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1. BACKGROUND

The purpose of this study is to carry out appraisals of various sites located to the South
of the City to assess their suitability to accommodate a new Secondary School to
replace both Torry and Kincorth Academies. Following the assessment of each site it is
aimed to identify a preferred option which best meets the needs identified by the
Education, Culture and Sport Service.

Aberdeen City Council has been reviewing its Education, Culture and Sport Estate over
a number of years, and has established clear priorities for it’s School Estate, in line with
Scottish Government guidance. The Council’s approach to it’s School Estate dovetails
with the Council’s Asset Management Strategy, which complies with national good
practice.

The Education, Culture and Sport Service undertakes periodic detailed reviews of
different elements of its asset portfolio, involving intensive consultation and
engagement with key stakeholders. The review of education properties was split into
two phases, commencing in 2009 with a review of the Secondary school provision in
the City, followed by a subsequent review of the Primary school provision commencing
in 2012. The review outcomes are reported to the Councils Education, Culture and
Sport Committee to ensure sound political governance.

Both reviews are taking account of the developing, and recently adopted Local
Development Plan which identifies a potential growth of approximately 30,000 new
houses across the City over the next 20–30 years. This represents a considerable
amount of pressure on existing infrastructure, including schools and community
facilities.

The outcome of the Secondary School Estates Review was approved by Education,
Culture and Sport Committee on October 2010. One of three specific short/medium
term actions that was identified relative to the existing school estate was to instruct
officers to fully develop the following proposal as soon as practicable: -: -

• to replace Torry Academy and Kincorth Academy with one single larger school on
an appropriate site to accommodate all existing secondary pupils and any pupils
generated by the development proposed at Loirston.

Although the Secondary School Estates review in 2010 recommended that a
replacement school of up to 1,300 capacity would be adequate, a number of factors
now indicate that a larger school of 1,450 – 1,500 capacity would be required.

These include:

• The impact of the new housing development within the approved Local
Development Plan.

• The inward migration to the Torry and Kincorth areas.

• There are currently a significant number of pupils who are zoned to the schools
who choose to attend a different school, (i.e. 72 from Torry Academy and 130 from
Kincorth Academy) in the City.

• Recent experience within Aberdeen suggests that new schools tend to attract
pupils back from other schools, as well as resulting in additional placing requests
under Placing Request legislation.



Proposed New Academy to the South Of the City - Site Appraisal

Jan 2013 4

2. METHODOLOGY

The site options appraisal has been conducted in accordance with the requirements
stipulated by the Education, Culture and Sport Service. The initial stage of the
process was undertaken in conjunction with Enterprise, Planning and Infrastructure
to define the objectives of the report in terms of site options appraisal and site
selection.

The first stage of this process consisted of clearly defining the criteria against which
all of the potential sites would be assessed. The selected criteria were agreed with
Education, Culture and Sport to ensure that their requirements were met and that
the sites responded adequately to their requirements. The resulting selection criteria
were:

• Site Area
• Site Characteristics (Topography)
• Site Characteristics (Ground Conditions)
• Site Location/Neighbourhood
• Site Access: - Roads
• Accessibility (Communications, bus routes etc.)
• Development Potential (Planning Constraints, Ecological Issues)
• Redevelopment Opportunities/Regeneration/Shared Use
• Site Services/Sustainability Issues
• Site Availability/Existing Use
• Site Value/Acquisition Costs/Displacement Costs
• Fit with Service Delivery Model

Under the headings of the main criteria a series of specific points against which sites
would be measured were developed (Appendix A).

Following this exercise the process of identifying appropriate sites commenced.
Initial work was undertaken by the Asset Management Team using available data
bases to identify Council owned sites that were either vacant or were likely to
become available within a timescale that suited the programmes for the proposed
development. This list was supplemented by additional sites that are partly owned
by the Council. This supplementary list comprised of the two sites at Loriston. This
exercise identified 8 No. Aberdeen City Council owned sites and a further 1 No. site
that is in the joint ownership of the Council and a Private Developer.

The 9 No. sites were subject to further information gathering so that an initial
assessment of the options could be undertaken by the Asset Management Team.
This initial assessment was then subject to review by the project team which
included an analysis of the options with Officers from Education, Culture and Sport
providing the scoring under the criterion 12, ‘Fit with Service Delivery Model’.

The aim of the evaluation matrix was to provide a shortlist of suitable sites forming
the preferred options.
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3. SITE LOCATIONS

1 Abbotswell Road Site, Abbotswell Road, Tullos, Aberdeen, AB12 3AB.
2 Bobby Calder Park Site, Redmoss Road, Aberdeen, AB12 3LJ.
3 Craighill Primary School, Heatherwick Road, Kincorth, AB12 5ST
4 Kincorth Academy Site, Kincorth Circle, Aberdeen, AB12 5NL.
5 Loirston Site A
6 Loirston Site B
7 Torry Academy Site, Tullos Circle, Torry, Aberdeen, AB11 8HD
8 Tullos Primary School Site, Girdleness Road, Tullos, Aberdeen, AB11 8FJ
9 Victoria Road Primary School, Victoria Road, Torry, AB11 9N
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This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office (c) Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council 100023401 (2013).
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3.1 Abbotswell Road Site

Address Abbotswell, Road, Aberdeen

Description The site comprises of an area of public open space
between Abbotswell Road and the River Dee.

Site Area The overall usable area of the site is approximately 6.5
hectares. (This is less than minimum required and would
require some of the nearby Inverdee pitches to be utilised
for the school sports pitches).

Site Characteristics
(Topography)

• The site slopes down from south (Abbotswell
Road) to north towards the River Dee.

• The main area of the site is relatively regular in
shape. It does however taper to the west.

• Noise is not considered to be an issue in the area
Site Characteristics (Ground
Conditions)

• Historical maps show that the site was previously
open farmland.

• There are existing sewers crossing the site which
will limit how any new buildings are laid out or will
involve additional costs in diverting them.

• It is considered unlikely that there will be any
significant contamination on the site although the
neighbouring site on the east boundary is
potentially contaminated so there is a potential that
there may be some contamination along this
boundary.

• Ground conditions are not known without more
detailed investigations. The proximity of the
northern section of the site, which is also at the
lowest level, to the River Dee could adversely
affect the ground conditions in this area.

• The northern part of the site encroaches on an
area indicated on the SEPA Flood Map as an area
at risk of flooding. The site is bounded to the east
by industrial premises and to the south, across
Abbotswell Road by Commercial properties. The
west boundary is public open space and the north
boundary is defined by the River Dee. The Duthie
Park is located across the River Dee.

Location/Neighbourhood • The site is situated between Kincorth and Torry to
the North of the West Tullos Industrial Estate and
is within 3 miles walking distance of the majority
residences within the catchment area.

• There are retail premises within easy walking
distance (0.4 miles) of the site.

Site Access - Roads The existing main vehicular access to the site is from
Abbotswell Road. This road links West Tullos Road to
the A956 Wellington Road. These roads give good
vehicular access to the other parts of the catchment
area. Both West Tullos Road and Wellington Road are
main routes into the city centre from the south.
• Footways/paths in the area are relatively wide.
• Pedestrian routes for all pupils within the

catchment area will require them to cross a dual
carriageway although there are crossing points
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controlled by lights. Other than these crossing
points, pedestrian routes from Kincorth and Torry
are good. Pedestrian routes from Cove are
however poorer as much of the route is through
industrial/commercial areas along heavily trafficked
routes although controlled crossings are provided.

• Abbotswell Road is a no waiting zone for its’ entire
length.

Accessibility
(Communications, bus
routes etc)

• Site is situated between Kincorth and Torry and is
relatively central to both of these communities.
Lying to the north edge of the catchment area
increases the travel distance for pupils from Cove.

• Public Transport links are reasonable with the
FirstAberdeen No. 3 Bus Service stopping on
Wellington Road (0.3 miles away). This service
gives access to parts of Cove, Tullos and Torry as
well as the city centre. The Service No. 18 stops
within walking distance (0.5 miles) of the site which
gives access to parts of Kincorth, Redmoss and
the city centre.

Development Potential
(Planning Constraints,
Ecological Issues)

• The site is allocated as Urban Green Space
meaning there is a presumption against
development which is not related to recreation or
sport. It is also within the Green Space Network,
which again states a presumption against
development.

• There is a bank of mature trees on the east and
south boundaries as well as mature trees to the
north. There are also groupings of mature trees
within the site. This could restrict how any new
development was laid out.

• Archaeological factors are unlikely to impact on the
development of the site.

• There are no listed buildings within the immediate
vicinity although Duthie Park on the opposite bank
of the river is on the Inventory of Gardens and
Designed Landscapes.

• There is a possibility, because of the mature trees
on the site, that there may be a presence of
protected species such as bats.

Any Planning application would be contrary to the Local
Development Plan. There is therefore a high risk that
Planning Consent would not be granted for the proposed
development.

Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. As the site is less than
the required minimum area there would be no room for
future expansion. There are no adjacent sites owned by
publicly funded bodies therefore the opportunity for shared
facilities would be limited.
Some of the sports pitches at Inverdee would be required
for school use as the site is not large enough to
accommodate these.

Site Services/Sustainability
Issues

The existing area is currently utilised as Public Open
Space. Re-zoning is likely to be an issue which could
delay or prevent any development taking place.
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Availability/Existing Use Existing infrastructure is likely to be available to support
the proposed development as there are developments
immediately to the east and south of the site. There are
foul sewers in Abbotswell Road as well as two lines which
cross the site itself. Some upgrades may be necessary to
the existing infrastructure as a result of the scale of the
proposed new development.
The open nature of the site offers the opportunity to
incorporate on-site renewable energy generation.

Site Value/Acquisition
Costs/Displacement Costs

Further investigation is required to determine the title
under which the land is held. It is assumed that the land is
held by the Council (not Common Good Account).
Given the planning designation the value of the site
(opportunity cost) will be low.
No displacement costs are envisaged.
The site comprises of an area of public open space
between Abbotswell Road and the River Dee.

Fit with Service Delivery
Model

Very good location which will provide a wide range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners.
Site exceeds requirements of statutory legislation.
Site meets all local agreements and policies of Education,
Culture and Sport service, including maximum three miles
travelling distance from all parts of the zone.
Distances to furthest points of the existing zone are:
south east - 2.8 miles,
east point - 2.1 miles,
west point - 1.24 miles and
south west - 2.74 miles.
Consideration should be made regarding discussions with
local bus operators regarding provision of service at start
and end of school day.
Requirements Safe Routes to Schools met for all zoned
pupils. This will involve a detailed evaluation of the routes
children and young people take from their homes to the
site.
The site provides all opportunities for requirements of
curricular and extra-curricular learning opportunities and
activities, both internally and externally.
Site provides extensive opportunities for internal and
external accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan
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This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office (c) Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council 100023401 (2013).
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3.2 Bobby Calder Park

Address Bobby Calder Park, Redmoss Road, Aberdeen, AB12 3JL.

