you comply fully with the requirements of the funding 

scheme from the outset. Many applications are ruled invalid because they do not comply with the terms and 

conditions set out by the awarding body. Ensure that you complete applications correctly and that you submit all of 

the accompanying documentation required by the awarding body. You should carefully consult the guidance notes 

that accompany the particular scheme that you are applying through. These are generally available on the website 

of the awarding body. 

  Putting together an application
  At a minimum, applications seeking grants from public funds, will be required to have the following:-

 •  A solicitor’s letter confirming your title to the site of the proposed facility or that you hold it under a lease (there is 

usually a stipulation as to the minimum length of time the lease is held for). 

 •  Copy of outline planning permission or application for planning permission or a letter from your professional adviser 

stating that the project does not need planning permission. 

 • Estimate for the cost of your project

 •  Bank statements showing the funding the club has immediately available towards the project and/or written 

confirmation of loan offer from a financial institution, setting out the terms and conditions of the loan

 •  Evidence of non-discrimination (e.g. a statement outlining your club’s policy or a copy of the rules and procedures 

for your club)

   The award of a grant may be subject to particular conditions which the members of your club and your committee 

should be aware of.

   As indicated at the outset your club’s application for funding will have a greater chance of success if, in your 

application, you can demonstrate that your proposed project does not overlap or duplicate the services provided 

by another club or facility in the same area. Also, if you can provide evidence that your club is committed to having 

schools and other clubs in the community use your facilities. 

   If your project exceeds a certain value you will be required to submit a feasibility study with your application. The 

threshold under the 2008 Sports Capital Grant Programme was €600,000.



  A feasibility report must include:-

 • Proposed location of the facility

 • Population of the surrounding area

 • Mix of sports to be played at the facility

 • Existing facilities in the area

 • Plan for managing the facility

 • Overall financial plan for the facility

   Remember, your application for funding will not be considered unless your application is completed 

correctly and is accompanied by all of the relevant documentation.

   If you have completed the various steps set out in STAGE 2, then you are ready to move your project on to the next 

stage, getting a contractor on site.
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  Stage 3

  Procurement
   There are a number of different ways of getting something built but the most common is what is known as the 

traditional method. This is the route that most clubs and their members will be familiar with.

   However, with recent increases in the value of development zoned land in urban areas, developer deals with clubs 

are becoming more frequent and to date the process has delivered excellent deals for some clubs. However, others 

may not have benefited as much as they could have due to poor planning of the project. 

  Traditional Method
   In this system, you, the client, draw up the project brief and appoint and pay the design team to design your 

facilities and to prepare the documentation, working drawings and schedule of works, Stages 1 and 2 of the project 

as outlined above. The advantages of this method are that (1) the design quality is directly under the control of you 

and your professional adviser or design team (2) contractors compete to build your facilities to the same quality and 

timescale. As a result they compete on price which may result in the final cost being lower than anticipated.

   Competitive tenders are sought by your professional adviser (or design team) from contractors.  Your professional 

adviser should, on your behalf, invite tenders from a number of reputable contractors to ensure a minimum of three 

prices are obtained.

   The tender documents should stipulate that the price covers all works and that the builder will also provide the 

service of a Project Supervisor Construction Stage. The Club and the design team should agree that all contractors 

on the list are equally suitable to carry out the work. This will ensure that the lowest valid tender will be successful.

   The firms should be properly registered with their trades associations and for tax purposes. They should also have 

adequate employer and public liability insurance. A reliable, properly compliant contractor could be a key factor in 

ensuring your project is completed fully to a high standard and in accordance with the Building Regulations and 

Health and Safety legislation referred to earlier. If you are in receipt of grants from public funds or through the FAI 

you will be required to show evidence that the tendering process was competitive and fair and that the successful 

contractor has a valid tax clearance or C2 Certificate. In this regard all relevant documentation must be submitted 

to the granting body, in most cases the DAST, before work is started and approval to proceed obtained. Failure to 

do this will result in delays in the draw down of grants during construction.

    If you are in receipt of a grant it will be paid out in stages as your project proceeds. The awarding body reimburses 

you based on you producing original, paid, valid invoices or certificates of payment from your building contractor 

which are then certified by your professional adviser. Copies of these documents will not be acceptable to the 

grant awarding body.

  The documents required by the Dept. of Arts, Sport & Tourism are;

   1. A copy of the Final Grant of Planning Permission

   2. A copy of the Fire Safety Certificate

   3.  Confirmation that the architect has been appointed Project Supervisor Design Process.

   4.  Confirmation that the Main Contractor has been appointed Project Supervisor Construction Stage

   5.  A tender report making a fair comparison and recommending the acceptance of the lowest valid tender.

   On completion of your project you will be given all of the certification required by the Building Regulations and 

Health & Safety legislation, properly signed off by your professional adviser. These documents are important and 

should be kept safely by your club’s legal adviser.

