
POLICY AND RESOURCES COMMITTEE – 13 JUNE 2013

PORTLETHEN / HILLSIDE ASSESSMENT STUDY

1. Recommendations

The Committee is recommended to:-

1. Approve the Assessment Study (Gateway Stage 1) and allow the
project to progress to Gateway 2.

2. Approve the selection of project option 3B with a target
completion date of June 2016 at an estimated cost of £12,900,00.

3. Agree that the Capital Plan Group identify funding of £11,100,000
to enable Option 3B from the Assessment Study to progress and
report back to Committee on a revised Capital Plan.

2. Discussion

2.1 The Education Learning and Leisure Service instructed the Head of Service,
Property and Facilities Management, to undertake an Assessment Study on
future primary education provision in the greater Portlethen catchment area
and the conclusions and recommendations of this study are included within
the report.

2.2 An additional primary school in Portlethen is not included as a named project
in the Capital Plan.

2.3 At present there are two primary schools which serve Portlethen, Fishermoss
Primary and Portlethen Primary, both of which lie to the east of the A90 trunk
road. Extensive housing development has taken place at Hillside which lies
to the west of the trunk road. While this housing is zoned for Portlethen
Primary School, many of the house owners in Hillside bought their properties
on the understanding that there would be primary school provision built in the
Hillside area to the west of the trunk road. In 2008 plans for a new school
were produced and shared with the Portlethen community. Since this time
housing development in the Hillside area has slowed and a new primary
school has not been built. The Portlethen community has actively
campaigned for a new school to be built. Hillside School was removed as a
named project in the capital plan in 2010. The budget line for the new school
provision has been exhausted with the provision of new schools at Kinellar,
Uryside, Kintore, Drumoak and Markethill.
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2.4 Virtually all of the development area of Hillside is within the existing
catchment of Portlethen Primary School. A small area at the south end is
within the catchment for Banchory-Devenick Primary School. The road layout
for Hillside includes an underpass taking the link road under the A90 to link
with the road network in Portlethen. This is also served by a wide
footway/cycle way.

2.5 The published School Estate Review (2012 based) predicts the number of
primary school pupils stemming from the greater Portlethen catchment area
will be 917 in 2018. From the same forecast, the roll for Fishermoss Primary
School is predicted to fall steadily annually and in 2018 it will reach 224. The
situation at Portlethen Primary School is completely different where the roll is
predicted to rise steeply until in 2019 it will be 650. The roll forecast referred
to is detailed below in the table at 2.7.

2.6 The capacities of Aberdeenshire primary schools have been reassessed by
the EL&L Service and a report on the revised figures was approved by the
EL&L Committee on 23 April 2013. The capacity of Fishermoss Primary
School has been revised to 358 from the previous figure of 450 and the
Portlethen Primary School has been revised from 475 to the reduced figure of
333.

2.7 The following tables show information from the 2012 school roll forecasts and
also indicate the revised capacities as of 2013 (which have impacted on the
need for additional requirements i.e. the capacities of the existing schools
have reduced). However, it should be noted that the figures in bold are
forecasts and subject to change, e.g. whilst the forecast for Portlethen in
2013 is a roll of 406, up from 309 in 2012, the confirmed number of pupils at
the time of writing this report is 348.

FISHERMOSS

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

PI Input 28 23 26

Pupils/Hhld 0.30 0.30 0.30 0.30 0.30 0.30 0.30 0.30 0.30 0.30

Housing 0 0 0 0 0 0 0 0 0 0

Total Roll 261 255 251 246 241 234 224 221 217 211
Revised
Capacity 415 358 358 358 358 358 358 358 358 358

PORTLETHEN

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

PI Input 63 82 94

Pupils/Hhld 0.40 0.40 0.40 0.40 0.40 0.40 0.40 0.40 0.40 0.40

Housing 174 189 127 90 14 0 0 0 0 0

Total Roll 309 406 497 571 603 628 646 650 634 619
Revised
Capacity 475 333 333 333 333 333 333 333 333 333
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2.8 The following table takes into account the nearby Banchory-Devenick School

Capacity Nursery
Capacity

2013 2016 2018 2021

Fishermoss 358 40 358 241 224 211

Portlethen 333 80 406 603 646 619

Banchory-
Devenick

71 0 38 38 47 47

Collated 762 802 882 917 887

2.9 The following table indicates the condition and suitability of the schools

Condition Suitability
Fishermoss B B
Portlethen B B
Banchory Devenick B C

2.10 Fishermoss Primary School and Portlethen Primary School have been
assessed to be rated as category B for both condition and suitability.