Description The site comprises of the existing Bobby Calder Park.
Site Area The overall area of the site is approximately 15.15

hectares.
Site Characteristics
(Topography)

• The site is relatively flat.
• The site is regular in shape.
• Noise is not considered to be an issue in the area

Site Characteristics (Ground
Conditions)

• Historical maps show that the site was previously
farmland.

• There is an existing surface water drain crossing
the site which will limit how any new buildings are
laid out or will involve additional costs in diverting
it.

• It is considered unlikely that there will be any
significant contamination on the site.

• Ground conditions are not known without more
detailed investigations. As there are however
buildings on the adjacent site it is not anticipated
that there will be significant issues that affect the
foundation design of any new development.

Location/Neighbourhood • The site is bounded to the south and east by
commercial/industrial properties in the Balmoral
Business Park and to the north and west by
farmland/scrub and Kincorth Hill.

• The site is on the extreme south west edge of the
currently developed area of the city and lies within
the Loriston development site. The masterplan for
the development site identifies the potential for
1500 new homes as well as employment and
recreational land.

• The site is within 3 miles walking distance of the
majority of residences within the catchment area.

• With the exception of the businesses located in the
Balmoral Business Park there are no shops or
community facilities in the immediate vicinity. The
nearest local shops and community facilities are on
Loirston Avenue approximately 1 mile away.

Site Access - Roads • The existing main vehicular access to the site is
through the Balmoral Business Park via Wellington
Circle which adjoins the A956 Wellington Road at a
roundabout. This access is on the east side of the
site. A more suitable route could be established in
the future as part of the overall Loirston
development.

• Wellington Road provides good vehicular access to
the other areas within the catchment.

• An alternative vehicular access route is on the west
of the site via Redmoss Road. This is a narrow
road which passes through a residential area and
which is unsuitable for a large volume of traffic.

• Footways on the Wellington Road are relatively
wide.
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• Pedestrian route for a large number of pupils
requires the crossing of Wellington Road. The main
pedestrian route is also through a Business Park
with related commercial and HGV traffic. There are
no footways on Redmoss Road which would not
currently be suitable as a high volume pedestrian
route.

• Wellington Circle has no waiting restrictions in
place.

Accessibility
(Communications, bus
routes etc)

• Site is on the south west edge of the existing
catchment area which increases the travel distance
for the majority of pupils.

• Public transport links are poor with only the
FirstAberdeen Service No. 3 available on
Wellington Road (0.3 miles) giving access to parts
of Cove, Tullos, Torry and the City Centre. The
Service No. 18 service from the Gateway Business
centre and Redmoss through Kincorth to the City
Centre also stops on Wellington Road.

Development Potential
(Planning Constraints,
Ecological Issues)

• The site is noted as OP80 within the Local
Development Plan – possible new stadium and
sports facilities. Any alternative use would be a
departure from the local plan.

• There is a possibility, because of the semi-rural
nature of the site that there may be constraints
from environmental or ecological factors. The loss
of public open space may impact on Planning
Consent. Existing sports pitches on the site would
be replaced by School facilities.

• Archaeological factors are unlikely to impact on
the development of the site.

• There are no listed buildings within the vicinity.
• The site is free from environmental designations

e.g. SSSI although Kincorth Hill is a nature
reserve.

Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. The site is more than
double the area that is required for the proposed school
which would allow for other additional uses that facilitate
opportunities for other services to co-locate. There is also
sufficient space to accommodate the future expansion of
the school if required. The Council have been in
discussions with a local football club to create facilities on
the site for some time. The land take for their current
proposal could be accommodated alongside the school
proposals.

Site Services/Sustainability
Issues

Existing infrastructure may be available to support the
proposed development as there are developments
immediately to the east of the site. There are surface
water and foul sewers on the site boundary although
SUDS would be created for the surface water drainage.
Some upgrades may be necessary to the existing
infrastructure as a result of the scale of the proposed new
development. An existing surface water drain crosses the
site. Overhead electricity cables cross part of the site
which would impact on how any new development was
laid out. Alternatively these could be buried although this
would have a cost implication
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The open nature of the site offers the opportunity to
incorporate on-site renewable energy generation.

Availability/Existing Use The existing park is currently utilised, although there are
no formal arrangements/lets in place for the use of the
pitches. There are no existing changing facilities serving
the pitches.

Site Value/Acquisition
Costs/Displacement Costs

The site is owned by the Council. The opportunity cost
would be based on the planning consent and accordingly
the value would be low. There are no displacement costs.

Fit with Service Delivery
Model

Good location which will provide a reasonable range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners. Relatively close proximity to Aberdeen College
Altens Campus.
Site comfortably meets requirements of statutory
legislation.
Site meets local agreements and policies of Education,
Culture and Sport service, including maximum three miles
travelling distance from the majority of the zone.
Maximum travelling distances
to south east - 2.64 miles
to west - 2.49 miles
to north east - 2.91 miles
Some children and young people will require to travel a
significant distance to reach the site. Consideration should
be given to working with local bus operators to provide bus
services at the beginning and end of the school day.
All requirements Safe Routes to Schools met for the
majority of zoned pupils. This will involve a detailed
evaluation of the routes children and young people take
from their homes to the site.
Site provides many opportunities which could meet many
of the requirements for curricular and extra-curricular
learning opportunities and activities.
Site provides opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan

2

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office (c) Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council 100023401 (2013).



Proposed New Academy to the South Of the City - Site Appraisal

Jan 2013 14

3.3 Craighill Primary School

Address Craighill Primary School, Heatherwick Road, Kincorth
AB12 5ST

Description The site comprises of the former Craighill Primary School
and associated playground areas. The existing school
building, which still occupies a large part of the site is
currently vacant and is awaiting demolition.

Site Area The overall area of the site is 1.54 hectares. (Less than
minimum required)

Site Characteristics
(Topography)

• The site is relatively flat
• The site is regular in shape
• Noise is not considered to be an issue in the area.

Site Characteristics (Ground
Conditions)

• Historical maps show that part of the playground
area previously had a dam and sluice which may
affect ground conditions.

• As there are existing buildings on the site it is likely
that ground conditions are suitable for the erection
of a new structure.

• There may be some contamination on the site from
the demolition spoil from the existing building - this
is considered to be a minor risk.

Location/Neighbourhood • The site is in a wholly residential area in Kincorth
on the south side of the city. The surrounding
properties are a mix of low density terraced
housing and flatted developments.

• The site is easily accessed from the existing
primary schools in Kincorth but is remote from the
schools in Altens, Cove and Torry being located on
the south site of Kincorth.

• There are no parking controls in the area.
• The site is within 3 miles walking distance of the

majority of residences within the catchment area.
• There are no shops or community facilities within

the immediate area. There are local shops, library
and community centre approximately 0.7 miles
away on Provost Watt Drive. Abbotswell Primary is
close by.

Site Access - Roads • Site has good roads infrastructure with Gardner
Drive forming part of the local distributer road for
the area.

• Gardner Drive is a bus route which also gives good
access for emergency vehicles.

• Heatherwick Road on the North boundary of the
site has traffic calming and there are also 20 mph
speed limits on other roads within the area.

• Footways in the area are generally wide.
• Pedestrian route for a large number of pupils

requires the crossing of major distributer roads.
Accessibility
(Communications, bus
routes)

• Site is to the south/west edge of the catchment
area which increases the travel distance for the
majority of pupils.

• Public transport links are good with the
FirstAberdeen No. 17 and 17A services, which
gives access to the City Centre and other parts of
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Kincorth passing adjacent to the site. The Service
number 18 also passes close to the site and gives
access to the City Centre and parts of Altens/Cove.

Development Potential
(Planning Constraints,
Ecological Issues)

• There are unlikely to be constraints from
environmental or ecological factors

• Archaeological factors are unlikely to impact on
the development of the site.

• The existing buildings are not listed therefore their
demolition should not be a Planning issue.

• The existing buildings are unsuitable for conversion
to accommodate the proposed new school.

• Part of the site currently accommodates a sports
field, which may have to be replaced.

• The site is free from environmental designations
e.g. SSSI.

Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. There may be the
opportunity for limited shared use of the site which would
require further investigation. There are no adjacent sites
owned by other publicly funded bodies that offer the
opportunity for a joint development or extension of the
area available to develop.

Site Services/Sustainability
Issues

External infrastructure is available to support the proposed
development although some upgrades may be necessary
as a result of the scale of the proposed new development.

Availability/Existing Use The existing school building is vacant and awaiting
demolition which is programmed to take place during the
current financial year. The existing Janitor’s Lodge is
currently occupied by a tenant, which restricts the way in
which the site can be developed.

Site Value/Acquisition
Costs/Displacement Costs

The site lies within a local authority housing area, with
limited alternative use other than social housing provision.
The opportunity cost of utilising the site is low.
The site has been declared surplus to the requirements of
the Council.

Fit with Service Delivery
Model

Good location which will provide a reasonable range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners.
Site does not meet requirements of statutory legislation.
Site meets local agreements and policies of Education,
Culture and Sport service, including maximum three miles
travelling distance from the majority of the zone, although
some pupils will have to travel considerable distances.
All requirements Safe Routes to Schools met for the
majority of zoned pupils. This will involve a detailed
evaluation of the routes children and young people take
from their homes to the site.
Site provides many requirements for curricular and extra-
curricular learning opportunities and activities.
Site provides opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan
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3.4 Kincorth Academy & Playing Fields

Address Kincorth Academy, Kincorth Circle, Kincorth, Aberdeen,
AB12 5NL.

Description The site comprises of the existing Kincorth Academy and
associated playing fields together with an area of open
green space to the north of the existing school across
Kincorth Circle. The existing school building, currently
occupies a major part of the site.

Site Area The overall area of the site, including the adjacent sports
pitches and open space is 7.142 hectares.

Site Characteristics
(Topography)

• The site is relatively flat with only slight changes in
level and a gentle slope from north to south.

• The site is reasonably regular in shape.
• Noise is not considered to be an issue in the area.

Site Characteristics (Ground
Conditions)

• As there are existing buildings on the site it is likely
that ground conditions are suitable for the erection
of a new structure on that part of the site.

• Historic maps show that the site was previously
farmland prior to the construction of the school and
surrounding housing developments.

• There is a possibility of some contamination on site
as a result of the demolitions of the existing
buildings. It is not anticipated that there will be
contamination on the area of the site that is
currently open green space.

