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INTRODUCTION 

 

 

1.1 PREAMBLE 

In 1989 the Urban Development Corporation (UDC) was requested to prepare the South 

West Coast Development Plan, which was finally approved by Cabinet in 1996.  In this 

Plan, land owned by the UDC at Ackendown in the parish of Westmoreland, was zoned 

for hotel development. 

 

So as to accelerate development and as part of the Regional Development Strategy, the 

UDC in 1990 sold 287 acres of its Ackendown property to Gorstew Limited for the 

purpose of constructing and establishing a resort hotel facility comprising a 200 – 300 

room hotel together with attendant recreational facilities. 

 

With working drawings completed, Gorstew broke ground in October 1998 for the 

construction of a 273 room hotel intended to mirror the recently completed Beaches 

Hotel in Negril.  Work was carried out on the infrastructure and the project was aborted 

in December 1998 due to the inability of Gorstew to finance the project at that time. 

 

The cessation of activities of this development was a considerable set back to the 

Private Sector led Tourism Economic Policy that the Government was pursuing and 

some method had to be devised to move the development forward. 

 

Consequently the Government of Jamaica, determined to influence the initiation of 

development on the South West Coast, mandated the UDC to actively pursue this 

objective. 

 

The UDC had undertaken similar “seeding” projects in Ocho Rios and Negril and 

therefore had the capability to spearhead this project.  Gorstew Limited as the initial 
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designers and proposed operators of the aborted hotel development, was approached 

by the UDC in 1999 with a view to forming a Joint Venture partnership to complete the 

hotel development. 

 

The National Investment Bank of Jamaica (NIBJ) was requested to assist in providing 

funding for the project. 

 

A Joint Venture Company, Ackendown Newtown Development Company was 

conceptualized in 2000, with the main shareholders being UDC, Gorstew Ltd. and NIBJ. 

 

The Joint Venture arrangements set out in the Heads of Agreement between the three 

parties called on them to “work together in the planning, design, financing, development, 

construction and equipping of a first-class four-star-all-inclusive family hotel of 360 

guestroom keys to be located at Whitehouse”. 

 

The initial Project budget was set at Sixty Million Dollars (US$60M) and construction 

was slated to commence in July 2001 with completion targeted for December 2002. 

 

In order to meet the tight time frame set out for the development, the basic design 

concept for the room blocks of the aborted hotel was retained, as well as some of the 

consultants.  The tunnel form of construction was chosen along with the contractor.  The 

rest of the design and construction team came onboard with designs and construction 

going hand in hand for a fast track project. 

 

The project however, was not completed until February 2005 and at an estimated cost 

of US$110M.  The level of the overruns became a national issue, the subject of a 

Ministry Paper from the Prime Minister, as well as questions to the Prime Minister who 

responded.  There was also a lively debate involving the Leader of the Opposition and 

other members of the Opposition.  Following much public discussion, the House of 

Representatives approved a resolution on October 25, 2005, for the Honourable Prime 

Minister to engage the services of a team of independent building consultants and 
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quantity surveyors to undertake a thorough forensic audit of the Sandals Whitehouse 

Project from inception to completion, and to report their findings to Parliament.  

 

The Terms of Reference of the Audit Team are: 

• Review all contract documentation including the Methodology of Selection 

and the Contract provisions. 

• Review the Impact of External Influences on project. 

• Review Standard of Completed Hotel vs. Benchmarked Hotels and Hotel 

facilities. 

• Review Specific Mechanical and Engineering Standards. 

• Review Project Costs and Final Accounts 

• Review the Performance of Contracted Parties. 

• Review the quality of the final product and value of the completed project. 

 

An initial Audit team was appointed in November 2005.  However, consequent upon the 

resignation of the chairman, Mr. Donald Mullings, a new chairman was appointed in 

December 2005. 

 

The Audit Team appointed consists of:  

Mr. Desmond Hayle, Architect     Chairman 

Mr. Robert Wan, Quantity Surveyor     Member 

Mr. Calvin Roach, Quantity Surveyor    Member 

Ms. Grace Ashley, Engineer     Member 

Dr. Allan G. Kirton, C.D., Former Permanent Secretary   Member/Secretary 

 

The following members of the Secretariat were assigned to the Team: 

  Mrs. Karen Jones-Walter 

  Mrs. Sybil Pitter 

The Team commenced its work on January 17, 2006. 
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1.2 METHODOLOGY 

The Sandals Whitehouse Hotel Project is a multifaceted project involving the 

development of a major tourism plant and facilities in a relatively remote part of the 

island.  As such it led to many challenges not normally encountered in areas with a 

certain minimum amount of infrastructural and other existing development taking place. 

 

An examination of the Public Debate, including a very extensive Parliamentary Debate, 

which took place in the House of Representatives between May 10, 2005 to October 25, 

2005, alleged that there were many major problems with the project: 

 

 Tremendous costs overruns 

 An inordinately long construction period 

 Improper contractual arrangements 

 Management /Accountability deficits. 

 

The members of the Audit Team had to acquaint themselves with the Parliamentary 

debates, as well as the Public debates that were raging on these issues, as well as 

examine in detail the various selected documents that had to do with the Project. 

 

These documents were produced by the many Institutions that had to deal in some way 

or another with this project. 

 

These Institutions included, the Urban Development Corporation (UDC), National 

Investment Bank of Jamaica (NIBJ) and Gorstew, which together formed the Project 

Company, Ackendown Newtown Development Company (ANDCO). 

 

The Team in its attempt to obtain a clear understanding of what was the true situation, 

carried out interviews with the main players and requested documentation/information 

from the relevant institutions. 

 

In this connection we were guided by paragraphs 2, 3, 6, 7 of letter No. 010213 dated 
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November 16, 2005 from the Hon. B. St. Michael Hylton, Solicitor General, and we 

quote the relevant paragraphs here for easy reference, while the entire letter can be 

found at Appendix 1-1 

 

“2.  The Audit Team is composed of persons with technical expertise in   

various areas relating to construction and it is being asked to prepare what 

is, in effect, an expert report as to what did or did not go wrong in the 

Whitehouse project.  The Audit Team will not determine what rights or 

liabilities result.  If there are factual disputes  (for example, as to who said 

what) the Audit Team will not be asked to resolve them. 

 

3. The court, on the other hand, has no technical expertise in these areas.  It 

will call on technical persons to give their opinion and then make 

determinations as to facts and as to rights and liabilities.  It would be quite 

usual in a case like this for the parties to retain the services of technical 

experts such as members of the Audit Team to consider and render 

reports on the issues which arise in the suit.  In fact, very often the court 

finds such reports to be of significant assistance 

 

6.  A major issue will be the procedure to be followed by the Audit Team in 

carrying out their mandate.  It is important to note at the outset that you 

are not a commission of enquiry or even arbitrators.  You cannot require 

anyone to attend or to produce documents and you cannot take sworn 

evidence.  

 

7. Generally speaking, the appropriate procedure will be to invite the relevant 

parties to send you copies of the relevant documents and to submit any 

written representations they may wish to make.  If any of the parties wish 

to meet with the Audit Team and make representations, that could also be 

facilitated”.   
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A list showing the persons interviewed along with their official positions is attached in 

Appendix 1-2  

 

Additionally we also present a list of Institutions, which were kind enough to submit 

documents. (Appendix 1-3) 

 

Generally speaking, the Institutions listed were all cooperative.  Some responded 

immediately to our request while others produced the documents requested late or not 

at all.  This hindered the work of the Team somewhat. 

 

The Interviews were quite frank and informative and members of the Team asked as 

many questions as they wished, which were all responded to, and while there was no 

official cross examination, the answers obtained suggested that the questions asked by 

the Team were quite probing. 

 

The Gorstew Team however, while being cooperative, were under some legal guidance 

from their Attorneys, and had to consult with them on the telephone during their 

interviews with us on March 28, 2006. 

 

Records were made of all the interviews with the exception of that with the Gorstew 

representatives, who specifically requested that their interview be not recorded. 

 

All interviews, however, were carried out in a professional and amicable atmosphere. 

 

In addition to the interviews and examination of the multiplicity of documents received, 

the Audit Team made an inspection visit to Sandals Whitehouse, to examine its physical 

features, as well as its modus operandi. 

 

The Audit Team then visited Beaches Negril, one of the benchmark hotels, and also the 

nearby Sandals Negril to observe the physical and other features of this “Sandals” as 

distinct from a “Beaches” hotel. 
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The Team also visited Beaches Turks and Caicos (TCI) to observe and investigate its 

finishes, particularly the French Village, which was another of the benchmarks referred 

to in the construction of Sandals Whitehouse. 

 

It should be noted that the Audit team is not a Commission of enquiry and cannot 

demand documents or the presence of persons at interviews.  In addition, the Audit 

Team members are all otherwise employed and could not work on the project full time.  

The team spent approximately 500 hours in formal meetings and a similar time outside 

meetings reviewing documents and drafting reports.  

 

1.3 TIME LINE (BACKGROUND) 

In looking at how the Project unfolded from inception to completion, the Forensic Team 

developed a time line from information received.  The salient points are highlighted 

overleaf. 
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SANDALS WHITEHOUSE AUDIT TEAM TIME-LINE 
 

1989 UDC mandated to prepare South West Coast Development Plan 
 
1990-91  UDC sold 287 acres of Ackendown to Gorstew Ltd. 
 
1991-92  Proposed Hotel Construction by Gorstew Ltd. 
 
1996   South West Coast Development Plan approved by Cabinet 
 
1998 August Caribbean Construction Company started construction on 273 room 

hotel. 
 
1998, Oct. 27 Gorstew Ltd. broke ground – external infrastructure done on a 273 

room hotel. 
 
1998, Dec. Work aborted. 
 
1999 The Contractor General Act (1983) was amended to establish the 

National Contracts Commission (NCC) 
 
1999 UDC talked with Gorstew Ltd. with a view of carrying forward 

construction. 
 
2000 March Ashtrom approached by UDC to build Hotel Project. 
 
2000 May Approved schematic design and space allocation prepared by Sant 

Associates. 
 
2000 May Budget US$86M based on Beaches Negril concept  
 
2000, August 31 Ashtrom’s proposal to UDC. 
 
2001 Jan. Goldson Barrett Johnson (GBJ) indicated they were instructed to 

reduce budget to US$60M and their only option was to reduce the 
elemental rates.  

 
2001 March UDC in negotiations with Nevalco Consultants. 
 
2001 March Negotiations with Ashtrom Building Systems, who would work with 

Architects Graham Sant of Sant Associates  
 
2001 May Contracts Award Procedures were published – Interim Guideline for 

Public Sector Procurement. 
 
2001 May Implementation Limited appointed to represent Gorstew Ltd.  



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                  [AUGUST 2006] 

SECT 1 - 9  

2001 July 2 Heads of Agreement signed for Limited Liability Company 
Ackendown Newtown Development Ltd. with UDC, NIBJ, Gorstew 
Ltd. 

 
2001 July 18 Ackendown Newtown Development Company Ltd. (ANDCO) 

incorporated  
 
2001 August  The UDC Sector Committee and a register of Approved Public 

Sector Contractors were established. 
 
2001 Sept. 5 UDC/Nevalco First Monthly Report 
 
2001 Oct. 1 First Board Meeting - Ackendown Newtown Development Company 

Limited. (Ackendown Newtown)  
 
2001 Nov. 1 Ackendown Newtown officially engaged UDC to commence work 

as project managers. 
 
2001 Nov. 1 Official start date of Ashtrom contract. 
 
2001 Dec. Bill of Quantities prepared. 
 
2001 Dec. 12 Architectural drawings for guestrooms in the three villages issued. 
 
2001 Dec. 13 Contract signed Newtown/UDC for project manager services 

(Commenced Nov. 1, 2001) 
 
2001 Dec. 13 Detailed drawings for public areas from Architect received. 
 
2001 Dec. 13 All funds required as capital injection for project not in place (No 

contribution by Gorstew Ltd.). 
 
2001 Dec. 13 Additional space of 15,000 sq.ft. identified for Central 

Facilities/Public areas. 
  
2001 Dec, 13 Addition to budget of US$2.5M identified at working session 

meeting in Miami. 
 
2002 Jan. 3-4 Meeting at Sandals Royal Caribbean with Alston Stewart, Graham 

Sant, Brian Goldson, Dennis Robinson and Jeremy Brown, to 
discuss budget. 

 
2002 Feb. 15 Contract signed Newtown/Ashtrom. 
 
2002 Feb. 15 No building work started on site. 
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2002 March Changes in building area  
 
2002 May 1 Discussions re project budget US$60M/US$70M at Board meeting. 
 
2002 May 1 Six months into project Ashtrom had changed three (3) Project 

Managers. 
 
2002 May Project Manager/Implementation expressed concerns as to slow 

progress of work of contractor and poor quality of material. 
 
2002 May 29-30 Meeting held Hotel Purveyors Inc (HPI) design office in Miami 

discussed development budget and interior design specifications 
for guestrooms and central facilities  

 
2002 June 1 Contract signed UDC/Nevalco  
 
2002 June Construction cost revised to US$48M up from US$40M.  
 
2002 Sept. 12 Change of name discussed and agreed.  No additional cost.  

Sandals property required no inter-connecting doors.  Original 
drawings Beaches showed no inter-connecting door – hence not 
much savings. 

  
2002 Sept. 12 Ashtrom submitted claim for extension of time 5 ¼ months – delay 

in construction of Central Facilities.  Gorstew complained slow 
progress of work. 

 
2002 Sept. 12 Designs for Pools recently provided. 
 
2002 Sept. Gorstew/Implementation Ltd. expressed concern on slow progress 

– consultant’s performance not very good. 
 
2002 Sept. Final architectural drawings for central facilities issued.  
 
2002 Oct 7/Nov 15 Final interior design drawings stamped for construction were issued 

for all areas, including public areas.  
 
2002 Oct. 7 Fire Department stamped approval. 
 
2002 Nov. Mr. Basil Nelson of Basil Nelson & Associates Ltd. (BNA), Electrical 

Consultants, minimal involvement with project  
 
2002 Dec. 12 Hardie & Kossally M&E contract terminated – Consultant not 

meeting deadlines  
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2002 Dec. 12 Completion date revised (from Sept. 2003) to January 29, 2004, 
extension of time to Contractor. 

 
2002 Dec. 12 NEPA’s approval received – Parish Council fees waived. 
 
2002 Dec. 12 Contractor still under-performing (Ackendown/UDC were 

contributing to delay.) 
 
2003 Feb. 4 Letter from Westmoreland Parish Council advising that application 

approved subject to the payment of Ja$900,000 to the Parish 
Council  

 
2003 March Central Facilities incorporated in Bills of Quantities.  (Did not reflect 

much changes to room blocks). 
 
2003 March 6 Building Plan approved by the Westmoreland Parish Council. 
 
2003 March 13 Ashtrom co-coordinating M&E drawings - would be ready by mid-

May 2003. 
 
2003 March Project Manager instructed Ashtrom to omit Reverse Osmosis (RO) 

Plant.  
 
2003 March 13 Late /partial payments affecting performance of contractor. 
 
2003 March 13 Contractor submitted Claim for 10 months extension. 
 
2003 March 13 Shareholders meeting 28/2/03 project cost was US $70M. 
 
2003 March 13 Consultant study/analysis recommended a management plan for 

Crocodiles cost US$7,200. 
 
2003 March Nevalco’s Report, February 2003 indicated problems with 

contractors/consultants – late payments etc. 
 
2003 March Shareholders agreement and Lease revised.  Shareholders needed 

to inject final portion of their capital. 
 
2003 May 28. Furniture, Fixtures and Equipment  (FF&E) for central facilities not 

ordered – however quotations received for guest rooms. 
 
2003 May 28 New completion date April 2004.  
  
2003 May 28 Soft opening planned for summer 2004 – Operators advised 

looking at bookings for September 2004.) 
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2003 May 28 Work on site intensified.  New management in place – contractor 
more organized and more cooperative - 40% of work completed.  

 
2003 May 28 Contractor performance improved significantly. 
 
2003 May 28 FF&E – specifications for guest rooms in both hard copy and 

electronic versions were in place.   Central Facilities specifications 
were not received in digitized format. 

 
2003 May 28 Chairman of ANDCO indicated FF&E purchases required 

advertising locally.  
 
2003 May 28 Hotel Incentives signed by Tourism Minister.  Final Order to be 

completed in three months. 
 
2003 May 28 NWC refund Ja$13M – adequate water supply being gravity fed. 
 
2003 July 10 Quantity Surveyor’s Report attached to Project Manager’s Report 

confirmed no increase in development budget of US$70M. 
 
2003 Oct. 30 Project “reasonably on track”, FF&E still not ordered - critical.  
 
2003 Oct. 30 Revised Shareholders Agreement presented for execution.  

(Disbursing of BNS loan of US$25M could not be utilized). 
 

2003 Oct. 30  Gorstew’s balance of US$700,000 for capital injection still  
outstanding. 

 
2003 Oct. 30 Mechanical and Electrical Engineering designs basically prepared. 
 
2003 Oct. Basil Nelson, (BNA), seriously involved with project. (M&E designs 

were well advanced.  Central Energy System relocated) 
 
2004 May M&E Site Engineer died. 
 
2004 Oct. BNA assumed responsibility for Site Engineer services  
 
2004 Oct./Nov. ANDCO Board advised of cost overrun.  

 
2004 Nov. Mr. Christopher Shaw involved in project full time – responsible to 

make onsite decisions. 
 
2004 Dec. Sample Room was available up to that time. 
 
2005 Jan. 4 No Ackendown Newtown Development Board Meetings held 

between October 20, 2003 and January 3, 2005. 
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2005 Jan. .4  The status of the project was as follows: 
 Staff Accommodation - staff were in residence. 
 Room Blocks - completed. FF&E were being installed. 
 Back-of-House - cooking taking place in kitchen. 
 Laundry - ready to be handed over except for flat iron to be 

delivered by ATL. 

 Utility Building - up and running. 
 
2005 Jan. 4 There was 39 containers on the wharf – cheques received to clear 

fifteen of them. 
 
2005 Jan. 4 Chairman of ANDCO indicated project cost was showing an 

overrun of US$15M. 
 
2005 Jan. 4. ANDCO Board approved execution of Promissory Notes 

approximately US$43M. 
 

2005 Feb. 10 Start of Hotel operation. 

 

2005 July 15 Implementation Limited sought permission to construct wedding 

gazebos. 
 
2005 July 15 Gorstew Ltd. sublet to Sandals Whitehouse Management Limited 

effective date of lease July 1, 2005. 
 
2005 July 15 Hon. Noel Hylton appointed Facilitator to assist in arriving at an 

agreement on how the cost overruns would be apportioned. 

. 
2005 July 15 Mr. Zacca of Gorstew Ltd., reported hotel was “fully licensed and 

operational”. 
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2005 Nov. 4 A Technical Team met November 3, 2005 to identify defects to be 

corrected by Ashtrom.  Defects amounted to approximately US$1M.  

Main defects were furniture and sewage tanks. 
 
2005 Nov. 4 Funding of Project – budgeted at US$73.5M now totalled US$112M 

representing an overrun of $39M. 
 
2005 Nov. 4 No representatives from Gorstew Ltd. attended November Board 

meeting of ANDCO.  

 
2005 Dec. 1   Gorstew’s two Directors on the ANDCO Board resigned. 
 
2005 Dec. 1 Mr. Gary Peart appointed as a member of the Board of Directors  

 
2005 Dec. 1 Gorstew filed law suit against Ackendown Newtown Development 

Company. 

 

2005 Dec. 1 Correspondence sent to Contractor advising that retention would be 

withheld until all items on defects listed were corrected. 

 

2005 Dec. 1 Arrangements made to repair furniture, some of which were 

warping and peeling – stalled because of unavailability of rooms 

due to high occupancy. 
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1.3.1 HEADS OF AGREEMENT OF JOINT VENTURE (UDC/NIBJ/GORSTEW) 

The Joint Venture parties consisting of UDC, Gorstew Ltd., and the National Investment 

Bank of Jamaica (NIBJ) decided in 2000 to proceed with a development and initiated 

the legal process towards the establishment of Ackendown Newtown Development 

Company (The Joint Venture Company). 

 

The feature of the Joint Venture arrangements set out in the Heads of Agreement  

(Appendix 1-4) between Gorstew, UDC and NIBJ called on them “to work together in 

the planning design, financing, development, construction and equipping of a first-class 

four-star-all-inclusive family hotel of 360 guestroom keys to be located at Whitehouse in 

the Parish of Westermoreland”. 

 

The Joint Venture Company was subsequently incorporated as Ackendown Newtown 

Development Company Limited (ANDCO) and details of the agreement are recorded in 

Articles 1 – 22 of the Heads of Agreement and deals inter-alia with: 

• The timing and transfer of land from Gorstew to Newtown; 

• Negotiation of loan financing on behalf of Newtown; 

• The cost of the project; 

• The treatment of overruns; 

• The funding of construction costs; 

• The timing of capital injection; 

• Special arrangements regarding Gorstew’s equity position; 

• UDC’s role as Project Manager; 

• Issues relating to design and design-brief of the hotel and the stipulation 

that the facilities must be approved by the UDC and Gorstew, prior to the 

commencement of the project. 
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• Lease of hotel to Gorstew; 

This document along with the Articles of Association and Memorandum of Association 

are very critical to the analysis of this project and will be referred to from time to time. 

 

1.3.2 TECHNICAL SERVICES AGREEMENT (ACKENDOWN / GORSTEW) 

Additionally the Technical Services Agreement at Appendix 1-5, seeks to ensure that 

coordination in the building of the Hotel according to the wishes and understanding of 

both the owner and the operator as stated in the quotation from the “Recitals” on page 3 

of the Agreement as follows: 

 

“A. WHEREAS, the Owner intends to plan, design, construct, furnish and 

equip a first class, 4-star, all-inclusive family hotel comprising three hundred and 

sixty (360) guestrooms keys, including forty-eight (48) honeymoon junior suites 

and thirty-two (32) one-bedroom suites, conference facilities, public and back-of-

house areas, fitness spa, retail areas and other amenities and staff 

accommodation (hereinafter referred to as the “Hotel”) located at Whitehouse, 

Westmoreland, Jamaica (hereinafter referred to as the “Site”) at its sole cost and 

expenses; and 

 

B. WHEREAS, by separate written Lease Agreement, the Owner  

(hereinafter referred to as the Lessor Company) and Gorstew Limited and or its 

nominee, (Hereinafter referred to as the Lessee Company), have agreed to a 

lease of the Hotel for an initial period of five (5) years with three options to renew 

for further terms of five (5) years each. 

 

C. WHEREAS, the Owner and Lessee intend that the Hotel will be planned, 

designed, constructed, furnished and equipped to meet the Standards agreed 

and in accordance with the time schedules and Design Documents approved by 

Gorstew Ltd. prior to the commencement of construction; and 
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D WHEREAS, the Owner desires to retain the Lessee to provide certain 

technical services during the course of the Project, and the Lessee desires to 

provide such technical services on the Owner’s behalf upon ten-ns and 

conditions set forth in this agreement”. 

 

It is clear that this arrangement through the Technical Services Agreement given the 

fact that all designs were not ready prior to the start of the project, allowed for 

differences of opinion between the Owner and the Lessee regarding the quality and 

hence the cost of materials to be used, the interpretation of the scope of certain works 

and the final design of certain aspects of the Project. 

 

These will also be discussed later in relation to the significant increases in the budgeted 

cost of the project.  Details of the project cost and final accounts are outlined in chapter 

6 of this Report. 

 

The selection of all the consultants/contractors is addressed in section 2, and their 

performance reviewed in section 7. 

 

Section 3 looks at external factors that influenced the construction of the Hotel and an 

extensive comparison of the Sandals Whitehouse Hotel vis-à-vis the benchmark hotels, 

is done in section 4. 

 

The report reviews specific mechanical and engineering standards in section 5 and 

looks at the value of the completed Hotel in section 8. 

 

Our conclusions are outlined in the final section. 
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REVIEW OF CONTRACT DOCUMENTATION 
 

2.1 OVERVIEW 

The Urban Development Corporation (UDC) was given the mandate to plan the 

development of the South West Coast of Jamaica for Tourism.   In order to encourage 

development in the area, the UDC sold lands to Gorstew Limited to construct and 

establish a resort hotel facility comprising 200-300 rooms together with attendant 

recreational facilities to be completed by 30th November 1992.  

 

Gorstew Limited engaged Architects Design Collaborative Ltd and Engineers Jentech 

Ltd to design the proposed development and It was not until 1998, with completed 

working drawings that Gorstew broke ground for the construction of a 273 room hotel to 

mirror the recently completed Beaches resort in Negril. 

 

Work was carried out on the infrastructure by contractor Caribbean Construction Co. Ltd 

and the project was aborted shortly thereafter due to the inability of Gorstew to finance 

the project. The Government of Jamaica in its determination to pursue the South West 

Coast development mandated the UDC to devise a method to move the development 

forward. 

 

2.2 JOINT VENTURE PROJECT 

Since Gorstew Limited had a planned hotel development in the area which was aborted, 

the UDC approached Gorstew Limited in 1999  with a view to forming a Joint Venture 

partnership to complete the development of the hotel. 

 

This Joint Venture partnership included the UDC, Gorstew Limited and the National 

Investment Bank of Jamaica. 

 

The Joint Venture arrangements as set out in the Heads of Agreement between the 
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three  partners indicated that they work together in the planning, design, financing, 

development, construction and equipping of a first class four star all inclusive family 

hotel of 400 rooms (360 guest room keys) with a budget set at US$60M and 

construction slated to commence in July 2001 and completion targeted for December 

2002. 

 

2.3 METHODOLOGY OF SELECTION OF CONTRACTOR AND CONSULTANTS 

In order to meet the tight time frame set for the development, the basic design concept 

of the aborted hotel was retained, and two of the consultants, namely Jentech 

Consultants Ltd. & Environmental Solutions Ltd were re-engaged. 

 

When the hotel was originally conceptualized in 1992 it was decided that the tunnel 

form of construction was the most appropriate methodology for the construction of the 

room blocks and when the project was revived in 1999 the Joint Venture Partners 

agreed to adopt and proceed with this concept.  

 

The tunnel form of construction is one of the most common methods of cellular 

construction where a fast track method of construction is desired and the project lends 

itself to repetitive cellular shapes such as hotels, apartment blocks and student 

dormitories. The system utilizes the use of a formwork / mould  to form the structural 

shape of the rooms which would resemble a series of tunnels stacked beside each 

other. Steel reinforcements would be placed between the tunnel forms and concrete 

poured between the voids to form the walls and roof/floor of each room. This system 

would enable for a faster method of construction of the room blocks structure and can 

result in a reduced construction frame time of up to 25%. The finishes would then have 

to be done in each of these tunnels to form the completed hotel rooms. 

 

The traditional construction method practiced in Jamaica utilizes a reinforced concrete 

floor/roof with block and concrete walls. This method involves separate pouring of the 

floors/roof slab then building block and concrete walls, before proceeding with the 
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formwork, reinforcement and concrete for the next floor/roof slab. This usually takes a 

longer time for construction of the basic structure considering the hoisting and putting in 

place of individual building blocks and mortar rather than pouring concrete from a pump 

into a formwork/mould. 

 

At the time, the contractors available locally, with the expertise and capability in tunnel 

form construction were Ashtrom Building Systems and Caribbean Construction 

Company Ltd. 

 

2.3.1 SELECTION AND APPOINTMENT OF CONTRACTOR 

The local contractor Caribbean Construction Company Ltd. (member of the Kier Group) 

who was involved in the construction of the aborted project and who also had the 

expertise and capacity to undertake this large hotel project was not approached for 

further involvement in the project and as such did not have the opportunity to decline 

consideration using their tunnel form system.  This fact is confirmed by letter from 

Caribbean Construction Co. Ltd. to the Office of the Prime Minister dated  May 31, 

2005, (Appendix 2-1) and a letter to the Audit Team dated June  28, 2006 indicating 

that they would have been available and capable to undertake the project had they 

been invited. (Appendix 2-2) 

 

The Audit Team was told by the chairman of the UDC, Dr. Vincent Lawrence that 

Caribbean Construction Company Ltd. was downsizing and was not interested in doing 

such work in Jamaica and thus the reason for not inviting them to participate. 

 

Ashtrom Building Systems Ltd., the other local contractor with the requisite expertise 

and capabilities was approached in March 2000 by the UDC to enter into negotiations 

for the construction of the revived hotel project using the tunnel form system for the 

room blocks and pre-stressed beam sections for the central facilities.  

 

There was no tender process for the selection of this Main Contractor in March 2000.  
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It should be noted that at the time of the selection of the main contractor, public/private 

sector joint venture companies (such as Ackendown Newtown Development Company 

Limited) were not then categorized as being under the jurisdiction of the National 

Contracts Commission (NCC). 

• The Contractor General Act (1983) was amended to establish the NCC in 

1999. 

• The protocol for setting out the procedures for Public Contract awards 

procedure was published in May 2001. 

• The Sector Committee and the establishment of a register of Approved 

Public Sector Contractors was launched July/August 2001. 

 

As at August 2001, the Main contractor and the majority of the project team had already 

been selected for over a year with preparatory work and negotiations well advanced on 

the project.  

 

Ashtrom Building Systems entered into negotiations during September 2000 to 

December 2001 with the appointed Quantity Surveyors Goldson Barrett Johnson to 

establish unit rates and a contract sum for the construction of the project. 

 

Contract Provisions 
The Conditions of Contract on which this construction contract was based was the 

Standard Form of Building Contract Private Edition With Quantities First Revision 1984 

edition issued by the Joint Consultative Committee for the Building and Construction 

Industry in Jamaica with Modifications / Amendments.  

 

The Standard Form of Building Contract as signed between Ackendown Newtown 

Development Company Limited and Ashtrom Building Systems Limited included for the 

Project to be designed and supervised by a named Architect employed by the Client, 

ANDCO, along with Engineering, Quantity Surveyors and other Consultants all 

employed by the Client. This form of building contract is the one traditionally used for 

carrying out most building construction in Jamaica. It contains provisions for adjustment 
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to the contract sum in the event of variations in the design or scope of work as issued 

by the consultants whether directly requested by the client or not and also allows for 

adjustments to the contract sum in the event of labour and material fluctuations. 

Implementation Limited expressed their dissatisfaction with the form of contract used. 

 

A Design / Build Contract on the other hand, is where a contractor/developer would 

obtain the client’s brief then employ the required consultants to design the entire project 

as per the client’s brief, then build the project according to the design produced by his 

consultants within an agreed fixed budget or contract sum. In a design / build contract 

only variations/change orders requested by the Client, which would not be covered in 

the original agreement or client’s brief, would form the basis for adjustments to the 

agreed contract sum. 

 

The formal contract between Ackendown Newtown Development Company Limited and 

Ashtrom Building Systems Limited was signed on February 15, 2002 in the sum of 

US$40,463,456.51 for the construction of the proposed hotel development. This 

construction contract included for the building works, mechanical and electrical works 

associated with the room blocks, central facilities and external works. This sum did not 

include for furniture, fixtures, fittings and equipment, professional fees, application fees, 

legal fees and other associated costs of the development which were included in the 

overall budget. 

 

The Construction Contract as signed for the sum of US$40,463,456.51 included many 

sections of the work which were not completely designed.  The Quantity Surveyors had 

to include Provisional Sums in the contract as estimates, based on their experience to 

represent a value for these proposed works. These works included the entire Central 

Facilities and back of house buildings, a major portion of the works, which when finally 

designed represented a significant difference in cost from the Provisional Sums 

included in the original contract. 
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2.3.2 SELECTION AND APPOINTMENT OF PROJECT MANAGER 

The Joint Venture Company, Ackendown Newtown Development Company Limited 

appointed the Urban Development Corporation as Project Manager with full 

responsibility for the implementation, co-ordination and management of the project.  The 

UDC had the experience and necessary expertise in house to handle the management 

of the project. The agreed sum for the provision of Project Management Services by the 

UDC was JA$62,950,625.00 or US$ 1,368,491.85 which represented 2.28% of the 

overall initial budget figure of US$60.0M 

 

In March 2000 Nevalco Consultants Limited was asked by the UDC to participate in the 

project as Project Managers. In March 2001 the UDC entered into negotiations with 

Nevalco Consultants Limited and they began to provide project management services. 

On June 1, 2001 Nevalco Consultants Limited was formally sub-contracted or appointed 

by the UDC to act on their behalf as the Project Manager’s Representative to co-

ordinate and oversee the day to day administration, management, control, and 

communication co-ordination for the execution of the project for the fixed sum of 

Ja$42,000,000.00 plus reimbursable expenses. This fee represented 1.52% of the 

overall budget figure of US$60.0M. 

 

Contract Provisions 

Nevalco Consultants Limited contract as UDC’s representative included for the following 

duties: 

a) Make recommendations for the direct engagement, extension or termination of 

the services of any consultant or contracted party or for changing or variation of 

their services. 

b) Shall not without the prior written consent of the UDC give any instructions to any 

contracted parties which would increase the project cost or time taken to 

complete or procure anything that is not provided for in the Bills of Quantities for 

the project. The Construction Budget of US$45.0M and FF&E Budget US$15.0M 

was established in  this contract. 
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c) Informing the UDC promptly of anything likely to increase the project cost or the 

time taken to complete the project or change the financial viability or quality of 

the project. 

d) Manage, Monitor and co-ordinate the performance of the building contractor and 

consultants of their respective obligations under their respective contracts and to 

supervise the works on a day to day basis ensuring harmony between all parties. 

e) Ensure the project is carried out in accordance with the plans and specifications 

and approvals and not to permit alterations without written approval of the UDC. 

f) Attend meetings of Ackendown Newtown Board of Directors to address and 

advise the board of any matters in relation to the project and its general progress. 

g) Provide to the UDC written monthly reports or as frequently as may be 

necessary. Such reports shall include for a projected timetable for achieving the 

objectives of each phase of the works. 

 

It should be noted that the division of the US$60.0M budget as indicated in (b) above 

would not have accounted for professional fees, legal, financial and administration 

costs, land and infrastructure and other associated costs for the development. 

 

2.4 APPOINTMENT OF CONSULTANTS 

Since the establishment of the National Contracts Commission (NCC) in 1999, a 

register of approved public sector contractors has been established.  An approved list of 

Consultants has not yet been established. 

 

The Guidelines for Public Sector Procurement issued by the Ministry of Finance dated 

October 24, 2000 required contracts (goods, services and works) with an estimated 

value of JA$4,000,000.00 and above to be referred to the NCC for review and approval 

through their Sector Committee.  

 

It has been a practice by most Government departments since 2001, to invite 

competitive tenders for consultant services, however all consultants engaged on the 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                  [AUGUST 2006] 

Sect 2 - 8 

project appeared to have been selected by a non competitive process with the 

exception of the purchasing agent Charsal Marketing Inc. whose services were sought 

by competitive tender. 

 

The Sector Committee applicable to this project was the UDC Sector Committee. This 

Sector Committee was only established in August 2001, therefore contracts for goods, 

services and works, entered into prior to August 2001 could not have been subjected to 

such approvals.  The majority of the consultants were engaged and started working on 

the project prior to the publishing of the Guidelines for Public Sector Procurement in 

October 24, 2000, though their contracts were not signed until after May 1, 2002. 

 

The matter of the requirements for NCC approval and Tax Compliance Certificate (TCC)  

certification for consultants and contractors engaged by ANDCO / UDC was discussed 

at ANDCO board meeting held on October 1, 2001. The chairman Dr. Vincent Lawrence 

indicated that this issue was raised with the NCC and it was agreed that there would be 

no requirement for these certification or approvals for this project. 

 

Our examination of all consultants fee agreements/contracts indicated that they were 

fixed sums for the period of the construction. The agreed fees all appear to be below 

industry average as the consultants were all asked to make this their contribution to the 

“National Development” . 