2.11 Both the Fishermoss and Portlethen primary schools have temporary
classroom units. Fishermoss has two units on-site, both physically attached
to the main school building and both recently assessed to be in need of some
maintenance. Portlethen Primary has 2 temporary classroom units on-site
(none of which are currently used for classroom accommodation), detached
from the main school building and recently assessed to be in a below
standard condition.

2.12 The Portlethen Primary site is quite small and constrained. It is bordered by a
busy distributor road on one side, a railway on a second and housing on a
third. The site is made more awkward by having several changes in level
within it making extensions difficult to accommodate and expensive to
construct. The Fishermoss school has a larger site which is flat and
extensions to this building can be affected far more easily and therefore
affordably. School site layout plans are included as Appendices C&D to this
report. Appendix F provides a plan of Portlethen and individual schools.

2.13 A Section 75 Agreement obliged the developer of the Hillside housing to
reserve an area of land extending to not less then 5 acres within “Phase 2” of
the development site. This, as shown on the master-plan, appendix E, is
towards the south end of the development site. Within 5 years of the
commencement of “Phase 2” of the development site the Council has to
indicate in writing to the developer whether or not it wishes to acquire the
school site and if so the developer is obliged then to construct a road to
adoptable standards and provide foul and surface water drainage, electricity,
gas, telephone and water connection to the edge of the site within 12 months
of receiving this indication. At the same time as the developers convey this
site to the Council they are also obliged to convey to the Council an area of
land within the recreation area shown on the map of land and adjacent to the
school site of sufficient size to accommodate 2 full size football pitches.
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Should the recommendations be agreed the Council will write to the
developer to acquire both the school site and recreation land.

2.14 The Hillside site described above is 6.8 hectares in area. It is large enough to
accommodate all 3 sizes of new school described in Options 3A, 3B and 3C
of the Portlethen / Hillside Assessment Study. Future proofing of a school
design can be achieved through extensions to accommodate rising rolls, so
long as sports pitches for the school are located on the adjacent recreation
area.

2.15 The assessment study considered a number of options for Portlethen Primary
Schools. These were used in the evaluation matrix provided at Appendix
A&B. There has been extensive consultation to date on the options
presented to the public on future primary educational provision in Portlethen.
As part of the process, stakeholders were advised at an early stage that the
options would evolve. There has been some development of options as part
of the Assessment process ie more clarity on the capacity of any school to be
built at Hillside.

2.16 Officers are aware from the stakeholder events that there is community
support for a three school solution. The options are as follows:

1. Retain Fishermoss and Portlethen Primary Schools. Construct a
community facility on the identified site at Hillside Portlethen.

2. Retain the two existing primary schools and build a community facility on
the identified site at Hillside. The facility would include the core provision
for a new school in the future.

3. Build a new primary school at Hillside, and assess the impact of this on
the existing Portlethen Schools

3a 540 pupil school now
3b 355 pupils with larger school core facility of 540 for future proofing the

building, ( see details at Appendix G)
3c 240 pupils

4. Build a new primary school at Hillside, retain and refurbish Fishermoss
Primary School and close Portlethen Primary School.

5. Build a new primary school at Hillside, retain and refurbish Fishermoss
Primary School and construct a community facility on the site of the former
Portlethen Primary School.

2.17 In accordance with Assessment Study process, a scoring meeting was held
attended by representatives of Planning, Roads, Education, Community
Education, Architects and Quantity Surveying. Each option explored was
described in detail and discussed by the group. Following analysis of all
options, scoring took place in accordance with the scoring procedures.
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2.18 Options 1 and 2 were discounted and therefore not considered further when it
was agreed they did not meet the criteria in Category 1, “Appropriateness for
Service Delivery”. The other options were scored in the non-financial matrix
and Option 3B scored highest and therefore best, as indicated in appendix A.