Location/Neighbourhood • The majority of the premises on all boundaries of
the site are low rise residential. The north boundary
adjoins the existing recreational area which is
included as part of the proposed overall
developable site.

• The site is easily accessed by the existing primary
schools in Kincorth but is remote from the schools
in Altens, Cove and most of Torry.

• The site is not within a parking control area.
• There are local shops, library and community

centre approximately 0.3 miles from the site.
• The site is within 3 miles walking distance of the

majority of residences in the catchment area.
Site Access - Roads • Site has good roads infrastructure - Cairngorm

Drive, onto which the site adjoins links to other
main roads and via these to West Tullos Road and
Provost Watt Drive which gives good access to the
other parts of the catchment area.

• Cairngorm Drive is a bus route which together with
Kincorth Circle gives good access for emergency
vehicles.

• There are traffic calming measures on most of the
streets surrounding the site.

• Footways in the area are generally wide.
• Pedestrian routes for pupils within the Kincorth

area are generally good. The available routes for
pupils from other parts of the catchment area
requires crossing Wellington Road and/or West
Tullos Road.
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Accessibility
(Communications, bus
routes etc)

• Site is to the west of the catchment area which
increases the travel distance for the majority of
pupils from outwith the Kincorth area.

• Public transport links are reasonable with the
FirstAberdeen No.17A Bus Service passing the
site. This service gives direct access to the city
centre and to some other parts of Kincorth. There
are no bus services from the site serving other
parts of the catchment area. The Service No.18 is
however within walking distance (0.2 miles) of the
site. This service gives access to the Gateway
Business Park and Altens as well as the city
centre.

Development Potential
(Planning Constraints,
Ecological Issues)

• There are unlikely to be constraints from
environmental or ecological factors

• Archaeological factors are unlikely to impact on
the development of the site.

• The existing buildings are not listed therefore their
demolition should not be a Planning issue.

• The existing buildings are may be suitable for
conversion to accommodate the proposed new
school but would require to be significantly
extended. The existing buildings would require
major works to improve their condition and
suitability.

• The site is free from environmental designations
e.g. SSSI.

Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. There may be the
opportunity for limited shared use of the site which would
require further investigation. There are no adjacent sites
owned by other publicly funded bodies that offer the
opportunity for a joint development or extension of the
area available to develop.

Site Services/Sustainability
Issues

External infrastructure is available to support the proposed
development although some upgrades may be necessary
as a result of the scale of the proposed new development.

Availability/Existing Use The existing school building is currently still in use but will
be closed after the new Academy is built. If this site is
selected there would be a need to either phase the
development by constructing a new school on the existing
sports pitches as phase 1 with the demolition of the
existing school and creation of new pitches as phase 2.
Consideration would have to be given as to whether the
existing road that divides the school and pitches was
stopped up. This would however come with an additional
legal process which could impact on the timescale for
delivery. An alternative to phasing would be decanting the
pupils during the works.

Site Value/Acquisition
Costs/Displacement Costs

The site is owned by the Council and on the EC and S
account. In valuation terms there is an opportunity cost in
using the site, although this is low based on alternative
use and in relation to the overall project costs.

Fit with Service Delivery
Model

Very good location which will provide a good range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners.
Site meets requirements of statutory legislation.
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Site meets local agreements and policies of Education,
Culture and Sport service, including maximum three miles
travelling distance from almost all parts of the zone, with
the furthest distance pupils would have to travel being of
the order of 2.94 miles (to south east) and 2.81miles to
north east. Consideration should be made of having
discussions with local bus operators regarding providing
services at beginning and end of school day.
Requirements Safe Routes to Schools met for almost all
zoned pupils. This will involve a detailed evaluation of the
routes children and young people take from their homes to
the site.
Site provides many requirements for curricular and extra-
curricular learning opportunities and activities.
Site provides good opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.

Site Plan
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3.5 Loirston Site A

Address Loirston Site A - within Opportunity Site OP77 (Local
Development Plan (2012)). Identified as Development
Block E7 in the Loirston Development Framework
document.

Description The site comprises of an area of ground within the Loirston
masterplan area.

Site Area The overall area of the site is approximately 11.75
hectares.

Site Characteristics
(Topography)

• The site slopes gently from the north east to the
south west.

• The site is regular in shape.
• Noise is not considered to be an issue in the area.

Site Characteristics (Ground
Conditions)

• Historical maps show that the site was previously
farmland/undeveloped scrub.

• It is considered unlikely that there will be any
significant contamination on the site.

• Ground conditions are not known without more
detailed investigations. Suggestions from
preliminary research are that some additional
ground works may be required.

• There is no evidence of any existing services on
the site. High-Voltage overhead power lines are
located close-by.

Location/Neighbourhood • The site lies to the extreme south of the city on the
border between Aberdeen City Council and
Aberdeenshire.

• The site is bounded to the north by industrial/
commercial properties in the Balmoral Business
Park and to the east by the A956 Wellington Road.
Undeveloped land lies to the south, north-west and
west of the site.

• The site is located within the area covered by the
Loirston Development Framework document. The
overall masterplan identifies the potential for 1500
new homes as well as employment and
recreational land.

• The site is within 3 miles walking distance of the
majority of residences within the catchment area.

• With the exception of the businesses located in the
Balmoral Business Park there are no shops or
community facilities in the immediate vicinity. The
nearest local shops and community facilities are on
Loirston Avenue over 1 mile away.

Site Access - Roads • There are currently no vehicular access routes
onto the site. A new access would require to be
required to be formed from the A956 Wellington
Road as part of the development. Wellington Road
is a dual carriageway at the point where an access
would be required.

• Wellington Road provides good vehicular access to
the other areas within the catchment.

• An alternative vehicular access route could be
formed on the west of the site via Redmoss Road.
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This is however a narrow road which passes
through a residential area and which is unsuitable
for a large volume of traffic. This route would
therefore only be suitable for a
secondary/emergency access point.

• Pedestrian route for a large number of pupils
requires the crossing of Wellington Road.

• There are no established pedestrian routes to the
site. The main pedestrian route would be along the
A956 which is currently unsuitable for a large
volume of pedestrians.

Accessibility
(Communications, bus
routes etc)

• Site is on the extreme south west edge of the
existing catchment area which increases the travel
distance for the majority of pupils.

• Public transport links are poor with the
FirstAberdeen No. 3 Bus Services available on
Wellington Road giving access to parts of Cove,
Tullos and Torry and the City Centre. Service No.
18 is an infrequent service from the Gateway
Business centre and Redmoss through Kincorth to
the City Centre.

Development Potential
(Planning Constraints,
Ecological Issues)

• There is a possibility, because of the semi-rural
nature of the site that there may be constraints
from environmental or ecological factors. There is
the possibility of protected species (bats) being on
the site and the site is close to the loch side.

• Part of the site already has previously been
earmarked for a proposed stadium for Aberdeen
Football Club. This has been approved by
Committee on a minded to grant basis.

• Archaeological factors are unlikely to impact on
the development of the site.

• There are no listed buildings within the vicinity.
• The site is free from environmental designations

e.g. SSSI although Kincorth Hill is a nature
reserve.

Redevelopment
Opportunities/Regeneration/
Shared Use

• The site forms part of a development agreement
between the Council and a private landowner for
the delivery of the overall Loirston Development.

• The site lies within Opportunity Site OP77 - mixed
use allocation. It is therefore recognised as suitable
for development and is currently identified within
the Framework Document as a site for a new
football stadium or employment land. A site for a
secondary school is identified in the Framework
Document but is currently shown on the adjacent
Loirston Site B.

• A number of opportunities exist to integrate the
proposed school with the wider new community
(and community facilities) around it.

Site Services/Sustainability
Issues

• There is currently no existing infrastructure or
services to support the proposed development.
This will have a significant impact on the cost of the
development and will also impact on the timescale
to deliver it.

• The open nature of the site offers the opportunity to
incorporate on-site renewable energy generation.
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Availability/Existing Use On conclusion of the joint venture agreement the site will
be available for development. As there is currently no
infrastructure or roads network, initial design work will be
required on the overall development to ensure that the
school integrates with the remainder of the development.

Site Value/Acquisition
Costs/Displacement Costs

The alternative uses for the site include a stadium
development and the potential for residential use. As such
the opportunity cost/ value will be higher than other sites.

Fit with Service Delivery
Model

Good location which will provide a reasonable range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners. Relatively close proximity to Aberdeen College
Altens Campus.
Site comfortably meets requirements of statutory
legislation.
Site meets local agreements and policies of Education,
Culture and Sport service. Site meets some local
agreements and policies of Education, Culture and Sport
service. Maximum three miles travelling distance for the
majority of pupils in the zone. Some areas of Torry lie
slightly beyond the three mile distance. Discussions with
local bus operators regarding provision of services at
beginning and end of school day should be considered.
All requirements Safe Routes to Schools met for the
majority of zoned pupils. This will involve a detailed
evaluation of the routes children and young people take
from their homes to the site.
Site provides many requirements for curricular and extra-
curricular learning opportunities and activities.
Site provides opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan
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3.6 Loirston Site B

Address Loirston Site B - within Opportunity Site OP77 (Local
Development Plan (2012)). Identified as Development
Block E7 in the Loirston Development Framework
document.

Description The site comprises of an area of ground within the Loirston
masterplan area.

Site Area The overall area of the site is approximately 8.0 hectares.
Site Characteristics
(Topography)

• The site slopes gently from the north east to the
south west.

• The site is irregular in shape which will impact on
the design of the proposed development.

• Noise is not considered to be an issue in the area.
Site Characteristics (Ground
Conditions)

• Historical maps show that the site was previously
farmland/undeveloped scrub.

• It is considered unlikely that there will be any
significant contamination on the site.

• Ground conditions are not known without more
detailed investigations. As there are however
buildings on the adjacent site it is not anticipated
that there will be significant issues that affect the
foundation design of any new development.

• There is no evidence of any existing services on
the site.

Location/Neighbourhood • The site lies to the extreme south of the city on the
border between Aberdeen City Council and
Aberdeenshire.

• The site is bounded to the east by industrial/
commercial properties in the Balmoral Business
Park and to the north by Calder Park. Undeveloped
land lies to the south and west of the site.

• The site is located within the area covered by the
Loirston Development Framework document. The
overall masterplan identifies the potential for 1500
new homes as well as employment and
recreational land.

• The site is within 3 miles walking distance of the
majority of residences within the catchment area.

• With the exception of the businesses located in the
Balmoral Business Park there are no shops or
community facilities in the immediate vicinity. The
nearest local shops and community facilities is over
1 mile away on Loirston Avenue.