 

ARCHITECTS 

 

2.4.1 THE DESIGN ARCHITECT  

The Florida based architectural company Sant Associates Architects was 

recommended by Gorstew Limited based on the fact that they had recently completed 

the Beaches Turks and Caicos French Village project. The selection was agreed by the 

Joint Venture Company and Sant Associates was appointed January 2001 as 

Consultant Architect for the duration of the project.  
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The formal contract between Ackendown Newtown Development Company and Sant 

Associates was signed on June 6, 2002.   The agreed fee for Pre-Contract Design 

Architectural services was a fixed amount of US$885,000.00 plus expenses such as 

airfares, taxi and accommodation costs. This sum would represent 1.97% of the 

projected construction budget of US$45,000.000.00. 

 

Contract Provisions 

Sant Associates was engaged to provide architectural services in relation to the 

planning, design construction and completion of the project.  

The services outlined in their contract comprise:- 

 

Inception and Feasibility 

• Obtain information and carry out initial appraisal 

• Assist the Company (ANDCo) in preparation of their requirements 

• Advise on the need for specialist contractors, subcontractors and suppliers 

to design and execute parts of the project 

• Prepare proposals for submission to the UDc for approvals of outline 

planning permission 

 
Outline Proposals 

• Analyse the Company’s requirements; prepare outline proposals 

• Provide design information to other consultants to develop construction 

budgets 

• Prepare special presentation drawings, brochures or technical information 

for use of the Company or others. 

 

Schematic Design 

• Develop scheme design from approved outline proposals for Company’s 

approval 

• Provide information to discuss proposal with and incorporate input of other 
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consultants into design scheme 

• Consult with the operator or tenant identified by the Company 

• Provide all information as requested by Nevalco for the submission of 

planning approval 

• Carry out special constructional research for the project 

 

Detail Design 

• Develop Detail design for approved scheme design 

• Provide information to discuss proposal with and incorporate input of other 

consultants into detail design  

• Obtain Company’s approval of the type of construction, quality of materials 

and standard of workmanship 

 

Production Information for Bills of Quantities 

• Prepare production drawings 

• Prepare specifications 

• Provide information for the preparation of Bills of Quantities and / or 

schedule of works 

• Review timetable for construction 

 

The time frame for performance of services were as follows:- 

Guest Rooms               -             September 15, 2001 

Central Facilities         -              March 31, 2002 

Support Facilities        -              March 31, 2002. 

 

The Company would engage the services of a Site Architect to establish full time 

representation on site. Should additional services such as Post-Contract supervision be 

required, the scope and fees would be determined and agreed by the Company and the 

Consultant.  

This service was not required as the UDC engaged a separate Supervising Architect. 
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2.4.2 THE SUPERVISING ARCHITECT 

Rivi Gardener & Associates – This local architect was appointed by the UDC on June 

1, 2002.  They were selected by the UDC and the formal contract between Ackendown 

Newtown Development Company and Rivi Gardener & Associates was not signed until 

November 25, 2002.  

 

The agreed fee for Post-Contract supervision was Ja$8,100,000.00 plus reimbursable 

expenses. This sum would represent 0.39% of the projected construction budget of 

US$45,000.000.00. 

 

Contract Provisions 

Rivi Gardener & Associates was engaged to provide Post-Contract supervising 

architectural services for the project. The contract provided for the provision of the 

following services: 

• Responsibility for all technical duties of the architect named in the 

construction contract during the construction phase. This includes 

monitoring of the construction work by the contractor to conform to the 

design and specifications and to collaborate with the design architect to 

provide clarifications and interpretations of designs to the contractor. 

• Advise and make recommendations on administrative duties such as 

claims for extension of time, variations and costs to the Project Manager’s 

representative (Nevalco). 

• Interpret designs to facilitate the contractor and give instructions regarding 

compliance with designs 

• Prepare and supply explanatory drawings. Additional design drawings and 

amendments to the design shall be done by the design architect. 

• Visit the site as often as is necessary for the proper performance of its 

duties and attend all site meetings 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 
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planning, programming, execution or completion of the development or 

undermine the cost estimates. 

• Prepare a complete set of  As-Built Drawings of the project on completion. 

• Issue certificates of practical completion and defects liability certificate 

• Engage an adequate number of competent and suitably qualified and 

experienced personnel in the performance of the services.  

 

On June 1, 2004 Rivi Gardener & Associates contract for post-contract Architectural 

Services was extended to November 2004 or the end of construction, whichever is the 

later. Additional fees in the amount of Ja$3,000,000.00 was agreed for the extension. 

 

2.4.3 THE ARCHITECT’S REPRESENTATIVE 

Alfred Sharpe was appointed by the UDC in July 1, 2003. His selection was based on 

his local expertise as architect’s representative (Clerk of Works) on projects of this 

nature. The formal contract between Ackendown Newtown Development Company and 

Alfred Sharpe was signed on July 1, 2003.  

The agreed fee for Architect’s Representative (Clerk of Works) was Ja$170,000.00 per 

month plus reimbursable expenses for a period of 12 months.  

 

Contract Provisions 
Alfred Sharpe was engaged to provide supervising architect’s representative services 

for the project. The contract provided for the provision of the following services: 

• Liaise closely with the Supervising Consultant Architect for the project, the 

contractor and with other consultants. This includes monitoring of the 

construction to conform to the design and specifications. 

• Inspection of the works and materials as is necessary for the proper 

performance of his duties or specifically as requested by the Supervising 

Architect. 
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• Assist the Company in resist or persue any claims or proceedings by or 

against the contractor and any subcontractor or supplier. 

The Architect’s Representative services was extended for an additional 11 months. 

 

2.4.4 LANDSCAPE ARCHITECT 

Witkin Design Group - A Florida based Landscape Architect firm which had provided 

services to a number of Sandals Resorts International properties and was engaged by 

the UDC to provide Landscape Architectural Services for the Beaches Whitehouse 

project. The contract between Ackendown Newtown Development Company Ltd and 

Witkin Design Group was signed May 15, 2002.  

 

The agreed fee for Landscape Architectural Services was a fixed fee of US$55,000.00 

plus expenses for Pre and Post Contract Services. This fee would represent 0.12% of 

the projected construction budget of US$45,000.000.00. 

 

Contract Provisions 

The contract provided for the provision of the following services: 

• Provide general advise, design and supervision in respect of the 

Landscape Architectural aspects of the project to include :- 

• Preparation of preliminary design, review the tree survey to identify 

significant vegetation and identify nursery establishment goals. 

• Prepare a rendered master landscape/hardscape plan to include planting 

plans, hardscape plans, pedestrian circulation, landscaping lighting plans, 

site furnishings and grading plans. In addition the consultant will prepare 

quantity take offs to maintain the budget parameters and provide budget 

estimates for all items depicted and provide a preliminary plant pallet for 

the nursery establishment. 

• The Landscape Architect shall assist the Company in obtaining and 

reviewing bids for the planting and other landscape works. 

• Liaise closely with the Architect for the project and as necessary with the 
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other consultants 

• Endeavour to maximize the cost effectiveness of the design services for 

the project 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 

planning, programming, execution or completion of the development or 

undermine the cost estimates. 

• Inspect the works and materials at three (3) site visits at intervals 

appropriate to the various stages of landscape construction to observe the 

installation of irrigation, aesthetic grading, landscape lighting, specialty 

paving, water features and plant materials to assure proper installation 

and placement.  

• Where Specialist Consultants and / or Contractor design part or parts of 

the project, be responsible for ensuring that the design of such part or 

parts is consistent with the other parts of the project and for integrating 

such specialist designs into the project as a whole. 

 

2.4.5 CONSULTANT ADJUDICATOR 

Maurice J. Stoppi was appointed by the UDC in November 1, 2001 as consultant 

adjudicator. His selection was based on his local expertise as Arbitrator on construction 

projects. The formal contract between Ackendown Newtown Development Company 

and Maurice J. Stoppi was signed May 1, 2002.  

 

The agreed fee for Consultant Adjudicator was a fixed fee of Ja$705,000.00 plus 

reimbursable. This fee represented 0.03% of the projected construction budget of 

US$45,000,000.00. 
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Contract Provisions 

Maurice J. Stoppi was engaged to provide Consultant Adjudicator services for the 

Project. The contract provided for the provision of the following services: 

• Familiarization with construction contract and programme. 

• Attendance of site meetings 

• Settle all disputes. 

• Make himself available at all reasonable times to assist the Company on 

any matter within the jurisdiction of the Consultant Adjudicator in any 

further arbitration or legal proceedings between the parties to the 

construction contract. 

 

ENGINEERS 

2.4.6 STRUCTURAL  

JENTECH LTD -  being one of the consultants engaged on the aborted hotel project, 

were reappointed as Civil Structural Engineers for the new hotel project. They were 

appointed November 1, 2001 for the duration of the project. 

 

The formal contract between Ackendown Newtown Development Company and Jentech 

Limited was not signed until May 1, 2002.  

 

The agreed fee for pre and post-Contract Civil Structural Engineering Services was a 

fixed fee of Ja$18,800,000.00 plus reimbursables. This sum would represent 0.91% of 

the projected Construction budget of US$45,000.000.00. 

 

Contract Provisions 

Jentech Limited was engaged to provide full and complete Civil and Structural 

Engineering Services in relation to the planning, design, construction and completion of 

the project.  
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The contract included for the provision of the following services:- 

Design Stage 1 

• Investigating Data and information relevant to the project. 

• Making normal topographical survey of the proposed site which may be 

necessary to supplement the topographical information already available 

• Advising on the need to carry out geotechnical investigations as 

necessary to supplement geotechnical information already available and 

arranging for such investigations. 

• Advising the company on the accuracy / quality of submissions by the 

design / build contractors where the contractor is designing and building 

any aspect of the project. Provided it is understood that the legal 

responsibility for the structural integrity of such designs shall be the 

contractor’s. 

 

Design Stage II 

• Preparing designs and tender drawings 

• Advising on the appropriate conditions of contract to be incorporated in 

any contract between the Company and a contractor 

• Preparing such specifications, schedules and bills of quantities as may be 

necessary to enable the Company  to obtain tenders 

• Advising the Company of the suitability of firms tendering and the relative 

merits of tender prices and estimates received for carrying out the project/ 

 

Construction Stage 

• Provision of site staff 

• Advising on the preparation of formal contract documents relating to 

accepted tenders 

• Inspection and testing during manufacture and installation such electrical 

and mechanical materials, machinery and plant supplied for incorporation 

in the project as are usually inspected and tested by consultants 

• Advising the company on the appointment of suitably qualified and 
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experienced site staff to assist in the performance of their services 

• Preparing bar bending schedules and any further designs and drawings 

which may be necessary 

• Deliver to the Company on completion of the project such records and 

manufacturers manuals as are necessary for the operation and 

maintenance of the project 

• Prepare details for shop fabrication of ductwork, metal or plastic frame for 

the project 

• Providing specialist technical advise on any abnormal aspects of the 

project.  

2.4.7 ELECTRICAL & MECHANICAL  

Hardie & Kossally was appointed by the UDC on November 1, 2001. Their selection 

was based on their local expertise in Mechanical and Electrical Engineering of hotels. 

The formal contract between Ackendown Newtown Development Company and Hardie 

& Kossally Ltd. was not signed until May 15, 2002.  

 

The agreed fee for pre and post contract M & E Engineering services was a fixed fee of 

Ja$14,000,000.00 plus reimbursable expenses. This sum would represent 0.68% of the 

projected construction budget of US$45,000.000.00. 

 

Contract Provisions 

Hardie & Kossally Ltd was engaged to provide Mechanical & Electrical Engineering 

Services for the project. The contract provided for the provision of the following 

services: 

• Preliminary and final designs of the project electrical & mechanical works. 

• Preparation of final design, working drawings and specifications for 

construction. This includes the preparation of Bills of Quantities for 

Electrical and Air Conditioning Works. 
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• Supervision of all services within scope during construction to the end of 

the defects liability period and provision of Resident Engineer staff for day 

to day supervision. 

 

The time frame for performance of services were as follows:- 

Design Stage 1               -             February 28, 2002 

Design Stage II                -              June 30, 2002 

Construction Stage         -               November 30, 2003. 

 

Hardie & Kossally Ltd services were terminated on December 12, 2002 for non-

performance and not meeting the design time frame deadlines. 

 

2.4.8 ASHTROM BUILDING SYSTEMS LTD  

After the services of Hardie & Kossally Ltd. was terminated, the Main Contractor, 

Ashtrom Building Systems Ltd. was asked to complete the Electrical and Mechanical 

Engineering designs for the project using their own sub-consultants so as to have 

continuity and not incur any further delays in the completion of the project. 

 

The Audit Team have however not seen any contract between ANDCO and Ashtrom or 

their sub-consultants for the provision of these services. These services have been 

included under the main construction contract.  

 

It is the opinion of the Audit Team that these services should not have been included 

under the main construction contract but should have been addressed under the 

Technical Services provision in the project. 

 

2.4.9 BASIL NELSON & ASSOCIATES 

They were approached by the Project Manager in November 2001 to participate in the 

project, got involved minimally, then more seriously in October 2003 and was contracted 
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by the UDC in December 1, 2003. Their selection was based on the need for local 

expertise to review designs and supervise the Electrical Engineering aspects of the 

work. The formal contract between Ackendown Newtown Development Company and 

Basil Nelson & Associates was signed December 1, 2003.  

 

The agreed fee for Supervision Electrical Engineering services was Ja$3,200,000.00 

plus reimbursable expenses. This sum would represent 0.15% of the construction 

budget of US$45,000.000.00. 

 

Contract Provisions 

Basil Nelson & Associates was engaged to provide Post-Contract Electrical Engineering 

Services for the project. The contract provided for the provision of the following 

services: 

• General advise and supervision in respect of the Electrical Engineering 

aspects of the project. 

• Review designs of working drawings and specifications by previous E & M 

engineer and advise of efficiency and cost effectiveness 

• Review  Bills of Quantities and quotations for Electrical and Air 

Conditioning Works and make recommendations to the Project Manager. 

• Liaison with the Jamaica Public Service Company Limited. 

• Design electrical system for the staff housing 

• Design necessary additions or changes required to the Landscape 

Lighting 

• Design electrical controls for back of house equipment to be supplied by 

Appliance Traders Ltd. 

• Respond and clarify site queries concerning electrical design 

• Assist the project Quantity Surveyor in preparation of Final Accounts as it 

relates to the Electrical Engineering aspects of the project. 
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In addition to their original contract provisions they were required to provide site 

representation / supervision for a minimum of 3 days per week after the untimely death 

of the Resident Engineer - Edwin Hunter. 

 

2.4.10 RESIDENT ENGINEER 

Edwin Hunter was engaged as Resident Engineer in January 2003. The formal contract 

between Ackendown Newtown Development Company and Edwin Hunter was not 

signed until June 1, 2003.  

The agreed fee for Resident Engineer was Ja$210,000.00 per month plus reimbursable 

expenses for a period of 18 months.  

 

He had responsibility for the monitoring of the electrical and mechanical works 

particularly the details covering specifications, methodology, construction schedule and 

quality control. 

 
Contract Provisions 

Edwin Hunter was engaged as Resident Engineer for the project. The contract provided 

for the provision of the following services: 

• Liaise closely with the Architect for the project, the contractor and with 

other consultants. 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 

planning, programming, execution or completion of the development or 

undermine the cost estimates. 

• Inspection of the works and materials as is necessary for the proper 

performance of his duties or specifically as requested by the Company, 

the contractor or any Sub-contractor or Supplier 

• Assist the Company to resist or persue any claims or proceedings by or 

against the contractor and any subcontractor or supplier 
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His appointment came after Hardie & Kossally Ltd services was terminated in 

December 12, 2002.   

2.4.11 QUANTITY SURVEYOR 

Goldson Barrett Johnson  was engaged as the Project Consultant Quantity Surveyor 

in March 2000.  Their selection was based on their local expertise in Quantity Surveying 

and the fact that they were the Consultant Quantity Surveyors on the recently complete 

Beaches Negril Hotel. The formal contract between Ackendown Newtown Development 

Company and Goldson Barrett Johnson was not signed until February 14, 2002.  

 

The agreed fee for pre and post-contract Consultant Quantity Surveying Services was a 

fixed fee of Ja$18,800,000.00 plus reimbursables. This sum would represent 0.91% of 

the projected construction budget of US$45,000.000.00. 

 

Contract Provisions 

The contract provided for the provision of the following services: 

• Preparation of cost plans based on design concepts as and when required 

by the Company, advise upon the comparative cost of alternative designs 

and methods of construction and to provide cost planning service during 

the preparation of drawings by the Architect / Engineer. 

• Preparation of a fully priced copy of the Bills of Quantities before tenders 

are invited and preparation of tender documents based on approved 

design, and invite tenders. 

• Report on tenders or negotiatiate with Contractor as required and make 

recommendations to the Company for acceptance. 

• Preparation of valuations to make recommendation for interim payments 

to contractors based on measured works 

• Preparation of periodic final cost projections. 

• Keep a record of matters relating to cost overruns on the project 

• Adjusting and agreeing fluctuation in cost of labour and materials 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                  [AUGUST 2006] 

Sect 2 - 22 

• Upon completion of the works prepare accounts of all variations 

authorized by the Company and submit a statement of final accounts 

showing the cumulative total of the project 

In February 2003, Goldson Barrett Johnson was asked by the UDC to provide a 

Resident Quantity Surveyor and their contract was subsequently amended to include 

accommodation for one site Quantity Surveyor as a reimbursable expense to the said 

contract. 

 

Goldson Barrett Johnson subsequently negotiated additional fees in the amount of 

Ja$3,000,000.00, based on the volumes of documentation relating to the numerous 

changes, fluctuations, extended project period, and the Contractors claims that they had 

to review. On June 4, 2004 their contract for Quantity Surveying Services was extended 

to November 2004 or the end of construction, whichever is the later. In addition an 

amount of Ja$120,000.00 per month was payable for the provision of site staff for the 

period June 1, 2004 to November 2004. 

 

2.4.12 COASTAL ENGINEER 

Smith Warner International Limited -  was engaged by the UDC in 2001 to provide 

Coastal Environmental Engineering Services for the project. Their formal appointment 

was effective on November 1, 2001 but, the contract between Ackendown Newtown 

Development Company Ltd and Smith Warner International Limited was not signed until 

June 6, 2002.  

 

The agreed fee for Coastal Engineering Services was Ja$855,400.00 plus expenses 

totaling Ja$509,700.00. This total sum would represent 0.06% of the projected 

construction budget of US$45,000.000.00. 

 

The contract provided for the provision of the following services: 

• General advise and supervision in respect of the Coastal Environmental 

Engineering aspects of the project including preparation of preliminary 
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designs, cost estimates and final designs after approval. 

• Design a proper swimming area for the guests of the hotel with suitable 

substrate material to replace the existing soft substrate in the foreshore 

area. 

• Design a dock to accommodate the vessels for the hotel’s water sport 

activities. 

• Design a suitable barrier to separate the guests of the hotel from the 

crocodiles in the swimming area on Bannister Bay. 

• Design jetty, groyne reconstruction and headland structure 

• Endeavour to maximize the cost effectiveness of the coastal engineering 

aspects within the project 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 

planning, programming, execution or completion of the development or 

undermine the cost estimates. 

• Inspection of the works and materials as is necessary for the proper 

performance of his duties or specifically as requested by the Company, 

Contractor and any Sub-contractor or Supplier. 

This company was involved with the Evironmental Impact Assessment of this site in 

1997. 

 

2.4.13 ENVIRONMENTAL MANAGERS 

Environmental Solutions Limited - This company had provided Environmental 

Management Services on the previously aborted hotel project, they were reappointed as 

Environmental Managers for the new hotel project.  

 

The formal contract between Ackendown Newtown Development Company and 

Environmental Solutions  Limited was not signed until June 17, 2002.   

 

The agreed fee for Environmental Management Services was a fixed fee of 
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Ja$2,332,430.00 plus reimbursables. This sum would represent 0.11% of the projected 

construction budget of US$45,000.000. 

 

Contract Provisions 

The contract provided for the provision of the following services: 

• Preparation of license / permit applications to NEPA including:- 

a) Amendment / renewal and reassignment of existing development permit to 

include revised site layout plans, including building setback, landscape 

drawing showing protection of the beach berm by vegetation as discussed 

with the landscape architect, beach lighting minimized and pointing inland. 

b) NRCA permit to build and license to operate redesigned sewage treatment 

systems (designs for systems  to be first submitted to the Environmental 

Health Unit – Ministry of Health prior to be sent to NEPA) 

c)  Beach Control Authority licenses for foreshore encroachments (pier, 

beach clearance supported by the appropriate coastal engineering study) 

d) Confirmation that the flood control works have been completed according 

to the approved designs and that the system is operational. 

• Ensure that the project is constructed and operated with due regard for the 

environmental characteristics of the site and in full compliance with the 

conditions set out in the development permit issued by the NRCA 

including implementation of the mitigation measures specified in the EIA 

Report prepared by the consultant in September 1997. 

• Liaise closely with the Architect for the project, the contractor and with 

other consultants. 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 

planning, programming, execution or completion of the development or 

undermine the cost estimates. 
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2.4.14 WASTE WATER TREATMENT PLANT DESIGNER 

McDonald Group International Inc. -  A Florida based Consultant firm in Waste Water 

Treatment Plant which had been providing engineering consultation services to a 

number of Sandals Resorts International wastewater projects was engaged by the UDC 

to provide Design Consultant Services for the Provision of Waste Water Treatment 

Plant for the Beaches Whitehouse project. The contract between Ackendown Newtown 

Development Company Ltd and McDonald Group International Inc. was signed 

November 14, 2002.  

 

The agreed fee for Design Consultant Services for the Provision of Waste Water 

Treatment Plant was a fixed fee of US$7,300.00 plus expenses. This fee would 

represent 0.02% of the proposed construction budget of US$45,000.000.00. 

 

The contract provided for the provision of the following services: 

• Prepare Engineering design drawings and specifications for Waste Water 

Treatment Plant for the project 

• Liaise closely with the Architect for the project, the contractor and with 

other consultants. 

• Where specialist consultants and/or contractors design part or parts of the 

project, be responsible for ensuring the design of such part or parts is 

consistent with the other parts of the project and for integrating such 

specialist designs into the project as a whole. 

• Provide construction consultation services to include monitoring of the 

construction to conform to the design and specifications. 

2.4.15 INTERIOR DESIGNERS 

Hospitality Purveyors Inc. –  Was recommended by Gorstew Limited based on the 

fact that they had completed the interior designs on several Sandals and Beaches Hotel 

projects. The selection was agreed by the Joint Venture Partnership and Hospitality 

Purveyors Inc. was appointed January 2001 as Consultant Interior Designers for the 
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project.  

 

The formal contract between Ackendown Newtown Development Company and 

Hospitality Purveyors Inc. was signed on July 15, 2002.  

 

The agreed fee for Interior Design services was a fixed fee of US$400,000.00 plus 

expenses. This sum would represented 0.89% of the projected construction budget of 

US$45,000.000.00. 

 
Contract Provisions 

Hospitality Purveyors Inc. was engaged to provide Interior Design services in relation to 

the planning, design construction and completion of the project.  

 

The services outlined in their contract comprised:- 

• DESIGN CONCEPTS - Sketches of layouts, furniture and fabric samples, 

colour swatches, necessary to portray concepts for preliminary review. 

• Drawings – Furniture layouts; floor finishes including plumbing 

requirements; wall finishes including electrical & lighting layouts; reflected 

ceiling plans; typical elevations; details as required. 

• Coordination with Mechanical & Electrical engineer – To identify electrical, 

air conditioning and plumbing requirements including specifications. 

• Presentation Boards – showing construction interior design finishes and 

specifications and furniture & fixtures including decorative lighting designs 

& specifications. 

• Model Room – Assist in the preparation of a model room 

• Quotations – Quotations or prices for interior design finishes & furnishings 

and fixtures based on budgets established by the Project Manager. 

• Control Books – control sheets showing recommended manufacturer or 

supplier, location corresponding to interior design drawings, specifications, 

samples, quotations ex factory or FOB country of supply, approximate 

quantities. 
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• Installation Supervision – Monitor and supervise the installation of interior 

finishes, furnishings and fixtures.  Coordinate with the Architect, provide 

additional design details as necessary, provide on site representation 

during critical installation periods, inspect and submit detailed snag lists. 

 

The time frame for performance of these services was as follows; 

Design concepts                                   -    31 December 2001. 

Drawings                                              - 30 June – 31 July 2002 

Presentations Boards, Guest rooms    -   31 May 2002 

Presentations Boards, Public area    - 31 July 2002 

Control Books - Guestrooms 

Construction related finishes     - 15 June, 2002 

Furnishings etc.                      -     31 July, 2002 

Control Books – Public Areas 

Construction related finishes      -      August 1 to Sept. 30, 2002 

Furnishings etc.                       -      Oct. 31, 2002 

 

2.4.16 CAPITAL OPTIONS LTD 

Capital Options Ltd. was engaged by the UDC in April 2001 to prepare a Due 

Dilligence Package for the project and assist in preparing the application under the 

Hotel Incentives Act. Their formal appointment was effective on April 30, 2001 but, the 

contract between Ackendown Newtown Development Company Ltd and Capital Options 

Ltd was not signed until March 18, 2002.  

 

The agreed fee for Due Dilligence Package was a fixed fee of Ja$705,000.00 and the 

fee for Application under the Hotel Incentive Act was Ja$235,000.00 plus expenses. 
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This total sum would represent 0.04% of the proposed construction budget of 

US$45,000.000.00. 

 

The contract provided for the provision of the following services: 

• Prepare a due diligence package for the project for the purpose of raising 

the required debt financing for the development to include:- 

a) An evaluation of the economic and financial feasibility of the project. 

b) Co-ordinate with Nevalco Consultants (Project Manager’s Representative) 

to assign pre-financing activities for the financing phase of tne project. 

c) Recommending strategies to minimize risks to the project and contribute 

positively towards a successful project. 

• In Conjunction with Gorstew Limited, assist in the preparation of the 

Application for Hotel Incentives under the Act. 

 

2.4.17 CHARSAL MARKETING INC. 

This Florida based company was chosen by competitive tender for their services as 

purchasing agent for the FF&E items on the Project.  They tendered against Hospitality 

Purveyors Inc. and won with a quote of 6.0% fee chargeable on the value of the FF&E 

goods delivered. This compared to the 6.5% fee plus additional cost of warehousing 

quoted by Hospitality Purveyors Inc. 

 

The contract between Ackendown Newtown Development Company Ltd and Charsal 

Marketing Inc.  was signed on July 3rd, 2003.  

 

The contract provided for the provision of the following services:- 

• Identify and obtain quotations from suppliers for the FF&E. 

• Negotiate with the suppliers and make reports and recommendations as to 

the recommended suppliers, and purchase the items. 

• Inspect and monitor the shipment of the good to final delivery to site.      
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2.4.18 AQUADYNAMICS DESIGN GROUP INC. 

Aquadynamic Design group Inc. was engaged by the UDC in 2002 to provide Design 

Consulting Services for the provision of Pools, Spas and Fountains for the project. Their 

formal appointment was effective on January 6, 2002 but, the contract between 

Ackendown Newtown Development Company Ltd and Aquadynamics Design Group 

Inc.  was not signed until January 6, 2003 

 

The agreed fee for Design Consulting Services for the provision of Pools, Spas and 

Fountains was US$34,500.00 plus expenses. This total sum would represent 0.08% of 

the proposed construction budget of US$45,000.000.00. 

 

The contract provided for the provision of the following services: 

• Prepare Engineering Drawings for Pools and Spas. 

• Liaise closely with the Architect for the project and as necessary with the 

other consultants 

• Endeavour to maximize the cost effectiveness of the design services for 

the project 

2.4.19 APPLIANCE TRADERS LIMITED 

This Company was engaged by the UDC in 2001 to provide Design Consultancy 

Services for Food and Beverage, Laundry Equipment and Cold Dry Storage Equipment 

for the project. Their formal appointment was effective on November 1, 2001 but, the 

contract between Ackendown Newtown Development Company Ltd and Appliance 

Traders Limited was not signed until September 1, 2002.  

 

The agreed fee for Design Consultancy Services for Food and Beverage, Laundry 

Equipment and Cold Dry Storage Equipment was a fixed fee of Ja$3,406,500.00 plus 

expenses. This total sum would represent 0.16% of the proposed construction budget of 

US$45,000.000.00. 
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As part of their bid for the the supply and installation of the Food Service, Laundry and 

Hot Water Equipment, this agreed fee for consultancy Services was to be considered as 

a rebate if they were awarded the contract. (Appendix 2-3) 

 

The contract provided for the provision of the following services: 

• Provide design and consultant advisory services for Food and beverage, 

laundry equipment and Cold Dry Storage Equipment (inclusive of their 

specific ventilation, electrical and hot water / steam requirements) to 

include provision of CAD drawings and details, utility requirements of each 

area, equipment layout and specification. 

• Liaise closely with the Architect for the project and as necessary with the 

other consultants 

• Endeavour to maximize the cost effectiveness of the design services for 

the project 

• Draw to the attention of the Company and other consultants any 

circumstances encountered or foreseen which may imperil the efficient 

planning, programming, execution or completion of the development or 

undermine the cost estimates. 

• Where Specialist Consultants and / or Contractor design part or Parts of 

the project, be responsible for ensuring that the design of such part or 

parts is consistent with the other parts of the project and for integrating 

such specialist designs into the project as a whole.. 

 

2.4.20 A.R.T. INC –  

A.R.T. was contracted in May 2003 to provide Audio, Video and Lighting working plans 

for the entertainment systems for the project. The contract between Ackendown 

Newtown Development Company Ltd and A.R.T. Inc was signed May 21, 2003.  

 

The agreed fee for Design Consultancy Services to provide Audio, Video and Lighting 

working plans was a fixed fee of US$2,575.00.  
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This specialist consultant was contracted to provide working plans for the audio, video 

and lighting for the entertainment systems for the project based on the “Specialist Light 

and Sound Design Brief” and current Sandals Standards for these systems to include 

the infrastructure requirements needed to accomplish the appropriate systems. 

 

2.5 APPOINTMENT OF SUB-CONTRACTORS 

 

2.5.1 NOMINATED SUB-CONTRACTORS 

A Nominated Sub-Contractor is a contractor selected by the Client to carry out specialist 

areas of work under the contract being executed by the main contractor and in this 

process the main contractor would be instructed to formulate a sub-contract with such a 

contractor. 

 

Under normal circumstances nominated sub-contractors are selected through the 

provision of  prime cost sums in the contract Bills of Quantities, and the main contractor 

may be invited to tender for such works if he has the necessary expertise in house for 

executing these specialist works.  In the case where areas of work could not be 

accurately determined at contract preparation stage, provisions are made in the contract 

Bills of Quantities by use of provisional sums and the main contractor is usually asked 

to tender/quote for these works. 

The nominated subcontractors identified under this project were:- 

2.5.2 MILLWORK 

Projex Building Materials Limited -  This Tel-Aviv, Israel company was contracted in 

2004 to manufacture and install millwork for the project. The Minor Works contract 

between Ackendown Newtown Development Company Ltd and Projex Building 

Materials Limited was signed November 14, 2004. 

 

We consider this arrangement inappropriate as Projex Building Materials should have 
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been contracted through Ashtrom Building Systems as a Sub-Contractor and not 

contracted with the Client – Ackendown Newtown Development Company Ltd. 

 

2.5.3 FOOD SERVICES, LAUNDRY AND HOT WATER EQUIPMENT 

Appliance Traders Limited -  Was contracted in 2004 to supply and install Food 

Services, Laundry and Hot Water Equipment for the project. The Minor Works contract 

between Ackendown Newtown Development Company Ltd and Appliance Traders 

Limited was signed November 14, 2004. 

 

The Audit Team considers this arrangement inappropriate as Appliance Traders Limited 

should have been contracted through Ashtrom Building Systems as a Nominated Sub-

Contractor and not contracted with the Client – Ackendown Newtown Development 

Company Ltd. 

 

2.6 DOMESTIC SUB-CONTRACTORS 

A domestic sub-contractor is a contractor engaged by the main contractor to carry out 

sections of the works which the main contractor was contracted to carry out and he 

chooses to sub-let  that section of his contract. There were some 103 No. domestic sub-

contractors and suppliers engaged on the project. 

 

The identification and/or selection of these sub-contractors and suppliers was the sole 

responsibility of the Main Contractor Ashtrom Building Systems Limited who was 

contracted to provide materials and labour to carry out and complete the works in 

accordance with the plans and specifications provided by the Specialist Consultants – 

Architects, Engineers, Interior Designers etc. and for the prices contained in their 

contract as  agreed with the Consultant Quantity Surveyor. 

 

In response to our letter dated January 19, 2006, (copy attached at Appendix 2-4.) 

requesting information re areas of work for which Tenders/Quotations were obtained on 
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the project, the Urban Development Corporation, supplied us with documents indicating 

the following as listed below.     

 
Areas of Work 

Landscaping wooden Decks      - Only one quotation was obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Fencing on both sides of 

Entrance Road                          - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Waste Water Plant                   - Only one quotation was obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Water Treatment Plant            - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

Earth fill to areas                     - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Handrails                                 - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

Back of House Fence              - Two quotations were obtained through   Ashtrom 

Building Systems Limited for this area of work. 

 

Dry wall installations                - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Copper Gutters etc.                - Only one quotation was obtained through Ashtrom 

Building Systems Limited for this area of work. 
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Copper Dome Roof                - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Metal Roof Sheeting             - Two quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 

Back of House – Interior      - Two quotations were obtained through 

Windows Ashtrom Building Systems Limited for this area of 

work. 

 

Landscaping and Irrigation    - Tenders were issued by Nevalco Consultants Limited 

to three contractors, who all made returns. 

 

Plumbing Room Blocks        - Three  quotations were obtained through Ashtrom 

Building Systems Limited for this area of work. 

 Two quotations were returned on 14th August, 2002, 

while the third  was returned on 16th August, 2002. 

  

Staff Housing                         - Two quotations were obtained for this area of work.  
The first quotation from Royale Homes Limited was 
obtained on October 10, 2001.  That of the second 
from Ashtrom Building Systems was obtained June 9, 
2003.  In Ashtrom’s quote they indicated that their 
quote was based on Royale Homes proposals dated 
October 10, 2001 

 

As can be seen from the above, the project did not benefit to any large degree from 

competitive tendering/quotations. In most cases only two quotations were obtained and 

this limited the choice of contractors to execute the works. 

 

In the case of plumbing for the Room Blocks, the procedure whereby  one quote is 

received on a particular day and the second on another day, both  being two days apart, 

is undesirable and does not stand up to fair practices. In the case of the quotes for Staff 
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Housing, the procedure was even more undesirable, with the quotes being over one-

and-a-half years apart.  

 

The second contractor indicating that his quotation was based on the first contractor’s 

quotation.  Indicating that the first contractor’s quote was available to them.  This again 

is a very undesirable situation and does not stand up to fair practices. 

 

The procedure whereby the selection of domestic contractors by the contractor, 

Ashtrom Building Systems Limited, had to be approved by the Project Management 

Team/Consultants, indicates that there were processes in place for controlling the 

expenditure on the project.  In approving these contractors, the provision of sums for the 

areas of work, would have either been included in the Contract Sum as Provisional 

Sums or they were Variations. 

 

This approval process would therefore have provided opportunities for project cost 

projections and any cost over-runs would have been an evolving process, which should 

have been closely monitored and revised cost projections presented to ANDCO Board. 

 

The above list of tender/quotations, we are sure is not exhaustive or even complete, but 

the team can only present the analysis of documents we were provided with. 

 

2.7 SUMMARY   

The contracts the Audit Team have examined between the Client Ackendown Newtown 

Development Company Limited and Contractors, Consultants and Sub-Contractors, 

contained adequate provisions for requisite services for the successful carrying out of 

the works in designing and constructing the 400 room hotel project. 

