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Madras College

Comparative Site Information Report, St Andrews West
1. 
Purpose

1.1 
St Andrews West has been identified as one of three options to be considered in development of a business case for investment in Madras College, St Andrews.  This report provides comparative information on three sites identified there as being potentially suitable for the proposed new school.  
2. 
Background

2.1 At its meeting of 20th August 2009 Education and Children’s Service Committee considered an update report on the preparation of a business case for options for proposed investment in Madras College, St Andrews.  Committee agreed that:

(a) Further assessment of sites at St Andrews West take place and that a report on the outcome of these assessments should be provided to the Committee at its meeting scheduled for 12 November 2009;
(b) Option 2: Renewal of Kilrymont and Option 3: New Build at another site continue to be developed; and,
(c) The Policy, Finance and Asset Management Committee is asked to approve capital funding of a maximum £40m to implements the project.
2.2 The Committee were advised that development of a new build school at St Andrews West would involve construction of the school on a green field site located at the western edge of the existing St Andrews settlement. 
2.3 Based on experience drawn from elsewhere in Fife it is envisaged that the school would require a site of between 8 and 10 hectares. 
3. 
Possible Co-location Opportunity  

3.1 Considerable advantages in co-locating a new Madras College close to the campus of the University of St Andrews have been identified.  A report has been prepared by a working group which identifies several key areas for academic development, focussing on the Sciences, Arts and Social Sciences, with opportunities for:
· Increased sharing of best practice in teaching and learning across sectors;
· Enhancement of school-university transition;
· Provision of an authority-wide and national focus for science learning;
· Support for pupils and students with additional support needs;
· Sharing of research projects and outcomes;
· Integration of sports and conference facilities, and;
· Continuing professional development (CPD) in science.

3.2
The potential offered by locating the new school close to the University campus has been the subject of recent discussion 
involving Senior Members, the Chief Executive and the University Principal.  Through these discussions, three sites within 
the ownership of the University (all of which are located at St Andrews West) were identified for further consideration. 
These
are:

1. North Haugh

2. Langlands A 

3. Langland B 

3.3
Plans showing possible indicative locations of the three sites are to be found at Appendix A. It should be stressed that the 
land areas shown on these plans would require to be adjusted to reflect any final development solution agreed with the 
University. 
3.4
Information on these sites should be read in the context of the assessment of possible development sites summarised at 
Appendix 1 to the 20th August report.

3.5 It is understood that the relationship between a university and a secondary school envisaged by this options would be unique in Scotland and could serve as a model for further collaborations of this kind between schools, universities, colleges and industry.
3.6 Discussions with the University have identified opportunities for possible shared facilities; in particular shared sports facilities within which a range of options have been identified; from possible co-location of sports facilities (for school, university and community use) that build on the University’s existing facilities to shared use of existing facilities to shared sport pitches. The University have indicated a willingness to partner with the Council to realise such opportunities. Discussions have also taken place in relation to possible linking of the school to a district heating system proposed by the University for the  North Haugh campus. 
4 
Site Investigations

4.1 A desktop study of available site data has been undertaken to inform the recommendations contained in this report.

4.2 In line with good practice, it is recommended that an intrusive site investigation be carried out on the preferred development option site.
5 
Planning Position 
5.1 
The current St Andrews Area Local Plan (approved 1996) designates all three sites identified as follows: 

· Langlands A and North Haugh are noted as University land; and, 
· Langlands B is noted as Open Space (playing fields).

5.2 
The finalised St Andrews and East Fife Local Plan (approved August 2009) identifies all three sites as being available for 
educational use:

· Langlands A and North Haugh are part of ST01/SLA, Langlands A as the identified potential school site; and, 
· Langlands B has no specific land use policy designation and advice from Development Services indicates that this designation would allow its development for school/university use.

5.3 The St Andrews West Visual Analysis study commissioned by Development Services has evaluated the Langlands A and Langlands B sites and concluded that development of these sites can be supported without impacting on the key views to the historic core of St Andrews.