Site Access - Roads • There are currently no vehicular access routes
onto the site. A new access would require to be
required to be formed from the A956 Wellington
Road as part of the development. A new road
would also require access across neighbouring
areas of the Loirston Development site.

• Wellington Road provides good vehicular access to
the other areas within the catchment.

• An alternative vehicular access route could be
formed by extending through a residential area and
which is unsuitable for a large volume of traffic.
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This route would therefore only be suitable for a
secondary/emergency access point.

• An alternative vehicular access route to the site
could be formed through the Balmoral Business
Park via Wellington Circle which adjoins the A956
Wellington Road at a roundabout. This access is
on the east side of the site and would require the
new road to cross the south east corner of Calder
Park.

• Pedestrian route for a large number of pupils
requires the crossing of Wellington Road.

• There are no established pedestrian routes to the
site. The main pedestrian route would be along the
A956 which is currently unsuitable for a large
volume of pedestrians. The main pedestrian route
also passes through a Business Park which
generates a high volume of vehicular traffic. There
are no footways on Redmoss Road which would
not currently be suitable as a pedestrian route.

Accessibility
(Communications, bus
routes etc)

• Site is on the extreme south west edge of the
existing catchment area which increases the travel
distance for the majority of pupils.

• Public transport links are very poor with the
FirstAberdeen Service No. 3 Bus available on
Wellington Road giving access to parts of Cove,
Tullos and Torry and the City Centre. The No. 18
Service is an infrequent service from the Gateway
Business centre and Redmoss through Kincorth to
the City Centre.

Development Potential
(Planning Constraints,
Ecological Issues)

• There is a possibility, because of the semi-rural
nature of the site that there may be constraints
from environmental or ecological factors. There is
the possibility of protected species (bats) being on
the site.

• Archaeological factors are unlikely to impact on
the development of the site.

• There are no listed buildings within the vicinity.
• The site is free from environmental designations

e.g. SSSI although Kincorth Hill is a nature
reserve.

Redevelopment
Opportunities/Regeneration/
Shared Use

• The site is not owned by ACC but will forms part of
a development agreement between ACC and a
private developer for the delivery of the overall
Loirston Development.

• The site lies within Opportunity Site OP77 - mixed
use allocation. It is therefore recognised as suitable
for development and is currently identified within
the Framework Document as a site for a new
football stadium or employment land. A site for a
secondary school is identified in the Framework
Document but is currently shown on the adjacent
Loirston Site B.

• Development of the site for a new school would not
preclude the development of the new football
stadium or the Cove Rangers proposals which are
identified as possibilities in the Loirston Framework
document. There may be the opportunity to share
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sports pitches with adjacent sports proposals.
Site Services/Sustainability
Issues

• There is currently no existing infrastructure or
services to support the proposed development.
This will have a significant impact on the cost of the
development and will also impact on the timescale
to deliver it. There is an existing sewer on the east
boundary and the proximity of the existing Balmoral
Business Park would suggest that services could
be extended through to the site although upgrading
may be required which would impact on costs.

• High Voltage overhead power cables cross the
site.

• The open nature of the site offers the opportunity to
incorporate on-site renewable energy generation.

Availability/Existing Use The site is available for development although significant
shared infrastructure works including the creation of a
roads network are required. Initial design work will be
required on the overall development to ensure that the
school integrates with the remainder of the development.

Site Value/Acquisition
Costs/Displacement Costs

The alternative uses for the site include the potential for
residential use. As such the opportunity cost/ value will be
higher than other sites.

Fit with Service Delivery
Model

Good location which will provide a reasonable range of
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners. Relatively close proximity to Aberdeen College
Altens Campus.
Site comfortably meets requirements of statutory
legislation.
Site meets some local agreements and policies of
Education, Culture and Sport service. Maximum three
miles travelling distance for the majority of pupils in the
zone. Some areas of Torry lie slightly beyond the three
mile distance.
Discussions with local bus operators regarding provision of
services at beginning and end of school day should be
considered.
All requirements Safe Routes to Schools met for the
majority of zoned pupils. This will involve a detailed
evaluation of the routes children and young people take
from their homes to the site.
Site provides many requirements for curricular and extra-
curricular learning opportunities and activities.
Site provides opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan
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3.7 Torry Academy

Address Torry Academy, Tullos Circle, Torry, Aberdeen, AB11
8HD.

Description The site comprises of the existing Torry Academy. The
existing school building, is still occupied and in use as a
school.

Site Area The overall area of the site is 1.70 hectares. (Less than
minimum required)

Site Characteristics
(Topography)

• The site is relatively flat
• The site is circular in shape and is surrounded on

all sides by roads.
• Noise is not considered an issue in the area as

there is already a school on the site.
Site Characteristics (Ground
Conditions)

• As there are existing buildings on the site it is likely
that ground conditions are suitable for the erection
of a new structure.

• There may be some contamination on the site from
the demolition spoil from the existing building - this
is considered to be a minor risk.

• Historical maps show that the area was farmland
prior to the construction of the existing school.

Location/Neighbourhood • The site is in a wholly residential area in Torry. The
surrounding properties are mainly 2 to 3 storey
high flatted properties.

• The site is relatively easily accessed from the
existing primary schools in Torry but is remote from
the schools in Altens, Cove and Kincorth.

• There are no parking controls in the area.
• The site is within 3 miles walking distance of the

majority of residences within the catchment area
but is over 3 miles from a number of residences in
the Cove area.

• Shops, Library and Sports Facilities are within easy
walking distance (less than 0.5 miles) of the site.

Site Access - Roads • All roads giving access to the site are relatively
narrow as they serve mostly residential properties.

• Access to other parts of the catchment area by
road is poor.

• The roads around the site have 20 mph speed
limits.

• Footways in the area are generally wide enough
although some are quite narrow for large volumes
of pedestrian traffic.

• Pedestrian route for a large number of pupils
requires the crossing of major distributor roads.

Accessibility
(Communications, bus
routes)

• Public transport links are reasonable with the
FirstAberdeen Service No. 12 service close to the
site. This service gives access to the city Centre
and some other parts of Torry.

• The site is positioned centrally within the existing
Torry catchment area and is reasonably accessible
from Torry and most parts of Kincorth although not
from Altens/Cove.
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Development Potential
(Planning Constraints,
Ecological Issues)

• There are unlikely to be constraints from
environmental or ecological factors

• Archaeological factors are unlikely to impact on
the development of the site.

• The existing buildings are not listed therefore their
demolition should not be a Planning issue.

• The existing buildings are unsuitable for conversion
to accommodate the proposed new school.
The site is free from environmental designations

e.g. SSSI.
Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. There may be the
opportunity for limited shared use of the site which would
require further investigation. There are no adjacent sites
owned by other publicly funded bodies that offer the
opportunity for a joint development or extension of the
area available to develop.

Site Services/Sustainability
Issues

External infrastructure is available to support the proposed
development although some upgrades may be necessary
as a result of the scale of the proposed new development.

Availability/Existing Use The existing school building is currently still in use but will
be closed after the new Academy is built. If this site was
selected there would be a need to decant the pupils until
the completion of the new building.

Site Value/Acquisition
Costs/Displacement Costs

The site owned by the Council, on the EC and S account.
Alternative uses are limited to social housing, as such the
opportunity cost/ value will be low.

Fit with Service Delivery
Model

Location will provide some opportunities for inclusion and
shared opportunities with local primary and secondary
schools and external partners.
Site does not meet minimum requirements of statutory
legislation.
Site meets many local agreements and policies of
Education, Culture and Sport service. Maximum three
miles travelling distance for some pupils is exceeded and
in the case of pupils in Cove area, significantly so.
All requirements Safe Routes to Schools met for some of
the zoned pupils. This will involve a detailed evaluation of
the routes children and young people take from their
homes to the site.
Site provides some opportunities for curricular and extra-
curricular learning opportunities and activities.
Site provides limited opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.
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Site Plan
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3.8 Tullos Primary

Address Tullos Primary, Girdleness Road, Tullos, Aberdeen, AB11
8JF.

Description The site comprises of the sports pitches and public open
space to the east of the existing Tullos Primary School and
to the south of Girdleness Road.

Site Area The overall area of the site, comprising of the sports
pitches and some of the public open space is 7.47
hectares.

Site Characteristics
(Topography)

• The site is relatively flat.
• The site is regular in shape.
• The site is low lying compared to the adjacent

Girdleness Road and is relatively exposed to the
east where a sewer treatment works is located.

• Noise is not considered to be an issue in the area
Site Characteristics (Ground
Conditions)

• Historical maps show that the site was previously
farmland.

• There are a number of existing sewers and surface
water drains crossing the site which will limit how
any new buildings are laid out or will involve
additional costs in diverting them.

• It is considered unlikely that there will be any
significant contamination on the site.

• The low lying nature of the site may result in issues
with the water table - mitigating measures may be
required in this instance.

• As there is a school building on the adjacent site it
suggests that the ground conditions should be
suitable for the erection of a new structure on the
site.

Location/Neighbourhood • The site is bounded to the north by residential
properties which are a mix of low and high rise.
These properties are at a higher level than the site.

• The main railway line to the south defines the
south boundary. The railway line also separates
the site from a large industrial area. As the line is
elevated it also forms a visual barrier to the East
Tullos industrial estate.

• The existing Category B Listed Tullos Primary
School is located on the east boundary. The school
is at the same level as the site.

Site Access - Roads • Site has good roads infrastructure, with Girdleness
Road, which is a wide bus route linking to other
main roads in the area. Girdleness Road also gives
good access for emergency vehicles.

• The main vehicular access to the site would be
from Girdleness Road via Kirkhill Place and
Ladywick Road. Direct access from Girdleness
Road would not be difficult because of the
significant change in level between the road and
the site.

• The T junction between Girdleness Road and
Ladywick Road is uncontrolled and would probably
require to be upgraded to cope with additional
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traffic.
• Kirkhill Place, which is a cul-se-sac serving Tullos

Primary and the sports pitches is narrow. As this
would be the primary route into the school site, the
road may require to be widened.

• Footways in the area are generally wide.
• Pedestrian route for a large number of pupils

requires the crossing of major distributor roads
such as Wellington Road and West Tullos Road.

• There are currently no parking restrictions in the
immediate vicinity.

Accessibility
(Communications, bus
routes etc)

• Site is to the east of the catchment area which
increases the travel distance for a significant
number of pupils.

• Public transport links are reasonable with the
FirstAberdeen Service No. 5 available on
Girdleness Road. This service gives access to the
City Centre and other parts of Torry but does not
link to any other parts of the catchment area.

Development Potential
(Planning Constraints,
Ecological Issues)

• There are unlikely to be constraints from
environmental or ecological factors although there
is the possibility that any development could impact
on the habitat of protected species (bats). The loss
of public open space may impact on Planning
Consent.