   All building contracts contain a “defects liability” period, normally 12 months. This allows for the retention of 

monies  for the period and which will be released only if all defects have been attended to. This portion of the grant 

cannot be drawn down until the defects period has expired and the Architect has issued the final certificate.
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  Stage 3

   You must insure your completed facility against fire and all other insurable risks. The insurance should provide 

for the full reinstatement value of the facility and for professional fees. You will also need to take out and maintain 

satisfactory public liability insurance to cover users and the general public.

   As a club you should take time to put in place a plan to ensure the completed facility is managed and maintained 

properly, in particular your natural and artificial playing pitches.  Proper planning of this aspect of the project is 

crucial to the success of your facility in the future but it is an area often over looked by clubs. 

   
  Developer Deals
   If your club is fortunate enough to own land with development potential then there may be an opportunity to get 

new facilities which are designed and built to the highest standard. The basic concept is that a developer will agree 

to design and build a new facility for your club on lands in another location in exchange for your club’s existing land. 

Depending on the value of the club’s land an additional financial contribution by the developer may also be included 

as part of the transaction.

   The principles around developing and managing this project are as set out in Stage 1. Set up your project sub-

committee, appoint a project co-ordinator and ensure, through consultation both in the club and with other 

stakeholders, that a comprehensive design brief is completed. For this type of development, in addition to building 

and pitch specifications, include in your brief, fixtures, fittings and all other equipment necessary for the running 

of the club. Grounds maintenance equipment in particular should be included as well as goals and equipment 

storage.

   Developers interested in your project will most likely have a background in commercial, industrial or housing 

development and are unlikely to have any experience in sport facility design or construction. It is important therefore 

to ensure at the outset that the developer engages a design team experienced in the design and planning of sports 

facilities and in particular that the developer engages expertise in the area of design and construction of natural 

and artificial pitches. Construction of both natural and artificial grass pitches must be undertaken by 

experienced contractors only.

   Insist that the developer puts the design of the club building in the hands of a registered architect whose work you 

have seen and that the project sub-committee is happy with. As stated previously, architectural quality is important.

   A legal agreement is entered into between both parties, your club and the developer, which is different from the 

normal construction contract. It is crucial that your club’s solicitor is fully engaged in the drafting of the document 

as provision has to be made for building warranties, collateral warranties covering design teams and specialist 

suppliers, independent inspection of works and dispute resolution protocols as well as many other provisions not 

normally found in regular building contracts, to ensure timely and complete delivery of your club’s new facility.

  The following points should be followed if a developer deal is being pursued:-

 •  Consult with the FAI’s Facility Development Unit, as early as possible in the process to scope the extent and 

standards of the new facility

 •  Do not deal with just one developer but advertise publicly for expressions of interest from other potential bidders. 

Competition will deliver a better deal for the club.

 •  It is critical that your club retains its own independent professional advisers, legal, financial and construction

 •  Research fully other similar projects and draw up a comprehensive brief for your project

 •  Get the club’s existing holding valued by an independent valuer. It is against this benchmark that the Developer Bids 

will be evaluated

 •  Before entering in to a contract, insist on a detailed set of construction and building services drawings and 

specification being supplied to your club by the developer. These should be checked thoroughly by the clubs own 

professional advisors.

 •  During construction have the works regularly inspected by independent professionals.
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  Technical Guidance Documents
   Whether your project is being procured by the traditional method or by design build it is crucially important that the 

technical requirements of your project are fully met.

   The FAI has developed a suite of technical guidance documents which are available to your club, your professional 

adviser (or design team) or to a developer and his design team. The technical guidance documents provide very 

specific and detailed information in relation to the development and installation of facilities. The suite includes guides 

to installing artificial pitches, natural pitches, floodlighting etc. 

   The documents can be accessed on www.fai.ie or by contacting the FAI’s Facility Development Unit. Please see 

Appendix I

  

  Guidance
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 APPENDIX 1

  List of FAI Guidance Documents

  1. Facility Development;

  Guidance notes on managing the development of facilities

  2. Natural Turf;

  Guidance notes on the construction, maintenance and performance of natural turf pitches

  3. Artificial Turf;

  Guidance notes on the construction, maintenance and performance of artificial turf pitches

  4. Floodlighting;

  Guidance notes on the installation and maintenance of floodlights
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Facility Development Unit
Football Association of Ireland
National Sports Campus
Abbotstown
Dublin 15

Phone:   01 8999 500
Fax:  01 8999 506
Email:  facilities@fai.ie 