6 Site Access Arrangements

6.1
Current vehicular access to the North Haugh site is by way of the private road network that serves the University campus. Similarly the Langlands sites are served by a private road owned by the University. Neither road is thought to provide appropriate vehicular access to the proposed new school. Advice from Transportation Services is that all three sites should be served from a new road accessed from the A91. It is envisaged that car and bus parking serving the new school would be located at the North Haugh.  A service road would be created to link the car / bus park and the Langlands sites.
6.2
All three site connect into the network of footpaths and cycle paths that connect the North Haugh campus / University Sports 
Centre to other parts of St Andrews. Advice from Transportation Services is that pedestrian access to the North Haugh site 
is not as good as the other two sites and that additional pedestrian provision would be required to be created to service the 
North Haugh site. 
7 Site Summary 
7.1 North Haugh 

	Description


	This site is located on the western edge of the University campus. Site boundaries are relatively well defined and include the A91, which sits approximately 1.5 to 2 metres above the site.  Access is currently via the private road system that serves the North Haugh campus. The site forms parts of an ancient raised beach. It is generally level, except at its southern boundry where the land forms part of a scarp face. The site is crossed by main services / utilities. The site includes a large pond and is crossed by the Swilken Burn. The burn is known to flood. Generally the water table appears to be close to the surface. Flood maps indicate that the water table is likely to be tidal.
Assuming the development of the Strategic Land Area (SLA) approved by St Andrews and East Fife Local Plan, the site would be crossed by the spine road to be constructed to serve the SLA; making this location a gateway site into the town. Consistent with other gateway locations within St Andrews, high quality building finishes should be anticipated; to include extensive use of natural stone to key elevations. 
Advice from Education indicates that locational advantages of this site are poorer that the other locations identified at St Andrews West.  The site is insufficiently large to accommodate a school building of the size required and a sports pitch. The distance to the University sports pitches and gradient that would need to be overcome is such that only ad hoc sharing of facilities could be anticipated.  Sports pitches would instead be provided at Station Park. Transportation Services have advised against an ‘at grade’ crossing and accordingly an underpass would be envisaged. This link would run under the A91 which acts as a flood levy. The levy would therefore be breached rendering the underpass liable to flooding.  It is known that Station Park floods on a regular basis. Assuming that Station Park were to provide the primary source of sports pitches for the school a protective flood defence system would require to be constructed. It is assumed that at least one all weather pitch would be required to be created in Station Park to serve the school, which could be controversial particularly if floodlighting were required.  

Ownership of the site of the school would transfer to the Council.   


	Site Area
	TBA but shown as 6.94 Hectares at Appendix A

	Pros
	Cons



	· Site is located on the western boundary of St Andrews there by reducing the impact of school bound bus traffic (approx 60% of pupils are bussed to school)

· Site is generally level

	· Relatively peripheral location for school/St Andrews based pupils re “safer routes to school”.
· Restricted site for size of school required. 
· Split site solution would be required; with sports pitches located at Station Park.
· Site liable to flood and impacted by high water table which is tidal.

· Site enjoys a gateway location requiring high quality building finishes.

· Development of the site would result in loss of high quality environment; including loss of feature pond and existing arboretum. Swilken burn would require to be culverted. 

· Site would be impacted by intrusive noise from A91.  

· “Whole community” (shared facilities serving school, community and university) less strong that other two options identified.  



7.2
Langlands A
	Description


	This site is currently a field in agricultural use, located on the western boundary of the town. The site is a mixture of level and sloping ground and lies above the North Haugh. The eastern boundary to the site is defined by the bridal path linking the University halls of residence (Fife Park) and the University Sports Centre / North Haugh campus. The site is designated for future school use in St Andrews and East Fife Local Plan (ST01/SLA). Sports pitches would be shared with the University. The University have indicated a strong preference to retain the Langlands A site as part of their strategic land bank e.g. for development in support future commercialisation of research. 
Ownership of the site of the school would transfer to the Council.   



	Site Area
	TBA but shown as 4.94 Hectares at Appendix A

	Pros
	Cons



	· Site is generally level.
· Adjacent to University Sports Centre and pitches allowing sports pitches to be shared.
· Site is designated for future school use in St Andrews and East Fife Local Plan (ST01/SLA).