 

The fact that almost all consultants were selected by a non-competitive process should 

not have affected their overall performance on the project, but the selection and 

negotiations of fixed price contracts with the selected consultants succeeded in 
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obtaining a fair price for the services rendered by these consultants. 

 

The total amount paid out for the negotiated professional services amounted to 

approximately 6.0% of the projected construction budget of US$45,000,000.00, a very 

competitive amount compared to at least 12.0% under normal market conditions.  

However, it should be pointed out that obtaining these competitive fees does not justify 

the circumvention of any relevant procurement rules and guidelines. 

 

The net fees paid for professional services represent approximately 3.0% of the final 

construction cost, an amount we consider to be more than reasonable, considering the 

vast number of professionals who were engaged in the planning and construction of this 

hotel project. 
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IMPACT OF EXTERNAL INFLUENCES ON 

PROJECT 
 

3.1 PREAMBLE 

In examining the external factors that influenced the Project, the Team identified the 

following main contributors: 

• Inflation 

• Rate of Exchange 

• Weather Conditions 

• Nine-Eleven Terrorist Attacks 

• Taxation 

 

3.2 INFLATION  

The Team got assistance from the Planning Institute of Jamaica (PIOJ) with respect to 

the Key Economic Indicators 2001-2005 regarding inflation.  This paper is attached in 

Appendix 3-1. 
 

The paper indicates, “Between 2001 and 2002 general price movements were 

contained within the single digit levels that the government targeted for the medium 

term.  However, for 2003-2005 the inflation rate remained at double digit levels but 

reflected a declining trend each consecutive year.  The higher levels of inflation in the 

three year period were triggered by the escalation in the price of oil on the world market 

particularly since the Iraq war in 2003.  In addition, domestic importation of refined fuel 

instead of crude oil increased owing to the closure of the Petrojam refinery for an 

extended period to facilitate repairs and maintenance.  Weather related disruptions such 

as Hurricane Ivan in 2004 which devastated agriculture production forcing the 

importation of food was also a contributory factor”. 
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The paper also indicated that during the period 2001-2005 the period of construction of 

the Sandals Whitehouse Hotel, there was a significant increase in inflation from 8.8% to 

approximately 13%. 

 

There was also a significant increase in inflation in the grouping, “Other Housing 

Expenses” that includes lumber, cement, steel, paint, general household help, light, 

water and/or sewage, telephone and dry cleaning.  

 

Significant increase in transportation expenses, for example bus fare, taxi fare, airfare, 

motorcars, petroleum, oil and tyres also occurred during this period. 

To be more specific there was increase in the cost of construction caused by labour and 

material fluctuations based on the extended period of construction which went over to 

another two year period wage cycle. 

 

The average weekly wage rates for construction workers increased by over 80% in the 

period 2002 -2004. 

 

The Joint Industrial Council of Construction (JICC), which regulates the labour rates in 

the construction industry, negotiates increased rates every two years.  An allocation 

was made for this in the Budget.  However the extended construction period went over 

into another two year cycle resulting in increases over and above the original allotment. 

 

3.3 RATE OF EXCHANGE  

The currency of the Construction Contract was the United States Dollar.  This actually 

helped to reduce the effect of the devaluation of the Jamaican Dollar against the U.S. 

Dollar in the purchasing of construction materials over the period of the project.  

 

However, some items such as the tiles were purchased in Euro currency.  This resulted 

in increased cost for these items as a result of the fluctuation of the US Dollar vis-à-vis 

the Euro. 
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In addition the basic cost of some imported materials increased over the period. 

3.4 THE EFFECT OF THE WEATHER 

3.4.1 Hurricane Ivan and Other Storms 
Hurricane Ivan in September 2004 had a number of effects on the project.  Firstly it 

exposed a 3ft. layer of peat near the Italian room block and central facilities.  This 

necessitated removing about 500 tons of peat not previously contemplated. 

 

On the other hand it significantly improved the beach when it exposed the peat referred 

to above.  Other effects of the Hurricane included flooding of the ground floor areas. 

 

It should be noted, however, that the roofing systems performed very well and stood up 

to the force of the hurricane. 

 

We were advised that the active hurricane seasons particularly in 2004, affected the 

timely shipping of vital construction materials and FF&E.  This contributed to delays in 

the completion of the hotel and to price increases of some materials. 

 

Additionally the related bad weather led to minimal damage to the hotel and work 

stoppages, which contributed to extension of time to the project. 

 

3.4.2 NINE ELEVEN TERRORIST ATTACK 
The World Trade Centre Disaster led to a serious downturn in international airline travel 

and severe reduction in world tourism.  The Audit Team was advised that, following this 

downturn, a decision was made to change the name of the Hotel from Beaches to 

Sandals.  This was due to the fact that the Sandals Brand was more recognized in the 

international tourist trade and more marketable.   

 

This change did not have major physical or cost implications. 
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3.5 TAXATION (CESS) 

In the fiscal year 2003/2004, the Government of Jamaica imposed a 4% Cess on all 

imports inclusive of all capital goods and raw materials.  All such goods imported for 

construction of the hotel were subject to this tax.  This resulted in an additional cost to 

the Project of (US$128,655.00). 

 

3.6 CONCLUSION 

In conclusion, external influences did not have a very significant effect on the cost of the 

Project.  However, there were some delays on the construction program mainly due to 

the adverse weather conditions. 
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Standard  of  Completed Hote l  vs .  Benchmarked 
Hote l (s )  and Hote l  Fac i l i t ies   

 

4.1 PREAMBLE 

Many attempts were made to benchmark the proposed Beaches (later Sandals) 

Whitehouse Hotel to other, “recently completed hotel properties”. Indeed, there were 

some people involved in the project who indicated that Beaches Negril was the 

benchmark, while others indicated that it was actually the French Village at Beaches 

Turks and Caicos.   

 

Our investigations revealed that two Hotels were used as “Benchmark Hotels”.  These 

were Beaches Negril, to establish the initial Project Budget, and the French Village 

Beaches Turks and Caicos, to establish a physical example of acceptable construction 

work that was to be done at Sandals Whitehouse.  

 

It was also revealed that all the “players” involved in the project, i.e. the Developers, 

Project Managers, Consultants, Operators and the Contractor(s) were made aware of 

the standards expected. These standards were communicated verbally, in writing, and 

emphasized through visits (on more than one occasion) to both sites by the personnel 

involved in the project. These were also documented in the Hospitality Purveyors Inc. 

(HPI) and Sandals Resorts International (SRI) Manuals, and in the Technical Services 

Agreement. 

 

The standards expected were also spelt out in the Contract Documents Volume II 

Specifications as follows;  

 

“It has been agreed by all parties inclusive of Project Manager, Contractor, 

Architect and Operator, that the quality of work demonstrated in the 

construction and inspection The French Village rooms and blocks at 

Beaches Turks and Caicos establishes a physical example of acceptable 
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work.  The Contractor having represented that the construction of and 

finishing of the rooms and room blocks of the Beaches Whitehouse will 

conform to this minimum standard shall produce a sample room”. 

 

The forensic team visited and examined in detail the following hotels to review the 

standards and make comparisons; 

• Beaches Negril 

• Sandals Negril 

• The French Village at Beaches Turks & Caicos 

• Sandals Whitehouse European Village and Spa  

 

4.2 BEACHES NEGRIL, WESTMORELAND, JAMAICA  

Beaches Negril is a family resort Hotel with 225 keyed rooms (210 units because of the 

configuration of the suites), set on 12 acres of land.  It is located approximately in the 

centre of the seven-mile long beach known as “Long Bay” in Negril. It is bordered on the 

East by the main road, Norman Manley Blvd., on the North by Cosmo’s Restaurant, on 

the West by the Caribbean Sea and on the South by Swept Away Resorts. 

 

The site is relatively narrow, with the Eastern and Western boundaries longer than the 

Northern and Southern boundaries.  

 

The Hotel has the following facilities.  

• A gated Main Entrance and Porte Cochere  

• Small Lobby and Reception Area 

• Retail spaces (Gift Shop & Photo Shop) 

• Nine (9) three-storey Room Blocks 

• Four (4) Restaurants (inclusive of a Beach Grill) 

• Swimming Pools & Pool decks 

• Children’s Entertainment Facilities 
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• A Water park 

• Miscellaneous Entertainment facilities for Adults 

• A full service European Spa Facilities (constructed within the last two 

years) 

• Wedding Office 

• Back-of-House facilities 

• Staff Facilities and Accommodation  

• Infrastructural facilities 

 

Picture 4.1 Beaches Negril - Porte Cochere                                  Picture 4.2  Beaches Negril – Main Swimming Pool 

 

The central facilities and the back-of-house Facilities are located roughly in the middle 

of the property, parallel to the Eastern or road boundary. The other facilities, as listed 

above, are interspersed throughout the remainder of the site. 

 

The tennis courts, the basketball court and staff accommodation are located directly 

across Norman Manley Boulevard on 8 acres of land, which also forms part of this Hotel 

property. 

 

The room blocks are located to the north and south of the central facilities with the 

majority of the rooms having a view, from their balconies, of the Caribbean Sea, to the 

west.  
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 (See Pictures 4.3 & 4.4) 

 
Picture 4.3  Beaches Negril – Room Block                   Picture 4.4  Beaches Negril – Room Block 2 
 

The Infrastructure services are as follows; 

• Air conditioning; provided by mini-split a/c units installed throughout the 

entire facility.  

• Electricity; provided by the Public utility company with two (2) stand-by 

generators on site providing full back up power.   

• Water; provided by the National Water Commission. There are additional 

on-site storage facilities with a capacity of approximately 50,000 gallons. 

• Sewage; the Hotel is connected to the public sewer main.    

 

Architecturally, the design of Beaches Negril is an eclectic mix of contemporary styles 

with elements reminiscent of traditional or historic Jamaican building types. 

 

Externally the room blocks are identical in design, the only differences being the design 

of the stairs and corridors adjacent to the rooms, which is dictated by the proximity of 

the room blocks to each other. (See Pictures 4.5 & 4.6) 
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Picture 4.5  Beaches Negril – Room Block Stairs         Picture 4.6  Beaches Negril – Room Block Stairs & Corridors 
 

Following is a map depicting the layout of Beaches Negril. 

 
Picture 4.7  Beaches Negril – Site Map 
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4.3 THE FRENCH VILLAGE AT BEACHES TURKS & CAICOS, 
PROVIDENCIALES, T. C. I. 

The French Village at Beaches Turks and Caicos, which consists of 157 rooms in six 

two and three story blocks, is an addition to the original hotel. The construction period 

was approximately 12 months and it was completed in December 2000. The original 

hotel was constructed in 1996. 

 

As the name suggests, the French Village was designed with a very distinctive style of 

French Architecture to all its buildings. 

 

The French Village has the following facilities 

• A covered main entrance with guardhouse. This is also the main entrance 

for the entire Beaches Turks and Caicos Hotel. 

• A porte cochere 

• Central facilities, i.e. a small lobby/reception area with an office, a store 

room and public washrooms 

• Seven (7) two and three-storey room blocks 

• Three (3) restaurants and a bar 

• A swimming pool & pool deck with swim-up bar and whirlpools 

• An open-air amphitheatre 

• A “departure lounge”  

• Back-of-House facilities 

• The spa and gym, located nearby was expanded to service the additional 

rooms of the French Village.   

• The laundry and R.O. facilities were also expanded. These facilities are 

located in the back-of-house of the original Beaches Turks and Caicos 

Hotel. 
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Picture 4.8  Beaches Turks & Caicos – Porte Cochere         Picture 4.9  Beaches Turks & Caicos – French Village Walkways                

 

 
Picture 4.10  Beaches Turks & Caicos – French Village Swimming Pool 

 

The Infrastructure services are as follows; 

• Air conditioning provided using an air-cooled chilled-water system.  

• Electricity provided by the local electricity utility provider with a stand-by 

generator on site.  

• Water provided by the expanded R.O. plant.  

• The sewage for the French Village is connected to the original Hotel’s 

sewage system.    
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The central facilities, the “departure lounge” and the back-of-house facilities of the 

French Village are located along the southern “boundary” of the French Village. This 

also borders on the main entrance driveway to the rest of the hotel property. The other 

facilities, as listed above, are arranged in a semi-circle around the main pool and pool 

deck. None of the rooms have a view of the Sea. 

 

Picture 4.11  Beaches Turks & Caicos – French Village Room Blocks Facing Swimming Pool                   Picture 4.12                  
 
 
 
The following map on page 4 – 10 shows the layout of the Beaches Turks & Caicos 

French Village. 
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                Picture 4.13  Beaches Turks & Caicos– Site Map 
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4.4 SANDALS WHITEHOUSE HOTEL, ACKENDOWN, WESTMORELAND, 
JAMAICA 

Sandals Whitehouse is a, 400 room (360 keys), all-inclusive Hotel, and is constructed 

on a 40 acre site located at Ackendown, approximately 2 miles East of Whitehouse, 

Westmoreland. It is bordered on the East by the main road that runs between Black 

River and Savanna-La-Mar, on the North by lands owned by Gorstew Ltd., and on the 

West and on the South by the Caribbean Sea. The site boundaries are roughly equal on 

its four sides.  

 

The central facilities and the back-of-house facilities are located in the Southeastern 

section of the property with the Room Blocks located along the shoreline to the West. 

All the rooms have a view of the Caribbean Sea from their balconies.   

 

Access to the site is in the northeastern quadrant and the staff facilities are located 

along the eastern boundary of the site.   

 
Picture 4.14  Sandals Whitehouse Main Access 

 

The Energy Center, and recreational facilities are located approximately in the center of 

the site. The Sewage Plant is located along the Northern Boundary.   
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The Hotel has the following facilities. 

• A gated main entrance with electronic barrier and a very long driveway 

• Large porte cochere  

• Large lobby and reception area 

• Conference facilities 

• Ballroom 

• Theatre 

• A stand alone retail building 

• Suite concierge 

• Departure lounge 

• Wedding office 

• Three (4) four-storey room block “Villages” 

• Eight (8) restaurants (inclusive of the beach grills) 

• Aerobics room and gym 

• 2 squash courts 

• 4 tennis courts 

• 3 swimming pools, dive pool & dive shop 

• Jetty for water sport activities 

• Entertainment facilities e.g. piano bar 

• A full service European spa facility  

• Back-of-house facilities 

• Staff facilities and accommodation  

• Security cameras along fenced perimeter. 

• Extensive tiled walkways, central plaza and courtyard 

(See Pictures 4.15 & 4.16) 
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Picture 4.15  Sandals Whitehouse Tiled Central Plaza             Picture 4.16  Sandals Whitehouse Tiled Courtyard 
 

The Infrastructure services are as follows; 

• Air conditioning provided using a water-cooled chilled-water system.  

• Electricity; provided by the Public utility company with a stand-by 

generator on site providing full back up power.   

• Water is provided by the National Water Commission with on site storage 

tanks with a capacity of Two Hundred and Sixty Thousand (260,000) US 

gallons, of which Ninety Thousand (90,000) US gallons is reserved for fire 

fighting purposes only. 

• The Hotel has its own sewage treatment plant.    
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Picture 4.17  Sandals Whitehouse – Site Map 

 

 

 

4.5 COMPARISON OF HOTELS 

On our visits to the sites the Audit Team examined the facilities and amenities provided, 

the architectural design and detailing, the standards of furnishing, fixtures and 

equipment and the infrastructure installed. Table 4.1 below summaries the team’s 

observations. 
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In general, the scope and size of Sandals Whitehouse, the standards of specifications, 

and the sophistication of its infrastructure are far more superior to what exists at 

Beaches Negril. 

This is clearly evident in the following area.   

 

• The porte cochere at Sandals Whitehouse is much more expansive, 

ornate and with more elaborate detailing than the porte cochere at 

Beaches Negril. 

Picture 4.18  Sandals Whitehouse – Porte Cochere                         Picture 4.19  Sandals Whitehouse – Porte 

Cochere                          
 

• The central facilities at Sandals Whitehouse are much larger than at 

Beaches Negril and have far more amenities.  There is no distinct lobby 

area or front desk at Beaches Negril.  The adjacent “Great Room” 

Beaches Negril is used as the waiting area when checking in and 

checking out guests.  The interior design of this space is similar in 

standard to Beaches Turks and Caicos. 

• There are no ballroom or conference facilities at Beaches Negril. 

• There is a theatre at Sandals Whitehouse akin to a “scaled down” version 

of the Ward Theatre in Kingston with fitments and finishes that are far 

more elaborate than that at Beaches Negril which has a very basic 

covered amphitheatre. 

Sect 4 - 14 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                 [AUGUST 2006] 

• The restaurants and retail spaces at Sandals Whitehouse are superior to 

and are not of the same standard as those at Beaches Negril. This in 

terms of numbers of units, the size of these facilities and with the 

exception of one restaurant at Beaches Negril, the quality of the interior 

design. 

• The kitchen and back-of-house facilities at Sandals Whitehouse are more 

elaborate than those at Beaches Negril. This in terms of the layout, the 

size, and the quality and sophistication of the fixtures and systems. The 

staff facilities at Beaches Negril was not air-conditioned and was not 

furnished to the same standards as at Sandals Whitehouse. 

• The swimming pools at Sandals Whitehouse are greater in number, larger 

and more elaborate in design and finish than those at Beaches Negril.  

 

 
Picture 4.20  Sandals Whitehouse – Main Swimming Pool                          

 

• At Beaches Negril there is a “water park” equipped with a waterslide and a 

“lazy river” for children. This was installed after the hotel was completed in 

1997. There is no comparable facility at Sandals Whitehouse. 

• The air conditioning, sewage disposal system, and electrical supply at 
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Sandals Whitehouse are more sophisticated and technologically advanced 

than those Beaches Negril.  

• The amenities provided in the basic room at Beaches Negril are similar to 

what is provided at Sandals Whitehouse. However the rooms at Sandals 

Whitehouse are better appointed, e.g. louvered doors for the closets, and 

the use of more elaborate tiling.  

 

The consultant Quantity Surveyor did use Beaches Negril as a “benchmark” in arriving 

at an initial Project Budget for Sandals Whitehouse. However the designs, standards 

and specifications at Sandals Whitehouse have turned out to be far more elaborate than 

those at Beaches Negril.  

 

The French Village at Beaches Turks and Caicos was used as the benchmark for the 

standards and quality of workmanship required. The Room Blocks at Sandals 

Whitehouse Hotel when compared to The French Village at Beaches Turks and Caicos 

is similar in its use of a French style of architectural treatment to its external façade and 

roof except that there is no balcony. The layout of the rooms, its finishes and interior 

design are also similar to that at Sandals Whitehouse Hotel. 

 

As for amenities, the French Village at Beaches Turks and Caicos is designed almost 

as a “stand-alone” or as a semi-independent “satellite” of the Beaches Turks and Caicos 

Hotel.  At Sandals Whitehouse, the “village room-block concept” is basically a block of 

rooms with a swimming pool, pool deck a beach bar and a restaurant, as is the case 

with the French and Dutch Village Room Blocks, while the Italian Room Block has hot 

tubs instead of a swimming pool and has no restaurant or beach bar. 

 

On the whole, the levels of specifications and finishes at Sandals Whitehouse are far 

more elaborate than that exhibited at the French Village, Turks and Caicos. 

For example;  

• The design of the swimming pools, hardscaping and landscaping at 

Sandals Whitehouse are more elaborate and is of a higher level of 
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finishes than those at Beaches Turks and Caicos 

• The pool deck at Sandals Whitehouse is finished with an elaborate 

Italian porcelain tile finish.  

• The restaurants and back-of house facilities at Sandals Whitehouse 

are much larger, more elaborate, and the specifications are far greater 

than those at Beaches Turks and Caicos.  

• The interior design of the rooms, central facilities and the departure 

lounge at Sandals Whitehouse are of a higher standard than those at 

Beaches Turks and Caicos, e.g. the rooms have no balconies.  

• The balustrades at Sandals Whitehouse are manufactured using cast 

iron while those at Beaches Turks and Caicos are manufactured using 

extruded aluminum sections.  

• The exterior mouldings at Sandals Whitehouse are of coral stone while 

those at Beaches Turks and Caicos are fabricated using concrete. 

• The corridor ceilings at Beaches Turks and Caicos are not rendered. 

 

The standards and quality of the workmanship at Sandals Whitehouse are comparable 

with that at the French Village, Beaches Turks and Caicos.  At the time of the Audit 

Team’s visit to Sandals Whitehouse there were two notable exceptions, the sewage 

tanks and the underground electrical cables, topics that are dealt with in Section 7 of 

this report. Other examples of poor or incomplete work observed were, light fixtures not 

installed, the painting of ceilings not finished in some areas, leaking air-conditioning 

drains, landscaping not complete and damaged gratings.  

 

In comparing the three hotels, it is the opinion of the Audit Team that Sandals 

Whitehouse far surpasses the other two hotels in their overall design, detailing and 

standards of specifications. It is our opinion that Sandals Whitehouse is an upscale 

Four-Star facility.  A more detailed explanation is given in Chapter 8. 
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TABLE: COMPARISON OF COMPLETED HOTELS 
FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

 
Main Entrance/Porte 
Cochere 
   

 

Large and very dominant Port Cochere 

with adjacent Collonade running along 

the front  of the Central Facility Building

 

Small Porte Cochere. Less dominant in 

design.  Approximately 600 s.f. 

 

Covered Entrance Gateway and 

Guardhouse. 

 

 
Smaller Porte Cochere.  

Approximately 500 s.f 

 
Central Facilities 
Lobby/Reception Area 
 

 

Large “double height” Lobby with domed

ceiling. Large front Desk with extensive 

Administrative Offices behind. 

Elaborate internal detailing and finishes

• Theatre 
• Ballroom with external courtyard
• Conference/Boardroom 

Elaborate External façade treatments 

 

 

Much smaller Lobby and Front Desk 

(appx. 1200 s.f.). 

Internal detailing and finishes are 

similar but not as elaborate as at 

Sandals Whitehouse. 

 

• Washrooms and store room 
across    courtyard 

 

 

No distinct Lobby area or Front Desk

Adjacent “Great Room” is used as th

waiting area for checking in and 

checking out. 

Interior Design similar in standard to 

beaches Turks & Caicos. 

 
Retail 
 
 
 

 

• Photo shop 
• Two (2) Gift shops 
• Duty Free shop 
• Unfinished retail space 
 

 

 

 

 

No retail facilities in the French Village 

(retail facilities located in original Hotel) 

 

 

 

 

 

• Photo shop 
• Gift shop 
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FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

Room Blocks  
Standard Rooms 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
360 Keyed Rooms in 3 “Villages” 4 

Floors high. 

 

Typical rooms, including balcony, 

approximately 480 s.f.   

 

 

 

Bathrooms. Bath and W.C. are 

located in a separate enclosure. 

Dressing area is separate with 

counter top basin. 

 

 

 

Closet with louver doors in Dressing 

Area. 

 

“Window” in the Bathroom is of 

“glassblocks”. 

 

Extractor Fans 

 

Floor finish – ceramic tiles 

 

 

157 Keyed Rooms. 

 

 

Rooms are similar in design to Sandals 

Whitehouse, approximately 270 s.f.  

with no Balcony  

 

 

Physical dimensions of the Bathroom 

are the same as at Sandals Whitehouse 

but, the Bath, W.C. and Counter Top 

basin are together. There is a second 

Counter Top Basin in the adjacent 

Dressing Area  

 

Closet with louver doors in Dressing Area

 

 

No Window in the Bathroom. 

 

 

Extractor Fans 

 

Floor Tiles similar to  

Sandals Whitehouse 

 

225 Keyed Rooms 9 blocks 3 floors 

high. 

 

The rooms are similar in design to 

Sandals Whitehouse and Beaches T

& C.  Large Balcony, almost the 

same width as the Room. 

 

Layout of the Bathroom is different. 

The amenities the same as at 

Sandals Whitehouse.  

 

 

 

 

Larger Closet with no doors. 

 

 

Louvre Window in Dressing Area. 

 

 

No Extractor Fans 

 

Floor Tiles similar to  

Sandals Whitehouse 
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FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

Room Blocks  
Standard Rooms 
(Cont’d) 

 

 

Walls of bathroom – ceramic tiles, 

including tile mouldings, with an 

elaborate design 

 

Solid surface counters and basins 

 

No crown mouldings 

 

Flat Ceilings  

 

 

Skirting painted timber 

 

Light Fixtures - vary in type of designs 

and location.  

 

Furniture. King size bed, Desk, Armoire

Settee and Arm Chair and Coffee Table

Bed-side tables. Table and chairs on 

balcony. 

 

 

Bathroom tiles and counters similar to 

Sandals Whitehouse. 

 

 

Solid surface counters and basins 

 

No crown mouldings 

 

Flat Ceilings with Tray 

ceiling on upper floor only 

 

Skirting painted timber 

 

Light fixtures – as for Sandals 

Whitehouse 

 

Furniture. King size bed, Armoire, Arm 

Chair, Bed-side tables.  

 

 

 

 

Tiling not as elaborate. 

 

 

 

Solid surface counters and basins 

 

No crown mouldings 

 

Flat Ceilings only 

 

 

Skirting painted timber 

 

Light fixtures – as for Sandals 

Whitehouse 

 

Furniture. King size bed, Desk, 

Armoire, Settee, Bed-side tables. 

Table and chairs on balcony.  

Some rooms have two Queen size 

beds 
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FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

Deluxe Rooms 
 

Typical deluxe rooms including balcony

approximately 545 s.f. 

 

Bathrooms. Shower and W.C. are 

located in a separate enclosure.  

Separate area with double basins in 

counter top and Jacuzzi. 

 

Closet with louver doors in adjacent to 

entrance. 

 

“Window” in Bathroom is of 

“glassblocks”. 

 

Extractor Fans 

 

Floor finish - Ceramic Tiles  

 

Walls of bathroom – ceramic tiles, 

including tile moulding, with an elaborat

design. 

 

Solid surface counters and basins 

Crown Mouldings  

 

Flat Ceilings 

No Deluxe Rooms or Suites 

 
Rooms have interconnecting doors 

to allow two rooms to be used as a 

“suite” 
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FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

Deluxe Rooms (contd.) 
 
 
 
 
 
 
 
 
 
One bedroom Suites 
 
 
 
 
 
 

 
 
 
 
 

 

Skirting painted timber 

 

Light Fixtures - vary in type of designs 

and location.  

 

Furniture. King size bed, Desk, Armoire

Settee and Arm Chair and Coffee Table

Bed-side tables. Table and chairs on 

balcony. 

 

Typical one bedroom suite including 

balcony,  approximately 1090 s.f. 

 

Bathroom. Shower and W.C. are located

in a separate enclosure.  

Separate area with double basins in 

counter top and Jacuzzi. 

 

Closet with louver doors  

 

“Window” in Bathroom is of 

“glassblocks”. 

 

Extractor Fans 

 

Floor finish - Ceramic Tiles  

  
 
 
 
 
 
 
 
 
 

Typical one bedroom suites including

balcony 

 

Bathroom. Shower and W.C. are 

located in a separate enclosure.  

Separate dressing area with double 

basins in counter top  

 

Closet with out louver doors  

 

Louvre window in Bathroom  

 

Extractor Fans 

 

Floor finish - Ceramic Tiles  
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FACILITIES SANDALS WHITEHOUSE BEACHES T & C – French Village BEACHES NEGRIL

One bedroom Suites 
(Cont”d) 

 

Walls of bathroom – ceramic tiles, 

including tile moulding, with an elaborat

design. 

 

Solid surface counters and basins 

 

Crown Mouldings  

 

Flat Ceilings 

 

Skirting painted timber 

 

Light Fixtures - vary in type of designs 

and location. 

 

Furniture. King size bed, Desk, Armoire

and arm-chair in bedroom. Settee, Arm 

Chairs,  Coffee Table, Wet-bar and 

Armoire in Living Room. Table and 

chairs on balcony 

 

All rooms have a view of the Beach 

 
 

 Walls of bathroom – ceramic tiles, 

including tile mouldings 

 

 

Solid surface counters and basins 

 

 

 

Flat Ceilings 

 

Skirting painted timber 

 

Light Fixtures - vary in type of 

designs and location. 

 

Furniture. King size bed, Desk, 

Armoire, and arm-chair in bedroom. 

Settee, Arm Chairs,  Coffee Table,  

Armoire in Living Room. Table and 

chairs on balcony 

 
All rooms have a view of the Beach
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Corridors 
 
 
 
 
 
 
 

Façade 
 
 
 
 
 
 
 
Elevators/Elevator Lobby 

 
 
 

Typical 5’6” wide corridor. 

Balustrade fabricated using steel, with 

design in keeping with Architectural styl

of each “Village”. 

Ceramic tile floors and skirting.  

 
 
 

Design of the Facades are in keeping 

with the Architectural styles of the 

particular Room  

Block. 

Extensive use of “Coral Stone” finish 

and mouldings as design features 

throughout. 

 
Elevator Core Lobby “Building” is 

rectangular 

in plan with two elevators installed and a

“doglegged” staircase.      

Interior design of elevator is basic. 

Floors tiled with ceramic tiles.                

Walls finished using trowel-on finish. 

 

Each “Village” has its own Elevator 

Lobby. 

Typical 5’6” wide corridor 

Balustrade designs similar to Sandals 

Whitehouse. 

Fabricated using extruded aluminum 

sections.  

Concrete ceilings not rendered. 

 
 

Design of Façade not as elaborate as at 

Sandals Whitehouse. 

Mouldings made of Pre cast concrete.  

 
 
 
 
 

Elevator Core Lobby Building circular in 

plan and also has two Elevators. 

 

 Interior Design of Elevators, floor tiles 

and ornaments are more elaborate than 

at Sandals Whitehouse. 

 
Only one Elevator Lobby for entire  

French Village. 

 

Corridors on upper levels 

constructed using timber for the 

floors and balustrade. 

Corridor at ground level finished  

with concrete Tiles 

 

 

 

The facades of the room blocks 

are in keeping with the 

contemporary esthetics of the 

entire hotel complex and as such 

are very “simple” in comparison 

with Sandals Whitehouse or the 

French Village at Beaches, 

T. & C. 

No Elevators were installed.  
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Roof 
 
 
 

Fibreglass shingle on the French and 

Dutch Room Blocks. 

Clay tiles on the Italian Room Block 

Fibreglass shingle with scalloped ends.  

 

Fibreglass shingles . 

Restaurants  
 

5 Restaurants (including Pastry Shop) 

• Italian 
• Japanese 
• Caribbean 
• Buffet 
• Pastry 

 

 

Ceramic and porcelain floor tiles 

throughout 

 

Elaborate mill work on walls and some 

floors  

 
 
 

3 Restaurants (including Pastry Shop) 

and Bar 

 

 

 

 

Floor tiles – comparable  

in complexity  

 

Mill work – not as  

elaborate as at Sandals  

Whitehouse 

 

 

 

4 Restaurants (inclusive of Beach 

Grill)  

 

 

 

 

Floor tiles not as elaborate and of a 

lower specification. 

 

Mill work – not as  

elaborate as at Sandals  

Whitehouse 

 

 

 
Beach Bar and Grills 

 

2 “Beach” Restaurants 

  

 

 

 

 

None 

 

See above 
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Swimming Pools & Pool 
decks 

 

 

• Main Pool with swim-  up bar. 
• Two pools in French and          

Dutch Villages with swim-up 
bar. 

• Hot tubs in Italian Village 
• Dive Pool 
• Plunge Pool in Spa 
• Jetty 

 

Elaborate porcelain tiles with 

elaborate design 

 

Main pool with swim-up Soda Fountain, 

with a raised “colonnade” housing the 

whirlpools. 

• Water Park 
 

 

 

Ceramic tiles, not as elaborate in design

Two large pools with swim-up bars 

 

 

 

 

 

Ceramic and concrete tiles, not as  

elaborate in design 

 
Beach 

 

 
Beach along entire Western and 

Southern boundaries of property. 

 

 

 

 

Jetty constructed for watersports. 

 

 

Whitesand Beach along entire North-

western boundary of property but this 

facility not relevant in this comparison 

as the French Village is not adjacent to 

the beach. 

 

 

 

Whitesand Beach along entire 

Western boundary of property. 

No evidence of any infrastructure 

work along beachfrontage. 

 

 

No Jetty for watersports. 

Children’s Facilities 
 

 
 
 
 

No children’s facilities 

 

 

These facilities are located in other 

areas of the hotel property. 

 

Facilities include 

• Kid’s Kamp and 
Nursery 

• Krazy Golf and Kid’s 
Playground 

• Playground 
• Games Room 
• Electronic Games 
• Waterpark 
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Spa Facilities 
 
 

“Red Lane Spa” - Full service European

Spa  

 

 “Red Lane” - Full service European Spa. 

• Massage Room added to Spa 
during construction of French 
Village.   

 

“Red Lane” – Full service European 

Spa.  

(constructed 2004) 

Entertainment  
 
 
 
 

 

• Piano Bar/Lounge 
• Disco ( in Theatre) 
• Theatre 
• Sports 
• Electronic Games Facilities 
• 4 Tennis Courts 
• 2 Squash Courts 
• Basket Ball 
• Gym/Aerobics 
• Water Sports 
• Cable T.V. 

 

 

• Gym/Aerobics, part of original 
hotel  

• Cable T.V. 
 

 

• Piano Bar 
• Disco 
• Covered Amphi-Theatre 
• Sports 
• Electronic Games 

Facilities 
• Tennis Court 
• Basket Ball 
• Volley Ball 
• Gym/Aerobics 
• Water Sports 
• Cable T.V. 

 

Back-of-House 

  

  
 

• Kitchens   
• Large Laundry & House 

Keeping 
• Large Bulk Storage Areas

  
• Engineering/Maintenance 
• Employee Facilities 
• Garbage collection system 

 

  

Small Kitchen. Designed only to serve 

two Restaurants. Layout not as 

elaborate as at Sandals Whitehouse. 

 

 

 

Wall/floor/finishes – 6 x 6 tiles 

Porcelain tiles 

Garbage system Manual 

 

Smaller area 

Back-of-house facilities not as 

elaborate as at Sandals Whitehouse

“Capacity” appears to be designed 

with “off-site” back-up facilities in 

place. 
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Staff Facilities/ 
Accommodation 
 

Staff Housing facilities provided on Site 

consisting of Studios, one-bedrooms, 

two- bedrooms and one three-Bedroom

Apartment for the Manager. 

 

No on-Site staff housing facilities 

provided. 

Staff Housing facilities provided on 

“satellite” property across Norman 

Manley Blvd.    

 

Infrastructure/Services 
 
 
 
 
 
 
 
 
 

• Sewage 
• Electrical 
• Air Conditioning 
• Paved Areas (Roads and 

parking) 
• Water (National Water 

Commission) 
• Flood control systems and 

storm Water Drainage 
• Irrigation – using “grey water” 

from sewage plant 
• Back-up potable water 

storage and for and fire-
fighting emergencies 

• Extension to existing Sewage 
Plant 

• Electrical – Standby generator 
• Air Conditioning Plant 
• Paved Areas (Roads and 

parking) 
• Extension to RO Plant 
• Irrigation – using “grey water” 

from sewage plant 
• Back-up potable water storage 

• Public Sewage system 
• Electrical – Standby 

generator 
• Air Conditioning (split-

units) 
• Paved Areas (Parking)  
• Water (NWC) 
• Storm Water Drainage 
• Irrigation (NWC) 
• Water Storage – 30,000 

gallons 

Landscaping  
 
 
 
 
 
 
 
 

Landscaping at Sandals Whitehouse  

not mature. 

 

Landscaping in some areas not 

completed 

 
 
 
 
 

Landscaping not as elaborate and 

extensive  as at Sandals Whitehouse or 

at Beaches Negril 

Landscaping is more mature and 

extensive than that at sandals 

Whitehouse  
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Hardscape 
 

The walkways and Piazzas are 

elaborate in design and detailing. They 

are finished using ceramic and porcelain

tiles in the majority of areas. 