• Archaeological factors are unlikely to impact on
the development of the site.

• The existing adjacent Tullos Primary is listed
Category B which could impact on the design of
the new facility.

• The site is free from environmental designations
e.g. SSSI.

Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. There may be the
opportunity for limited shared use of the site which would
require further investigation. There are no adjacent sites
owned by other publicly funded bodies that offer the
opportunity for a joint development or extension of the
area available to develop. The opportunity exists to utilise
the existing swimming pool at Tullos Primary for the new
facility. Existing sports pitches would require to be
replaced and these could be shared between the new
facility and the existing primary.

Site Services/Sustainability
Issues

External infrastructure is available to support the proposed
development although some upgrades may be necessary
as a result of the scale of the proposed new development.
A number of foul sewers and surface water drains cross
the site.

Availability/Existing Use The existing sports pitches are currently utilised.
Arrangements would have to be made to provide
temporary pitches during the construction period.

Site Value/Acquisition
Costs/Displacement Costs

The site is owned by the Council, on the EC and S
account. Alternative uses are limited to social housing/
greenbelt/ sports uses; as such the opportunity cost/ value
will be low.

Fit with Service Delivery
Model

Location will provide some opportunities for inclusion and
shared opportunities with local primary and secondary
schools and external partners.
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Site meets minimum requirements of statutory legislation.
Site meets many local agreements and policies of
Education, Culture and Sport service. Maximum three
miles travelling distance for some pupils is exceeded and
in the case of pupils in Cove area, significantly so.
Discussions with local bus operators regarding provision of
services at beginning and end of school day should be
considered.
All requirements Safe Routes to Schools met for some of
the zoned pupils. This will involve a detailed evaluation of
the routes children and young people take from their
homes to the site.
Site provides some opportunities for curricular and extra-
curricular learning opportunities and activities.
Site provides limited opportunities for internal and external
accommodation which could be used to provide
community, cultural and sporting facilities.

Site Plan
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3.9 Victoria Road

Address Victoria Road Primary School, Victoria Road, Torry,
AB11 9N

Description The site comprises of the former Victoria Road Primary
School and associated playground areas. The existing
granite school building, which still occupies a large part of
the site has been empty for several years and is in poor
condition internally.

Site Area The overall area of the site is 0.66 hectares. (Less than
minimum required) 0.77 hectares if adjacent Council
owned commercial site is added.

Site Characteristics
(Topography)

• The site slopes down significantly from south to
north

• The site is regular in shape
• Proximity to Victoria Road which is a relatively

busy route will result in some traffic noise. The
commercial premises around the site may also
generate noise.

Site Characteristics (Ground
Conditions)

• Little information is available from historical maps
on the previous use of the site prior to the erection
of the school building. It is not therefore possible to
assess whether ground contamination will be an
issue.

• As there are existing buildings on the site it is likely
that ground conditions are suitable for the erection
of a new structure.

• There is a possibility of some contamination on site
as a result of the demolitions of the existing
buildings.

Location/Neighbourhood • The majority of the premises to the south on
Victoria Road are residential. The east boundary
adjoins a recreational area which has an all
weather pitch, bowling greens and a putting green.
The properties to the south across Abbey Road are
a mix of commercial and industrial and the
properties to the west are a mix of commercial and
residential. A playpark also sits to the west of the
site.

• The site is easily accessed by the two existing
primary schools in Torry but is remote from the
schools in Altens, Cove and Kincorth.

• There are no parking controls in the area.
• There are local shops approximately 225 metres

from the site. Apart from the neighbouring bowling
greens and tennis courts to the east of the site and
the playpark to the west, there are no other
community facilities in the immediate area. The
Torry Sports Centre is within easy walking distance
(0.5 miles) from the site.

• The site is within 3 miles walking distance of the
majority of residences in Kincorth and Altens but
the majority of Cove is greater than 3 miles.

Site Access - Roads • Site has good roads infrastructure - Victoria Road,
onto which the site adjoins links to other main
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roads giving access to other parts of the catchment
area.

• Victoria Road is a bus route which also gives good
access for emergency vehicles.

• There are 20 mph speed limits on some of the
roads within the area.

• Footways in the area are generally wide.
• Pedestrian route for a large number of pupils

requires the crossing of major distributor roads
such as Wellington Road and West Tullos Road.

Accessibility
(Communications, bus
routes.)

• Site is to the north/east of the catchment area
which increases the travel distance for the majority
of pupils.

• Public transport links are reasonable with the
FirstAberdeen Service No. 12 passing the site.
This service gives direct access to the city centre
and to some other parts of Torry. There are no bus
services from the site serving other parts of the
catchment area.

Development Potential
(Planning Constraints,
Ecological Issues)

• There are unlikely to be constraints from
environmental or ecological factors

• Archaeological factors are unlikely to impact on the
development of the site.

• Discussions will be required with Planning to obtain
their detailed views on the demolition of the
existing building which is not listed.

• The existing buildings are unsuitable for conversion
to accommodate the proposed new school.

• The site is not within a controlled parking zone.
• The site is free from environmental designations

e.g. SSSI.
Redevelopment
Opportunities/Regeneration/
Shared Use

The site is wholly owned by ACC. Retaining the existing
building would offer the opportunity of bringing an existing
granite building back into use. There are no adjacent sites
owned by other publicly funded bodies that offer the
opportunity for a joint development. The site is not large
enough to offer the opportunity for shared services. The
adjacent Commercial premises, Tennis Courts and
Bowling Green are owned by the Council. Even with all of
these incorporated; the site would still not be large enough
for the development.

Site Services/Sustainability
Issues

External infrastructure is available to support the propose
development.

Availability/Existing Use The existing buildings on the site are currently empty. The
existing buildings would require to be demolished and the
site cleared for the new development.

Site Value/Acquisition
Costs/Displacement Costs

The site is owned by the Council and has been declared
surplus. The site has been on the market for some time
without any substantive interest. The opportunity cost/
value of the site is low in relation to the total project costs.

Fit with Service Delivery
Model

Relatively poor location will provide only a few
opportunities for inclusion and shared opportunities with
local primary and secondary schools and external
partners.
Site fails to meet requirements of statutory legislation.
Site fails to meet some local agreements and policies of
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Education, Culture and Sport service. Maximum three
miles travelling distance for some pupils is exceeded and
in the case of pupils in Cove area, significantly so.
Discussions with local bus operators regarding provision of
services at beginning and end of school day should be
considered.
All requirements Safe Routes to Schools met for some of
the zoned pupils. This will involve a detailed evaluation of
the routes children and young people take from their
homes to the site.
Site provides some opportunity for curricular and extra-
curricular learning opportunities and activities.
Site provides very limited opportunities for internal and
external accommodation which could be used to provide
community, cultural and sporting facilities.

Site Plan

9

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office (c) Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council 100023401 (2013).
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4. Planning Risk Register

This Assessment accompanies studies undertaken by other Aberdeen City Council Departments
in order to consider potential options for the location of a new secondary school to serve the
south of Aberdeen City.

It should only therefore be read in the context of these other studies and assessments, and
should not be considered a public document.

The sites considered by this Assessment are as follows:

1. Abbotswell Road Site, Abbotswell Road, Tullos, Aberdeen
2. Bobby Calder Park Site, Redmoss Road, Aberdeen
3. Craighill Primary School, Heatherwick Road, Kincorth
4. Kincorth Academy Site, Kincorth Circle, Aberdeen.
5. Loriston Site A
6. Loriston Site B
7. Torry Academy Site, Tullos Circle, Torry, Aberdeen
8. Tullos Primary School Site, Girdleness Road, Tullos, Aberdeen
9. Victoria Road Primary School, Victoria Road, Torry

The Assessment has been prepared using desk based survey information, which has not
included a visit to the site.

Rough Location of Sites Consider by Assessment

This map is reproduced from Ordnance Survey material with the permission of
Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office (c)
Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council
100023401 (2013).
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The Assessment considers the following criteria:

 Local Development Plan Allocation
 Topography
 Flood Risk
 Built / Cultural Heritage
 Landscape
 Relationship to Wider Area / Surrounding Land Uses

This list is by no means extensive, and a number of other criteria, for instance accessibility, noise,
ecology etc, would be taken into account should any application for planning permission come
forward for any of the sites noted. Community consultation and consultation with the key agencies
and other groups would also have to be undertaken.

More detailed planning risk assessments on shortlisted sites should be undertaken at the relevant
stage.

If there are any queries on this initial Assessment then these should be directed to the Local
Development Plan Team (01224 523098).

Extract from Aberdeen Local Development Plan Proposals
Map (2012)

This map is reproduced from Ordnance Survey material with the permission of
Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office (c)
Crown copyright. Unauthorised reproduction infringes Crown
copyright and may lead to prosecution or civil proceedings. Aberdeen City Council
100023401 (2013).
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1. Abbotswell Road, Tullos

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site is allocated as Urban Green Space, meaning there is

a presumption against development which is not related to
recreation or sport. The site is also within the Green Space
Network which again states a presumption against
development.

High

Topography The site slopes towards the River Dee. Significant levels of
cut and fill would be expected. High

Flood Risk The site encroaches onto an area at risk of flooding from the
River Dee (SEPA Flood Map) High

Built / Cultural Heritage The site lies directly opposite to Duthie Park which is on the
Inventory of Gardens and Designed Landscapes. In addition
the Park contains a number of Listed Buildings (PASTMAP)

Medium

Landscape Mature trees are evident on northern, eastern and southern
boundaries. A number of tree groupings are also spread
throughout the site. The proximity of the site to the river is
noted.

Medium / High

Relationship to Wider Area / Surrounding Land
Uses

The site is broadly surrounded by existing development. This
existing development includes both residential and industrial /
commercial properties.

Medium
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2. Bobby Calder Park, Redmoss Road

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site is identified as Opportunity Site OP80 - land suitable

for a new stadium and sports facilities for Cove Rangers. The
site is therefore recognised as suitable for development, albeit
not for the type of development proposed. Existing
recreational facilities on the site would need to be re-provided
/ upgraded through discussions with Sports Scotland.

Medium

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area. (PASTMAP) Low

Landscape A small group of trees are evident on the edge of Redmoss
Road. The existing (ex?) playing fields are however noted. Medium / Low

Relationship to Wider Area / Surrounding Land
Uses

The site is bordered by Industrial units to the east and by
currently undeveloped land to the west and south.
Communications equipment exists to the north. Undeveloped
land to the west and south is identified as part of the Loirston
development for which a Development Framework has been
prepared.

Medium / Low
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3. Craighill Primary School, Heatherwick Road

NB – this site is circa 0.85ha and therefore too small to accommodate the size of facility required.