	· Site currently managed farmland subject to an agricultural lease.
· New operating model required to achieve shared use of sports pitches.

· University have identified this site as part of their strategic land holding and have expressed a strong desire if at all possible to retain the site e.g. for development in support of future commercialisation of research.  As a consequence of this competing priority, the University would prefer that either of the alternative sites were identified by the Council as their preferred option of accommodating Madras at St Andrews West. 



7.3
Langlands B

	Description


	This site would involve development of part of the Langland’s A site and part of the existing University Sports Centre site; requiring relocation of the existing all weather sports pitch and tennis courts. The site boundaries of this site are least well defined and would be subject to agreement with the University. It is envisaged that this option would result in a unique partnership with the University to create an integrated facility providing services to the school, community and University.  
Ownership of the site of the school building(s) would transfer to the Council.   


	Site Area
	TBA but shown as 5.26 Hectares at Appendix A

	Pros
	Cons



	· Site is generally level.

· Adjacent to University Sports Centre and pitches allowing unique opportunity for sports and other facilities to be shared.
· Most central of the three sites identified in relation to its position within the University campus.
	· Site partly managed farmland subject to an agricultural lease. Remainder of the site would require relocation of existing University all weather sports pitch and tennis courts. 
· New operating model required to achieve shared use of sports and other facilities – delivering services to school / community / University.


8.  Evaluation Matrix
	SITES
	Education Impact
	Community Impact
	Deliver- ability
	Planning Constraints
	Transport Issues
	Site Topography
	Site Area/

Shape
	Environment and Existing Services
	Total Score %
	Rank

	 
	A
	B
	A
	B
	A
	B
	A
	B
	A
	B
	A
	B
	A
	B
	A
	B
	 
	 

	North Haugh
	1
	3
	2
	6
	3
	6
	2
	6
	4
	8
	2
	2
	1
	2
	2
	4
	51
	3

	Langlands A
	3
	9
	3
	9
	2
	4
	3
	9
	3
	6
	2
	2
	3
	6
	3
	6
	71
	2

	Langlands B
	4
	12
	4
	12
	3
	6
	3
	9
	3
	4
	3
	3
	2
	4
	3
	6
	81
	1


Notes: 

a) The evaluation matrix comprises an agreed set of options on the LH column and an agreed set of relevant criteria/factors across the top.

b) Once raw scores are applied, the electronic speadsheet which underlies this matrix automatically calculates the overall results/scores.

c) The matrix is scored, first, by agreeing and applying the relative weightings (using 1-3 scale) of the criteria being examined e.g. education could be x 3, whereas site area could be x 2.

d) The evaluators next consider and record whether or not there are any significant development constraints (deal breakers) threatening the viability of options. 

e) Next, the criteria are scored in turn (using 1-4 scale) against each option under column A - column B automatically calculates the weighted multiplier. 

f) Lastly, the overall score automatically appears at the RH column as a percentage/100.
Key to Raw Scores (A): 
1 = Poor

2 = Some Issues

3 = Acceptable

4 = Excellent 
Key to Weighted Scores (B):

 x 1 = Desirable

 x 2 = Important

 x 3 = Crucial
9. Recommendation
9.1 All three sites would be capable of being developed for a school. As reflected by its relatively low evaluation score, North Haugh would, however, be a very challenging site to develop which, once built,would remain subject to high risk of flooding. The educational and other benefits associated with this site appear to be significantly less than the other two sites identified. North Haugh provides limited opportunities for sharing of facilities with the University and would offer limited potential for future development, such as provision of a swimming pool.
9.2 In contrast, both Langlands sites would appear to be more straight forward development propositions. Of the two, Langlands B appears to offer greater educational and other advantages by providing an opportunity to partner with the University and share facilities for education, community and university purposes. 

9.3 Subject to the usual due diligence and to agreement being reached with the University on the mechanics of a partnership model, it is recommended that Langlands B should be identified as the Council’s preferred option for development at St Andrews West. 
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