 

There are numerous and elaborate 

sculptures and fountains on the 

property, particularly in  

And around the Central Facilities. 

 

Extensive pathway  and landscape 

lighting  
 
 
Background music throughout the 

property 

The pathways are constructed with a 

concrete finish. The design is not as 

elaborate as at Sandals Whitehouse 

 

 

Less ornaments, sculptures and 

fountains 

 

 

Pathway  and landscape lighting not as 

extensive 

 

Background music throughout the 

property, similar to Sandals 

Whitehouse. 

Concrete walkways throughout the 

property 

 

 

 

No ornaments , sculpters or fountain

 

 

 

 

Pathway  and landscape lighting 

similar to Sandals Whitehouse 

 

Background music throughout the 

property, similar to Sandals 

Whitehouse. 

Miscellaneous Services 
 

• Central Nurses Station 
• Wedding Office/Wedding 

Gazebos 
• Concierge  
• Departure Lounge 
• Tour Desk/Office 

 

• Departure Lounge 
 

All other support facilities are located in 

the original Hotel 

• Nurses Station 
• Wedding 

Office(constructed/ren
ovated within the last 
two years)  

• Tour Desk 
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4.6 SANDALS WHITEHOUSE VERSUS INDUSTRY STANDARDS 

Comparing the facilities provided at Sandals Whitehouse versus Industry Standards the 

following are noted;  

 

• Rooms - The size of the rooms and the amenities provided at Sandals 

Whitehouse are standard for the hotel industry.  

• Central Facilities - The facilities and services provided at Sandals 

Whitehouse are above what is normally provided at an all-inclusive hotel. 

Facilities such as a theatre, a ballroom, conference facilities, an independent 

retail building and a “departure lounge” have been provided.    

• Restaurants - All the “specialist” restaurants at Sandals Whitehouse are of a 

very high standard.  

• Swimming Pools - The swimming pools at Sandals Whitehouse have more 

elaborate finishes, and in terms of size, surpass industry standards. 

• Back-of-House – At Sandals Whitehouse the entire back-of-house facility 

can be described as “state-of-the-art” and far surpasses, in terms of design, 

capacity and technology, what would normally have been required by 

industry standards. For example, the layout of the kitchens in terms of the 

delivery and storage areas, with specific areas for food preparation, and their 

relationship to the restaurants are extremely efficient and is much larger than 

what would normally have been provided. Other examples are the SOMAT 

automated garbage disposal system and the sophisticated laundry and 

housekeeping facilities. The Audit Team was advised that the sizes of the 

laundry and storage facilities are larger than normal due mainly to the 

remoteness of the property.   

• Services - The infrastructure at this hotel is superior to any other hotel that 

the members of the Audit Team visited during the course of this 

investigation. The size of the air conditioning and standby generator far 

exceed required industry standard.   
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REVIEW OF SPECIFIC MECHANICAL &  
ENGINEERING STANDARDS 

 

5.1 PREFACE 

The mechanical works on the Project included: 

• Air conditioning and exhaust systems 

• Hot and cold water systems 

• Laundry systems, boilers, washers driers press etc. 

• Cold storage, freezers,  

• Garbage disposal system 

• Loading and conveyer systems 

• Waste water disposal system 

• Irrigation systems 

• Fire sprinkler system 

Electrical power is required for all of these systems.  The majority of these systems are 

located in the back of house and central facilities.  In the original architectural design 

concept of May 2000, the service building, which included mechanical equipment, 

emergency generator and electrical switchgear, was located in the service yard to the 

south eastern end of the property which is in close proximity to the back of house and 

central facilities. 

 

The Design Architect, through Implementation Ltd., took the decision to move the 

service building (energy centre) from its original location, as the perceived high noise 

levels would affect guests using the central facilities and restaurants.  The energy 

centre was relocated to the northern end of the site between the room blocks and staff 

accommodation. 

 

This required larger and longer runs of underground cables to the central facilities 

resulting in increased electrical costs, and similarly longer and larger chilled water pipes 
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also resulting in increased costs. 

 

The electrical works encompasses all the systems involved in taking power from the 

public utility grid and distributing it to the various end users throughout the facility.  It 

includes: 

• Incoming supply: linking the main distribution system of the Hotel to the 

national grid owned by the Electricity Company via pole line connection 

and inclusive of all switches, links, protective devices and grounding. 

• Distribution: routing power via underground cables, from the main 

distribution centre to the various load centers such as the back of house, 

central facilities room blocks, staff housing, and retail area. 

• Connection to end-users: the localized routing of circuits from load 

centers to the various end users such as lights, convenience outlets, 

motors, and pumps. 

• Controls, Protection & Grounding:     protection of the electrical system 

from external factors such as lightning, protection of the end users and 

isolation from faults within the system. 

• Standby Facilities: connecting the main distribution center to an 

alternative power source in case the public supply is disrupted, including 

the generator, transfer switch and controls. 

• Special systems; infrastructure for special systems for communication, 

voice, data, and cable systems, security, and fire systems. 

 

The Audit Team looked at some of these systems and in particular the back of house 

systems, air conditioning system, sewage system, and electrical systems. 

 

5.2 MECHANICAL & ELECTRICAL CONSULTANTS 

The original company contracted to provide the mechanical and electrical designs for 

the project was Hardie & Kossally Ltd.  Their services were terminated for non-

performance in December 2002, approximately one year after the start of construction.  
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It is understood that efforts were made to have them join with another consulting firm in 

order to complete the work on time.  This however, did not materialize. 

 

A Resident Engineer (Edwin Hunter) was appointed in January 2003.  In March 2003, 

three months after Hardie & Kossally Ltd. was terminated, the main contractor Ashtrom 

Ltd. was asked to take up the responsibility for completing the designs for the electrical, 

mechanical, and plumbing systems. 

 

Basil Nelson & Associates Ltd. (BNA) was appointed to provide Supervising Electrical 

Engineering Services in December 2003, nine months after Ashtrom was given the 

responsibility for the M&E designs.  The Resident engineer died in May 2004, and BNA 

took up his responsibilities. 

 

The standards for the design and installation of the various systems were internationally 

accepted building and hotel standards and these are all listed in the specification 

volume of the building contract.  In addition to international standards, the works had to 

meet our local electrical, fire, environmental and health standards and the Sandals 

Resort International (SRI) standards. 

 

The construction contract documents for Ashtrom, allocated “section 10” for electrical 

and mechanical specifications, however that section was blank and we have not seen 

any specification documents.  Some specifications were included on drawings but this 

was not adequate for a project of this size. 

 

5.3 MECHANICAL WORKS 

5.3.1 BACK OF HOUSE SYSTEMS 
In general the systems in the back of house are similar to those in the other hotels 

visited.  However some systems, namely the laundry and the garbage disposal, are of a 

much higher standard at Whitehouse. 
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The laundry at Sandals Whitehouse is approximately 4,000sq.ft.in area. The laundry 

process is highly automated with a number of washers, dryers, press and folding 

machines systematically laid out for a very efficient operation. 

 

Picture 5.1 Sandals Whitehouse Laundry – Washers                      Picture 5.2  Sandals Whitehouse Laundry – Press and Folding  

                                                                                                                            Machines 

Picture 5.3  Sandals Whitehouse Laundry – Dryers                           Picture 5.4  Beaches Negril Laundry - Dryers 

 

This laundry is the largest and best of those we have seen at the other Hotels.  Based 

on the number of rooms at the hotel, and estimated ratio of linen per guest, this set up 

seems capable of handling at least twice the laundry the present hotel can generate.  

This represents a redundancy of 100%. 
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The garbage disposal system at Whitehouse is a Somat system.  This is an automated 

system that collects the waste from the restaurants and kitchen on a conveyor and 

sends it via high pressure vacuum pipes to the compactor.  The long runs of air and 

water pipes makes it an expensive system, but is a very hygienic one as it eliminates 

the collecting and hauling of the waste throughout the various areas to the compactor.   

 
                                          Picture 5.5 Sandals Whitehouse – Somat Garbage Disposal System 

 

The Somat system is a fairly new system in Jamaica and there were reported problems 

with the interconnecting pipes during the installation.  These were eventually corrected. 

 

The food prep area extends the entire length of the back of house and is equipped to 

service all five restaurants. 

5.3.2 AIR CONDITIONING 
Ashtrom, the main contractor, had overall responsibilities for the design of the air 

conditioning systems.  They engaged an Israeli company, ZVI Ronen Consulting 

Engineers Ltd. to do the designs. 

 

The designs in general seem to conform to the set standards.  It seems initially not to 

take energy conservation into consideration.  The local supervising consultant (BNA) 

reviewed the designs and specification and had discussions with the design engineer, 

which resulted in the systems having automated controls and an energy management 
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regulating system. 

The chilled water air conditioning system was designed with a 100% redundancy for the 

first failure.  This is not unusual for a hotel operation.  The preliminary load requirement 

determined by the engineers was 700 Tons.  However, three (3) 400 Ton chillers were 

installed giving a total of 1200 Tons.  When we visited the hotel only one chiller was 

running, and the hotel was reportedly fully booked.  This speaks to a 200% redundancy.  

This high level of redundancy significantly increased the cost of the air conditioning 

works as all the associated components, pumps, pipes, and cooling tower, had to be 

sized to handle this increased capacity. 

 

Observations 

• The location of some exhausts fans being too close to fresh air intake units, 

resulting in re circulation of the exhaust air: (roof of back-of-house). 

 
                                    Picture 5.6 Sandals Whitehouse – Exhaust & Fresh Air Intake  

 

• Problems with drain pipes for mini-split units in the back of house resulting in 

damp areas of the wall: (staff dining room) 

 
Picture 5.7 Sandals Whitehouse – Damp area on Wall from Air Conditioning 
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• Damp areas of the tennis courts identified as caused by leaking underground 

chilled water pipes. 

 

Comparison 
The water cooled chilled water system installed at Sandals Whitehouse is far more 

elaborate than the air conditioning systems installed at Beaches Negril or Beaches 

Turks & Caicos.  

  
Picture 5.8 Sandals Whitehouse –A/C Chiller controls                     Picture 5.9 Sandals Whitehouse – Air Condition Chiller 

 

At Beaches Negril, individual mini-split units are used to cool the room blocks and larger 

split units for the larger areas of the central facility.  There is no central plant with long 

underground distribution pipes.  The Beaches Negril system is therefore a cheaper 

system than the Sandals Whitehouse system.  

 
                                           Picture 5.10 Beaches Negril – Mini Split A/C Unit      
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The French Village at Beaches Turks & Caicos has a small air cooled chilled water 

system.  The condensing units are located in close proximity to the building therefore 

pipe runs are relatively short.  

 
                                             Picture 5.11 Beaches Turks & Caicos – A/C Chiller                       

   

The linear layout of the buildings at Sandals Whitehouse required long lengths of 

underground pipe infrastructure.  The initial cost of the water cooled system is high due 

to the additional cooling towers, pumps, and water treatment system.  The system at 

Sandals Whitehouse is the most expensive of the three but is the most efficient and 

reliable one with a longer service life. 

 

5.3.3 WASTE WATER DISPOSAL SYSTEM 

The wastewater disposal system involves the collection of wastewater from various 

locations throughout the Hotel, routing it to a central collection point for treatment of the 

waste and disposal of the effluent. 

 

McDonald Group International Inc had a contract to provide design consulting services 

for the provision of Waste Water Treatment Plant.  The original design was based on a 

standard SRI design and construction concept using round field erected bolted steel 

tankage for all waste water process tankage, a rotating mechanical sludge collector in 

the settling tank and diffused aeration for developing the aerobic biological process 

(McDonald Group letter May 22, 2001 – Appendix 5-1.) 
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The system installed works well and the grey water is used to irrigate the lawns.  

However, the collection and grey water tanks were changed from steel tanks to 

concrete tanks, for which Jentech Ltd, the consulting civil structural engineering on the 

project, did the structural designs.   The structural drawings for the sewage plant, 

Jentech drawing sheet S-032 dated Jan 15, 2004, (Appendix 5-2) received by the Audit 

Team, shows details for reinforced concrete foundations, and walls for the tank.  

However, there are no wall-to-wall intersections reinforcing details for the vertical walls.  

One would expect to see corner details on the drawing to guide the contractor in the 

construction process.  

 

The existing structural failure of the tanks (refer to pictures Pict 5-12 to 5-15) has 

reduced the effectiveness of the system.  The grey water tank cannot be filled to its 

designed capacity and the water has to be disposed of more frequently than desired.  

 

Picture 5.12 Sandals Whitehouse – Sewer Tank Failure             Picture 5.13 Sandals Whitehouse – Sewer  Tank  Failure 2 
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Picture 5.14 Sandals Whitehouse – Sewer Tank Failure 3         Picture 5.15 Sandals Whitehouse – Sewer Tank  Failure  4           

5.4 ELECTRICAL WORKS 

Hardie & Kossally, the original M&E Consultants did the electrical designs for the room 

blocks.  The main contractor, Ashtrom, having been asked to complete the designs for 

the other areas, engaged D.Bar – AKIVA Consulting Engineers an Israeli company. 

 

Basil Nelson & Associates (BNA), the supervising consulting engineers also did some 

designs with respect to the security systems and external lighting. 

 

The drawings we examined are complete with details and schedules, however, we have 

not seen the final as-built drawings. 

 

The electrical design outlines the incoming power supply arrangement, standby power 

interconnection, internal distribution to the various load centers, control and protective 

systems, and the lightning protection system. 

 

There are signs of over design in cables and panels for areas such as the staff facilities 

(Pict. 5-16), increasing the cost of the works.  Underground cables used in some areas 

are not suitable for the moist conditions e.g. cables going to the staff accommodations.  

This has implications for increased inspection and maintenance of the system. 
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Picture 5.16 Sandals Whitehouse – Over Designed Panel  

 

The supervising consultant (BNA) also advised that the standby generator was grossly 

oversized which increased the cost of the electrical component of the Project. 

 

The major light fixtures were specified by H.P.I.  The lamps used in these light fixtures 

are not the most energy efficient type.  The supervising consultant (BNA) did introduce 

energy efficient fixtures in areas such as the back-of-house and external areas. 

 

In some areas such as the ball room there was overloading of circuits controlling the 

light fixtures.  In the theatre the chandelier received was heavier than the structure 

provided could support.  This suggests that the specifications of the fixtures were 

received after the circuiting and designs were done or that the fixtures received were 

not those originally specified. 

 

KSA Engineers Ltd, a local domestic sub-contractor carried out the electrical installation 

work.  The installation is mostly acceptable.  In some areas, lights, cable straps, bolts 

and accessories used are not suitable for the salt air conditions such as on the jetty. 

 

There were a fair amount of variations due to the late addition of items such as the air 

conditioning controls, the FF&E light specification, the supply for the Somat garbage 

disposal system, sewage plant and back of house connection, security cameras and 
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cable television. 

 

The main complaint received from the operators Sandals, is the interruption of power to 

various areas.  This was confirmed by BNA as due to deteriorating underground cables.  

The cable used (XLPE) is suitable for moist conditions.  However, some areas are 

constantly underwater, which is not the environment for which the XLPE cable is 

designed.  Marine grade cables which is much more expensive should have been used. 

 

Observations 
The systems are generally well designed.  In some areas the type of light fixture 

installed is not ideally suitable.  For example the light bases of some fixtures do not sit 

properly on the circular poles in the outdoor restaurants.  

 
Picture 5.17 Sandals Whitehouse – Light Fixture Base not sitting properly on Column 

 

 

Some electrical manholes were filled with water, as the system was not properly sealed.  

This is due in part to the high water table, which the designers of the underground 

system should have taken into consideration. (Pict. 5-18) 
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Picture 5.18 Sandals Whitehouse – electrical Manhole with Water 

 

Comparison 
The electrical installation at all three locations, Sandals Whitehouse, Beaches Negril 

and Beaches Turks & Caicos, are all fairly standard.  However, the quantity and level of 

lighting especially landscape lighting is much higher at Whitehouse.  There are also a 

large number of fountains located throughout the site at Whitehouse for which water 

and power had to be provided. 

 

Picture 5.19 Sandals Whitehouse – Fountain at Gift Shop           Picture 5.20 Sandals Whitehouse – Fountain at Central Facility 
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Picture 5.21 Sandals Whitehouse – Fountain at Spa                   Picture 5.21 Sandals Whitehouse – Fountain at Dutch Village 
 

At Sandals Whitehouse, there are more sophisticated systems for which power is 

required.  This includes the extensive food and beverage outlay, the Somat garbage 

disposal system and the elaborate chandeliers. An external security camera system is 

installed along the fenced perimeter at Whitehouse. 

 

5.5 CONCLUSION 

In general the standard of the engineering systems at the Sandals Whitehouse Hotel 

are acceptable and meet international and local standards.  There are areas of over 

design and under design and some of the problems caused by the latter were corrected 

during construction, as was the case with the structural support for the roof of the gym 

and aerobics rooms. 

 

In the case of the sewage plant, those involved, namely the structural engineer, Jentech 

Ltd, the resident engineer and the main contractor Ashtrom Ltd, should have seen the 

lack of adequate design details on the structural drawings, before or during construction 

of the sewage tanks. 

 

With respect to the deterioration of the underground cables, changes could have been 

made to the electrical designs to utilize more suitable cables in areas where the they 
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are constantly under water, or to install the proper control devices, as has been 

recommended by the local electrical consultant (BNA), to forewarn on signs of cable 

breakdown. 

 

As previously mentioned the electrical and mechanical systems installed at Sandals 

Whitehouse Hotel are of a high quality and are generally more sophisticated, efficient, 

reliable, and high tech than those in the other hotels visited by the Audit Team. 
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REVIEW PROJECT COSTS 

AND FINAL ACCOUNTS 
 

6.1 PREAMBLE 

In this section of the Report the major focus is on costs and on items affecting costs. 

The analysis is therefore broken down as follows: 

 
1. Budgetary Development 

2. Contract Analysis 

Bill of Quantities 

Review of Contract Unit Rates 

General Preliminaries in Contract Document 

3. Construction Cost Review 

4. Variations 

Analysis of Variance and Provisional Sums 

Interest Charges 

Interest Charges for Late Payments 

Cost Overruns 

5. Final Account Analysis 

Details of $60M/$70M/Final Costs 

Budget Provision versus Final Cost 

6. Project Implementation 

 

6.2 BUDGETARY DEVELOPMENT 

At the conceptual stage of the project the Quantity Surveyor, engaged on the project, 

Goldson Barrett Johnson, in his first attempt at establishing a budget for the project, 

revealed an approximate cost of US$86.0M.  This estimate was based on the cost per 

room of the then, recently completed Beaches Negril Hotel. 

Sect. 6  -  1 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                 [AUGUST 2006] 

 

When this budget figure was reported to the Urban Development Corporation (UDC), it 

was considered to be too high and the Quantity Surveyor was requested to reduce this 

budget figure.  A subsequent budget of US$70.0M was done and presented.  This too 

was considered high.  Capital Options Limited was engaged by the UDC to investigate 

the financial feasibility of the project.  Capital Options Limited indicated that the hotel 

would only be viable at an investment cost of US$60.0M.  This figure was then adopted 

as the Project Budget. 

  

It must be noted here that although the budget figure was revised downward from 

US$86.0M to US$60.0M, there were no physical reduction to the project, i.e., reduction 

in number of rooms or size of central facilities.  

 

There were no design changes, or instructions given to the architect to redesign the 

project.  One comment made at our meeting with the Project Manager’s Representative, 

was that the designs now had no relevance to the budget. 

 

At a meeting of the Joint Venture partners and the appropriate consultants in January 

2002, the budget was revised to US$70.0M.  To this sum would be added the cost of 

previously completed infrastructure works, (approximately US3.0M).   

 

The Board of Ackendown Newtown Development Company Limited (ANDCO) approved 

this revised budget, in February 2003.  This was the only adjustment to the Budget that 

was approved by the Board of ANDCO. 

 

Details of the US$60M and US$70M are outlined below: 
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Budgetary Provisions 
 

 
Description 

 
US $60.0M 

 
US$70.0M 

 
Land and Infrastructure 

Construction Cost 

Furniture Fixture and Equipment 

Professional Fees 

Legal, Finance and Administration 

Contingency 

 
    3,700,000.00 

  34,634,434.00 

  10,295,440.00 

    5,284,952.00 

    2,608,656.00 

    6,783,711.00 

 

    3,700,000.00 

  43,269.539.00 

  14,815,440.00 

    5,489,912.00 

    4,512,574.00 

    2,201.825.00 

 
Total Project Cost 

 
$63,307,193.00 

 
$73,989,290.00 

 

 

6.3 CONTRACT ANALYSIS 

The main contractor selected for the construction of the Hotel was Ashtrom Building 

Systems Limited, a locally registered building contractor. 

 

Ashtrom Building Systems Limited negotiated with the consultant Quantity Surveyor for 

the project, Goldson Barrett Johnson.  A contract of US$40,463,456.51 was agreed. 

 

6.3.1 BILL OF QUANTITIES 
The Condition of Contract Page 3 CC3, Clause 12, states - 

“The quantities set out in the Contract Bills are the estimated quantities for the 

works and they are not to be taken as the actual and correct quantities of works 

to be executed by the contractor in the fulfillment of his obligations”. 

 

The Contract Bill list a set of drawings numbering eleven (11) used in the preparation of 

the Bills of Quantities. (Appendix 6-1)  Nine (9) of these drawings were related to the 
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Room Blocks, while the other two were (a) Overall Site Plan and (b) Site Plan.  For a 

project of this magnitude, this number of drawings was totally inadequate and quite 

unusual. 

 

Page AA2 of the Contract Bills of Quantities states: - 

 “Upon completion of the Working Drawings and the Bills of Quantities then these 

shall become the Working Drawings and Contract Bills of Quantities”. 

 

The information contained in these drawings was inadequate to produce any accurate 

assessment of the works.   

 

The provisions made in the Contract Bill for the Central Facilities and External works 

were all Provisional Sums.   Of the contract sum US$40,463,456.51 Provisional Sums 

amounted to US$21,515,430.13, or 53.17%.  This large percentage of the unknown was 

a very unhealthy situation, which speaks to the inadequacy of information available at 

contract time. 

 

Prices contained in the works section of the Contract Bills were exclusive of head office 

over heads and profit.  (See Conditions of Contract Page  3 – Clause 12).  Provision 

was made for these items in the Preliminaries section of the Contract Bills.  This 

practice is not very common in the industry, but it is not unheard of. 

 

The sum included in the Contract Bills for preliminaries would only be adjusted for the 

following reasons: 

• Extension of Time 

• Payment amounts exceeding US$42,000,000.00 which would be subjected to an 

addition of sixteen (16) percent, for head office profits and overheads. 

 

Information relating to preliminaries, head office over heads and profits, were all 

amendments to the conditions of contract. 
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Volume 1A - Room Blocks and Volume 1B - Central Facilities 
 

Between late 2002 and early 2003, upon the receipt of more adequate information, the 

consultant Quantity Surveyor produced adjusted Bills of Quantities.  These Bills of 

Quantities were now based on measured quantities and became Volume 1A and 

Volume 1B. 

 

The construction of staff housing, which was not included in the original contract of 

US$40,463,456.51, was now added to the contractor’s work.   

 

As a result of measured works and the addition of staff housing, an adjusted contract 

sum was arrived at.  The final cost figures are included for ease of comparison in the 

table below. 

 

CONTRACT WITH ASHTROM BUILDING SYSTEMS LIMITED 
 

 
Description 

Original 
Contract (Vol. 1) 

Adjusted Contract 
(Vol. 1A&B) 

Final cost 
(Vol. 1A&B) 

 
General Conditions of 
Contract 
 
Room Blocks 
 
Central Facilities 
 
External Works 
 
Addition for Staff 
Housing 
 
Labour and Material 
Fluctuation  
 
Sundry Items 

 
 
 11,394,836.00 
 
  14,282,443.71 
 
    8,723,732.00 
 
    6,062,444.00 
 
 
              - 
 
 
              - 
 
              - 

 
 
 12,881,352.00 
 
 14,715,027.30 
 
 12,358,762.89 
 
   5,789,232.80 
 
 
   1,501,560.00 
 
 
              - 
 
              - 

 
 
 16,768,762.77 
 
 18,886,055.49 
 
  23,591,383.23  
 
  15,290,431.35 
 
 
             - 
 
 
   7,298,343.31 
 
   3,911,445.81 

 
                    Total  US$ 

 
 40,463,456.51 

 
 47,245,934.99 

 
  85,546,421.96 
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The items included under Sundry Items are as follows: 
 a) Cess at Port     128,654.81 

 b) Container detention at Ports    16,859.00 

 c) FF&E Construction Finishes  916,760.00 

 d) M & E Designs     693,000.00 

 e) Cost of producing Drawings from CD’s  113,000.00 

  f) FF&E items supplied by UDC           2,043,172.00

                                                                                   $3,911,445.81 

 

All the above items were not provided for in the contract Bill of Quantities, but were 

included in the final account.  It is our opinion that items d) to f) should not have been 

included as part of the Construction contract.  Items d) and e) should have been placed 

under Technical Services and item f) under FF&E as per the Budget. 

 

6.3.2 REVIEW OF CONTRACT UNIT RATES – ASHTROM 
In analyzing the Bills of Quantities used in the contract between Ashtrom Building  

Systems Limited and Ackendown Newtown Development Company, for the construction 

of the Sandals Whitehouse Hotel, an exercise to compare unit rates used in the Bills of 

Quantities, with prevailing market rates at the time of contract was done. 

 

The rates in the Bills of Quantities show labour and material as separate items, and 

profit and overheads were reflected elsewhere.  In order to compare ‘apples with 

apples’ the rates in the Sandals Whitehouse Bills of Quantities were adjusted to reflect a 

complete unit rate.  General Consumption Tax (G.C.T.) was also added to the cost of 

materials, as all prices in the Bills of Quantities are exclusive of General Consumption 

Tax etc. (Amendment to the Condition of Contract – Clause 30 (d)). 

 

Labour and materials plus G.C.T. were added, and 15% added for profit and head office 

overheads.  The resultant unit rate could now be compared with the prevailing market 

rate for the same item, as at November 1, 2001.  The table that follows gives a sampling 

of the items from the Bills of Quantities. 
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COMPARISON OF BUILDING RATES AT TIME OF CONTRACT 
(NOVEMBER 2001) 
 
  

Description 
 
Unit 

S.W.Rate 
US$   

Market 
Rate  US$ 

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

Excavate pit for ground beam and 
wheel and deposit excavated material 
in spoil heap  a distance not 
exceeding 100 metres 
 
Selected imported marl fill, spread, 
leveled, compacted and well 
consolidated in 150mm thick layers in 
filling under floor. 
 
½ “ Thick cement and sand (1:3) 
rendering in two coats and finished 
with a wood float on walls. 
 
Prepare and supply two coats 
emulsion paint on rendered walls 
 
Reinforced concrete (2in/mm2) in Belt  
Beams. 
 
12 mm Diameter mild steel bar 
reinforcement in belt beam 
 
Formwork to sides and soffit of belt 
beams 
 
100 mm Thick hollow concrete block 
walling etc. including filling alternate 
cavities with concrete (18n/mm2) 
 
150 mm thick         -ditto- 
 
36mm Thick internal quality plywood 
faced both sides semi-solid core flush 
panel door hardwood lipped on all 
edges etc. 

 
 
 
M3 

 

 

 

 

M3 

 

 

 

M2 

 

 

M2 

 

 

M3 

 

 

Kg 
 
 
M2 

 

 

 

M2 

 

M2 

 

 

 

 

No 

 
 
 
9.67 
 
 
 
 
    19.78 
 
 
 
    10.07 
 
 
       5.24 
 
 
   259.10 
 
   
        1.13 
 
 
      12.66 
 
 
 
       29.83  
 
       29.99  
 
 
 
 
     140.75  

 
 
 
12.83 
 
 
 
 
14.13     
 
 
 
12.60 
 
 
6.09 
 
 
    185.00 
 
 
        0.98 
 
 
      20.65 
 
 
 
      25.00 
 
       28.26 
 
 
 
 
    141.30 
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Description 

 
Unit 

S.W.Rate 
US$   

Market 
Rate  US $ 

 
11. 
 
 
 
12. 
 
 
 
 
13. 
 
 
14. 
 
 
15. 
 
16. 
 
17. 
 
 
18. 
 
 
19. 
 
20. 
 
21. 

 
K.P.S. prepare and apply two coats 
gloss oil paint on surfaces of flush 
panel doors 
 
300mm x 300mm Ceramic floor tiles 
laid on concrete slab with an approved 
thinset and grouting joints in matching 
compound. 
 
50mm x 50mm Wrot wolmanised pitch 
pine frame on hangers. 
 
12mm cold water PVC pipe in chase 
in wall. 
 
12mm Diameter PVC elbow 
 
12mm   -ditto-             tee 
 
100mm P.V.C.. (125 p.s.i) D.W.V. 
pipe in concrete suspended ceiling. 
 
38mm      -ditto-     in chase in block 
wall  
 
38mm        -ditto-       90o  bend 
 
100mm       -ditto-            bend  
 
100mm       -ditto-    rodding  eye 
 
 
 
 
 
 

 
 
 
M2 

 

 

 

 

M2

 
 
M 
 
 
M 
 
No. 
 
No. 
 
 
M 
 
 
M 
 
No. 
 
No. 
 
No. 

 
 
 
   5.66 
 
 
 
 
  44.41 
 
 
    4.50 
 
 
    5.31 
 
    1.24 
 
    1.39 
 
 
   19.46 
 
 
      8.07 
 
      3.02 
 
    13.97 
 
    27.45 

 
 
 
   6.96 
 
 
 
 
  40.22 
 
 
    4.02 
 
 
    4.24   
 
    1.09 
 
     1.48 
 
 
   13.48     
 
 
     4.56   
 
     3.48 
 
   13.26 
 
    10.22 
 
 
 
 

 
Of the twenty-one (21) items described above, the Sandals Whitehouse adjusted Bills of 

Quantities rates were higher in thirteen (13) instances.  The market rates were higher in 

eight (8) instances.  The above condition reflects a fair balance in project costing, 
whether tendered or negotiated. 
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6.3.3 GENERAL PRELIMINARIES IN CONTRACT DOCUMENT  -  ASHTROM 
When preparing a tender or negotiating for a contract based upon Bills of Quantities for 

Building Works, there are certain items of expense that are not usually included in the 

unit rates for measured works.  Some of these items are insurances, foreman and site 

supervisory staff, temporary roads, overtime, watching and lighting, water for the works, 

plant and small tools. 

 

These items are calculated as lump sums and placed in what is called the Preliminaries 

Bill.  This Bill details the general obligations of the contractor under the terms of the 

contract and temporary works to be provided and gives him the opportunity to price 

them, if he so desires. 

 

The total provision in this contract document for General Preliminaries and Conditions of 

Contract is in the sum of US$11,394,836.00.  This represents 28.16% of the contract 

sum of US $40,463,456.51. 

 

In analyzing the details of General Preliminaries we noted the inclusion of the following 

items:  

a. Head Office Overheads          2,478,500.00 

b. Profit           2,478,500.00 

c. Contingency          1,480,836.00 

                                                                                    US$6,437,836.00 
These items should not form a part of the General Preliminaries in the contract.  Head 

office overheads and profit are usually allowed for in the rates for measured works.  

Contingencies which is a provision for unforeseen works, is usually placed in the 

General Summary 

 

In adjusting the total sum of US$11,394,836.00 for General Preliminaries by removing 

the sum of US$6,437,836.00, the resultant total of US$4,957,000.00 would represent 

12.25% of the contract sum.  This we consider to be an average percentage, for a 
project of this size. 
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A break down of this total (US$11,394,836.00) follows. 

 

BQ  ANALYSIS – DEC. 2001  (EDITION – VOL.  1) 

Site enclosure         80,000.00 

Watching and lighting     305,522.00 

Temporary crossing etc.       39,130.00 

Insurance       278,000.00 

Plant and small tools            1,268,803.00 

Professional staff             1,101,564.00 

Site Superintendence      824,804.00 

Site Support Labour       313,444.00 

Construction Site Office      122,717.00 

Sheds           38,000.00 

Latrines          10,870.00 

Safety and welfare          51,087.00 

Water           24,818.00 

Lighting and power         30,000.00 

Telephone          71,043.00 

Testing of materials         20,000.00 

Temporary Storm Drain          7,200.00 

Advertisement           2,174.00 

Remove rubbish etc.          7,200.00 

Transportation       129,978.00 

Sundries        213,566.00 

Head office. overheads             2,478,500.00 

Profit                2,478,500.00 

Testing concrete cubes        17,080.00 

Contingency               1,480,836.00 
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6.4 CONSTRUCTION COST REVIEW 

6.4.1 VARIATIONS 
A variation is an order given to the contractor to change the quality and quantity of the 

works or any part thereof that may in the opinion of the Architect/Project Manager be 

necessary.  No such variation shall in any way initiate or invalidate the Contract, but the 

value (if any) of all such variations shall be taken into account in ascertaining the 

amount of the contract price.  This facility enables the scope of the contract to be 

altered.  Such alterations are not uncommon.  The Contractor shall make no such 

variation without an order in writing, in this case from the Project Manager.  The 

Contractor has the right under the terms of his contract to confirm in writing any verbal 

order given to him. 

 

Our review of the Final Statement of Account for the project reveals a number of 

variations to the contract.  The review revealed a few items for which some provision 

was made in the Contract Document, but due to changes, the items had to be re-

measured, resulting in largely increased costs.  There were however two instances 

where there were reduced costs. 

 

Variations on the project were largely straight additional costs to the project, resulting 

from the introduction of new works, increased scope etc.  The Audit Team requested 

copies of written Variation Orders, but to date none was received.  A number of Site 
Instructions were issued to the Contractor, but these were not formalised into 
Variation Orders by the Project Manager. 
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A summary of the net effect of the major variations by areas of work is as follows. 

 

• Sundry work Orders   $  186,511.00 

• Room Blocks     1,759,149.62 

• Central Facilities       233,330.23 

• External Works       995,169.71 

• Beach works        633,187.75 

• Staff Housing       239,427.00 

• Termite treatment and site filling     417,031.00 

• Services, electrical room, shuffle  
board, service rooms,  

underground hot water pipes,  

outdoor security telephone  

(Builders work) increased 

formwork rate, increased 

labour rate on painting,    

pumping and bailing water        1,363,232.00 

 
 Total value of Variations    $5,827,038.31 

 

The above items are detailed in the following table. 
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DETAILS OF VARIATIONS AND/OR EXTRAS TO CONTRACT 

 

Item Description Omissions Additions Variance 
 
Sundry Work 
Orders 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Room Blocks 

 
Barbed wire fence, 
coastline, vendors 
facility and nursery  
 
Tree protection  
 
Vendors facility 
 
Model room structure 
and finishing 
 
Land survey work 
ordered 
 
Reimbursables – 
Sandals sign, site 
telephone 
(consultants) 
 
Piling and raft 
foundation 
 
Balcony rails 
 
False roof (inner 
ceiling) 
 
Roof access hatches 
 
Aluminum louvre 
windows 
 
Fan coil access door 
 
Waterproofing wall and 
floor in bathroom 
 
Cast stone elements 
 
Linen chute          

 
 
 
        - 
 
        - 
 
        - 
 
 
        - 
 
 
        - 
 
 
 
 
        - 
 
 
        -     
 
  346,144.00 
 
 
         -  
 
         - 
 
 
         - 
 
         - 
 
 
         -  
 
         - 
 
         - 

    
 
 
  12,542.00 
 
  85,000.00 
 
    5,738.00 
 
 
  48,390.00 
 
 
  18,680.00 
 
 
 
 
  16,161.00 
 
 
279,654.00 
 
490,416.00 
 
 
  19,385.47 
 
  15,866.00 
 
 
144,523.00 
 
   27,290.00  
 
 
212,040.00 
 
659,996.00 
 
    7,500.00 

 
 
 
  12,542.00 
 
  85,000.00 
 
    5,738.00 
 
 
  48,390.00 
 
 
  18,680.00 
 
 
 
 
  16,161.00 
 
 
 279,654.00 
 
 144,272.00 
 
 
   19,385.47 
 
   15,866.00 
 
 
 144,523.00 
 
    27,290.00 
 
 
  212,040.00 
 
  659,996.00 
 
      7,500.00 
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Item Description Omissions Additions Variance 
 
Room Blocks 
contd. 
 