2.19 When the Financial Cost/ Value Matrix was completed, taking into account
construction costs and revenue costs i.e. whole life costs over a period of 25
years, it was found that Option 4 scored best. However, it is not being
recommended to close Portlethen School, hence Option 3B is being
recommended as the preferred option. A target completion date of June
2016, with occupation by August 2016 is deemed to be achievable.

2.20 The Council’s Capital Plan group is currently considering service strategies
for future investment requirements. In addition to the issues at Hillside, there
are pressures at a number of other Education establishments that will be
reported to the Policy and Resources Committee in September 2013.

2.21 Sustainability will be considered in the design of any new school, extensions
or refurbishments resulting from the Portlethen / Hillside Assessment Study.

2.22 The Kincardine and Mearns Area Committee have been asked to comment
on this report at its meeting of 11 June 2013 and their comments will be
reported verbally to Committee.

2.23 The Education, Learning and Leisure Service has been consulted and is
supportive of the recommendations.

2.24 The Head of Finance has been consulted and specifically points out that
there is no provision in the Capital Plan or Revenue Budget for the build or
running costs of a new Portlethen / Hillside Primary School. In order to
include this school in the Council's financial plans, service delivery will have to
be reduced or if possible delayed. At present, the financial accommodation of
this project has not been identified and a solution will therefore require to be
reported back to a future meeting of this Committee if the recommendations
are agreed.

2.25 The Monitoring Officer within Corporate Services has been consulted and has
no comment to add.

2.26 The Head of Procurement and Procurement Business Partner within
Corporate Services have been consulted and have no comments to make.
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3 Financial, Staffing and Equality Implications

3.1 Indicative estimated construction costs have been prepared for the seven
options. The estimated capital construction costs are

Option 1 £ 7,281,000
Option 2 £ 7,281,000
Option 3A £ 15,334,000
Option 3B £ 12,900,000 ( £15,334,000)*
Option 3C £ 10,220,000 ( £15,334,000)*
Option 4 £ 15,334,000
Option 5 £ 17,380,000

* Costs include for further extention to Hillside to a 540 capacity

These estimated capital construction costs have been used in the calculation
within the Option Appraisal Cost/Value Matrix.

3.2 Partial funding for the project can be met from £1.80m allocation from
Planning Gain. Given that there are not further allocations within the Local
Development Plan for this catchment, it is not anticipated that there will be
further planning gain funds. The funding requirement for the recommended
option is therefore £11,100,000.

3.3 Revenue costs are currently estimated to be £1,200,000 per annum per
school. This Revenue Cost, together with estimated maintenance costs, has
also been included in the calculation within the Option Appraisal Cost/Value
Matrix.

3.4 The proposal will have an impact on both Capital and Revenue budgets,
which will need to be accounted for in future budgeting. The approved capital
plan already highlights a £33M shortfall at 2017.

3.5 Options 4 and 5 include for the closure of the existing Portlethen Primary
school. Consequently, revenue costs in the long term for these two options
will be lower than the other five options which involve the retention of the two
existing schools in addition to a new school.

3.6 There are staffing implications arising from this report, the extent of this is
dependent on the options being considered.
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3.7 An Equality Impact Assessment will be carried out as part of the development
of any preferred option. The option recommended, of building a new future-
proofed school on the Hillside site and assessing its impact – as opposed to
retaining the two existing schools and building a community facility at Hillside
instead, or building a new school at Hillside and closing Portlethen Primary,
with its possible replacement with a community facility – will not have a
negative differential effect on people with protected characteristics.

Stephen Archer Maria Walker
Director of Infrastructure Services Director of Education, Learning &

Leisure

Report prepared by Allan Whyte, Head of Property and Facilities Management
2 May 2013, Rev a 16 Maty2013
g:/typists/Committee/PRCom/Portlethen Assess Study P&R Report130613reva
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