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site is identified as Opportunity Site OP73 - a brownfield

site potentially suitable for residential redevelopment. The site
is therefore recognised as suitable for development. The
previous educational use of the site is noted. Existing
recreational facilities on the site would need to be re-provided
/ upgraded through discussions with Sports Scotland.

Low

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area. (PASTMAP) Low

Landscape A small group of trees are evident on the southern boundary. Low
Relationship to Wider Area / Surrounding Land
Uses

The site is surrounded by residential development. Low
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4. Kincorth Academy, Kincorth Circle

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site as existing is split into two allocations in the adopted

LDP. The existing school buildings are within the existing
urban residential area. The associated playing fields to the
north are allocated as Urban Green Space and are also within
the Green Space Network. As such there is a presumption
against development which is not of a recreational nature on
this area. The previous educational use of the site is noted.
Existing recreational facilities on the site would need to be re-
provided / upgraded through discussions with Sports
Scotland.

Medium

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area. (PASTMAP) Low

Landscape Some trees are evident around the boundaries of the site.
The existing playing fields are noted. Medium / Low

Relationship to Wider Area / Surrounding Land
Uses

The site is surrounded by residential development. Low
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5. Loirston Site A

NB – this site is outwith the ownership of Aberdeen City Council (Hermiston Securities)

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site lies within Opportunity Site OP77 – a mixed use

allocation including 1100 new homes. The site is therefore
recognised as suitable for development. The Development
Framework identifies this site as a new stadium for Aberdeen
Football Club, however other options could be considered.
Provision for a new secondary school is included within the
Loirston allocation.

Low

Topography The Loirston site generally slopes from north east – south
west. The site is appropriate for development. Low

Flood Risk The site does not appear to be at risk from flooding (SEPA
Flood Map). Proximity of the site to Loirston Loch to be noted. Low / Medium

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area. (PASTMAP) Low

Landscape Some trees are evident to the south of the site. The site is
reasonably visible from the surrounding environs. Proximity to
Loirston Loch noted.

Medium / Low

Relationship to Wider Area / Surrounding Land
Uses

The site is bordered by Industrial units to the north and by
currently undeveloped land to the west and south.
Undeveloped land to the west and south is identified as part of
the Loirston development.

Medium / Low
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6. Loirston Site B

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site lies within Opportunity Site OP77 - a mixed use

allocation including 1100 new homes. The site is therefore
recognised as suitable for development. The Development
Framework identifies this site part of the main development
area. Provision for a new secondary school is included within
the Loirston allocation.

Low

Topography The Loirston site generally slopes from north east – south
west. The site is appropriate for development. Low

Flood Risk The site does not appear to be at risk from flooding (SEPA
Flood Map). Proximity of the site to Loirston Loch to be noted. Low / Medium

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area. (PASTMAP) Low

Landscape Some trees are evident to the north and west of the site. The
site is reasonably visible from the surrounding environs.
Proximity to Loirston Loch noted.

Medium / Low

Relationship to Wider Area / Surrounding Land
Uses

The site is bordered by currently undeveloped land identified
for mixed use development as Loirston masterplan. Medium / Low
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7. Torry Academy, Tullos Circle

NB – this site is circa 1.5ha and therefore too small to accommodate the size of facility required.

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site lies within the existing urban residential area. The

site is therefore recognised as suitable for development. The
previous educational use of the site is noted.

Low

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heriatge There are no designated sites or buildings on the site or within
the surrounding area (PASTMAP). There would be a
presumption however to retain the existing granite buildings
on site (ALDP Policy D3).

Medium

Landscape Some trees are evident within the existing site. Low
Relationship to Wider Area / Surrounding Land
Uses

The site is surrounded by residential development. Low
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8. Tullos Primary School, Girdleness Road

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site lies within the existing urban residential area. The

site is therefore recognised as suitable for development. The
previous educational use of the site is noted. Existing
recreational facilities on the site would need to be re-provided
/ upgraded through discussions with Sports Scotland. The
Green Space Network covers the existing playing fields.

Low / Medium

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heritage The existing school building is a Category B listed building
(PASTMAP). There would be a presumption to retain the
existing granite buildings on site (ALDP Policy D3).

High

Landscape Some trees are evident within the existing site and on the
southern boundary. The site has landscape value and is
relatively visible (e.g. from railway)

Medium

Relationship to Wider Area / Surrounding Land
Uses

The site is broadly bounded to the north and west by
residential development. To the south lies a railway line with
industrial / commercial development beyond. Green Belt land
lies to the east.

Low / Medium
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9. Victoria Road Primary School, Victoria Road

NB – this site is circa 0.8ha and therefore too small to accommodate the size of facility required.

Assessment Criteria Comments Risk Rating
Local Development Plan Allocation The site is identified as within Opportunity Site OP127 which

is a brownfield site potentially suitable for residential
redevelopment. The site is therefore recognised as suitable
for development. The northern edge of the site is located
within the Major Hazard Sites – HSE Consultation Outer Zone.
The previous educational use of the site is noted.

Low

Topography The site is generally flat and appropriate for development. Low
Flood Risk The site does not appear to be at risk from flooding. (SEPA

Flood Map) Low

Built / Cultural Heritage There are no designated sites or buildings on the site or within
the surrounding area (PASTMAP). There would be a
presumption however to retain the existing granite buildings
on site (ALDP Policy D3).

Medium

Landscape A small group of trees are evident on the southern boundary. Low
Relationship to Wider Area / Surrounding Land
Uses

The surrounding area is mixed use in character, with some
residential, commercial and industrial. Low / Medium
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4. ANALYSIS AND RECOMMENDATIONS

4.1 Possible Sites

The sites have been assessed and scored by Officers from Education, Culture and Sport
and Enterprise, Planning and Infrastructure in accordance with the evaluation criteria and
methodology shown in Appendix B.

The results of the scoring show that three of the sites assessed are not large enough to
accommodate the proposed new school:
Craighill (1.54 Hectares)
Torry Academy (1.7 Hectares)
Victoria Road (0.66 Hectares)

The three sites above are therefore excluded from further consideration.

Six sites are large enough to accommodate the proposed new school:
Abbotswell Road (6.5 Hectares)
Bobby Calder Park (15.15 Hectares)
Kincorth Academy (7.142Hectares)
Loriston Site A (11.75 Hectares)
Loirston Site B (8.0 Hectares)
Tullos Primary Site (7.47 Hectares)

Of these six possible sites, significant issues have been identified at the following sites:

Abbotswell – Planning (see Page 37, above)

Loriston Site A – Ownership (see Page 20, above)

Loirston Site B – Ownership (see Page 23, above)

The three sites above are therefore excluded from further consideration.

4.2 Sites Recommended for Further Consideration

The three remaining sites are therefore recommended for further consideration:

Bobby Calder Park (15.15 Hectares)
Kincorth Academy (7.142Hectares)
Tullos Primary Site (7.47 Hectares)

Please refer to the evaluation matrix for detailed rankings (Appendix 1).

Given that some of the categories that were scored (particularly those relating to site
characteristics and development potential) based on assumptions, it is suggested that
further detailed investigations are carried out prior to a final decision being made.

These investigations will include undertaking detailed ground investigations,
environmental and ecological surveys and conducting detailed discussions with Planning
Officials. Where the site is still occupied, further discussions will also take place to
ascertain whether the site can be made available within a timescale that suits the overall
project programme.
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4.3 Submitting your views

Comments can also be submitted

by emailing

schoolestate@aberdeencity.gov.uk

by writing to

Kincorth/Torry Preferred Site Engagement
Education, Culture and Sport, Aberdeen City Council
Business Hub 13, Second Floor North
Marischal College
Broad Street
ABERDEEN
AB10 1AB

All submissions should arrive no later than 5 p.m. on Friday 8 March, 2013.

4.4 What happens next?

The Education, Culture and Sport Committee Meeting on 28 March 2013 will include
an agenda item on the preferred site for the proposed new school to replace Kincorth and
Torry Academies.

Once a decision on the preferred site is made, Committee may instruct officers to carry
out statutory consultation on the formal proposal to close Kincorth and Torry Academies
and create a new school on the preferred site.

Only after the outcome of that statutory consultation is considered at a future meeting of
the Education, Culture and Sport Committee can any final decision on the formal proposal
be made.

It is important to emphasise that the decision on the preferred site will be taken
by the Education, Culture and Sport Committee.

The information within this Site Appraisal Document will be included in a Report
to Committee, along with stakeholder views submitted to the Council during the
informal engagement period.
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APPENDIX A EVALUATION MATRIX

Potential Site

3.2 Bobby Calder
Park Site

3.4 Kincorth
Academy Site

3.8 Tullos
Primary Site

Criteria Weighting Score out
of 10

Weighted
score

Score out
of 10

Weighted
score

Score out
of 10

Weighted
score

Site Area 5 10 50 8 40 6 30

Site Characteristics
(Topography) 3 10 30 8 24 8 24

Site Characteristics
(Ground Conditions) 4 8 32 4 16 6 24

Location/Neighbourhood 5 4 20 4 20 4 20

Site Access: Roads 3 4 12 8 24 6 18

Accessibility
(Communications, bus

routes etc)
5 2 10 4 20 2 10

Development Potential
(Planning Constraints,

Ecological Issues)
4 8 32 8 32 6 24

Redevelopment
Opportunities/Regeneration/

Shared Use
2 10 20 4 8 8 16

Site Services/ Sustainability
Issues 3 6 18 8 24 6 18

Availability/Existing Use 5 8 40 6 30 8 40

Site Value/ Acquisition
Costs/ Displacement Costs 4 8 32 8 32 8 32

Fit with Service Delivery
Model 5 6 30 8 40 4 20

TOTAL WEIGHTED SCORE out of
480 326 310 276
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APPENDIX B Site Assessment Criteria

Evaluation criteria and methodology

Each of the sites were objectively evaluated and ranked using an options evaluation
matrix. The criteria used in the matrix reflect the issues identified by Education Culture
and Sport as being desirable or critical to the delivery of their project objectives. The
criteria have been weighted on a scale of 1 to 5. Details of the criteria and weightings
used are shown in table below:

Criteria Issues Included Weighting

Site Area • Overall area meets or exceeds the minimum
requirements for the development and preferably with
some scope for future extension.

5
Site
Characteristics
(Topography,)

• Flat site or with gentle gradients to allow external
sporting facilities.

• Sheltered site preferred or scope to screen external
play areas.

• Presence of existing infrastructure to support the
development.

• Proximity to water courses/flood risk

3

Site
Characteristics
(Ground
Conditions)

• Low risk of contamination.
• No evidence of existing services crossing site -

(Possible need for services diversions)
• No evidence of buried structures/foundations/upmade

ground/quarry workings.