 
 
 
 
 
 
 
 
 
 
Central 
Facilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
External 
Works 

 
Under building service 
duct and manhole 
 
Exhaust fans 
 
25 MM cement and 
sand screed 
 
Modification to bath 
mixers 
 
Electrical room (roof) 
 
Main building and 
entertainment asphalt 
tanking 
 
Restaurant and 
kitchen asphalt 
tanking 
 
150 MM thick concrete 
topping screed in lieu 
of 50 MM 
 
FRP ceiling in kitchen 
 
Suspended ceiling in 
B.O.H. 
 
 
Roads and parking 
 
Entry barrier 
 
Temporary swale 
 
Hurricane damage 
 
 

 
 
       - 
 
       -  
 
 
       - 
 
 
       - 
 
    5,376.85 
 
 
 
        - 
 
 
 
        - 
 
 
 
  55,441.62 
 
        - 
 
 
        - 
 
 
        - 
 
        - 
 
         -  
 
         - 

 
 
  88,640.00 
 
  13,919.00 
 
 
144,841.00 
 
 
    6,600.00 
 
           - 
 
 
 
  41,411.85 
 
 
 
  51,879.00 
 
 
 
 160,456.00 
 
     6,215.00 
 
 
   28,810.00 
 
 
  409,850.00  
 
      6,259.71 
 
      9,462.00 
 
 121,622.00 

 
 
   88,640.00 
 
  13,919.00 
 
 
144,841.00 
 
 
    6,600.00 
 
   (5,376.85) 
 
 
 
  41,411.85 
 
 
 
  51,879.00 
 
 
 
105,014.38 
 
    6,215.00 
 
 
  28,810.00 
 
 
409,850.00 
 
     6,259.71 
 
     9,462.00 
 
  121,622.00 
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Item Description Omissions Additions Variance 
 
External 
Works contd. 

 
 
Jetty repairs 
 
Insurance  claims 
excess from hurricane 
damage 
 
Beach walls 
 
Provision for staff 
housing 
 
Underground services 
 
Change in floor finish 
specification 
 
Termite treatment and 
site filling 
 
Electrical room (staff 
accommodation) 
 
Shuffle board 
 
Service rooms 
 
Underground water 
pipes 
 
Outdoor  security 
(Builders work) 
 
Telephone (Builders 
work) 
 
Fire fighting (Builders 
work) 
 
Formwork (Omission 
for rebate on concrete)
 
 

 
 
        - 
 
 
 
        -  
 
        -  
 
 
1,216,530.00
 
         - 
 
 
          - 
 
 
          - 
 
 
          - 
 
          -  
 
          - 
 
 
          - 
 
 
         - 
 
 
         - 
 
 
         - 
 
 
  145,232.00 

 
 
     39,922.00 
 
 
 
   449,791.00 
 
   633,187.75 
 
 
1,022,109.00 
 
   375,294.00 
 
 
     16,817.00 
 
 
   417,031.00 
 
 
    11,406.00  
 
    44,608.00 
 
    53,382.00   
 
 
    37,065.00 
 
 
  261,590.00 
 
 
  104,280.00 
 
 
  103,187.00 
 
 
  523,067.00 

 
 
    39,922.00 
 
 
 
   449,791.00 
 
   633,187.75 
 
 
 (194,421.00) 
 
   375,294.00 
 
 
     16,817.00 
 
 
   417,031.00 
 
 
     11,406.00 
 
     44,608.00 
 
     53,382.00 
 
 
     37,065.00 
 
 
   261,590.00  
 
 
   104,280.00 
 
 
   103,187.00 
 
 
   379,835.00 
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Item Description Omissions Additions Variance 
 
External 
Works contd. 

 
 
Labour increase in 
painting rates 
 
Pumping and bailing 
water 

 
 
 
         - 
 
 
         - 

 
 
 
  197,879.00 
 
 
  170,000.00 

 
 
 
  197,879.00 
 
 
  170,000.00 
 
 
 
 
 

  
Totals                  US$ 

 
1,768,724.47

 
7,663,499.78 

 
5,827,038.31 

 

The above net variance of US$5,827,038.31 represents an increase of approximately 

14% of the original contract sum of US$40,463,456.51.  The Audit Teams considers this 

high. 

 

6.4.2 ANALYSIS OF VARIANCE ON PROVSIONAL SUMS 
Our review of the Final Statement of Account for the project reveals a number of 

variances in the “Provisional Sums” included in Contract Document.  The net effect of 

these variances has accounted for a significant increase in the final cost of the project, 

amounting to some17 to 18 percent of the revised budget of US$70,000,000.00.   

 

In the following Table, we highlight the variances, which have either been increased or 

decreased by ten (10) percent, relative to the original provision.   Ten percent (10%) 

was chosen so as to make the evaluation less onerous.  The comparison of Provisional 

Sums and Final Cost figures is included primarily to indicate where things started and 

where they ended. 
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VARIANCE ON PROVISONAL SUMS 

  
Item 

 
Description 

Provisional 
Sum 

 
Final Costs 

 
Variance 

 
Room 
Blocks 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Central 
Facilities 

 
 
2.1.6/B 
 
 
 
2.1.32/A 
 
2.1.43/O 
 
 
2.1.58/A 
 
 
2.3.6B 
 
 
 
3.1.7/F 
 
 
3.1.18/A 
 
 
 
3.1.33/E 
 
3,1.41/A 
 
 
3.1.42/A 
 
 
3.1.42/B 
 
3.1.45/A 
 
 
 

 
 
Finishes to 
stairs and 
landing 
 
Dormer roof 
 
Doors to service 
duct areas 
 
Electrical 
installation 
 
Finishes to 
stairs and 
landing 
 
Retractable 
partition 
 
Prefabricated 
aluminum dome 
and flag pole 
 
Skirting etc. 
 
Fire protection 
system 
 
Air Condition 
installation 
 
Builders work 
 
Visual and 
audio 
installation 

 
 
 
 
      4,483.00 
 
      4,000.00 
 
 
      3,271.26 
 
 
1,364,979.00
 
 
       2,373.42
 
 
 
  103,500.00 
 
 
 
      6,000.00 
 
    25,000.00 
 
 
    15,000.00 
 
 
   521,000.00
 
     19,348.00
 
 
 
  105,000.00 

 
 
 
 
   41,546.00 
 
   18,467.00 
 
 
   48,836.00 
 
 
1,110,947.91 
 
 
     40,726.00 
 
 
 
     72,885.00 
 
 
 
   162,000.00  
 
       9,431.00 
 
 
     22,667.06 
 
 
1,825,694.00 
 
     36,434.00 
 
 
 
  243,615.00 

 
 
 
      
  37,063.00 
 
  14,467.00  
 
 
  45,564.74 
 
 
(254,031.09) 
 
 
    38,352.58 
 
 
 
  (30,615.00) 
 
 
 
  156,000.00 
 
 (15,569.00) 
 
 
     7,667.06    
 
 
1,304,694.00 
 
     17,086.00 
 
 
 
  138,615.00 
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Item 

 
Description 

Provisional 
Sums 

 
Final Cost 

 
Variance 

 
Central 
Facilities 
contd. 

 
 
 
3.2.3/D 
 
 
3.2.10/Q 
 
3.2.11/A 
 
 
3.2.13/J 
 
 
3.2.15/O 
 
 
3.2.19/N 
 
3.2.34/S 
 
 
 
3.2.35/A 
 
3.2.36A 
 
 
 
3.2.38/A 
 
 
3.2.38/B 

 
 
 
Additional work  
in Substructure 
 
Skylight 
 
Rainwater 
disposal 
 
Tiled finishes, 
handrails etc. 
 
Aluminum 
shutters 
 
Additional tiling 
 
Additional 
plumbing in 
kitchen 
 
Rainwater gutter 
 
Fire prevention 
and water 
sprinkler system 
 
Electrical 
installation 
 
Builders work 

 
 
 
 
    5,000.00 
 
  20,000.00 
 
 
  15,000.00 
 
 
    4,500.00 
 
 
150,000.00 
 
  18,000.00 
 
 
 
100,000.00 
 
  15,000.00 
 
 
 
  20,000.00 
 
 
432,448.00 
 
  26,622.00 

 
 
 
 
    51,880.00 
 
    67,850.00 
 
 
    27,576.66 
 
 
    35,103.02 
 
 
    29,635.00 
 
  112,090.00 
 
 
 
 304,490.00 
 
   36,982.00 
 
 
 
491,704.00  
 
 
2,595,354.75 
 
          - 

 
 
 
 
    46,880.00   
 
    47,850.00 
 
 
    12,576.66 
 
 
    30,603.02 
 
 
(120,365.00) 
 
   94,090.00 
 
 
 
 204,490.00 
 
   21,982.00 
 
 
 
471,704.00 
 
 
2,162,906.75
 
  (26,622.00) 
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Item 

 
Description 

Provisional  
Sums 

 
Final Costs 

 
Variance 

Central 
Facilities 
contd. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
External 
Work 

 
 
3.3.16/F 
 
3.3.22/J 
 
3.3.29/A 
 
 
 
3.4.11/E 
 
3.4.22/A 
 
 
 
3.6.17/A 
 
 
3.6.18/A 
 
 
3.9.1/A 
 
3.10.1/A 
 
 
 
4.1.1/A 
 
 
 
4.1.1/B 
 
 
4.1.12/A 
 
 
 
 

 
 
Door hardware 
 
Sauna 
 
Fire prevention 
and water 
sprinkler system 
 
Door hardware 
 
Fire prevention 
and water 
sprinkler system 
 
Cold water 
installation 
 
Disposal 
installation 
 
Pools 
 
Dive shop, grills 
and gazebos 
 
 
General 
clearance of 
trees and shrubs 
 
Flood control  
 
 
Landscaping 
 
 

 
 
       4,000.00
 
     25,000.00
 
 
 
    16,000.00 
 
      3,700.00 
 
 
 
    20,000.00 
 
 
         900.00 
 
 
      1,500.00 
 
1,186,000.00
 
 
   460,000.00
 
 
 
 
     60,000.00
 
   500,000.00
 
 
1,100,000.00
 
 

 
 
     14,119.00 
 
     38,894.00 
 
 
 
     37,408.79 
 
     17,042.00 
 
 
 
     30,573.09 
 
 
       2,758.70 
 
 
       3,449.00 
 
2,326,772.00 
 
 
   561,859.57 
 
 
 
 
  172,724.00 
 
  703,886.00 
 
 
4,515,548.00 

 
 
     10,119.00
 
     11,894.00
 
 
 
     21,408.79
 
     13,342.00
 
 
 
     10,573.00
 
 
       1,858.70
 
 
       1,949.00
 
1,140,772.00
 
 
  101,859.57 
 
 
 
 
  112,724.00 
 
   203,896.00
 
 
3,415,548.00
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Item 

 
Description 

Provisional 
Sums 

 
Final Costs  

 
Variance 

External 
Work 
contd. 

 
 
4.1.16/A 
 
 
 
4.1.23/B 
 
 
 
 
 
4.1.24/A 
 
4.1.27/A 
 
 
4.1.32/E 
 
 
 
4.1.3/M 
 
4.1.37/A 
 
 
 

 
 
Sewerage 
Treatment Plant 
 
Desalination 
plant  
 
(Main supply/ 
storage) 
 
Gas installation 
 
Standby 
generator 
 
Supply and 
installation of 
windows 
 
Floor finishes 
 
Jetty with beach 
control 

 
 
 
  750,000.00 
 
 
  700,000.00 
 
 
 
 
 
   20,000.00  
 
 
  600,000.00 
 
 
 
         870.00 
 
      2,174.00 
 
 
  360,000.00 

 
 
 
  845,918.23 
 
 
           - 
 
 
  644,134.85 
 
 
    88,344.21 
 
 
  873,316.00 
 
 
 
      2,370.00 
 
      1,007.00 
 
 
  328,061.44 

 
 
 
    95,918.23 
 
 
(700,000.00) 
 
 
 644,134.85 
 
 
   68,344.21 
 
 
  273,316.00 
 
 
 
      1,500.00 
 
   (1,167.00) 
 
 
 (31,938.56) 

  Total         US$ 9,890,343.68 21,247,059.94 11,356,716.26
 

The net Variance on Provisional Sums included in the Bills of Quantities, represents an 

increase of $11,365,716.26 or 115% over and above the original sum of 

US$9,890,343.68.  This represents a very unhealthy situation, which is not very 

common in the industry. 

 

The constant introduction of new items/elements in the project, the changing nature of 

the works, the increasing size and intricacy of the works, were all indications that we 

were looking at a moving target, to which not much attention was placed until the latter 

part of the project. 

 

Sect. 6  -  20 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                 [AUGUST 2006] 

In terms of our analysis and looking at percentage variances instead of sums, a number 

of items stand out: 

   Item       (%) Increase 

(a) Electrical installation (s);         211 

(b) Finishes to stairs and landing     1,100 

(c) Doors to service ducts      1,393 

(d) Dormer roof           363 

(e) Pre-fabricated aluminum dome and flag pole   2,600 

(f) Air condition installation         250 

(g) Visual and audio installation                                              132 

(h) Additional  work in sub-structure        938 

(i) Aluminum shutters          (80) 

(j) Additional tiling                                                                  523 

(k) Additional plumbing in kitchen                                           204 

(l) Fire prevention and water sprinkler system                       134 

(m) Pools                                                                                    96 

(n) Flood control              41 

(o) Landscaping            311 

(p) Gas installation                      342 

(q) Standby generator             46 

 

All the above items saw major increases in the Final Cost over and above the original 

Provisional Sums. 

 

6.4.3 INTEREST CHARGES   
The Heads of Agreement between Gorstew Limited, the Urban Development 

Corporation Limited and National Investment Bank of Jamaica agreed that the parties’ 

capital injection in the project will be based on an agreed construction schedule, which 

would determine the capital injection requirements of the project. 
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The parties’ capital injection was also be based on their proportionate share in the ratio 

of their cash contribution to the ordinary share capital of the company on a percentage 

basis for each capital injection requirement. 

 

The basis of the contribution is as follows: 

 a. UDC    -  10/23rd

 b. Gorstew -  5/23rd up to a maximum of US$1,000,000.00  

                                                       in the year 2001 and 2002 combined. 

           c. NIBJ  - 8/23rd  

 

The agreement further states: -   

“It is understood and agreed that the remaining US$2,000,000.00 of Gorstew’s 

equity contribution will be paid on completion of the project or by July, 2003 

whichever is earlier and that the shortfall in the capital injection requirements as 

a result of the deferred payment by Gorstew of the sum of US$2,000,000.00 

during construction, shall be borne by NIBJ and UDC in proportion to their equity 

i.e. NIBJ – 8/18 and UDC – 10/18”. 

 

At the Board meeting of Ackendown Newtown Development Company (ANDCO) held 

on October 11, 2001, the Cash Flow Projections for the project were circulated.  The 

Cash Flow indicated requirements of US$9,760,000.00 for the next three months. 

 

The Minutes of the meeting further indicated that based on the formula in the Heads of 

Agreement, UDC was required to contributeUS$4,866,000.00, NIBJ US$3,894,000.00 

and Gorstew US$1,000,000.00.   

 

It was resolved at the meeting that the shareholders would be requested to make their 

respective contributions. 

 

The minutes of the Board meeting of ANDCO, held on 13th December 2001 indicated 

that the NIBJ had contributed US$2.0M or approximately one half of its contribution.  
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Gorstew made no contribution, but they had indicated their intention to make their 

contribution in two parts – US$500,000.00 in December 2001,and US$500,00.00 by the 

end of January 2002. 

 

The minutes of the Board meeting of ANDCO held on 14th February 2002, page 6 

indicated that Gorstew was unable to contribute any of its US$1,000,000.00 that was 

due.  It further indicated that NIBJ and UDC were advancing payment on Gorstew’s 

behalf.  Questions were asked, if the contribution should not be treated as a loan for 

which interest would be payable. 

 

The Development Bank of Jamaica was the company asked to source some 

US$30,000,000.00 on behalf of ANDCO 

 

The failure to have the Shareholders Agreement signed in the normal due process of 

things, resulted in delays in securing funding for the project.  The delays in transferring 

the land title for the project from Gorstew to ANDCO also created problems and delays 

in securing permanent loan funding in any timely manner. 

 

The minutes of the Board meeting of ANDCO of 13th March 2003, acknowledged that 

shareholders must ensure that they inject funds into the company (ANDCO), so that it 

can meet its obligations.  It was also noted in these minutes that with a mere seven 

months before the date of completion of the original contract (October 31, 2003), it was 

stated ‘Gorstew to transfer Title to ANDCO’.  This is the same title that was required to 

secure loan funding for the project. 

 

The failure of ANDCO to make timely payments to the Contractor, the partial payments 

and late payments, led to claims from the Contractor, for interest on outstanding funds.  

These late payments and partial payments are well documented both in the minutes of 

ANDCO’s Board meetings and the Nevalco’s monthly reports. 

 

The consultant Quantity Surveyor on the project, Goldson Barrett Johnson has prepared 
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a schedule of Payments, Appendix 6-2, which calculates the Interest on Overdue 

payments.  The Audit Team was unable to verify both payments and dates of payments 

as listed in this schedule, due to the absence of details. 

 

6.4.4 INTEREST CHARGES FOR LATE PAYMENTS 
Clause 30 (1) of the Conditions of Contract entered into between Ashtrom Building 

Systems Limited and Ackendown Newtown Development Company Limited, states in 

part; 

“The Contractors Valuation shall, if in order, be approved by the Architect within 7 

days and an interim certificate of payment issued by the Architect to the 

Employer stating the amount due”. 

 

The Clause further states that: 

“The Architects Certificate of Payment shall be honoured by the Employer within 

the period stated in the appendix, from the presentation of the certificate.  The 

Contractor shall be entitled to interest at the rate specified in the appendix, on 

overdue amounts. 

 

In this contract there was an amendment to the Appendix (Page AA/27 of the Contract) 

“Period of Honouring Certificates”, to state the following:  

“Total period from submission of the Contractors Valuation until receipt of the 

payment not to exceed 28 days”. 

 

In seeking clarification on this matter, we were advised that the consultant Quantity 

Surveyor was allowed 7 days from the receipt of the Contractors Valuation to process 

the claim and the other 21 days for the approval and payment process. 

 

Thus 21 days after the date of each certificate, which is not paid or paid in full, then the 

outstanding balance, begins to attract interest, at the rates stated in the Appendix (Page 

AA/27 of the Contract) as follows. 
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1% on US$ amounts per month: 

2% on J$ amounts per month. 

 

INTEREST ON OVERDUE PAYMENTS 
 

 
 
 
 
No
. 

 
 
Certi- 
ficate 
dated 

 
Amount 
Approved 
by Quantity 
Surveyor 

 
Amount 
Approved 
by Project 
Manager 

Date of 
Recommen-
dation by  
Project 
Manager 

 
 
 
Date of 
Payments 

 
 
 
Overdue 
days 

 
1 
 
2 
 
3 
 
4 
 
5 
 
6 
 
7 
 
8 
 
9 
 
10 
 
11 
 
12 
 
13 
 
14 
 
15 
 
 

 
16.1.02 
 
1.3.02 
 
9.4.02 
 
17.5.02 
 
28.6.02 
 
8.7.02 
 
8.8.02 
 
16.9.02 
 
14.10.02 
 
6.11.02 
 
4.12.02 
 
22.1.03 
 
26.2.03 
 
26.3.03 
 
8.4.03 

 
1,186,699.00 
 
1,750,739.00 
 
4,307,684.00 
 
   413,452.38 
 
   625,499.12 
 
   651,712.00 
 
  958,693.00 
 
  660,826.00 
 
  464,598.00 
 
  556,479.00 
 
  808,826.00 
 
  643,898.00 
 
2,051,540.00 
 
   805,874.00 
 
1,075,975.00 

 
1,186,691.00
 
1,750,739.00
 
4,307,684.00
 
   413,452.00
 
  625,450.00 
 
  651,712.00 
 
  958,693.00 
 
  660,826.00 
 
  464,598.00 
 
  556,479.00 
 
  808,826.00 
 
  643,898.00 
 
2,051,540.00
 
   805,874.00
 
1,075,975.00

 
14.2.02 
 
 1.3.02 
 
11.4.02 
 
29.5.02 
 
 8.7.02 
 
18.7.02 
 
22.8.02 
 
19.9.02 
 
28.10.02 
 
20.11.02 
 
16.12.02 
 
 5.2.03  
 
10.3.03 
 
 7.4.03 
 
22.4.03 

 
18.2.02 
 
18.3.02 
 
30.4.02 
 
28.5.02 
 
 2.7.02 
 
13.8.02 
 
 3.9.02 
 
11.10.02 
 
8.11.02 
 
12.12.02 
 
3.2.03 
 
14.3.03 
 
14.3.03 
 
28.4.03 
 
7.5.03 

 
  11 
 
    - 
 
    - 
 
    - 
 
    - 
 
   15 
 
     5 
 
     4 
 
     4 
 
    16 
 
    40 
 
    30 
 
      - 
 
     12 
 
       8 
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16 
 
17 
 
18 
 
19 
 
 

7.5.03 
 
2.6.03 
 
7.7.03 
 
5.8.03 

3,934,590.00 
 
1,346,568.00 
 
1,506,347.00 
 
2,134,187.00 

3,934,590.00
 
1,346,568.00
 
1,506,347.00
 
2,134,187.00

  28.5.03 
 
  10.6.03 
 
  10.7.03 
 
  13.8.03 

10.6.03 
 
  2.7.03  
 
  5.8.03 
 
  8.9.03 

    13 
 
      9 
 
      7 
 
     11 

     Total 176 Days 
 
Note: Payments became overdue 21 days after the date of each Certificate 
 

We are unable to provide any further analysis beyond Certificate No. 19, as these were 

not presented to us.  It is our understanding that Certificates have been issued up to No. 

38. 

 

The Table above indicates a total of 176 days of overdue payments.  This total is not 

entirely correct as in a number of cases partial payments were effected instead of full 

payments, on amounts recommended. 

 

We note from the consultant Quantity Surveyor’s analysis (Appendix 6-2) that the 

following occurred, over Certificates Nos. 1 through 19: 

 Certificate No. 7  -  paid in three installments 

 Certificate No. 9  -  paid in three installments 

 Certificate No. 10 -  paid in two installments 

 Certificate No. 11 - paid in two installments 

 Certificate No. 12 -  paid in two installments 

 Certificate No. 13 -  paid in four installments 

 Certificate No. 14 -  paid  in two installments 

 Certificate No. 15 -  paid in two installments 

 Certificate No. 16 -  paid in three installments 
 

The date of payments in the table above is indicative of the first payment in each 

Certificate and therefore does not reflect the overdue days on the outstanding balance. 
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The table also indicates the following overdue days. 

 Certificate No. 1 -  11 overdue days 

 Certificate  No. 6 -  15 overdue days 

 Certificate No.  7  -   5 overdue days 

 Certificate No. 8 -    4 overdue days 

 Certificate No. 9  -   4 overdue days 

 Certificate No. 10 – 16 overdue days  

 Certificate No. 11 -  40 overdue days 

 Certificate No. 12 -  30 overdue days 

 Certificate No. 13 -   No overdue days 

 Certificate No. 14 -  12 overdue days 

 Certificate No. 15 -   8 overdue days 

 Certificate No. 16 -  13 overdue days 

 Certificate No. 17 -   9 overdue days 

 Certificate No. 18 -   7 overdue days 

 Certificate No. 19 -   13 overdue days 

 

Based on the partial payments or payments on installments above, the number of 

overdue days on sums outstanding would increase beyond the total of 176 days.  The 

comparable number of days as calculated by the consultant Quantity Surveyor over 

Certificates 1-19 (Appendix 6-2) is 501 days.  We have no way of verifying this 

calculation, since the information to do this has not been made available to us. 

 

Certificates Nos. 11 and 12 stand out, for being paid either in full or partially, some 40 

and 30 days respectively after payment was due. 

 

The consultant Quantity Surveyor’s calculation is for a total of US$1,007,308.00 as 

interest on overdue payments (Appendix 6-2). 

 

Ackendown Newtown Development Company Limited inability to effect payment 
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promptly, was due to the following: 

 

 The unavailability of funds from the Shareholders. 

 Shareholders Agreement not signed – hence loan could not be accessed. 

 The late transfer of the title for the property. 

Funding had been arranged through the Development Bank, but because of the 

title not being transferred for an extended period, the loan fell through. 

 We were advised that funds were set aside by the Bank of Nova Scotia for 

government projects, but because of the delay in signing the Shareholders 

Agreement and transferring the Title for the property, the funds were used 

elsewhere. 

 

The above situation forced the U.D.C. in 2004 to obtain a number of Promissory Notes, 

so as not to stop the project.   
 

6.4.5 COSTS OVERRUNS 
A number of factors have contributed to the significant overruns experienced on the 

project.  We list below the factors as we have observed from our analysis of the project 

records. 

 

a) Commencement of construction without detailed designs. 

b) Inadequate cost provisions for areas of incomplete designs and specifications at 

contract date. 

c) Lack of funding being in place to execute the project in a timely manner. 

d) The necessity to obtain funding on behalf of contracted parties, who failed to 

make their timely contribution, hence attracting additional interest charges to the 

project. 

e) Failure of some consultants to perform, leading to delays in the commencement 

of areas of work.  Of particular note, the failure of the original 

Mechanical/Electrical Consultant to supply timely designs for the project.  They 

were eventually replaced.  The final cost for this area of consultancy was in the 

Sect. 6  -  28 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                 [AUGUST 2006] 

amount of US$963,061.00 or some 223% over and above the agreed fees 

(US$298,000.00) of the original consultant.  The replacement consultant also 

provided less service than was agreed with the original consultant. 

f) Failure of the Project Manager to perform the duties, which were clearly identified 

in their scope of services.   

g) Design and specification changes. 

 

If the cost of the project was being monitored on a constant basis, and if the approval 

protocols as they were outlined were being adhered to, by all the parties concerned, 

then the final cost of the project would have become evident a lot earlier.  Some of the 

late decisions taken to include elements of work probably would not have been made if 

the projected final cost were determined earlier. 

 

To further complicate the cost overrun issue, instructions were issued to the Contractor 

by third parties, e.g. Implementation Limited without going through the established 

approval process. 

 

In a late attempt to reduce expenditure some items of work included in the original 

planned Design Brief were omitted e.g. stables and helipad. 
 

The Project Manager’s representative statement at the site meeting of March 20, 2003 

states inter alia “that all final sign off on the project, for the purposes of execution, can 

only be done through the Project Manager’s office”. 

 

“The final authority to proceed on any suggestion request or instruction must come from 

the Project Manager’s office.  Any body who functions outside of that is donating 

whatever they do to the project because it will not be paid for unless it is finalized”. 

 

The Project Manager in the statement on the above date admitted that in regard to the 

question of operation, “that on a number of issues my office has been tardy”. 
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At a site meeting held on March 28, 2003, the Project Manager’s representative is 

recorded in the Minutes – item1.3 stated “all approvals and instructions can only be 

issued by the Project Manager”. 

 

This approval protocol was not followed in a number of cases, and although this was 

evident, nothing was done about it, and there were no sanctions. 

 

Item 2.5 of the said meeting records that although “the project manager was aware of a 

concrete testing lab on site, he did not review the results on a timely basis”. 

 

The Project Manager’s response was to place more operatives on site.  This however 

did not create the desired results. 

 

6.5 FINAL ACCOUNT ANALYSIS 

The information contained in this section of the Report were all taken from the “Final 

Account” for the Construction Contract, as prepared by the consultant Quantity 

Surveyor for the project, Goldson Barrett Johnson and agreed and signed off by 

Ashtrom Building system Ltd. 

 

Details of the Budget versus the Final Account are outlined in the following table. 
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BUDGET PROVISIONS  V  FINAL COSTS 
 

  
Description 

 
$86M Budget 

 
$60M Budget 

 
$70M Budget 

Final Project 
Costs 

 
1 
 
 
2 
 
3 
 
 
4 
 
 
5 
 
6 
 
7 
 
8 
 
 
 
 
9 
 
 
10 
 
11 
 
 
12 
 
 
13 
 
 
14 
 
 
15 
 
 

 
General 
Conditions 
 
Room Blocks 
 
Central 
Facilities 
 
External 
Works 
 
Furniture & 
Fixtures 
FF&E 
 
Architect 
 
Project 
Development 
and 
Supervision 
 
Structural 
Engineering 
 
M&E Engineer 
 
Quantity 
Surveyor 
 
Landscape 
Design 
 
Interior Design 
 
 
Project 
Management 
 
Coastal 
Engineering 

 
            - 
 
 
20,826,656.00 
 
10,904,757.00 
 
 
13,033,656.00 
 
 
  8,522,381.00 
 
            - 
 
 1,577,363.00 
 
 
 
 
            - 
 
 
    723,561.00 
 
    347,309.00 
 
    530,612.00 
 
      
     72,356.00 
 
    
   530,612.00 
 
 
    723,561.00 
 
     
             - 

 
         - 
 
 
23,114,519.00 
 
13,270,756.00 
 
 
  7,081,999.00 
 
 
  1,452,600.00 
 
       74,000.00 
         
     891,000.00 
 
 
 
 
   413,043.00 
 
 
    460,870.00 
 
    339,130.00 
 
    460,870.00 
 
      
 59,130.00 
 
    
 414,526.00 
 
 
 1,043,478.00 
 
 
      30,000.00 

 
        - 
 
 
26,835,049.00 
 
15,964,983.00 
 
 
  8,735,107.00 
 
 
  5,772,600.00 
 
       74,000.00 
 
     981,000.00 
 
 
 
 
            - 
 
 
    900,000.00 
 
    450,000.00 
 
    600,000.00 
 
       
     68,000.00 
 
     
   476,705.00 
 
 
 1,200,000.00 
 
 
            - 

  
16,768,762.77 
 
 
18,886,055.49 
 
23,591,383.23 
 
 
15,090,431.35 
 
 
  9,646,545.48 
 
    270,781.64  
 
    904,550.00 
 
 
 
 
 
 
 
  400,000.00 
 
   963,061.00 
 
   463,830.00 
 
      
     51,500.00 
 
    
   440,801.00 
 
 
 1,504,983.00 
 
 
       34,500.00 
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Description 
 
$86M Budget 

 
$60M Budget 

 
$70M Budget 

Final Project 
Costs 

16 
 
 
17 
 
18 
 
19 
 
 
20 
 
21 
 
21A 
 
22 
 
23 
 
24 
 
25 
 
 
26 
 
27 
 
28 
 
29 
 
30 
 
 
31 

Environmental 
Studies 
 
Soil Testing 
 
Site Survey 
 
Project Field 
Administration 
 
Reimbursables 
 
Feasibility Study 
 
Land 
 
Adjudicator 
 
Technical Services   
 
Construction Interest  
 
Local Commitment 
Fees   
 
Legal Fees 
 
Real Estate Taxes 
 
Contingencies 
 
Working Capital 
 
Pre-opening 
Expenses 
 
Equipment    
               Kitchen 
 
     Laundry Rooms  
 

 
         - 
 
    24,119.00 
 
      9,647.00 
 
 
  337,662.00 
 
  241,187.00 
 
  192,950.00 
 
9,279,907.00 
 
           - 
 
           - 
 
5,396,956.00 
 
 
     80,014.00 
 
     57,629.00 
 
     15,869.00 
 
4,756,466.00 
 
    106,070.00 
 
 
    212,141.00 
 
 
 2,739,456.00 
  
5,011,200.00 

 
   49,043.00 
 
   21,668.00 
 
      8,667.00 
 
 
  300,000.00  
 
  200,000.00 
 
            - 
 
            - 
 
   16,484.00 
 
  413,043.00 
 
2,478,656.00 
 
 
   100,000.00 
 
      30,000.00 
 
             - 
 
6,783,711.00 
 
             - 
 
 
             - 
 
 
             - 
 
             - 
              

 
        - 
 
   21,668.00 
 
     8,667.00 
 
 
  303,357.00 
 
  216,684.00 
 
  173,347.00 
 
            - 
 
    16,484.00 
 
            - 
 
4,384,215.00 
 
 
     64,999.00 
 
     49,680.00  
 
      13,680.00 
 
 2,521,865.00 
 
      91,440.00  
 
 
    182,880.00  
 
 
            - 
 
            - 

 
    50,195.00 
 
 
 
 
 
 
    83,191.00 
 
  264,427.00 
 
    22,000.00 
 
           - 
 
       9,149.00 
 
   402,442.00 
 
 3,583,256.40 
 
 
   711,250.00 
 
      97,450.00 
 
    1,109.00 
 
             - 
 
              - 
 
 
1,474,280.00 
 
 
               - 
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Description 
 
$86M Budget 

 
$60M Budget 

 
$70M Budget 

Final Project 
Costs 

 
 
 
 
 
 
A 
 
B 
 
 
C 
 
 
D 
 
 
E 
 
 
F 

 
Add for the 
following to 
Construction 
Cost 
 
 
Cess at Port 
 
Fluctuations –
Labour and 
Materials 
 
Container 
Detention at Ports 
 
Infrastructure 
(Gorstew) 
 
Adjustment 
Clause 30 
 
Interest & 
Insurance 
 

 
 
 
 
 
 
         - 
 
 
         - 
 
         - 
 
 
 
 
 

 
 
 
 
 
 
         - 
 
 
         - 
 
         - 
 
 
 
 
 
 

 
 
 
 
 
 
       - 
 
 
        - 
 
        - 
 
 
 
 
 
 

 
 
 
 
 
 
  128,654.81 
 
 
7,298,343.31 
 
    16,859.00 
 
 
 
3,446,665.00 
 
 
5,585,647.13 
 
1,594,100.84 
 

      
  

Total   US$   
 
86,254,097.00

 
59,507,193.00

 
70,106,410.00 

 
113,786,204.45 

 

6.5.1 DETAILS OF US$60M / US$70M / FINAL COSTS 
A number of items have been added to the Final Account of the Construction Contract.  

Some of these items, it would appear, should have been directed under other headings, 

and not under the Construction Contract.  The items we consider such are as follows: 

 

(1) M & E Designs                    US   $693,000.00 

(2) Cost of Drawings from CD’s  US   $113,000.00 

(3) FF&E items supplied by UDC      US $2,043,172.00 

 

We are aware that M&E Designs were eventually executed through the main contractor 
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on the project, Ashtrom Building Systems Limited.  However we consider that these 

costs should be addressed under Technical Expenses, where they do not attract the 

16% addition for head office overheads and profits payable to the contractor. 

 

Item (3) should be addressed under the main FF&E item, which was executed by the 

Urban Development Corporation. 

 

In analyzing the Budget versus the Final Accounts, a few items for which there were 

provisions in the first budget (US$60M) were not included in the Revised Budget 

(US$70M).  These items included the following: 

 

(a) Suite Concierge this item was built but not included as a line item in the Final 

Account   ($176,671.07); 

(b) Check out facilities, wedding, sales, nurses and tour desk – these items were 

built and included in the Final Account   ($164,561.62); 

(c) Squash Courts  _ this item was built and included in the Final Account   

($312,996.51); 

(d) Port Cochere – this item was not included in the Final Account ($70,000.00); 

(e) Project Development and Supervision  - excluded from the Final Account 

(f) Coastal Engineering  -excluded from the Final Account 

(g) Environmental Studies  - This item was included in the Final Account  

($50,195.00) 

(h) Technical Services    - This item was included in the Final Account     

($391,875.00) 

 

The total of these items that were removed from the first budget (US$60M) but later built 

(a) (b) & (c), amounts to $654,229.13.   

At the time of writing, final expenditure under Technical Expenses were not available to 

us.  Hence items  (e to h) above have been excluded from this sum.  The sums in the 

brackets following items (e to h) were provisions in the US$60M budget. 
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A second scenario presents itself, the item for which there was no provision in either the 

US$60M or the US$70M budgets, but was constructed and included in the Final 

Account.  This item was the Gymnasium  ($237,996.60) 

 

In the third scenario, provisional sums were included in the Construction Contract for 

items, which were not included in the (US$70M) Budget and were constructed and 

included in the Final Account, e.g. Gas installation, concierge, squash courts and 

gymnasium. 

 

This situation is cause for concern, because if items are not included in the Budget, then 

on what bases were they constructed and included in the Final Account. 

 

There are no indications (written in the form of Variation/Charge Orders) for these areas 

of works.  The Project Manager’s representative issued a number of Site Instructions, 

however, (though requested) we have not seen any Formal Variation Orders.  

 

The level of monitoring of the expenditure on the project leaves a lot to be concerned 

about.  It would appear that a number of the paid consultants, owners and management 

abrogated their responsibilities.  The various written agreements between parties on the 

project adequately outlined each party’s role and functions. 

 

The Project Management Agreement between the Urban Development Corporation and 

the Ackendown Newtown Development Company Limited (ANDCO) required the project 

manager (UDC) “to bring to the attention of Ackendown Newtown Development 

Company’s Board of Directors, any potential cost overruns”. 

 

The project manager (UDC), “should not undertake increased expenditure without the 

express written approval of the Board of Ackendown Newtown Development Company 

Limited”. 

 

It is obvious that this level of monitoring, reporting and approval process, fell down 
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along the way.  Both the ANDCO Board and the Project Manager are to be blamed for 

the events leading to the situation where, there were major overruns on the project, and 

this is only being brought to attention at a late stage. 

 

The sub-project management agreement between the Urban Development Corporation 

and Nevalco Consultants Limited (Page 13 – Item C) states that Nevalco Consultants 

Limited shall be “responsible for alerting the Urban Development Corporation 

immediately of unforeseen circumstance that arises which would impact programme or 

cost”. 

 

All parties to the management of the project had their responsibilities to fulfill.  If parties 

performed their functions well then, the late realization of overruns would not have 

occurred. 

 

The final cost of the construction contract between Ashtrom Building Systems Limited 

and Ackendown Newtown Town Development Company Limited is reflecting several 

significant increases over and above the contracted amounts. 

 

A. General Conditions of Contract.   This is reflecting increases totaling 

US$9,780,058.13 or some 59% of the contract provisions for this tem.  The 

items associated with this increase are as follows: 

 

(i) Insurances due to extension of time;      313,761.00 

(ii) Additional preliminaries due to extension of time 2,080,650.00 

(iii) Supply additional resources to achieve earlier 

completion      1,800,000.00 

(iv) Increased profit and over heads (Contract 

 Clause 30) due to increased cost of project  5,585,647.13 

                     US$9,780,058.13  
 

The increases in cost (i) & (ii) above, due to Extension of Time, point to a number of 
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issues. 

a) Commencement of project before designs are completed 

b) Poor project management 

c) Unavailability of funding for the project 

d) Poor performance of some consultants. 

 

The Audit Team has questioned the item “Supply additional resources to achieve earlier 

completion”.  The consultant Quantity Surveyor, Goldson Barrett Johnson, in response 

to our query, supplied us with a list of items that the Contractor claimed under this 

heading “additional expenses” for the period June 2004 to January 2005.  The sum total 

of this claim is in the amount of US$2,460,401.00 (Appendix 6-3).  The Quantity 

Surveyor has recommended a payment of US$1,800,000.00 against this claim in the 

Final Account. 

 

The Quantity Surveyor further advised that the Contractor received instructions from the 

Project Manager to proceed with this area of expenditure after discussions with the Joint 

Venture Partners. 

 

The Quantity Surveyor has supplied us with the breakdown to indicate how they arrived 

at their recommendation of US$1,800,000.00. 

 

Extension of time was granted to the contractor, we are informed, up to the completion 

of the project.  Additional preliminaries costs due to extension of time, totaling some 

US$2,080,650.00 is already included in the Final Account.  A number of the items listed 

as “additional costs” are items, which would fall under additional preliminaries.  From 

the attached (Appendix 6-3) these would include: items 1, 7, 10, 11, 12, 14, 16 and 17. 

 

All the other items on this list of “additional expenses” items 2, 3, 4, 5, 6, 8, 9, 13, 15, 

and 18 are items for which the contractor would have had to seek approval, before 

embarking on them.  No evidence of application or approval was submitted to the Audit 

Team, although this was requested. 
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It is ironic that payment was made for “supply additional resources to achieve early 

completion”, bearing in mind that the project was completed after excessive delays, 

some of which were caused by the contractor. 

 

Increased Profits and Over heads 
Clause 30 (12) in the Amendment to the Condition of Contract states “the amounts 

calculated as due under the provisions of Clause 30 in an Interim Certificate or the Final 

Certificate will be subject to an addition of 16 percent, for head office profits and over 

heads on the value that exceeds for whatever reason $42,000,000.00”.  We question 

the inclusion of the following, in making this calculation: 

 

 a) Sum for M & E designs               693,000.00 

 b) Cost of producing drawings from CD’s             113,000.00 

 c) Additional resources to achieve earlier completion     1,800,000.00 

                    Total          $2,606,000.00 
 
We consider items a) and b), not a part of the construction contract and should 

appropriately be placed under Technical Expenses, thus not attracting the 16 percent 

addition.  Removing all the above items would give a saving of 16% of $2,606,000.00 or 

$416,960.00.   

 

B. Room Blocks   This element of the construction project is reflecting increases 

totaling US$2,666,911.55.  This is because the final cost sum of US$18,886,055.49 

includes the sum of US$1,740,278.00 for the Staff Housing, which was not included in 

Ashtrom’s Contract sum.  

 

This increased cost of US$2,669,468.19 is some sixteen (16) percent above the 

provision for the Room Blocks in the construction contract. 
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The increase cost under this element is due to the following: 

a) Changes in specification of items  -   $    491,383.87 

b) Additions to the scope of works     -      2,178,084.32 

US$2, 669,468.19 
 

With the exclusion of the Staff Housing, there was no major area of increase in the cost 

Room Blocks, but rather a significant number of small increases due to changes in 

specification. 

 

C. Central Facilities   The amount included in the revised construction contract for 

the Central Facilities was a Provisional Sum of US$12,358,762.89.  This element of the 

construction project is reflecting a major increase in cost over the contracted sum.  With 

a final cost of US$23,591,383.23, an increase of US$11,232,620.34 or 91% is very 

significant and points to the following: 

a) Inadequate provisions in the contract due to budget provisions based on 

the unit costs of the recently completed Beaches Negril; 

b) Major variations to contract provisions. 

 

We have been able to identify the following, which contributed significantly to b) above. 

 Increased size of back of house facilities, by some 15,000 square feet.  

From the records’ Minutes of Meeting of the Board of Directors ANDCo 

held on December 13, 2001 and February 14, 2002, Gorstew Limited 

made this request for additional space.   

Measurements taken from drawings submitted to the Audit Team, 

gives in a total area of 40,906 square feet.  This compared with the 

total area of 28,310 square feet in the May 2000 Architectural Design 

Brief. 

 

 Sums included in the Revised Bill of Quantities for various elements of 

work were adjusted based on final design drawings.  
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The major areas of variance in the cost of the Central Facilities are shown in the table 

following. 
 

Description Original 
Provision  US$

Final Cost 
US$ 

Percentage 
Variance 

 
Main Building and entertainment 
 
Air Conditioning 
 
Electrical Installation 
 
Restaurants and Kitchen 
 
Spa 
 
Retail 
 
Suite Concierge 
 
Check out facility 
 
Gymnasium 
 
Squash Courts 
 
Pools 
 
Dive shop, grills and gazebos 

 
    490,948.00 
 
    521,000.00 
 
 1,099,675.00 
 
    582,122.00 
 
      87,842.00 
 
    155,500.00 
 
      19,060.00 
 
      13,620.00 
 
    255,000.00 
 
    312,000.00 
 
  1,186.000.00 
 
      460,000.00 

 
    614,901.01 
 
1,825,694.00 
 
  2,663,949.75 
 
  1,237,539.15 
 
       99,858.71 
 
      49,850.00 
 
        5,804.00 
 
        6,207.70 
 
    237,996.60 
 
     312,996.51 
 
  2,326,772.00 
 
     561,859.57 

 
    25.24 
 
  250.42 
 
  142.25 
 
   112.59 
 
    13.68 
 
   (67.94) 
 
   (70.00) 
 
   (54.00) 
 
     (7.00) 
 
      0.32 
 
     96.19  
 
      22.14 

 

The increases in the cost of 

a) Main building and entertainment 

b) Air conditioning  

c) Electrical installation to main building 

d) Restaurants and kitchen 

e) Electrical installation to restaurants and kitchen 

 are due mainly to the increased size of the back of house space.  The level of 

finishes used in the Central Facilities area also contributed to the overruns.  Extensive 

millwork was incorporated in this area.  The quality of floor finishes and the intricate 
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designs/patterns would also have contributed to the overruns. 

 

D. External Works    The final construction cost of the external works is 

US$15,090,431.35 and reflects increases totaling US$9,301,198.55, or some 161% 

above Ashtrom’s contracted total.  This increase is very significant and again points to: 

a) Inadequate provisions in the contract  

b) Major variations to contract provisions. 

 

We have identified the following areas where increases/overruns took place, we were 

however unable to be specific, as the details were not supplied to The Audit Team. 

 

a) Adjustment to Provisional Sums for external works.  This area shows 

increases totaling US$3,936,287.96, or approximately 89% above the 

Provisional sum. 

b) Adjustment of Provisional Quantities.  This area shows increases totaling 

US$67,808.38 or approximately 49% above the Provisional sum. 

c) Re-measurement of items and elements.  This area shows increases totaling 

US$699,492.47 or approximately 79% above the measured items in the Bill of 

Quantities. 

d) Design changes/variations – these works contributed US$5,894,066.29 to 

overruns. 

6.6 PROJECT IMPLEMENTATION 

One consistent practice that has haunted building projects over the years and over 

successive governments, is the practice where projects are started without the 

completed designs.  The practice is prevalent on projects where government and their 

agencies are involved.  In their mad rush to get these projects started, contracts are 

formalized based on the smallest amount of information and a sum or sums are set-

aside for all the unknowns at this stage. 

 

The project then evolves over the project period and the designers’ interpretation 
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becomes completely different from the consultant’s original interpretation.  During this 

time of uncertainty, requirements change and specification may also change.  The 

original provisional sums for the various items now become inadequate.  This was 

clearly the case on this Project. 

 

On the other hand, when projects are properly thought through, designed, with 

operators needs clearly identified and met at the pre-contract stage, then overruns are 

minimised 

 

6.7 CONCLUSION 

In concluding this section of the report and based on information contained in the Final 

Account the Audit Team can report the following: 

 

1.  Construction Contract                     US$  

 (i) Increases in general Preliminaries and  

  Conditions of Contract             9,780,058.13 

 

 (ii) Increases in Construction Cost - Room 

  Blocks (note staff accommodation included here)        2,669,468.19  

 

 (iii) Increases in Construction Cost – Central Facilities    11,232,620.34  

 

 (iv) Increases in External Works Cost    9,301,198.55 

 

 (v) Increased expenditure associated with Labour 

  and  Material Fluctuations     1,525,265.31 

 

 (vi) Additional Sundry items             3,911,445.81 

 

                      Net Increase to Construction Contract  US$ 38,420,056.33  
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The above cost overruns and increased expenditures were associated with the 

Construction Contract. 

 

2.       There were other areas of overruns and increased expenditure associated with   

the overall project costs.  These can be identified as follows: 

 a) Coastal Engineering   US$      34,500.00 

 b) Loan Commitment Fees       646,251.00 

           c) Legal Fees           47,770.00 

           d) Technical Expenses associated with F.F.&E    196,781.64 

 e) Reimbursables payable to consultants       47,743.00 

           f) Project Management Fees       304,983.00 

 g) F.F.&E      3,873,945.48 

 h) Pre-opening expenses    1,291,400.00 

       Total              US  $6,443,374.12 
 

We have not included the overrun on M&E Technical Expenses ($513,061.00), as this 

was included in the Construction Contract under Sundry Items. 

 

3. Technical Expenses provisions showed under expenditures as follows.: 

 a) Architect     US$     76,450.00 

 b) Structural Engineering      500,000.00 

           c) Quantity Surveyor       136,170.00 

           d) Landscape Design         16,500.00  

 e) Interior Design         35,904.00 

  f) Feasibility Studies       151,347.00 

        g) Project Field Administration     220,166.00 

 h) Adjudicator            7,335.00 

 i) Real Estate Taxes          12,571.00 

 j) Construction Interest       800,958.00 

                                                                       Total     US$  1,957,401.00 
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4. Expenditure on items for which there were no budgetary provisions as follows.  

             
 a) Environmental Studies    US$  50,195.00 

 b) Technical Services               402,442.00

        Total     US$  452,637.00  
 

 

In summary, the net project overrun is. 
           

1. Overruns Construction Contract   US$   38,420,056.33 

2. Other Project Overruns         6,443,374.12 

3. Under Expenditure on Project      (1,957,401.00) 

4. Expenditures without Budget Provisions         452,637.00 

 

                                            Net Project Overrun    US$  43,358,666.45 
 

The above figure does not include any over runs or under expenditures on: 

 

a) Soil Testing 

b) Site Survey 

c) Working Capital 

 

The Audit Team did request information with respect to these items but up to the time of 

writing this report, the information was not available.   
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The net project cost can be determined as follows. 
 
 Project Budget                US$ 70,000,000.00 

 Add: 
1. Sums for work completed Gorstew  

(Infrastructure prior to Sandals Whitehouse)   3,446,665.00 

2. Construction Contract Overruns        38,420,056.33 

3. Other Project Overruns             6,443,374.12  

4. Under Expenditure on Project         (1,957,401.00) 
5. Expenditure without Budget Provisions            452,637.00 US$ 46,805,331.45 

US$116,805,331.45 
Omit: Provision in Budget for the following: 

1. Soil Testing     21,688.00 

2. Site Survey       8,667.00 

3. Contingencies         2,521,865.00 

4. Working Capital     91,440.00 

5. Petrol Station & Helipad  208,800.00 

6. Stables    166,667.00      (US$3,019,127.00) 
 

Total Expenditure to Date         US$ 113,786,204.45 

 
The Audit Team omitted the total of US$3,019,127.00, as we did not receive any 

information regarding expenditure on these items.   

 

At best the total expenditure will remain at US$113,786,204.45 or at worst at 

US$116,805,331.45. 
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PERFORMANCE OF CONTRACTED PARTIES 

 

7.1. PREFACE 

During the life of the Sandals Whitehouse project there were over 22 major contracted 

parties with over sixty (60) sub-contractors. 

 

The major contractual arrangements can be divided into three main groups: 

1. Managerial 

2. Design Consultants 

3. Contractors/Suppliers 

 

1. The managerial group deals mainly with the overall management, supervision and 

financial aspect of the project and includes:- 

• The Urban Development Corporation - Project Managers 

(Sub-Contracted to Nevalco Ltd.) 

 

• Gorstew Ltd.     - Technical Service Advisor 

(Represented by Implementation Ltd.) 

 

• Capital Options Ltd.    - Financial Consultant 

 

• Goldson Barrett Johnson   - Quantity Surveyors 

 

• Maurice J. Stoppi    - Arbitrator 

 

• Charsal Marketing Inc.   - Purchasing Agent 

 

• Alfred Sharpe    - Architectural Representative 
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• Edwin Hunter    - Resident Engineer 

 

• Rivi Gardner Associates   - Supervising Architect 

 

• Basil Nelson & Associates - Supervising Electrical &  

(Also provided some design work)  Mechanical Services 

 

• Environmental Solutions  - Environmental Management 

Services 

 

2. Design Consultants provided the designs for all aspects of the project.  They 

include:- 

• Sant Associates   - Architectural Services 

 

• Witkin Design Group  - Landscape Architectural Services 

 

• Hospitality Purveyors Inc.  - Interior Design Services 

 

• Aquadynamics Design Group Inc. - Design Services for pools, spas 

and fountains 

 

• McDonald Group Inc.                     -    Waste Water Treatment Plant Design 

Services 

 

• A.R.T. Inc.    - Audio, Video and Lighting Design  

       Services 

 

• Smith Warner International Ltd. - Costal Environmental Engineering 

       Services 

 

• Jentech Ltd.    - Civil/Structural Engineering 
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• Hardie & Kossally Ltd.  - Mechanical & Electrical 

Engineering 

 

• Appliance Traders Ltd.  - Food & Beverage, and Back- 

       of-House Design Services 

 

3. The contractors/suppliers provided the materials, plant, equipment, and 

labour to construct and finish the facility. 

 

• Ashtrom Building Systems  - Main Contractor 

(Responsible for sub-contractors, 

list attached in Appendix 7-1) 

 

• Projex Building Systems Ltd.  - Manufacture & Install 

Millwork 

 

• Appliance Traders Ltd.  - Supply & Install Food Service,  

Laundry and Hot Water Equipment 

 

Details of the above contracts are set out in the attached spreadsheet at the end of this 

section. 

 

In order to assess the performance of the various parties the Audit Team first looked at 

how the project progressed from design conception to the end of construction. 

 

This project had been in the making from as far back as in the 1990s as it was to be the 

catalyst for the development of the South West Coast.  There were a couple of aborted 

attempts and the final attempt in 2001 resulted in the completion of the project.  Some 

professionals from the aborted project, namely Jentech Ltd. and Environmental Solution 

Ltd., were contracted to work on this new phase. 
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Discussion on this final approach started in 2000 before the formation of the National 

Contracts Commission and the Sector Committees.  The owners wanted to use 

consultants familiar with the Sandals International Resort product.  The consultants 

recommended by Gorstrew included the architect, interior designer, landscape architect, 

wastewater, food and beverage, and the pools and spa designers. The design architect-

Sant Associates provided a design concept in 2000. 

 

The UDC, having the expertise and experience in managing similar projects were 

contracted to carry out project management services for the project.  The UDC 

contracted Nevalco Ltd. to act as their representatives to carry out the project 

management functions. 

 

A decision was taken to use the ‘tunnel’ form of construction for the room blocks, and 

discussions were held with Ashtrom Building System in 2000 to be the Main contractor 

for the project. 

 

In selecting the rest of the design team, the project managers looked for professionals 

who work within the hotel industry and were available.  Hardie & Kossally were chosen 

for the electrical and mechanical engineering services as they had just completed a 

refurbishing project at another hotel. 

 

The quantity surveyors, Goldson Barrett Johnson, had worked on the recently completed 

Beaches Negril.  They started working on this project in 2000, providing preliminary 

budget estimates based on average cost per room, derived from the cost of the Beaches 

Negril hotel.  As design concepts and details were received, approximate bills and 

measured bills were developed. 

 

To ensure that the final product was of the standard required by the hotel industry, and 

the future operators of the Hotel, ANDCO entered into a Technical Services Agreement 

with Gorstew Ltd.  This agreement was for providing “technical advisory services for the 

planning, designing, constructing, furnishing, and equipping of the hotel”.  Gorstew Ltd, in 
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May 2001, appointed Implementation Ltd to represent them. 

 

All major professionals were on-board from early 2001 and they started working on the 

project even before their contracts were formalized.  Ashtrom agreed to a contract sum of 

US$40,463,456.51, and construction commenced in November 1, 2001 with a 24 month 

construction period. 

 

The project would be on a fast track basis, as the design would have to be done during 

the construction period. 

7.2. MANAGERIAL: 

The overall management of the Project was the responsibility of the Project Manager.  

They however delegated most of their duties to other consultants. 

7.2.1 THE URBAN DEVELOPMENT COPORATION / NEVALCO 

The UDC was the overall Project Manager and Architect of Record.  The Project 

Manager’s scope included: 

• Advise on selection of building contractor and consultants. 

• Preparation of comprehensive project brief. 

• Architectural and other design services required in order for the approvals 

to be secured. 

• Liaison with consultants, to supervise and co-ordinate the performance of 

any specialist engineers, sub-contractors or sub-consultants. 

• Ensure compliance of designs to brief. 

• Review, advise and negotiate any necessary alterations to designs. 

• Manage, monitor and co-ordinate the performance by the Building 

Contractor and The Consultants. 

• Supervise, monitor and advise during the construction phase of the project. 

• Provide detailed monthly reports 

 

The UDC appointed Nevalco Consultants Limited as its representative to coordinate and 
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oversee the day to day administration, management, control, and communication 

coordination of the Project and perform particular responsibilities and functions.   

 

Nevalco did outline methods and reporting procedures to manage and monitor the 

project, as outlined in minutes of site meeting of November 29, 2001.  

• Consultants and contractors to present monthly reports. 

• Contractor to provide and update critical path construction schedule. 

• All final sign off on the project, for the purposes of execution can only be 

done through the Project Manager’s office.  The final authority to proceed 

on any suggestion, request or instruction, must come from the Project 

Manager’s office. 

• Only the Project Manager can issue variations/change orders. Each 

Consultant must complete a variation order request form. 

• The Project Manager will have two full time personnel on site – resident 

engineer and assistant engineer 

The resident engineer, Edwin Hunter was however paid directly by ANDCO. 

 

Although these guidelines were set out from the very beginning of the contract, there is 

little indication that they were always complied with nor were there much indications that 

attempts were made to achieve compliance. 

 

It is clear that with the changing of designers and supervisors, the rules were not always 

repeated and adhered to.  Letters with suggestions, recommendations and comments 

were circulated to all and sundry but the final instructions from the Project Manager’s 

Representative were sometimes tardy. 

 

In some cases instructions were issued directly by other parties such as Implementation 

Ltd., directly to the Contractor with copies issued to the other members of the team.  This 

went unabated until the contractor became confused as to whose instructions to follow.  

(Appendix 7-2)  
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The project had some environmental issues mainly due to errors by Nevalco, who in one 

instance overlooked seeking NEPA’s approval before building the groyne, which 

contributed to delays in handing over approvals to the operators of the hotel. 

Proper cost control methods were also lacking.  Although proper procedures were put in 

place, there seemed to be a time issue or inadequate resources to deal with the 

constantly evolving design and cost issues associated with the fast track project.   

 

Cost control monitoring, which was the responsibility of the Project Manager/Nevalco, 

was basically left up to the quantity surveyor who had little to do with most of the decision 

making process.  Approvals for changes in cost and specifications were not obtained as 

set out in the Project Manager’s project procedures, as outlined by Nevalco.  The “open 

book round table” approach used, assumed that everyone would adhere to the budget 

with respect to designs and specifications.  This was not the case. 

 

One of the items in the contract between UDC and Nevalco Ltd. is that Nevalco “shall not 

without prior written consent of the UDC give instructions to any contracted parties which 

would increase the project cost or time taken to complete or procure anything that is not 

provided for in the Bills of Quantities of the Project”. 

 

As a large percentage of the Bills of Quantities were provisional sums, it meant that 

UDC/Nevalco should have closely monitored the expenditure of these sums.  In the event 

that the final designs for these items of work resulted in a cost in excess of the 

provisional sum, permission should have been sought form the ANDCO Board.  The 

Audit team has not seen any such request or written consent. 

 

The UDC had to “ensure compliance of designs to brief”.  It is clear that this was not 

effectively done as the designs far exceeded the original brief and Project Budget.  It was 

not until the latter stage of the project, when architect Christopher Shaw of the UDC got 

involved with the project full time on site, that more concerted efforts were made to 

rationalize the cost of construction and to achieve completion. 
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The Project Manager/Project Manager’s Representatives had a responsibility to report 

projected cost overruns to the ANDCO Board, advise on how to reduce these costs, and 

obtain the Board’s permission to proceed with the works.  From all indications this was 

not done, and this was one of the main downfalls of the Project.   

 

The Project Manager/Project Manager’s Representatives did not effectively manage the 

Project.  However it should be noted that the ANDCO Board did not meet formally 

between October 2003 and January 2005 and therefore this avenue of formal approval 

was not available. 

 

7.2.2 GOLDSON BARRETT JOHNSON 

Goldson Barrett Johnson provided full and complete quantity surveying services for the 

Project. 

 

This service included: 

• Preparation of cost plans based on design concepts, tender documents 

based on approved design, and report on tenders or negotiation with 

Contractor and make recommendations. 

• Preparation of recommendation for interim payments and periodic final cost 

projections. 

• Adjusting and agreeing fluctuation in cost of labour and materials. 

• Prepare final account. 

• Keep a record of matters relating to cost overruns on the project. 

 

The Audit Team was advised that in the conceptual stage of the project the quantity 

surveyor (Q.S) costed the 400 room (360 keys) project at approximately UD$86M based 

on the recently completed Beaches Negril Hotel.  The UDC considered this too high and 

a subsequent budget of UD$70M was prepared.  Based on projections developed by 

Capital Options, a budget of UD$60M was adopted as the Project Budget. 
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The quantity surveyor had to prepare bills of approximate quantities based on inadequate 

design drawings.  In the Construction Contract, provisional sums were included for all 

items except for the room blocks.  Inputs from other Consultants for their aspect of the 

works appear to be understated as they were also working with conceptual drawings and 

basing the estimates on previously completed hotel projects.  The Q.S. had to work with 

incomplete designs inadequate estimates from other consultants, and changing 

requirements.  This made their job very difficult as the entire works had to be 

remeasured. 

 

In an effort to control cost, the quantity surveyor was asked to vet quotations received by 

the Contractor and make recommendations, often times for items not budgeted for.  In 

February 2003, the QS was asked by the UDC to provide a Resident Quantity Surveyor, 

full time on site, to specifically keep track of fluctuations which were occurring on the 

Project.  Goldson Barrett Johnson’s contract was subsequently amended to include 

accommodation for an on-site Quantity Surveyor as a reimbursable expense in the said 

contract. 

 

From the final cost indicated in the Final Accounts for the Construction, it is clear that the 

initial budget of $86M prepared by Goldson Barrett Johnson would have been a more 

realistic budget for the Project. 

 

7.2.3 GORSTEW LTD./IMPLEMENTATION LTD. 

Gorstew (Implementation Ltd.) through the Technical Services Agreement, had to provide 

technical advice in relation to architectural and interior designs, trade equipment 

specifications and layouts, life/safety requirements, telecommunications, security and 

hotel systems. 

 

General responsibilities required them to review and comment on project budget, 

schedules and environmental reports. 
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They had to review and comment on design documents, other reports and studies; 

review and approve the Owner’s selection of the Architect and Interior designer. 

In terms of design services Gorstew had to;  

• Provide food and beverage concepts and recommend concept layouts for 

administrative offices and back of house areas. 

• Conduct risk assessments to determine the types and extent of Security 

systems required; provide on background drawings the location of security 

devices and provide specifications. 

• Provide specifications, equipment schedules, diagrams etc. required for 

Hotel systems to allow power and conduit infrastructure to be installed. 

• Provide guidelines for telecommunications and conduit sizing for cable 

distribution, power and space requirements for all equipment. 

 

Gorstew was greatly influential in determining the FF&E and specialist items through the 

architect and interior designers.  Although they assisted in determining the revised 

UD$70M Project Budget, it appears that the special system items, such as the air 

conditioning, standby generator, kitchen equipment, garbage disposal, special light 

fixtures, and their installation, were not accurately accounted for in the Budget. 

 

The specifications of some of the systems were far more advanced than those at any of 

the other Sandals or Beaches resorts.  For example the Somat garbage disposal system 

is believed to be the first of its kind in the Caribbean.  This system was not allowed for in 

the budget.  The back of house layout at Sandals Whitehouse is the most extensive and 

sophisticated of all those we have seen. 

 

The Technical Services Agreement calls for the Lessee to review and comment on 

Design Documents, and upon approval of the submitted Design Documents by Owner 

and Lessee, coordinate their signing, sign as “approved” and date and incorporate them 

into the Agreement.  Only the original concept drawings were appended to the 

Agreement.  The Audit team has not seen drawings appropriately signed and stamped. 
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Implementation Ltd. seemed to have performed an aggressive project management role 

in ensuring that the needs of the proposed operators were addressed.  However, the 

process of having designs approved and signed off on by both Lessee and Owner was 

not adhered to.  The fast track nature of the Project and the late submittal of drawings, 

resulted in the designs influenced by the Lessee, being directly issued for construction. 

 

7.2.4 RIVI GARDNER & ASSOCIATES LTD. 

This architectural company was contracted in June 2002 to carry out the functions of the 

architect during the construction stage of the project, seven months after commencement 

of construction. 

 

They were responsible for “the technical duties of the Architect as set out in the said 

construction contract and shall advise and make recommendations regarding the 

administrative duties of the Architect such as claims for extension of time, variations and 

cost to the Project Manager’s Representative to whom the administrative functions of the 

Architect will be delegated”. 

 

Other services included: 

• To supervise and monitor the work of the contractor to ensure conformance 

with design criteria and standards. 

• Interpret designs to facilitate the contractor and give instructions regarding 

compliance with designs. 

• Collaborate with the Consultant Design Architect; prepare and supply 

explanatory drawings. 

• Inspection of the works and materials, attend site meetings. 

• Prepare a complete set of As Built Drawings of the Project on completion. 

 

The Audit Team requested “as-built” drawings.  The architectural drawings received to 

date do not indicate that they are “as-built”, as they have not been revised and signed off 

by the responsible parties as being “as-built”.  The conclusion here is that this aspect of 
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the project was poorly done or not yet completed. 

 

In the latter stage of the project, UDC, as the Architect of Record, and in an effort to get 

the project completed, instructed Architect Christopher Shaw to have a permanent 

presence on site.  He had to perform the duties of the Project Manager’s Representative 

and the Supervising Architect to try to stem the overruns and delays and get the project 

completed.  This is a sign that the Supervising Architect was not effective in the 

performance of his duties. 

 

The supervising architect, in response to queries by the Audit Team, that he did not have 

any input into extension of time claims, variations or cost issues. 

 

7.2.5 ALFRED SHARPE. 

Alfred sharp was appointed in July 2003 as the Architect’s Representative (AR) to liaise 

closely with the supervising Architect for the Project, the Contractor and as necessary 

with the other Consultants. 

 

Particular services included inspection of the works and materials whenever and 

wherever any such inspection is necessary for the performance of his duties or 

specifically requested by the Supervising Architect. 

 

The AR was appointed a year after the Supervising Architect to perform some of the 

duties that the Supervising Architect was employed to do.  This duplication of duties 

leads to increased professional fees.  It is our opinion that his engagement should have 

started from the commencement of the construction contract. 

 

The Audit Team is not sure how effective the performance of the AR was in assisting with 

the timely completion of the project.  In addition, the level of defective work at the end of 

construction is an indication of ineffective daily supervision. 
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7.2.6 EDWIN HUNTER 

Edwin Hunter was appointed Resident Engineer in January 2003.  He had responsibility 

for the monitoring of the electrical and mechanical works particularly the details covering 

specifications, methodology, construction schedule and quality control. 

 

Additionally he had to liaise with the Contractor’s Project Engineer to monitor the details 

and specifications as per approved drawings and variation orders; maintain a 

comprehensive log of all major events, and rationalize design details to prevent 

interference by specialist requirements. 

 

His appointment came after the original E&M engineer’s service was terminated in 

December of the previous year.  He was therefore the only person overseeing the E&M 

works until the new Supervising Engineering came on board.  He played a critical role 

until his illness and untimely death. 

 

7.2.7 BASIL NELSON & ASSOCIATES LTD. 

Basil Nelson & Associates Ltd. (BNA) was appointed to provide Supervising Electrical 

Engineering Services in December 2003, nine months after Ashtrom was given the 

responsibility for the M&E designs.   

 

They were particularly contracted to: 

• Provide general advice and supervision in respect of the electrical 

engineering aspects of the Project. 

• Review designs done by the previous M&E design Consultant. 

• Review designs done by the M&E design Consultant to ensure compliance 

with local building codes, laws and regulation, and recommend changes 

where necessary. 

• Review all designs to ensure reliability and efficiency of the entire M&E 

engineering system. 

• Liaise with the M&E Consultant and give technical support to the M&E site 
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engineer. 

• Review, negotiate and report on quotations. 

• Assist in preparations of Final Account 

 

The supervising consultant had to liaise between Ashtrom as designer, the suppliers, and 

Ashtrom the Contractor.  This process, in the case of the air conditioning chillers and air 

handling units took over 6 months (January to July 2004) during which the contractor 

complained of delays in the ordering of the equipment. 

 

The resident engineer for the project died in May 2004.  BNA took up the responsibility 

for providing a resident engineer on site 4 days per week.  

 

In reviewing designs and costing, BNA indicated that some major items were not included 

in the M&E costing, for example, the energy management system, Somat system, 

landscape and yard lighting. 

 

Provisional sums were allowed for other items such as the energy centre, which was not 

designed at the time the costing were prepared.  BNA was able to identify areas for cost 

savings, especially in the air conditioning works. 

 

BNA also advised that there were areas of over design.  The air conditioning required 

was approximately 600 Tons, however a total of 1200 Tons were installed.  

 

In addition to supervisory services, BNA had to do some electrical designs and redesigns 

with respect to the external and landscape lighting, and back of house controls 

 

The job of the supervising consultant was made difficult as they came on the project after 

the various sub-contracts were in place resulting in conflicts during the review and 

negotiation process.  However, the service provided by BNA was of significant benefit to 

the project as they were able to identify areas for cost savings and ensure that the 

designs completed by the overseas consultants conformed to local standards. 
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7.2.8 MAURICE J. STOPPI 

The Consultant Adjudicator was contracted to be available to settle disputes between the 

parties to the construction contract.  It does not appear that he had much to do during the 

construction period of the Project. 

 

7.2.9 ENVIROMENTAL SOLUTIONS LTD. 

This company had provided Environmental Management Services on the previously 

aborted hotel project and continued to provide services with respect to preparation of 

license/permit application to NEPA, site monitoring, prepare and submit summary reports 

to NEPA. 

 

7.2.10 CAPITAL OPTIONS LTD. 

Capital Options Ltd. were Financial Consultants on the Project providing a due diligence 

package to the Project Managers.  Their scope included evaluation of economic and 

financial feasibility; advise on strategies to minimize risks; assist in preparing application 

for Hotel Incentives. 

 

It was on the basis of their evaluation and recommendations that the sum of US$60M 

was adopted as the Project Budget.  

 

7.2.11 CHARSAL MARKETING INC. 

This Florida based company was appointed as the purchasing agent for the FF&E items 

on the Project.  They were required to identify and obtain quotations from suppliers for 

the FF&E as specified by HPI.  They would negotiate with the suppliers and make reports 

and recommendations as to the recommended suppliers, and purchase the items. 

 

They also had to inspect and monitor the shipment of goods and final delivery to site.  

Their fee was 6% of the value of the FF&E delivered.  Based on fees paid, Charsal 
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should have handled FF&E of over US$4.5M.  To date we have not seen documentation 

of the total supplies handled by Charsal. 

 

There were issues with late ordering and arrival of some FF&E items but this we 

understood was mainly due to late payments from the Owners. 

 

7.3. DESIGN CONSULTANTS: 

Construction started before detailed designs were completed and the design consultants 

should have worked expeditiously to produce the designs in a timely manner for the 

Contractor to adhere to his schedule. 