4

Location/
Neighbourhood

• Within a community setting and with good access to
associated Primary Schools.

• Within 3 miles walking distance of pupils residences.
• Consideration of the social impact on local residents

living in the area of the proposed site e.g. increased
traffic, noise etc.

• Preferably not within a parking control zones or with
sufficient space on site for car parking.

• Able to access facilities without using public transport.

5

Site Access -
Roads

• Good road infrastructure - wide streets with no speed
bumps.

• Easy access for taxis and buses. (There will be a high
volume of traffic arriving and leaving the site at the
beginning and the end of the school day).

• No major road barriers getting on and off the site.
• Easy access for emergency vehicles.
• Wide flat pavements in the immediate vicinity of the

site to allow large numbers of pupils to safely
approach the site.

3

Accessibility
(Communications
, bus route)

• Well placed to serve all parts of the catchment area,
to include established areas of Kincorth, Torry, Cove
and Altens as well as proposed developments around
Loriston Loch.

• Easily accessible by road - measured by travel times
from all parts of the new combined zones.

• Ideally within a 3 mile distance from all parts of the
new combined zones, reducing burden on ACC to
provide transport.

5
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• Good potential for using available public transport.
• Range of frequency of buses and routes available.

Development
Potential
(Planning
Constraints,
Ecological
Issues)

• Likelihood of securing planning consent.
• Site zoned for educational use or would be available

for change of use.
• Restrictions on development.
• Environmentally acceptable: The site is free from

designations such as SSSI
• Restrictions on development imposed by presence of

mature trees, protected species or archaeology on the
site.

• Environmentally acceptable: The site is free from
designations such as SSSI.

4

Redevelopment
Opportunities/
Regeneration/
Shared Use

• Availability of additional land to accommodate future
expansion.

• Availability of existing facilities for new school use.
• Opportunity for shared site with other public services

such as NHS or with voluntary sector and other
Council Services (e.g. Public Analyst Lab).

• Opportunity for shared campus with another new
primary school.

• Possible enhancement of existing area encouraging
further developments and regeneration.

2

Site Services/
Sustainability
Issues

• Orientation - opportunities to incorporate renewable
energy - PV, GSHP, Solar etc.

• Ease of connection to existing utility services and
drainage systems.

• Scope for rainwater harvesting.
• Green Transport opportunities

3

Availability/
Existing Use

• Site within ownership of Council
• Site available to purchase if not Council owned -

minimal number of land owners
• Vacant site or requirement for demolitions
• Existing tenants to relocate/leases to terminate.
• Urban Green Space.

5

Site Value/
Acquisition
Costs/
Displacement
Costs

• Site acquisition cost - requirement to purchase.
• Site available for development within the timescales

required to suit the project programme.
• Requirement to decant/relocate existing users.
• Loss of revenue from existing leased site.

4

Fit with Service
Delivery Model

• The location has sufficient flexibility to allow for
possible future changes to services and the way that
the services are provided.

• The location supports the future delivery of services.
• The location enhances the current service provision.
• The location meets the business objectives of the

Service.

4
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Scores for each criterion should be awarded as follows:

Site Area
Score

Standard

10 Excellent site with an overall area that exceeds the brief requirements.
No weaknesses or negative aspects regarding space available.

8 Good site with an overall area that could comfortably meet the brief
requirements.
No weaknesses or negative aspects regarding space available.

6 Good site with an overall area that could meet the brief requirements.
While area would cater for current Client brief, space available would
restrict any future expansion.

4 Reasonable site with an overall area that could meet the brief
requirements if an alternative approach was taken (i.e. multi storey
building).
Reasonable risk that the brief could not be fulfilled and future expansion
would not be possible.

2 Site unsuitable to meet the brief requirements.
An unacceptable solution with serious implications for the Client brief.

0 Does not meet requirements
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Site
Characteristics
(Topography)
Score

Standard

10

Simple topography that would be straightforward to develop (flat site).
Very sheltered site with excellent mature natural characteristics or
boundaries that could be retained or incorporated into design.
Existing infrastructure will easily support development with little to no
alteration.

8

Good topography that would be straightforward to develop (flat/gently
sloping site).
Mainly sheltered site with good natural characteristics or boundaries that
could be retained or incorporated into design.
Existing infrastructure will easily support development with little alteration.

6

Good topography that could be (with consideration) developed to suit the
brief (gently/steeply sloping site).
Reasonably sheltered site with some natural characteristics or boundaries
that could be retained or incorporated into design.
Existing infrastructure will support development with alteration.

4

Challenging topography that could (with consideration) be developed to
suit the brief (steeply sloping site).
Semi exposed site with limited natural characteristics or boundaries that
could be retained or incorporated into design.
Existing infrastructure will support development with alteration.

2

Difficult topography that would be difficult to develop and meet the
requirements of the brief (steeply sloping site).
Open exposed site with little to no natural characteristics or boundaries
that could be retained or incorporated into design.
Existing infrastructure will support development with alteration.

0 Does not meet requirements of the scoring criteria.



Proposed New Academy to the South Of the City - Site Appraisal

Jan 2013 55

Site
Characteristics
(Ground
Conditions)
Score

Standard

10 Low risk of contamination or made ground - Greenfield or previously
undeveloped site.
Low risk of encountering buried services crossing site in an area that is
not within existing developments.
Low risk of encountering buried structures or foundations - Greenfield
undeveloped site.

8

Low/medium risk of contamination or made ground - no evidence of
previous development or upmade ground.
Low/Medium risk of encountering buried services crossing site in an area
with limited existing developments.
Low/Medium risk of encountering buried structures or foundations - no
historical evidence of previous development.

6

Medium risk of encountering contamination or made ground where there
has been limited development on site.
Medium risk of encountering buried services crossing site in an area with
few some existing developments.
Medium risk of encountering buried structures or foundations - little
evidence of previous development

4

Likely risk of encountering contamination or made ground on brownfield
site.
Likely risk of encountering buried services crossing site in an area
surrounded by existing developments.
Likely risk of encountering buried structures or foundations on previously
developed site.

2

High risk of encountering contamination or made ground on previously
developed brownfield site used for industrial purposes.
High risk of encountering buried services crossing site in an area
surrounded by existing developments.
High risk of encountering buried structures or foundations on previously
developed site.

0 Does not meet requirements of the scoring criteria.
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Location/
Neighbourhood

Score

Standard

10

Excellent location and neighbourhood aspect that exceeds the
requirements of the brief.
New school would positively contribute to community with little traffic
impact.
Site is sheltered with good scope for grounds development and ample
space for parking/traffic movement without restriction.
Site is easily and equally accessible for pupils from both existing schools
that are to be replaced.
Site is within 3 miles walking distance for residences within the catchment
area to minimise the requirement for pupil transport.

8

Good location and neighbourhood aspect that could meet the
requirements of the brief.
New school would positively contribute to community with some traffic
impact.
Site is mainly/partly sheltered with scope for grounds development and
ample space for parking/traffic movement without restriction.
Site is easily and equally accessible for pupils from both existing schools
that are to be replaced.
Site is within 3 miles walking distance for the majority of residences within
the catchment area to minimise the requirement for pupil transport.

6

Reasonable location and neighbourhood aspect that with development of
an appropriate scheme could meet the requirements of the brief.
New school would positively contribute to community with some traffic
impact.
Site is not sheltered but with scope for grounds development
Some restricted space will be available for parking/traffic movement.
Site is reasonably accessible for pupils from both existing schools that are
to be replaced.
Site is within 3 miles walking distance for the majority of residences within
the catchment area but with a small requirement for pupil transport.

4

Location and neighbourhood aspect that are undesirable but could meet
the requirements of the brief.
New school would positively contribute to community with some traffic
impact.
Site is not sheltered with scope for grounds development Little to no
space will be available after development for parking/traffic movement
Site is reasonably accessible for pupils from one of the existing schools
that are to be replaced but requires more travel for the pupils of the other
school.
Site is within 3 miles walking distance for most of residences within the
catchment area but with a significant requirement for pupil transport.

2

Location and neighbourhood aspect that are undesirable or unsuitable
(i.e. industrial estate).
Little scope for community relations.
Site is not sheltered with restricted scope for grounds development
Parking/Traffic movement would require to be tightly controlled with
restrictions.
Site is not easily accessible for pupils from either of the existing two
schools that are to be replaced.
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Site is greater than 3 miles from a significant number of residences within
the catchment area and has a high requirement for pupil transport.

0 Does not meet requirements of the scoring criteria.

*Note that walking distances from the sites to all areas within the catchment area have been taken
from Google Maps.
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Site Access -
Roads

Score

Standard

10 Excellent road infrastructure around the site that allows easy access for
taxies, buses, emergency vehicles etc.
No road humps, one way systems or other barriers to getting on and off
site either involving transport or on foot.
Wide flat pavements around site suitable for large volume of pedestrians.

8 Good road infrastructure around the site that allows easy access for
taxies, buses, emergency vehicles etc.
No major barriers to getting on and off site such as road humps, one way
systems or other barriers.
Wide pavements around site suitable for large volume of pedestrians.

6 Road infrastructure around the site that allows reasonable access for
taxies, buses, emergency vehicles etc. but which may result in some
traffic management issues.
Some barriers to getting on and off site such as road humps.
Reasonably wide pavements around site suitable for large volume of
pedestrians.

4 Road infrastructure around the site is reasonable although access may
result in substantial traffic management issues.
Some barriers to getting on and off site such as road humps.
Restricted width of pavements around site suitable only for a limited
volume of pedestrians.

2 Road infrastructure around the site is poor and access is likely to result in
substantial traffic management issues.
Major barriers to getting on and off site either involving transport or foot.
Narrow pavements around site suitable only for a small volume of
pedestrians.

0 Does not meet requirements of the scoring criteria.
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Accessibility,
Communications,
bus routes etc.

Score

Standard

10 Excellent location and well positioned to serve all parts of the catchment
area.
Easily accessible by road from all parts of catchment area.
Excellent potential for using available public transport with a good range
and frequency of bus routes available.
Safe pedestrian access routes from all parts of the catchment area with
controlled crossing points at all major roads.

8 Good location and well positioned to serve most parts of the catchment
area.
Easily accessible by road from most parts of catchment area.
Excellent potential for using available public transport with a good range
and frequency of bus routes available.
Safe pedestrian access routes from all parts of the catchment area with
controlled crossing points at all major roads.

6 Good location and well positioned to serve most parts of the catchment
area.
Easily accessible by road from most parts of catchment area but with
possible travel delays at peak times.
Good potential for using available public transport with a reasonable
range and frequency of bus routes available.
Safe pedestrian access routes from all parts of the catchment area with
controlled crossing points at most major roads.