 

In general the performance of the design consultants were not in keeping with their 

contracts with respect to deliverables.  This is highlighted in the following review of the 

terms of the contracts of the major design consultants and their delivery schedules. 

7.3.1 SANT ASSOCIATES ARCHITECTS 

The Florida based architectural company had a contract “to provide Architectural 

Services in relation to the planning, design, construction and completion of the Project”.  

They had to: 

• Lead and liaise with the other consultants and co-ordinate and integrate into 

the development the services of all the other consultants including that of 

the design and build contractor, and any sub-contractors, sub-consultants 

or suppliers involved in the provision of services or goods for the 

development. 

• Draw the attention of the company and other consultants to any 

circumstances encountered or unforeseen by the consultant of which the 

company or any of the other consultants may be unaware and which, in the 

opinion of the Consultant, might imperil the efficient planning, programming, 

execution or completion of the development or underline the prevailing cost 

estimates. 
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The Architect’s fee was a fixed fee for pre contract design services of US$885,000.00 

plus expenses.  A deposit of $88,5000.00 payable on commencement of contract, and a 

further US$796,500.00 payable in monthly installments on the last day of each month 

from May 2001 to March 2002. 

 

Some of their particular services are outlined below. 

• Inception and Feasibility 

• Outline Proposals 

• Schematic Design 

• Detail Design 

• Production Information for Bills of Quantities 

• Operations on Site and Completion 

 

The time frames for performance of these services were as follows: 

 

Guest Rooms       –  15 September 2001. 

Central facilities    –  31 March 2002 

Support facilities   –  31 March 2002 

 

Indications are that the final designs for the guest rooms were issued on December 12, 

2001 (Implementation report), and revisions issued on March 21, 2002. 

 

The final drawings for the Central facilities were issued in September 2002.  Hence in 

terms of deliverables, the design architects were three to six months behind schedule. 

 

In general the design drawings were adequate and well detailed.  However the late 

delivery of drawings had a domino effect on the rest of the design process and 

consequently on the construction schedule 
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7.3.2 HOSPITALITY PUREYORS INC. 

The interior design contract between Hospitality Purveyors Inc and ANDCO outlines the 

services to be provided as: - 

 

• DESIGN CONCEPTS - Sketches of layouts, furniture and fabric samples, 

colour swatches, necessary to portray concepts for preliminary review. 

• Drawings – Furniture layouts; floor finishes including plumbing 

requirements; wall finishes including electrical & lighting layouts; reflected 

ceiling plans; typical elevations; details as required. 

• Coordination with Mechanical & Electrical engineer – To identify electrical, 

air conditioning and plumbing requirements including specifications. 

• Presentation Boards – showing construction interior design finishes and 

specifications and furniture & fixtures including decorative lighting designs & 

specifications. 

• Model Room – Assist in the preparation of a model room 

• Quotations – Quotations or prices for interior design finishes & furnishings 

and fixtures based on budgets established by the Project Manager. 

• Control Books – control sheets showing recommended manufacturer or 

supplier, location corresponding to interior design drawings, specifications, 

samples, quotations ex factory or FOB country of supply, approximate 

quantities. 

• Installation Supervision – Monitor and supervise the installation of interior 

finishes, furnishings and fixtures.  Coordinate with the Architect, provide 

additional design details as necessary, provide on site representation 

during critical installation periods, inspect and submit detailed snag lists. 

 

The time frame for performance of these services was as follows; 

Design concepts          31 December 2001. 

Drawings    –      30 June – 31 July 2002 

Presentations Boards, Guest rooms   31 May 2002 

Presentations Boards, Public area   31 July 2002 
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Control Books - Guestrooms 

Construction related finishes   15 June, 2002 

Furnishings etc.    31 July, 2002 

Control Books – Public Areas 

Construction related finishes   August 1 to Sept. 30, 2002 

Furnishings etc.    Oct. 31, 2002 

 

Indications are that these deliverables were late.  Control books for construction related 

finishes for the room blocks were issued in August 2002, two months late.  Control books 

also indicate various changes to specifications and recommended prices. 

 

From the increased costs incurred on the project, it is clear that the items specified by 

HPI were not within the agreed budget cost.  The tardiness of HPI in providing the final 

designs also affected the construction schedule. 

 

7.3.3 JENTECH LTD. 

Jentech had overall responsibility for the structural and civil engineering aspects of the 

project, including advise, design and supervision.  They were responsible for ensuring 

that the design by Specialist Consultants and/ or Contractors was consistent with the 

other parts of the Project and for integrating such specialist designs into the Project as a 

whole. 

 

Their services were divided into design stage 1, design stage 11 and construction stage. 

Design Stage 1 comprised: 

• Investigating data and information. 

• Making normal topographical survey of the proposed site necessary to 

supplement information available 

• Advising on the need to carry out geotechnical investigations necessary to 

supplement available information.  Advise on any other special surveys, 

investigations or tests. 
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• Advising the Company on the accuracy/quality of the design and build 

contractors submissions.  The legal responsibility for the structural integrity 

of such design shall be the Contractor’s. 

 

Design Stage 11: 

• Preparing design and tender drawings 

• Advise on the appropriate conditions of contract, suitability of firms 

tendering, and tenders. 

• Preparing such specifications, schedules and bills of quantities as may be 

necessary 

 

Construction Stage: 

• Advising on preparation of formal contract documents relating to accepted 

tenders. 

• Inspecting and testing during manufacture and installation of equipment and 

plant. 

• Advising on special inspection or testing, and the appointment of site-staff. 

• Site visits and inspection of the works during construction. 

 

The Contractor, Ashtrom, did the designs for the structural elements of the room blocks 

based on their tunnel system.  Jentech signed off on these designs.  There was however, 

an issue of the structural element of the architectural roof of the room blocks as to who 

should do the designs and who would have overall responsibility.  Eventually Ashtrom did 

the designs and Jentech signed off on them.  The time taken in making the decision as to 

who should do the designs and actually getting the designs done, resulted in some 

delays to the project. 

 

For the most part the structural drawings prepared by Jentech were fairly detailed except 

for the drawings we have seen for the sewage treatment tanks.  The drawings seen 

lacked wall-to-wall intersection reinforcing details for the corners of the tanks.  It appears 

there was not sufficient supervision during construction as the apparent lack of details on 
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the design drawings was not observed and/or reported by the engineers or site 

representatives.  This resulted in the existing structural failure of the tanks.  It is not totally 

clear how this problem will be fixed and who will bear the cost.  

 

A contractor of the caliber and experience of Ashtrom, should have identified the lack of 

details and brought it to the attention of the engineers. 

 

We have not seen all the reports of soil tests that we were advised were done.  The 

additional cost associated with the introduction of piles for the foundation of the Italian 

room block and revision of foundations to the central facilities, suggests that either 

inadequate tests were done or incorrect decisions taken on the required foundations. 

 

The Audit Team observed that the support for the timber roof structure of the gym and 

aerobics rooms, as designed and built, were inadequate and was corrected using 

structural steel members on the underside of exposed rafters.  The corrective work was 

done at an additional cost to the Project.  

Picture 7-1 – Structural Steelwork support to timber roof         Picture 7-2 – Structural Steelwork support to timber roof 

 

It is clear that not enough attention was paid to details in the structural designs  Jentech 

also did not meet scheduled dates in terms of deliverables and were even late in 

supplying designs and information by the dates they themselves gave. 
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7.3.4 HARDIE & KOSSALLY LTD. 

They were contracted to provide Mechanical & Electrical Engineering Services.  General 

services included  

 

• Preparing preliminary designs and drawings for all Mechanical & Electrical 

system. 

• Preparing final designs, working drawings and specifications, bills of 

quantities. 

• Supervision of the works, provision of a Resident engineer to undertake day 

–to-day supervision of the installation. 

 

The time frame for performance of the services was; 

• Design Stage 1  February 28, 2002 

• Design Stage 2  June 30, 2002. 

• Construction Stage  November 30, 2003. 

 

Site meeting reports shows that up to May 2002, only the electrical designs for the 

interior of the room blocks were issued. Deadlines given by the Consultants were not met 

and efforts by the Project Manager to have other consulting companies assists them did 

not materialize.  This continued late performance of the M&E consultant resulted in the 

unfortunate termination of their services in December 2002. 

 

7.3.5 A.R.T. INC 

This specialist consultant was contracted in May 2003 to provide audio, video and lighting 

working plans for the entertainment systems for the project based on the “Specialist Light 

and Sound Design Brief” and current Sandals Standards for these systems.  They had to 

provide the infrastructure requirements needed to accomplish the appropriate systems. 

 

This information was being requested eighteen months after the start of construction 

when all designs should have been completed. 
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7.3.6 McDONALD GROUP INTERNATIONAL INC. 

This Company provided consulting services for the provision of Waste Water Treatment 

Plant.  Their services included wastewater treatment plant design and specification, and 

construction consultation services. 

 

Their scope of work indicated that they would provide designs based on the standard SRI 

design and construction concept, using round field erected bolted steel tankage for all 

wastewater process tankage, a rotating mechanical sludge collector in the settling tank, 

and diffused aeration for developing the aerobic biological process. 

 

This design was changed to incorporate concrete rectangular tanks that required the 

structural engineers design input.  The Audit team was unable to ascertain the reasons 

for the change. 

 

7.3.7 WITKIN DESIGN GROUP 

The Miami Beach landscape architects had a detailed scope relating to planting, 

hardscape, pedestrian circulation, landscape lighting, and site furnishings.  Their scope 

was divided into services as follows: 

• Initial site visit 

• Preliminary design 

• Design development 

• Contract documents 

• Bidding phase 

• Contract administration 

 

They had to provide budget estimates and a preliminary plant pallet for nursery 

establishment.  Incidentally these were not established. 

 

Sect 7 - 23 



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                    [AUGUST 2006] 

This area of the project was grossly under budgeted, bearing in mind the 40 acre size 

property.  There were challenges with respect to the availability of plants after Hurricane 

Ivan in 2004, however the quality and quantity of the hardscape and site furnishings 

surpass that at any of the hotels visited by the Audit Team. 

 

It should be noted that there were areas of incomplete landscaping at the time the Audit 

Team visited. 

 

7.3.8 SMITH WARNER INTERNATIONAL INC. 

This local company provided Coastal Environmental Engineering Services for the Project, 

which included giving general advice, designs, and supervision.  They were involved with 

the EIA for the site since 1997. 

 

Their design work included a proper swimming area for guests; a dock to accommodate 

the vessels for water sports activities; a suitable barrier to separate guests from 

crocodiles; jetty groyne reconstruction and headland. 

7.4. CONTRACTORS/SUPPLIERS: 

7.4.1 ASHTROM BUILDING SYSTEMS LTD. 

 

Ashtrom Building Systems Limited was selected in March 2000 as the main contractor for 

the construction of the hotel project and began negotiations with the Quantity Surveyors 

to establish prices for carrying out the works and arriving at a contract sum. 

 

Ashtrom Building Systems Limited took possession of the site and the date of November 

1, 2001 was set as the official start date of their construction contract to be completed 

within 24 months. 

 

With the working drawings still a work in progress, the contract Bills of Quantities were 

prepared by the Quantity Surveyors in December 2001 and the formal contract was 
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signed on February 15, 2002 between Ackendown Newtown Development Company 

Limited and Ashtrom Building Systems Limited for the sum of US$40,463,456.51 with a 

start date set at November 1, 2001.  

 

It was reported that the Contractor commenced work on precast elements in their Central 

Village plant but up to February 15, 2002, three months after the start date, no building 

work started on site although by this time final design drawings for the guest rooms were 

completed. 

By May 2002, six months after commencement, the contractor had changed 3 project 

managers and from minutes of Board Meetings, both Nevalco Consultants and 

Implementation Ltd were expressing concerns for the slow progress of work by Ashtrom 

Limited and the poor quality of materials being used.  

 

The Architect, Sant Associates, should have completed the drawings for the Central 

facilities on March 31, 2002 but these were not issued until September 2002. Ashtrom 

then claimed for an extension of time of 5 ¼ months due to delays in the construction of 

the Central Facilities, though preliminary drawings were issued and could have been 

used for foundation works. 

 

On December 12, 2002 the contract completion date was revised to January 29, 2004, 

which resulted in an extension of time of 4 months to the contractor. At this point the main 

contractor was still under performing and Ackendown/UDC were contributing to these 

delays. Hardie & Kossally M&E consultants services terminated. 

 

The Project Managers decided in March 2003, some seven months before the scheduled 

completion date of the project, to have Ashtrom assume responsibility for the M&E 

designs.  Ashtrom advised that the designs would be ready in May 2003. 

 

We do not have the details of the contract with Ashtrom for the M&E design work but 

records show that they were paid US$693,000.00 (Ja $31,878,000.00).  This was more 

than twice the fee for the previous M&E consultant and for partial pre-contract design 
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services only.  The rationalization being that they could quickly produce the designs and 

easily feed information to the contracting arm of the company.  Indications are that again 

the delivery of drawings was consistently late.  In addition there were areas of over 

design, frequent changes in specifications and omission of items in the bills.  This did not 

adversely affect the Contractor’s time schedule but affected the cost of the works. 

 

In March 2003 it was recorded that late/partial payments was affecting the contractor’s 

performance and the contractor applied for 10 months extension of time. 

May 28, 2003 a new completion date of April 2004 was tabled at ANDCO board meeting. 

Work on site intensified and Ashtrom Building Systems Ltd put new management in 

place.  At this stage only 40% of the work was completed with 19 months or 79.17% of 

the original 24 months contract period elapsed. 

 

FF&E specifications for guest rooms completed May 28, 2003 but up to October 2003 no 

FF&E items had been ordered. At this time the project should have been completed 

based on the original programme. 

 

It is not the usual practice for a designer to implement his own design except in a Design 

Build contract.  The design arm of Ashtrom should not supervise their own works, hence 

in October 2003, a Supervising Electrical Engineer, Basil Nelson & Associates (BNA), 

was retained mainly to review designs, bills and costing, and negotiate the cost of the 

works. 

 

The project was plagued by poor cash flow and this contributed to late payments to 

suppliers and payments to get items cleared through customs, resulting in containers with 

FF&E items being on the docks for extended periods. 
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7.5. CONCLUSIONS 

The project should have been on a fast track basis, however most of the designs were 

not completed on time, resulting in claims for extension of time from the Contractor and 

cost overruns. 

 

Ashtrom Building Systems Ltd performed poorly in general as a main contractor and has 

contributed to the overall delays in the completion of the Project. This could be deduced 

from the minutes of the site meetings where there were constant complaints from the 

Project Manager’s Representative (Nevalco) and Implementation Ltd. about the slow 

progress and poor supervision of the works. 

 

This was compounded by the poor performance of the consultants in providing to 

Ashtrom the necessary design details and information on time for the fast track 

construction process as was originally intended and agreed by all. 

 

The Project Manager’s Representative (Nevalco) also contributed to Ashtrom’s poor 

performance in not providing the necessary information from the consultants in a timely 

manner and not keeping a tight reign on the activities on site. They outlined proper 

project management guidelines at the outset, but these were never followed.  They never 

followed up on issues and allowed them to slip without due regard to the time schedule or 

the budget. 

 

Other issues that contributed to the poor performance of some of the professionals 

include: 

 

• Some Consultants were working for almost a year before their contracts were 

formalized and signed.  They could not receive payment until the formal contract 

was signed.  

 

• The use of so many Architects resulted in the overlapping of responsibilities on the 

one hand and uncertainty as to the boundaries of their respective scope of work. 
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• The method of using the Contractor to do design works on this project, which had 

to be checked by another consultant for compliance and acceptance, only 

prolonged the design process.  This is an unacceptable practice and incurred 

additional cost to the construction contract, in addition to extra consultancy fees. 

 

• The length of time taken to complete and review the electrical & mechanical works 

resulted in claims for extension of time from the Contractor, which also contributed 

to cost overruns. 

 

A Project of this nature, with such a large number of highly paid professionals, should not 

have been allowed to take twice as long to complete.  The Project should have been 

designed, working drawings completed, and a detailed bill of quantities prepared and 

costed, before construction allowed to start.   The construction process needed to be 

properly planned, managed and coordinated.  This was the responsibility of the Project 

Managers and their representatives.  This was only done on paper but not implemented. 
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TABLE:  SUMMARY OF CONTRACTUAL AGREEMENTS 
 

    
      

 
 

CONTRACTED  AREA OF SERVICE  /  SCOPEOF WORK START  SIGNING AGREED % RECORDED  % 
PARTY   DATE    DATE FEES PAYMENTS$45M $85M

MANAGERIAL               
               

UDC Project Management             

[sub - Nevalco Ltd.] 

Project Brief; Coordination of architectural & specialist 
designs, specifications, bid & all technical documents from 
consultants 

 Nov.1, 2001 

 

Dec. 13, 
2001 

J$62,950,625.00 3.04

    
  Construction Management, coordination & monitoring           

  
Cost Control, master programme, coordinate FF&E, 
reporting. 

June 1, 
2001. 

  [Ja. $42M ] 
  

J$40,185,000.00
  

  Procure as-built drawings, maintenance manuals.       + reimbursable.    +Ja $602350.45   
               
Gorstrew Ltd. Technical Service Advisor             

  

Advise on architecture design, interior design, trade 
equipment specifications and layouts, life/safety 
requirements,  

Nov. 1, 2001 Nov. 1, 2001 USD 439,375.00 0.98 USD 391,874.96 0.46 

  telecommunications, security and hotel systems.      +reimbursable    +USD 9,8910.01  
                
Capital Options Ltd. Financial Consultant            
 

Due diligence package; Evaluation of economic & financial 
feasibility; Advise on strategies to reduce risks; 

April 30, 
2001 

March 18, 
2002. 

J$705,000.00  0.03 J$1,034,000.00 0.03

  Assist in preparing application for Hotel incentives        + reimbursable.      
               
Goldson Barrett  Quantity Surveyor           
Johnson Cost Planning services, cost estimates, comparative  Nov. 1, 2001 Feb.14,  J$18,800,000.00 0.91 J$18,799,999.84 0.56 
  

costs.  Bills of quantities; Tender documents; Tender 
reports; Negotiations with contractors; Payment 
recommendations 

  2002 J$3,000,000.00+ 
reimbursable. 

 

J$3,000,000.00 
 
 

+Ja$6,673,337.73

  
Advising & agreeing fluctuations; Final Accounts Provision 
of site Q.S. 

    $180,910.13/ 
month      
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CONTRACTED  AREA OF SERVICE  /  SCOPEOF WORK START  SIGNING AGREED % RECORDED  % 

PARTY   DATE    DATE FEES PAYMENTS$40M $85M
               
Charsal Marketing Inc. Purchasing Agent            
 

Identify & obtain quotations from suppliers for FF&E 
Negotiations, reports & recommendations; Purchase  

June 6, 2003 

 

July 3, 2003.6% of FF&E 
delivered + 
insurance and   

USD 270,781.64 0.32 

  
Inspect, monitor shipments and delivery of FF&E to site.     Warehouse 

charges      
               
Rivi Gardner  Consulting Supervising Architect            

  
Advise, recommend on administrative duties such as 
claims for extension of time. 

June 1, 2002 Nov. 25, 
2002. 

J$8,100,000.00  0.39 J$11,100,000.00 0.28

  

Supervise, monitor work for conformance with designs, 
collaborate with Consultant Design Architect, provide 
clarifications to contractor 

    J$3,000,000.00 

   +Ja $769,596  

  
Prepare as-built drawings, issue practical completion 
certificates & defects list. 

      + reimbursable.
     

               
Alfred Sharpe Architect's Representative            
  Liaison with Supervising Consultant Architect July 1, 2003 July 1, 2003 J$170,000.00  0.10 J$2,010,000.00  
  Inspect the works and materials.     for 12 months   (23 months)  
Edwin Hunter Resident Engineer            

  
Monitoring of E & M aspects of the works, specifications 
methodology, construction schedule & quality control 

Jan. 14, 
2003 

June 1, 
2003. 

J$210,000.00  0.18 J$2,993,636.37

 

  
Liaison with Contractor's Project Engineer; report on 
progress, log of major activities 

     for 18 months 
  

(12+months) 
 

               
Basil Nelson &  Supervising Electrical Engineering Services             
Associates Provide general advise and supervision; Review designs 

by previous E&M engineer; Review bills & quotations; 
recommendations, liaison with J.P.S.Co. Ltd. Final 
accounts 

Dec. 1, 2003 Dec. 1, 2003 J$3,200,000.00 0.15  Ja. 
$3,200,000.00    

+ Ja. 
$2,724,000.00 

0.15 

  
Design system for staff housing; required changes to 
landscape lighting; Advise on effectiveness & efficiency 

      

  
 +Ja. 
$1,375.173.91  
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CONTRACTED  AREA OF SERVICE  /  SCOPEOF WORK START  SIGNING AGREED % RECORDED  % 

PARTY   DATE    DATE FEES PAYMENTS$40M $85M
                
Environmental  Environmental Management Services            
Solutions Prepare applications to NEPA for permits. Nov. 1, 2001  June 17. J$2,332,430.00 0.11 J$2,359,158.09 0.06 

  Site monitoring, site meetings, technical review committee
  2002    

     
DESIGN CONSULTANTS               

Sant Associates Architectural Services 
  

 
  

 
  

    

  
Architectural services in relation to the planning, design, 
construction & completion of the project 

January 
2001. 

June 6, 
2002. 

USD 885,000.00 2.0 USD 904,549.83 1.06 

  
Outline, schematic, & detailed designs, production of 
drawings & specifications. 

         +USD 31,116.41
  

  Additional Services if required - Supervision             
               
Witkin Design Group Landscape Architectural Services            
 

Designs, contract documents, planting plans, lighting 
layout plans, design details, irrigation plans, grading plans.

Nov. 1, 2001 
to Dec. 31, 

2003  

  USD 55,000.00 0.1 USD 51,500.00 0.06 

  Limited contract administration.      +reimbursables    +USD 8247.99  
               
Hospitality Interior Design Services            

Purveyors Inc. Design concepts; Drawings; Presentation boards. 
Nov. 2, 2001 July 15, 

2002. 
USD 400,000.00 0.89 USD 416,667.61 0.49 

  Coordination with M&E Engineer;  model room; Quotations
to Dec. 2003 

 
        

 

  

Control Books, sheets of all items of finishes, 
recommended manufacturers, suppliers, quotations, 
quantities 

         +USD 23,042.33

 

  

Monitor & supervise installation for each guest room type, 
public areas.  Site visit reports, snag list, liaison with 
operators. 

        

   

  
General installation supervision during critical installation 
period 

        
   

               



SANDALS WHITEHOUSE PROJECT, FORENSIC AUDIT REPORT                        [JUNE 2006] 

Sect 7 - 32 

   

      

      
CONTRACTED  AREA OF SERVICE  /  SCOPEOF WORK START  SIGNING AGREED % RECORDED  % 

PARTY   DATE    DATE FEES PAYMENTS$40M $85M
Aquadynamics Design Design Services for Pools, Spas and Fountains            
Group Inc. Engineering drawings for pools & spas. Jan. - Feb.   USD 34,500.00 0.08    
 

Central pool with swim up bars, Italian, Dutch, French 
room block pools, dive pool, Hot & cold water plunge pools

2003       

   
               
McDonald  Group Waste Water Treatment Plant Design Consulting Services          

 Tank layout & geometry plan; hydraulic profile,   
  Nov. 14, 

2002. 
USD 7,300.00 0.02 USD 7,300.00 0.01 

  
piping layout; mechanical systems layout; water storage; 
construction details 

     +reimbursables    +USD 2846.26 
 

                
A.R.T. INC. Audio, Video, and Lighting Design Services            

  
Provide audio video and lighting working plans for 
entertainment systems; infrastructure 

  May 21, 
2003. 

USD 2,575.00 0.01 USD 2,810.95 0.003 

                
Smith Warner  Coastal Environmental Engineering Services             
International Ltd. Advise, design and supervision of swimming area, dock for 

water sports vessels, barrier for crocodiles, jetty, groyne 
reconstruction  

Nov.1,  
2001. 

June 6, 
2002. 

J$1,150,000.00 0.06 J$1,553,550.60 0.04 

  and headland structure          +Ja $913,114.00   

                
Jentech Ltd. Structural and Civil Engineering Services             

  
Advise, design and supervision, coordinate the designs for 
others with the overall design of the project. 

Nov. 1, 
2001. 

May 1, 2002. J$18,800,000.00 0.91 J$18,800,000.00 0.48 

  

Design, tender drawings, & specifications;  advise on 
preparation of contract documents; Inspection  & testing 
during manufacture;    +reimbursables    +Ja $444,983.00   

  provision for site staff.        
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CONTRACTED  AREA OF SERVICE  /  SCOPEOF WORK START  SIGNING AGREED % RECORDED  % 

PARTY   DATE    DATE FEES PAYMENTS$40M $85M
                

Hardie & Kossally Ltd. Mechanical & Electrical Engineering             
 Preliminary, final designs, working drawings & 

specifications for E&M works; B.Q. for electrical & air 
conditioning.  Supervision; 

Nov. 1, 
2001. 

May 15, 
2002. 

J$14,000,000.00 0.68 J$1,762,500.00 

12.59 

  Provide a resident engineer for day to day supervision.      +reimbursables    +Ja $427,816.94
of 

Fee 
                
Appliance Traders Ltd. Food & Beverage, & Back of House Design Services             
 Provide design & consulting advisory services for food & 

beverage - equipment layouts & specifications, utility 
requirements of each area,  

  Sept. 1, 
2002. 

J$3,406,500.00 0.16 J$3,236,175.00 0.08 

  CAD drawings and details      +reimbursables    +Ja $209,853.00   
                
                
CONTRACTORS/ 
SUPPLIERS   

        
    

        

Ashtrom Building Main Contractor 
    

  
Systems Ltd.              
                

                

Projex Building Manufacture & Install Millwork             
Systems Ltd. 

    
Nov. 14, 

2004. 
USD 478,735.00

  
USD 

1,626,424.15   
                

Appliance Traders 
Supply & Install Food Services, Laundry and Hot water 
Equipment             

Ltd.               
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REVIEW THE QUALITY OF THE F INAL PRODUCT 

AND VALUE OF THE COMPLETED PROJECT  
 

8.1 FINAL PRODUCT SANDALS WHITEHOUSE 

The “Sandals Whitehouse European Village and Spa”, is a 400 room 360 keys, couples 

only, all-inclusive Hotel, and is classified by Sandals Resorts International as one of the 

“Sandals Signature Collection”. It is constructed on a 40 acre site located at 

Ackendown, approximately 2 miles East of Whitehouse, in the parish of Westmoreland.  

 

The facilities constructed on the site are as follows:- 

• 400 Rooms, 360 Keys consisting of 280 Standard Rooms, 48 

Deluxe Rooms and 32 Suites 

• The Buffet Restaurant 

• The Italian Restaurant 

• The Japanese Restaurant 

• The Caribbean Restaurant 

• The Pastry Shop 

• 3 Beach bars and grills 

• A Piano Bar 

• Entertainment area 

• Conference facilities comprising  

Ballroom (400 seats) 
Boardroom (20 seats) 
Pre-function Room  
Business Center       
Kitchen         
Storage        

• Full service European spa  

• Departure lounge 

• Main Pool with swim-up bar 
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• Additional pools with swim-up bars at the French and Dutch 

Room Block Villages.  

• Hot tubs only in the Italian Room Block Village. 

• Dive Shop 

• Dive Pool + Jetty 

• Wedding office 

• Sales office 

• Nurses room 

• Games rooms 

• Retail areas 

• Large porte cochere 

• Large lobby 

• Suite concierge 

• Administrative offices 

Front Office 

Executive Office 

Accounting Office 

• Back-of-house facilities 

• Staff housing 

• Studio Apartments 

1-Bedroom Apartments 

2-Bedroom Apartments 

3-Bedroom Apartment 

• Recreational Facilities 

• Parking 
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Picture 8.1 Sandals Whitehouse - Central Plaza                       Picture 8.2 Sandals Whitehouse - Central Plaza 2 

Picture 8.3 Sandals Whitehouse – Entry Elevation                         Picture 8.4 Sandals Whitehouse – Reception  

Picture 8.5 Sandals Whitehouse – Pre-Meeting Room                      Picture 8.6 Sandals Whitehouse – Exotic Chandelier 
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Picture 8.7 Sandals Whitehouse – Ballroom Chandelier                    Picture 8.8 Sandals Whitehouse - Ballroom 
 
Architecturally, the Hotel is designed using a variety of architectural styles copied from 

different European Countries, namely France, the Netherlands and Italy.  In other cases 

where the restaurants have certain “themes”, the interior design, and in some cases the 

design of the external facade, reflect those themes, for example, the Italian, Japanese 

and Caribbean Restaurants and the Arizona Beach Bar and Grill. 

Picture 8.9 Sandals Whitehouse – Main Restaurant              Picture 8.10 Sandals Whitehouse – Restaurant Decor  
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Picture 8.11 Sandals Whitehouse – Italian Restaurant                     Picture 8.12 Sandals Whitehouse – Restaurant  Floor Finish  
 

   

Picture 8.13 Sandals Whitehouse – Italian Restaurant                        Picture 8.14 Sandals Whitehouse – Oriental Restaurant  
 

With regards to the overall planning of the resort, the Central Facilities and the Back-of-

House Facilities are located in the southeastern section of the property with the room 

blocks located along the western boundary.  

 

Access to the site is in the northeastern quadrant. The staff facilities are located along 

the eastern boundary.   
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The energy center, and recreational facilities are located approximately in the center of 

the site. The sewage plant is located on the northern boundary.  The site is bordered on 

the west and on the south by the Caribbean Sea.  

 

The planning of the Hotel separates the “working section” of the Hotel i.e. the Back-of-

House facilities, from the Room Blocks. Because of the size of the property (40+ acres), 

this layout has resulted in two “satellite” beach bars, restaurants and swimming pools 

having to be constructed and operated adjacent to the French and Dutch Room Blocks. 

The advantage is that guests staying in those Room Blocks have a relatively short 

distance between their rooms and these facilities and therefore only have to walk the 

long distance to the main restaurants for special meals and entertainment. Another 

advantage is that the Room Blocks are all sited along the coastline giving every room 

an uninterrupted view of the Caribbean Sea.  

Picture 8.15 Sandals Whitehouse – View from Sea                   Picture 8.16 Sandals Whitehouse – French Village Pool 
 

On the positive side the physical planning of the Back-of-House is very efficient in that it 

groups all its services in one central area. This area is highly automated and 

systematically laid out. The food preparation area stretches the entire length of the 

back-of-house and directly services the Italian, Japanese, Pastry, Caribbean and main 

Buffet Restaurants.  With regards the equipment installed, this physical layout is also 

enhanced by the use of the most up-to-date and advanced technological equipment.  

This is most evident in the security, laundry, food preparation and the garbage disposal 
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systems. 

 

Overall, the quality of construction and the levels of completion are very good with a few 

notable exceptions. 

• Because of the high water table, underground electrical cables are 

constantly underwater.  It is possible that this could have been 

alleviated by using a watertight manhole and conduits.  During our 

investigations we were told that the Hotel experiences “brown-outs” 

from time to time and that these cables would have to be replaced over 

time. This problem could also have been avoided if the more 

expensive marine electrical cable had been used. 

• The reinforced concrete sewage tanks are showing signs of structural 

failure.  The reasons for the failure are either a design fault, poor 

construction or a combination of both. 

• Landscaping.  The landscaping at the Sandals Whitehouse Hotel 

seems sparse in comparison to the other Hotels visited.  This is as a 

result of a reduced amount of planting material installed.  The excuses 

given were that the subcontractor involved could not source the 

required amount of plants and a reduction in the specifications by the 

project managers.  This not a critical issue as over time the growth of 

the existing and with the addition of more plant materials the flora will 

be on par with other hotel properties of similar standard. 

• There are areas where light fixtures have not been installed as well as 

other areas where the light fixtures were inappropriate, e.g. in the 

Piano Bar and in the Arizona Restaurant. These will have to be 

corrected. There are also areas where the ground mounted landscape 

lighting fixtures are inappropriately positioned. 

• In one or two areas the painting of the walls and ceiling was not 

complete. 

• The Jetty still shows signs of disturbance due to Hurricane Ivan. 
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• Furniture. There are a few examples where we observed defective 

furniture i.e. in some cases there was deterioration to the finishes and 

in others, failure of the construction joints. On the whole, the furniture 

at Sandals Whitehouse are of a similar standard to those observed at 

Beaches Negril and Beaches Turks & Caicos. For the record, we have 

been told that the Board of Ackendown Newtown Development Co. 

has made arrangements to repair the defective furniture. 

 

8.1.1 HOTEL RATING 

For over 40 years the World Tourism Organization has been developing and 

encouraging the use of a “universally accepted hotel rating system.” 

Their symbol of rating is the “Star”. The table below is adapted from the W.T.O’s. 

proposed minimum standards. 

 

For the purposes of this study, we have determined that the Sandals Whitehouse Hotel 

surpasses the minimum standards for a 3 star Hotel and have done a comparison to 

ascertain if it can meet the minimum standards of a 4 star Hotel (or above). 

 

The general characteristics of a 4 and 5 star Hotel are as follows; 

 

4 Star High quality hotels, well equipped and furnished to a very high 

standard of comfort, offering a very wide range of services and 

amenities for guests and visitors. 

5 Star Outstanding hotels with exceptional quality accommodation and 

furnishings to the highest standards of luxury, providing impeccable 

services and extensive amenities.” 
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8.1.2 MINIMUM HOTEL STANDARDS 

Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Size Minimum 10 letting 
rooms 

Minimum 10 letting 
rooms 

4 Star 
 

Entrance The hotel must have its 
own independent 
entrance. 
Hotel restaurants must 
have their own external 
as well as internal 
entrances.  Separate 
service entrance. 

The hotel must have its 
own independent 
entrance. 
Hotel restaurants must 
have their own external 
as well as internal 
entrances.  Separate 
service entrance. 

5 Star 

Staircases To comply with legal 
requirements. 
Separate service 
staircases. 

To comply with legal 
requirements. 
Separate service 
staircases. 

4 Star 

Construction Architecture, design, 
furniture and decoration 
should reflect the local 
style with the degree of 
sophistication increasing 
with category 

Architecture, design, 
furniture and decoration 
should reflect the local 
style with the degree of 
sophistication increasing 
with category 

4 Star 
except for 
“the local 
style.” 

Furniture, fittings 
and equipment  

High cost construction 
and fittings. Custom 
made equipment and 
furniture 

Top cost construction, 
fittings, equipment and 
furniture. Individualized 
decor 

4/5 Star 

Emergency power 
supply 

Stand by generator to 
supply energy for 
lighting, lifts, water 
treatment, cooking and 
refrigeration and heating 

Stand by generator to 
supply energy for 
lighting, lifts, water 
treatment, cooking and 
refrigeration and heating 

5 Star 

Air Conditioning Individual air 
conditioning control in 
all rooms.  High quality 
equipment with very low 
noise emission 

Individual air 
conditioning control in 
all rooms.  High quality 
equipment with very low 
noise emission 

5 Star 

Lift(s) available to 
match room 
capacity 
 

When more than one 
upper floor 

When more than one 
upper floor 

4 Star 
 
 
 

Service lift Separate from main 
guest lift 

Separate from main guest 
lift 

4 Star 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

In room 
communication 

Direct dial telephone to 
other rooms and for 
national calls 

Direct dial telephones for 
national and international 
calls. 
Telephone in bathroom. 

4Star  

Public telephone Soundproof booth in 
lobby with national and 
international connections 
 
Telephone available near 
all public rooms 

Soundproof booth in 
lobby with national and 
international connections 
 
Telephone available near 
all public rooms 

N/A 

Bedrooms    
Size Adequate for free 

movement, comfort and 
safety.  Minimum area in 
square meters (excluding 
bathroom and lobby) 14 
sq. meters. 

Adequate for free 
movement, comfort and 
safety.  Minimum area in 
square meters (excluding 
bathroom and lobby) 16 
sq. meters. 

4 Star 

Suites Some suites available or 
connecting rooms to 
make temporary suites 

Independent suites of 
various types and 
connecting rooms 

4 Star 

Single bed 
minimum size 

2000 mm x 800 mm 2000 mm x 800 mm 4 star 

Linen/towels Towels changed with 
each new occupant and 
daily. Bed linen changed  
daily 

Towels changed with 
each new occupant and 
daily. Bed linen changed  
daily 

4 Star 

Room cleaning Additional room 
cleaning on request up to 
12:00 pm 

24 hour additional room 
cleaning 

4 Star 
 
 
 

Storage Closet or wardrobe with 
hangers plus shelves or 
chest of drawers.  
Increasing in 
sophistication 

Closet or wardrobe with 
hangers plus shelves or 
chest of drawers.  
Increasing in 
sophistication 

4 Star 

Seating Minimum of one 
armchair per person 

Minimum of one 
armchair per person 

4 Star 

Tables 
 
 

Writing/dressing table 
with drawers 

Writing/dressing table 
with drawers 

4 Star 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Lighting Natural light through 
windows during the day.  
Artificial light at night 
adequate for reading.  
Ceiling light with 
switches at entrance and 
bedside.  One bedside 
lamp per person. 
Reading lamp at 
armchair/writing table 

Natural light through 
windows during the day.  
Artificial light at night 
adequate for reading.  
Ceiling light with 
switches at entrance and 
bedside.  One bedside 
lamp per person.    
Reading lamp at 
armchair/writing table       

4 Star 
 
 
 
 
 
 
 
 

Floor covering Wall to wall carpets or 
high quality flooring and 
floor coverings 

Wall to wall carpets or 
high quality flooring and 
floor coverings 

4 Star 
Ceramic 
tiles 

In-room 
entertainment 

Radio/central music 
system controlled by 
guest. 
Colour TV with video 
channel 

Radio/central music 
system controlled by 
guest. 
Colour TV with video 
channel 

4 Star 

Other room 
facilities 

Window coverings to 
provide privacy and 
exclude light. 
 
High quality furnishings 
 
Local regulations may 
require display or tariff 
 

Window coverings to 
provide privacy and 
exclude light. 
 
High quality furnishings 
 
Local regulations may 
require display or tariff 
 

4 Star 

Soundproofing 
 

High standard 
soundproofing. 

High standard 
soundproofing. 

4 Star 

Door Lockable with individual 
keys or other means.  
Easily identifiable from 
outside.  Internal security 
fastening 

Lockable with individual 
keys or other means.  
Easily identifiable from 
outside.  Internal security 
fastening 

4 Star 

Bathrooms    
Availability All rooms have private 

bathrooms 
Spacious bathrooms  
Separate toilet 

4 Star 

Size Adequate for free, 
comfortable and safe 
movement 

Adequate for free, 
comfortable and safe 
movement 

4 Star 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Standard facilities Natural or induced 
ventilation providing at 
least 3 air changes/hr. 
 
Hot and cold running 
water.  Colour coded.  
Thermostatically 
controlled 
 
Wash-basin with mirror, 
light, shelf, towels, soap 
and electric socket 
marked with voltage. 
 
Water closet with toilet 
paper.  Waste bin 
 
Bath with shower-head 
minimum 1600mm long 
 
Minimum or one hand 
and one bath towel per 
guest 
 
Cabinet for personal 
effects 

Natural or induced 
ventilation providing at 
least 3 air changes/hr. 
 
Hot and cold running 
water.  Colour coded.  
Thermostatically 
controlled 
 
Wash-basin with mirror, 
light, shelf, towels, soap 
and electric socket 
marked with voltage. 
 
Water closet with toilet 
paper.  Waste bin 
 
Bath with shower-head 
minimum 1600mm long.  
Separate shower cubicle 
 
Chilled drinking water. 
 
Cabinet for personal 
effects  
Shampoo and other 
toiletries provided 
 
Hairdryer, telephone 
 

4 Star 

Public areas    
Public toilets Separate for each sex.  Normally each should have a 

minimum of two water closets with toilet paper, 
washbasins with hot and cold running water, mirror, 
soap, towels or hand drier and waste bin.  Separate 
cubicle for the disabled equipped with appropriate 
fittings.  Suitable sited near public areas with 
interiors screened from view.  Ventilation with at 
least 3 air changes/hour. 

4 Star 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Corridors Well lit 24 hours a day by natural and/or artificial 
light. Adequately ventilated.  Free from obstacles or 
hazards.  Suitable signposted with emergency exists 
clearly indicated. 
 
Carpets, wall to wall carpeting or special floor 
finishes 

4 Star 
 
 
 
 
 
 

Reception area Well lit. 
 
Carpets.  Wall to wall 
carpeting or special floor 
finishes.  Plants.  
Music/PA system 

Well lit. 
 
Carpets.  Wall to wall 
carpeting or special floor 
finishes.  Plants.  
Music/PA system 

4 Star 

Parking Exclusive parking or 
garage to accommodate 
all hotel guests and 
casual visitors.  24 hour 
security. 

As four star plus basic 
care servicing available 

4 Star 

Green 
area/Landscaping 

Some garden area or 
terrace with plants 

Green area for guest use 
such as terrace with 
plants, roof garden, patio 
or adjoining gardens 

3 Star 

Food and beverage, leisure and recreation 
facilities 

  

Lounge Choice of lounge(s) or 
sitting room(s) as before, 
plus service of drinks and 
refreshments 

Choice of lounge(s) or 
sitting room(s) as before 
with 24 hour lounge 
service 

4 Star 

Breakfast Restaurant(s) provided 
within hotel with 
adequate seating capacity 
for breakfast and other 
meals 
 
Breakfast served 7:00 am 
to 10:00 am 

Restaurant(s) provided 
within hotel with 
adequate seating capacity 
for breakfast and other 
meals 
 
Breakfast served 7:00 am 
to 11:00 am 

4 Star 
 
 
 
 
 
 
 

Room service The option of self-
catering facilities may be 
provided 
 
Breakfast service 
including newspaper.  24 
hour beverage and light 
meal service 

The option of self-
catering facilities may be 
provided 
 
24 hour full meal service 
and beverage services 

N/A in an 
all inclusive 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Restaurant Main restaurant or choice 
of restaurants serving a 
variety of meals.  Private 
dining or function rooms 
available.  Total seating 
not less than hotel bed 
capacity 
 
High quality food and 
beverage services. 

Main restaurant or choice 
of restaurants serving a 
variety of meals.  Private 
dining or function rooms 
available.  Total seating 
not less than hotel bed 
capacity 
 
Highest standards of 
cuisine and services. 

4 Star 

Bar Separate bar(s) and 
cocktail lounge 

Separate bar(s) and 
cocktail lounge 

4 Star 

Conference 
facilities 

Meeting and conference 
room with appropriate 
conference facilities. 

Meeting and conference 
room with appropriate 
conference facilities. 

4/5 Star 

Cloakroom Cloakroom and toilets 
near public rooms 

Cloakroom and toilets 
near public rooms 

N/A 

Entertainment Music and public address 
system.  Night club, 
dancing area or 
discotheque available in 
hotel or near proximity 

Music and public address 
system.  Night club, 
dancing area or 
discotheque available in 
hotel or near proximity 

4/5 Star 

Recreation Sauna or swimming pool 
or health club or a 
combination 

Sauna, gymnasium/health 
club, swimming pool/jet 
pool 

5 Star 
 
 
 
 
 

Hairdresser Hairdresser/beauty studio Hairdresser/beauty studio 4/5 Star 
Services    
Reception services Permanent reception 

service.  24 hour check-
in 
 
Hall porters, luggage 
handling and doorman 
 
 

Permanent reception 
service.  24 hour check-
in 
 
Hall porters, luggage 
handling and doorman 
 
Paging service/public 
address system 

4 Star 

Medical services Emergency medical/first 
aid service 
First aid room 

Emergency medical/first 
aid service 
First aid room 

4 Star 
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Physical 
requirements 

4 Star 5 Star Sandals 
Whitehouse

Cashiers services Safety deposit 
Credit cards accepted 
24 hour currency 
exchange service 

Individual safety deposit 
boxes 
Credit cards accepted 
24 hour currency 
exchange service 

4 Star 

Laundry services Express laundry including washing, ironing and dry 
cleaning 

4/5 Star 

Postal services Service to include mail delivery and dispatch and sale 
of postage stamps and stationery 
 
Dispatch and receipt of, telex and telefax 

4 Star 

Tourist and travel 
services 

Travel agency/tourism service (tourist information, 
excursions, guiding, insurance etc.) 
 
Ticketing and booking service for transport, hotels, 
entertainment and cultural events 

5 Star 

 Taxi service 
 
Hotel minibus available 
if isolated location 

Taxi & rent-a-car service 
 
Free hotel vehicle if 
isolated location 

 

Retail services Sale of newspapers, books, postcards, tobacco and 
photographic supplies 

4/5 Star 

Language services Good knowledge of two 
key international 
languages by customer 
contact staff 

Good knowledge of two 
key international 
languages by 
management positions. 
very good knowledge of 
three such languages by 
customer contact staff. 

4 Star 

Conditions Buildings, ground, equipment, fittings and furniture 
maintained in clean, safe and sound condition, in 
good working order and free from defects which 
could impair use. 
 
Exceptionally clean and in excellent decorative order 
and condition.  Rapid response to any matter 
requiring attention. 
 
Full compliance with legal and licensing standards in 
respect of fire, means of escape and other safety 
precautions, hygiene, conditions for places of work 
and habitation, hotel insurance and other stipulated 
requirements. 
. 

4/5 Star 
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Using the W.T.O’s. minimum hotel standards, we are of the opinion that, the Sandals 

Whitehouse Hotel succeeds in meeting the minimum requirements to be rated a 4 star 

Hotel. In some cases it exceeds that standard. A few notable examples are; 

• Emergency power supply  

• Air-conditioning 

• Recreation 

• Furniture, fittings and equipment 

• Conference facilities. Meeting/ conference rooms with appropriate 

facilities.   

• Recreation. Sauna, gymnasium/health club, swimming pool etc. 

• Tourist and travel services 

• Entertainment 

• Laundry 

 

In summing up, the “Architecture, design, furniture and decoration” reflects the style and 

the degree of sophistication that classifies Sandals Whitehouse as a 4 Star Hotel.  

 
                                  Picture 8.17 Sandals Whitehouse – Central Plaza 
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8.2 VALUE OF FINAL PRODUCT 

 
The Sandals Whitehouse hotel is a 400 Rooms (360 keys) upscale hotel facility 

consisting of 280 standard rooms 48 deluxe rooms and 32 suites.  The level of finishing 

at the hotel lends it to being described as well above average and into the upscale 

property range. 

 

At US$220,000.00 per room, this 400 rooms hotel would yield a project cost of 

US$88.0M.  However there are factors associated with this particular project, which 

affects the overall total project cost.  These include: 

 

1. Redundancy / over capacity of air conditioning system 

2. Redundancy / over capacity of standby generator 

3. Extent of site spread, leading to additional construction cost of 

• Electrical installation - incoming main and distribution 

• Air conditioning chilled water lines 

• Sewage - drain runs. 

• Water supply - distribution 

• Walkways, roads 

• Landscaping, irrigation 

• Storm water drainage 

 

It is the Audit Teams considered opinion that items 1 & 2 above would have accounted 

for an additional US$1,900.00 per room or US$760,000.00 on the overall cost..  Item 3 

would amount approximately to an additional US$15,000.00 per room or US$6.0M on 

the overall project cost. 

 

In addition to the base price per room, additional costs thereto for site spread, there was 

an over sizing to the back of house area of approximately 15,000 sq. ft.  This would 

have contributed an additional US$3.0M on the overall project cost. 
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The net effect of these additional costs would result in a total project cost of 

US$97,760,000.00. 

 

Additionally, there were costs incurred on the project due to management deficits.  

These costs as derived from the final account are as follows: 

 

• Interest charges for late Payments  US$ 1,007,308.00 

• Additional Fees due to extended contract period          2,162,042.00 

• Additional Preliminaries due to extended   

• contract period, including insurances   2,394,411.00 

• Sums expended to try and achieve earlier  

completion                1,800,000.00      

• Labour and material fluctuations    7,298,343.00 

• Cess on Fees at Ports        145,514.00 

 

At this time, despite its operational problems along with the negative publicity, the hotel 

has been reportedly enjoying high occupancy levels since opening on February 10, 

2005.  We have been informed that approximately US$6.15M lease payments have 

been made to the owners between July 2005 and July 2006. This sum comprises 

approximately US$2.4M for the fixed lease payments and approximately US$3.6M for 

occupancy adjustment over the period. 

 
On a regional scale, some major strategy elements, as outlined in the “Southwest Coast 

Development Plan” are; 

“The development of primary sector activities…..”  

“The development of related infrastructure ……” 

“The development of “cottage industries”. 

“The rationalization of settlement patterns” 

“The development of Social Services. 

 

Tourism and resort developments, of a “low to medium density”, were identified to assist 
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in achieving these goals and within the Whitehouse/ Culloden area the ”seaward part of 

Ackendown” was one of the sites that was identified as having potential for 

“resort/residential development” and was thought that it would be a catalyst for future 

development of the region.    

 

At this time it is clear that this hotel, as part of the regional development plan, has 

already had a positive economic impact on the town of Whitehouse and surrounding 

communities. This is evident in areas such as;  

• Housing 

• Job creation (injecting millions of dollars every week into the local 

economy) 

• Improved skills training 

• The creation (or upgrading) of support industries such as;  

 Agriculture 

 Restaurants 

 Hardware stores  

 Financial institutions 

 Motor sales and service  

 Increased real estate development resulting in higher property 

values in the area. 

 

Additionally, this hotel development has also resulted in the improvement of 

infrastructure in the area such as,  

• Utility services 

• Communication facilities   

• Transportation 

 

The opinion of the Audit Team is that the project has succeeded in enhancing the 

development of the region and should be successful in encouraging future development 

of the area – only time will tell !. 
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CONCLUSION   1 

 
CONCLUDING SECTION 

 

The Audit Team carried out extensive investigations, analyses of numerous documents, 

interviews and site visits in preparing the reports set out in the previous sections.   

 

From our investigations we have gleaned the following: 

 

1. The project was of high importance as the catalyst to the South West Coast 

Regional Development Plan, rather than merely a hotel project. 

 

2. That the project was developmental in nature and sought to generate 

employment opportunities and increase the tourism product in the South Coast 

area.  

 

3. There was pressure to have the hotel development start as soon as possible 

and proceed along a fast track route rather than the normal   route.  It was 

agreed to start without completed designs. When these designs became 

available and approved they would be incorporated into the project.   To 

facilitate the fast track process, a round-table approach was adopted. 

 

4. It is evident that this round-table approach developed an-in built process of 

virtual approvals within itself and the required hierarchical approaches to 

approvals were not always followed. 

 

5. In this round-table approach Implementation Limited on behalf of Gorstew Ltd., 

through the Technical Services Agreement (TSA), influenced the quality, costs 

and sophistication of the finished work. This influence was all the more effective 

especially in the absence of complete designs and specifications as reference 

points at the start of construction. 
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CONCLUSION   2 

The initial budget estimate for the 400 room (360 keys) hotel project, as calculated by 

the consultant Quantity Surveyor was US$86M.   This was based on the Quantity 

Surveyor’s analysis of the then recently completed Beaches Negril Hotel. 

 

The UDC considered this estimate too high.  A subsequent budget of US$70M was also 

rejected by the UDC. 

 

Based on projections developed by Capital Options Limited a budget of US$60M was 

adopted.  It is clear that this bore no relationship to the size or specifications of the 

proposed hotel as conceptualized and proposed by the Architects, Sant Associates, in 

May 2000.  It is our opinion that if the US$60M budget was to be adopted, then the size 

and specifications would have to be substantially reduced. 

 

After the start of construction, and apparently on the realization of the inadequacy of the 

US$60M budget, a revised budget of US$70M was agreed and approved by the Joint 

Venture Partners. 

 

In respect of the review of the contracts we have examined between the Client, 
Ackendown Newtown Development Company Limited, and Contractors, Consultants 

and Sub-Contractors, we are of the view that they contained adequate provisions for 

requisite services needed for the successful carrying out of the works in designing and 

constructing the 400 room (360 keys) hotel project. 

 

The fact that almost all consultants were selected by a non-competitive process, should 

not have affected their overall performance on the project, but the selection and 

negotiations of fixed price contracts with the selected consultants succeeded in 

obtaining a fair price for the services rendered by these consultants. 

 

The total amount paid out for the negotiated professional services amounted to 

approximately 6.0% of the projected construction budget of US$45M, a very competitive 

amount compared to at least 12.0% under normal market conditions.  However, it 
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CONCLUSION   3 

should be pointed out that obtaining these competitive fees does not justify the 

circumvention of any relevant procurement rules and guidelines. 

 

Some of the consultants were engaged and started working on the project prior to the 

publishing of the guidelines for Public Sector Procurement in October 24, 2000, and the 

establishment of the relevant Sector Committee in August 2001. 

 

The UDC was appointed Project Manager and in turn sub-contracted this aspect of the 

work to Nevalco Consultants Limited.   

 

The main contractor, Ashtrom Building Systems Limited, was selected by the UDC in 

March 2000, by a non-competitive process, and entered into discussions and 

negotiations with the UDC for the construction of the hotel using the tunnel form system. 

 

In respect of the effect of external influences on the project, while there were 

increases in inflation, and the cost of labour, and a rise in the cost of materials 

especially from Euro sources during the life of the project, these increases did not form 

a major part of the cost overruns. 

 

Regarding the question of Benchmarking, we are of the view that the consultant 

Quantity Surveyor did use Beaches Negril as a “benchmark” in arriving at an initial 

Project Budget for Sandals Whitehouse. However the designs, standards and 

specifications at Sandals Whitehouse have turned out to be far more elaborate than 

those at Beaches Negril and the French Village at Beaches Turks and Caicos 

 

For example, 

• The design of the swimming pools, hardscaping and landscaping at 

Sandals Whitehouse, are more elaborate and is of a higher level of 

finishes than those at Beaches Turks and Caicos 

• The pool deck at Sandals Whitehouse is finished with elaborate and 

expensive Italian porcelain tiles.  
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• The restaurants and back-of house facilities at Sandals Whitehouse 

are much larger and more elaborate than those at Beaches Turks and 

Caicos.  

• The interior design of the rooms, central facilities and the departure 

lounge at Sandals Whitehouse are of a higher standard than those at, 

Beaches Turks and Caicos.  The rooms have no balconies at Beaches 

Turks and Caicos.  

• The balustrades at Sandals Whitehouse are cast iron and those at 

Beaches Turks and Caicos are manufactured from extruded 

aluminium. 

• Coral stone is used to make the exterior mouldings at Sandals 

Whitehouse whereas at Beaches Turks and Caicos they are fabricated 

using concrete. 

 

Finally, in comparing the three hotels, it is the opinion of the Forensic Audit Team that 

Sandals Whitehouse far surpasses the other two hotels in their overall design, detailing 

and standards of specifications. It is our opinion that Sandals Whitehouse is an upscale 

Four-Star facility.  

 

In reviewing the specific mechanical and engineering standard, we are of the view 

that in general the standard of the engineering systems at the Sandals Whitehouse 

Hotel are acceptable and meet international and local standards.  There are areas of 

over design and under design and some of the problems caused by the latter were 

corrected during construction, as was the case with the structural support for the roof of 

the gym and aerobics rooms. 

 

In the case of the sewage plant, those involved, namely the structural engineer, Jentech 

Ltd, the resident engineer and the main contractor Ashtrom Ltd, should have seen the 

lack of adequate design details on the structural drawings, before or during construction 

of the sewage tanks. 
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With respect to the deterioration of the underground cables, changes could have been 

made to the electrical designs to utilize more suitable cables in areas where they are 

constantly under water, or to install the proper control devices, as has been 

recommended by the local electrical consultant (Basil Nelson & Associates), to forewarn 

on signs of cable breakdown. 

 

As previously mentioned the electrical and mechanical systems installed at Sandals 

Whitehouse Hotel are of a high quality and are generally more sophisticated, efficient, 

reliable, and high tech than those in the other hotels visited by the Audit Team. –e.g. the 

Somat garbage disposal system, the security system, energy management system, and 

the air conditioning system. 

 

The back-of-house area is highly automated and systematically laid out.  The food prep 

area stretches the entire length of the back-of-house and services the 5 restaurants in 

front.  This arrangement does not exist at any of the other hotels. 

 

The cold and dry storage areas are well appointed with excessive areas for normal and 

emergency storage.  The laundry is also oversized, and has sufficient equipment to 

handle more than the current laundry capacity of the Hotel.  This is especially evident 

when this laundry is compared with the existing laundry at Beaches Negril.  The laundry 

at Beaches Negril services four hotels at well over 450 rooms and is less than half the 

size of that at Sandals Whitehouse. 

 

The two main areas of poor design and defective work, the underground cables and the 

sewage tanks, do detract from the overall high standard of the engineering systems of 

the Hotel.  However, these defects are being addressed. 

 

In reviewing the project cost and final account prepared by the consultant Quantity 

Surveyor, the Audit Team can report net project overrun of approximately US$43.36M.  

This is over and above the budget of US$70.0M. 
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These overruns can be summarized as follows. 

1. Overruns Construction Contract   US$   38,420,056.33 

2. Other Project Overruns         6,443,374.12 

3. Under Expenditure on Project      (1,957,401.00) 

4. Expenditures without Budget Provisions         452,637.00 

 

                                            Net Project Overrun      US$43,358,666.45 
 

Each of the above areas can be broken down as follows. 

1. The following cost overruns and increased expenditures were associated with the 

Construction Contract. 

 

• General Preliminaries and Conditions of Contract  US$   9,780,058.13 

• Room Blocks & Staff Facilities        2,669,468.19 

• Central Facilities          11,232,620.34 

• External Works Cost         9,301,198.55 

• Labour and Material Fluctuations         1,525,265.31 

• Additional Sundry items                  3,911,445.81 

                      Net Increase to Construction Contract      US$ 38,420,056.33 

 

2.       There were other areas of overruns and increased expenditure associated with   

the overall project costs.  These can be identified as follows: 

• Coastal Engineering    US$   34,500.00 

• Loan Commitment Fees            646,251.00 

• Legal Fees                          47,770.00 

• Technical Expenses associated with F.F.&E         196,781.64 

• Reimbursables payable to consultants            47,743.00 

• Project Management Fees            304,983.00  

• F.F.&E           3,873,945.48 

• Pre-opening expenses        1,291,400.00 

       Total                    US$6,443,374.12 
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We have not included the overrun on M&E Technical Expenses ($513,061.00), as this 

was included in the Construction Contract under Sundry Items. 

 

3. Under Expenditure on Project - Technical Expenses as follows.: 

• Architect    US$    76,450.00 

• Structural Engineering     500,000.00 

• Quantity Surveyor      136,170.00 

• Landscape Design        16,500.00  

• Interior Design        35,904.00 

• Feasibility Studies      151,347.00 

• Project Field Administration    220,166.00 

• Adjudicator           7,335.00 

• Real Estate Taxes        12,571.00 

• Construction Interest     800,958.00 

                                                             Total        US$1,957,401.00 
 

4. Expenditure on items for which there were no budgetary provisions as follows.  

             

• Environmental Studies  US$    50,195.00 

• Technical Services               402,442.00 

            Total       US$    452,637.00  
 

The net Variance on Provisional Sums included in the Bills of Quantities, represents an 

increase of $11,365,716.26 or 115% over and above the original sum of 

US$9,890,343.68.  This represents a very unhealthy situation, which is not very 

common in the Building Industry. 

 

The lack of funding for the project contributed to delays in effecting payments to the 

contractor and led to claims for “interest on outstanding sums”.  This area resulted in 

increased payments of US$1,007,308.00. 
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The inability of Ackendown Newtown Development Company Limited to effect payment 

promptly, was due to the following: 

 

• The unavailability of funds from the Shareholders. 

• Shareholders Agreement not signed, hence loan could not be accessed. 

• The late transfer of the title for the property. 

 

We were advised that funding had been arranged through the Development Bank, but 

because of the title not being transferred for an extended period, the loan fell through. 

 

We were also advised that funds were set aside by the Bank of Nova Scotia for 

government projects, but because of the delay in the signing of the Shareholders 

Agreement and transferring of the Title for the property, the funds were used elsewhere. 

 

Non-payment of Shareholders equity also contributed to the overrun on the project.  

When these funds were not available, ANDCO was forced to seek funding elsewhere.  

Interest charges on these loans also contributed to the overruns on the project. 

 

The effect on costs, of the name change of the hotel from “Beaches” to “Sandals” is 

almost negligible in the scheme of things.  This item should not be considered as having 

any major impact on the cost overruns experienced on this project. 

 

One consistent practice that has haunted building projects over the years and over 

successive governments, is the practice where projects are started without the 

completed designs.  The practice is prevalent on projects where government and their 

agencies are involved.  In the rush to get these projects started, contracts are 

formalized based on limited information and provisional sums are set aside for all the 

unknowns at this stage. 

 

The project then evolves over the project period and the designers’ interpretation 

becomes completely different from the consultant’s original interpretation.  During this 
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time of uncertainty, requirements change and specification may also change.  The 

original provisional sums for the various items now become inadequate.  This was 

clearly the case on this Project. 

 

On the other hand, when projects are properly thought through, designed, with the 

operators needs clearly identified and met at the pre-contract stage, then overruns are 

minimised. 

 

In respect of the performance of contracted parties, we can make the following 

comment on the overall management of the project and the performance of the Project 

Manager.  One of the items in the contract between UDC and Nevalco Ltd. is that 

Nevalco “shall not without prior written consent of the UDC give instructions to any 

contracted parties which would increase the project cost or time taken to complete or 

procure anything that is not provided for in the Bills of Quantities of the Project”. 

 

As a large percentage of the Bills of Quantities were provisional sums, it meant that 

UDC/Nevalco should have closely monitored the expenditure of these sums.  In the 

event that the final designs for these items of work resulted in a cost in excess of the 

provisional sum, permission should have been sought form the ANDCO Board.  The 

Audit team has not seen any such request or written consent. 

 

The UDC had to “ensure compliance of designs to brief”.  It is clear that this was not 

effectively done as the designs far exceeded the original brief and Project Budget.  It 

was not until the latter stage of the project, when UDC’s Chief Architect got involved 

with the project full time on site, that more concerted efforts were made to rationalize 

the cost of construction and to achieve completion. 

 

The Project Manager/Project Manager Representative had a responsibility to report 

projected cost overruns to the ANDCO Board, advise on how to reduce these costs, and 

obtain the Board’s permission to proceed with the works.  From all indications this was 

not done, and this was one of the main downfalls of the Project.   
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The Project Manager/Project Manager Representative did not effectively manage the 

Project.  However it should be noted that the ANDCO Board did not meet formally 

between October 2003 and January 2005 and therefore this avenue of formal approval 

was not available. 

 

In respect of Gorstew Ltd./Implementation Limited, Gorstew was greatly influential in 

determining the FF&E and specialist items through the architect and interior designers.  

Although they assisted in determining the revised US$70.0M Project Budget, it appears 

that the special system items, such as the air conditioning, standby generator, kitchen 

equipment, garbage disposal, special light fixtures, and their installation, were not 

accurately accounted for in the Budget. 

 

The specifications of some of the systems were far more advanced than those at any of 

the other Sandals or Beaches resorts.  For example the Somat garbage disposal 

system is believed to be the first of its kind in the Caribbean.  This system was not 

allowed for in the budget.  The back of house layout at Sandals Whitehouse is the most 

extensive and sophisticated of all those we have seen. 

 

The Technical Services Agreement calls for the Lessee to review and comment on 

Design Documents, and upon approval of the submitted Design Documents by Owner 

and Lessee, coordinate their signing, sign as “approved” and date and incorporate them 

into the Agreement.  Only the original concept drawings were appended to the 

Agreement.  The Audit team has not seen drawings appropriately signed and stamped. 

 

Implementation Ltd. seemed to have performed an aggressive project management role 

in ensuring that the needs of the proposed operators were addressed.  However, the 

process of having designs approved and signed off on by both Lessee and Owner was 

not adhered to.  The fast track nature of the Project and the late submittal of drawings, 

often resulted in the designs influenced by the Lessee, being directly issued for 

construction. 
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On the overall, we are of the view that while the project was meant to be on a fast track 

basis, most of the designs were not completed on time, resulting in claims for extension 

of time from the contractor and cost overruns. 

 

Ashtrom Building Systems Ltd performed poorly in general as a main contractor and 

has contributed to the overall delays in the completion of the Project. This could be 

deduced from the minutes of the site meetings where there were constant complaints 

from the Project Manager’s Representative (Nevalco) and Implementation Ltd. about 

the slow progress and poor supervision of the works. 

 

This was compounded by the inadequate performance of the consultants in providing to 

Ashtrom the necessary design details and information on time for the fast track 

construction process as was originally intended and agreed by all. 

 

The Project Manager’s Representative (Nevalco) also contributed to Ashtrom’s 

performance in not providing the necessary information from the consultants in a timely 

manner and not keeping a tight reign on the activities on site. Nevalco outlined proper 

project management guidelines at the outset, but these were almost never followed.  It 

appears that issues were not always followed up and allowed to slip without due regard 

to the time schedule or the budget. 

 

The management arrangement for this project had more than its fair quota of shared 
executives.  These relationships commenced with the Joint Venture Partners and 

filtered down to the consultants. 

 

Joint Venture Partners 

 Chairman of ANDCO also Executive Chairman of UDC 

 Company Secretary of ANDCO also UDC’s Company Secretary 

 Project Manager (UDC) also shareholder in ANDCO 

 Gorstew Limited, shareholder and also consultant to the project 

 Deputy General Manager of UDC – Overseeing affairs of ANDCO 
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Consultants 

 Executive Chairman UDC/ chairman ANDCO also director of Jentech 

Consultants Limited, structural engineers to the project. 

 Gorstew shareholder ANDCO also shareholder Appliance Traders Limited  
 

These relationships were not good for the project, for as demonstrated above there was 

too much power in the hands of some executives, leading to lack of objectivity and 

accountability. 

 

Also, the failure of the UDC/Nevalco to exercise proper control, and to conform to the 

various protocols established for the execution of the project, adversely affected the 

various checks and balances consistent with good management and cost control. 

 

In this scenario, the Board of ANDCO abrogated its responsibilities to the project as it 

relied solely on the UDC, for all the checks and balances.  When these were not 

forthcoming, there were no efforts from the ANDCO Board itself to rectify the situation.   

It must be noted that the Board had no independent management apparatus. 

 

It was only when expenditure on the project exceeded the US$70M budget, as brought 

to light in January 2005, one month before the Hotel was scheduled to open, that the 

Board became aware that there were overruns on the project. 

 

It is arguable that a truly independent Chairman of ANDCO, that is, one who was not 

also chairman of the UDC, might have been more inclined to carry out more detailed 

scrutiny of the performance of the UDC as Project Manager, as well as insisting on 

more timely financial and construction details. 

 

The management procedures established for the control of this project were almost 

never adhered to.  For this the Project Manager must accept full responsibility. 

 

A number of dates were set at various times for the completion/delivery of the hotel to 
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the operators.  Almost all of these dates failed to materialize.  The hotel was delivered 

to the operators and opened on February 10, 2005.  This some three years and two 

months after commencement of construction or 15 months after the original contracted 

period. 

 

In reviewing the quality of the final product and value of the completed project, 
we can summarise that, the “architecture, design, furniture and decoration” reflect the 

style and the degree of sophistication that could classify Sandals Whitehouse as a Four-

Star hotel. 

 

The Sandals Whitehouse hotel is a 400 rooms (360 keys) upscale hotel facility 

consisting of 280 standard rooms 48 deluxe rooms and 32 suites.  The level of finishing 

at the hotel lends it to being described as well above average and into the upscale 

property range. 

 

It Is the opinion of the Audit Team that a base price of US$220,000.00 per room could 

be considered reasonable, for a hotel constructed during the period 2002 to 2005 and 

with the level of finishes that obtains at Sandals Whitehouse. 

 

At US$220,000.00 per room, this 400 rooms hotel would yield a project cost of 

US$88.0M.  However there are factors associated with this particular project, which 

affect the overall total project cost.  These include: 

 

1. Redundancy / over capacity of air conditioning system 

2. Redundancy / over capacity of standby generator 

3. Extent of site spread, leading to additional construction cost of 

• Electrical installation - incoming main and distribution 

• Air conditioning chilled water lines 

• Sewage - drain runs. 

• Water supply - distribution 

• Walkways, roads 
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• Landscaping, irrigation 

• Storm water drainage 

 

It is the considered opinion of the Audit Teams that items 1 & 2 above would have 

accounted for an additional US$1,900.00 per room or US$760,000.00 on the overall 

cost.  Item 3 would amount approximately to an additional US$15,000.00 per room or 

US$6.0M on the overall project cost. 

 

In addition to the base price per room, additional costs thereto for site spread, there was 

an over sizing to the back of house area of approximately 15,000 sq. ft.  This would 

have contributed an additional US$3.0M on the overall project cost. 

 

The net effect of these additional costs would result in a total project cost of 

US$97,760,000.00. 

 

Additionally, there were costs incurred on the project due to management deficits.  

These costs as derived from the final account are as follows: 

 

• Interest charges for late Payments  US$ 1,007,308.00 

• Additional Fees due to extended contract period          2,162,042.00 

• Additional Preliminaries due to extended   

           contract period, including insurances   2,394,411.00 

• Sums expended to try and achieve earlier  

completion                1,800,000.00      

• Labour and material fluctuations             7,298,343.00 

• Cess on Fees at Ports                 145,514.00 

• Etc. 

 

At this time it is clear that this hotel development, as part of the regional development 

plan, has already had a positive economic impact on the Whitehouse and surrounding 

communities.  
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This is evident in areas such as 

• Housing 

• Job creation (injecting millions of dollars every week into the local 

economy) 

• Improved skills training 

• The creation (or upgrading) of support industries such as;  

 Agriculture 

 Restaurants 

 Hardware stores  

 Financial institutions 

 Motor sales and service  

 Increased real estate development resulting in higher property 

values in the area. 

 

Additionally, this hotel development has also resulted in the improvement of 

infrastructure in the area such as  

• Utility services 

• Communication facilities   

• Transportation 

 

At this time, despite its operational problems along with the negative publicity, the hotel 

has been reportedly enjoying high occupancy levels since opening on February 10, 

2005.  We have been informed that approximately US$6.15M lease payments have 

been made to the owners between July 2005 and July 2006. This sum comprises 

approximately US$2.4M for the fixed lease payments and approximately US$3.6M for 

occupancy adjustment over the period. 

 

We concur with the following (taken from a Sandals advert on their web site) that, 

“Sandals Whitehouse European Village and Spa is as alluring as it is rich in the history, 

distinctive culture and creative fare that makes Jamaica’s south coast the next hit 

vacation spot.  Home to the newest 360 room Sandals Whitehouse resort. Whitehouse 
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is a flashback to Jamaica’s colonial past, as it is the setting for what’s hot in Caribbean 

vacation getaways”. 

 

The web site also states  “the seven resorts in Sandals Signature Collection [of which 

Sandals Whitehouse is a part,] embody a standard of opulence and pampering that far 

exceeds the expectations of even the world’s most discriminating travelers.  With ultra-

deluxe touches such as Champagne Breakfasts, beach valets, white-glove service in 

our gourmet restaurants, late night buffets, turndown service and so much more – 

Sandals Signature Collection represents the very pinnacle of all-inclusive luxury.” 

 

The opinion of the Audit Team is that this hotel project has succeeded in enhancing the 

development of the region and should be successful in encouraging future development 

of the area.  Only time will tell !. 
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