4 Location serves most parts of the catchment area.
Accessible by road from most parts of catchment area but with likely
travel delays at peak times.
Potential for using available public transport with a limited range and
frequency of bus routes available.
Safe pedestrian access routes from most parts of the catchment area with
controlled crossing points at some major roads.

2 Restricted location that is insufficiently serviced by public or private
transport without major infrastructure development.
Substantial traffic/travel times could be anticipated during peak times.
Poor pedestrian access routes with long travel distances poorly defined
routes and limited controlled crossings at major roads.

0 Does not meet requirements of the scoring criteria.

*Note - information on bus routes taken from Firstbus Aberdeen website.
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Development
Potential
Score

Standard

10

Likelihood of a major planning application being viewed favourably is
excellent.
Education establishment would comply with the Local Plan.
Development of this site has potential to contribute positively to the
neighbourhood in terms of ecology.
Few planning constraints will apply to the site

8

Likelihood of major planning application being viewed favourably is good.
Construction of an education establishment would comply with the Local
Plan.
Development of this site has potential to contribute positively to the
neighbourhood in terms of ecology
Some planning constraints should apply to the site

6

Likelihood of major planning application being viewed favourably is good.
Construction of an education establishment would comply with the Local
Plan.
Development of this site has potential to contribute positively to the
neighbourhood in terms of ecology
Planning constraints are highly likely to apply to the site

4

Likelihood of major planning application being viewed favourably is poor.
Construction of an education establishment would comply with the Local
Plan.
Development of this site has no positive contribution to the
neighbourhood in terms of ecology
Planning constraints will to apply to the site

2

Likelihood of major planning application being viewed favourably is very
poor.
Construction of an education establishment would not comply with the
Local Plan.
Development of this site has no positive contribution to the
neighbourhood in terms of ecology
Planning constraints will to apply to the site

0 Does not meet requirements of the scoring criteria.
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Redevelopment
Opportunities/
Regeneration.
Score

Standard

10

Excellent opportunity for redevelopment of site with ample space to
accommodate future accommodation.
Scope for shared facilities with public partners or a campus education
approach readily available.
Proposed School would greatly enhance area and provide valuable
progress toward a regeneration area (where applicable)

8

Good opportunity for redevelopment of site with ample space to
accommodate future accommodation.
Some scope for shared facilities with public partners or a campus
education approach.
Proposed School would contribute positively toward regeneration (where
applicable)

6

Good opportunity for redevelopment of site with some space to
accommodate limited future accommodation.
Limited scope for shared facilities with public partners or a campus
education approach.
Proposed School would contribute positively toward regeneration (where
applicable)

4

Opportunity for redevelopment of site but limited space available for any
future requirements
Little scope for shared facilities with public partners or a campus
education approach.
Proposed School would contribute toward regeneration (where
applicable)

2

Opportunity for redevelopment of site but no space available for any
future requirements
No scope for shared facilities with public partners or a campus education
approach.

0 Does not meet requirements of the scoring criteria.
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Site Services/
Sustainability
Issues
Score

Standard

10 Site offers excellent opportunities (such as orientation and area) for
utilising many renewable technologies or connection to CHP.
Existing utilities within or very close to site boundary.

8 Site has good opportunities (such as orientation and area) for utilising
many renewable technologies or connection to CHP.
Existing utilities within or close to site boundary.

6 Site has reasonable opportunities (such as orientation and area) for
utilising some renewable technologies or connection to CHP.
Existing utilities close to site boundary.

4 Site has reasonable opportunities (such as orientation and area) for
utilising some renewable technologies. Connection to CHP not currently
possible in this location.
Existing utilities close to site boundary.

2 Site has little opportunity (such as orientation and area) for utilising
renewable technologies.
Connection to CHP not currently possible in this location.
Existing utilities available within the area.

0 Does not meet requirements of the scoring criteria.
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Availability/
Existing Use

Score

Standard

10 Site within full ownership of the council or available for immediate
purchase/transfer without prolonged or complex negotiation.
Currently vacant of tenants and clear of buildings/structures and services.
Urban Green Space with no Planning Restrictions and no barriers for re-
zoning.

8 Site within ownership of the council or available for purchase/transfer
with some negotiation required.
Currently vacant of tenants but buildings/structures and services will
require to be demolished/cleared to boundary.
Urban Green Space with few Planning Restrictions and few barriers to re-
zoning.

6 Site not within ownership of the council or available for purchase/transfer
with negotiation required.
Tenants in situ but no significant issues currently forecast with relocation
or termination of lease
Buildings/structures and services will require to be demolished/cleared to
boundary.
Urban Green Space with some Planning Restrictions and possible
restrictions on re-zoning.

4 Site not within ownership of the council and not currently available for
purchase/transfer. Significant negotiation would be required.
Tenants in situ requiring relocation or termination of lease at significant
cost/time impact to project.
Buildings/structures and services will require to be demolished/cleared to
boundary.
Urban Green Space with significant Planning Restrictions and re-zoning
issues.

2 Site not within ownership of the council and not currently available for
purchase/transfer. Significant negotiation or enforcement of compulsory
purchase rights would be required to secure area.
Multiple tenant’s in situ requiring relocation or termination of lease at
great cost/time impact to project.
Buildings/structures and services will require to be demolished/cleared to
boundary.
Urban Green Space that is unlikely to be re-zoned.

0 Does not meet requirements of the scoring criteria.
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Site
Value/Acquisition
Costs/
Displacement
Costs

Score

Standard

10 Site considered as affordable in proportion to the development cost.
Use would not result in a loss of revenue and no requirement to
decant/provide alternative facilities.

8 Site considered as affordable in proportion to the development cost.
Use of site may result in a loss of revenue considered reasonable
Site will not require decant/provision of alternative facilities.

6 Site considered as expensive in proportion to the development cost.
Use of site may result in a loss of revenue considered reasonable
Site will not require decant/provision of alternative facilities.

4 Site considered as expensive in proportion to the development cost.
Use of site may result in a loss of revenue.
Site may require decant/provision of alternative facilities.

2 Site considered as being overpriced/expensive in proportion to the
development cost.
Use of site will result in a significant loss of revenue that cannot be
replaced.
Site will require decant/provision of alternative facilities at major cost.

0 Does not meet requirements of the scoring criteria.
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Fit with Service
Delivery Model
Score

Standard

10 Excellent location which will provide a wide range of opportunities for
inclusion and shared opportunities with local primary and secondary
schools and external partners.
Site comfortably exceeds requirements of statutory legislation.
Site meets all local agreements and policies of Education, Culture and
Sport service, including maximum three miles travelling distance from all
parts of the zone.
All requirements Safe Routes to Schools met for all zoned pupils.
Site provides all requirements for curricular and extra-curricular learning
opportunities and activities, both internally and externally.
Site provides extensive opportunities for internal and external
accommodation which could be used to provide community, cultural and
sporting facilities.

8 Very good location which will provide a good range of opportunities for
inclusion and shared opportunities with local primary and secondary
schools and external partners.
Site comfortably meets requirements of statutory legislation.
Site meets all local agreements and policies of Education, Culture and
Sport service, including maximum three miles travelling distance from
almost all parts of the zone.
All requirements Safe Routes to Schools met for almost all zoned pupils.
Site provides many requirements for curricular and extra-curricular
learning opportunities and activities.
Site provides good opportunities for internal and external accommodation
which could be used to provide community, cultural and sporting facilities.

6 Good location which will provide a reasonable range of opportunities for
inclusion and shared opportunities with local primary and secondary
schools and external partners.
Site meets requirements of statutory legislation.
Site meets all local agreements and policies of Education, Culture and
Sport service, including maximum three miles travelling distance from the
majority of the zone.
All requirements Safe Routes to Schools met for the majority of zoned
pupils.
Site provides many requirements for curricular and extra-curricular
learning opportunities and activities.
Site provides opportunities for internal and external accommodation
which could be used to provide community, cultural and sporting facilities.

4 Location will provide some opportunities for inclusion and shared
opportunities with local primary and secondary schools and external
partners.
Site meets minimum requirements of statutory legislation.
Site meets many local agreements and policies of Education, Culture and
Sport service, including maximum three miles travelling distance from the
some areas of the zone.
All requirements Safe Routes to Schools met for some of the zoned
pupils.
Site provides some opportunities for curricular and extra-curricular
learning opportunities and activities.
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Site provides limited opportunities for internal and external
accommodation which could be used to provide community, cultural and
sporting facilities.

2 Poor location will provide a few opportunities for inclusion and shared
opportunities with local primary and secondary schools and external
partners.
Site narrowly fails to meet some requirements of statutory legislation.
Site narrowly fails to meet some local agreements and policies of
Education, Culture and Sport service, including maximum three miles
travelling distance from many areas of the zone.
All requirements Safe Routes to Schools met for few of the zoned pupils.
Site provides little opportunity for curricular and extra-curricular learning
opportunities and activities.
Site provides very limited opportunities for internal and external
accommodation which could be used to provide community, cultural and
sporting facilities.

0 Very poor location will provide no or very few opportunities for inclusion
and shared opportunities with local primary and secondary schools and
external partners.
Site fails to meet requirements of statutory legislation.
Site fails to meet local agreements and policies of Education, Culture and
Sport service, including maximum three miles travelling distance from
most areas of the zone.
All requirements Safe Routes to Schools met for no or very few zoned
pupils.
Site provides very few opportunities for curricular and extra-curricular
learning opportunities and activities.
Site provides no or almost no opportunities for internal and external
accommodation which could be used to provide community, cultural and
sporting facilities.
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APPENDIX C - Methodology for Calculation of Site Area

A critical aspect of the site evaluation is ascertaining that each site is of sufficient area to
accommodate the new school.

The area required has been calculated using figures from ‘The School Premises
Regulations (1967 and amended).’

Based on a projected role of 1500 pupils (may be 1450) the area of site required is as
follows:-

Site (Secondary) (excluding Playing Fields)

Minimum site area for 1000 pupils = 2.4 hectares
Each additional 100 (over 1000) = 0.1 hectares
5 x 0.1 = 0.5 hectares (0.45 hectares for 1450 pupils)

Total = 2.9 hectares (2.85 hectares for 1450 pupils)

Playing Fields (Secondary)

Minimum area for 1000 pupils = 3.2 hectares
Each additional 200 (over 1000) = 0.4 hectares
2.5 x 0.4 = 1.0 hectares (0.9 hectares for 1450 pupils)

Total = 4.2 hectares (4.1 hectares for 1450 pupils)

In, total a minimum of 2.9 + 4.2 = 7.1 hectares (6.95 hectares for 1450 pupils) will be
required.


