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Preferred Site for Proposed 3 to 18 Campus in Tain 
 
Report by Director of Care and Learning  
 
Summary 
 
This report recommends that the proposed 3 to 18 campus in Tain should be located on 
the existing Tain Royal Academy site following an extensive engagement process with the 
local community and the completion of a site selection matrix that scored various criteria 
including site suitability, location, community impact and affordability. 
 
This report contributes towards delivering the following outcomes in Working together for 
the Highlands: 
 

• The Council will work with the Scottish Government to continue to develop an 
ambitious 10-year Capital Programme to provide modern schools in the Highlands. 
We are determined to ensure the completion of the current school buildings 
programme; 

• The Council will ensure that all new school buildings will act as community hubs. 
We will investigate new and innovative ways to deliver more community access to 
existing buildings as part of the review of the school estate. 
 

 
1.  Introduction 
 
1.1 The principle of a 3 to 18 campus in Tain was agreed at the former Adult & Children 

Services Committee in November 2012. It was also agreed that a site selection 
process would be undertaken and thereafter that a statutory consultation on the 
proposed 3 to 18 campus would be carried out at some future date. The Education, 
Children and Adult Services (ECAS) Committee on 21st May 2014 agreed that sites 
at Craighill Primary School, the existing Tain Royal Academy (TRA) campus and 
Kirksheaf Road, Tain be considered for the proposed 3 to 18 campus in Tain and 
that there should be engagement with the local community to inform this site 
selection process.  

 
1.2 This report outlines the engagement undertaken with the local community to inform 

the site selection process and provides details of the main issues/concerns 
identified during that process. Section 2 provides the relevant details. 

 
1.3 In addition, as a result of the issues and concerns emerging during the initial 

community engagement further detailed analysis was undertaken to inform the site 
selection process. The outcomes of this exercise are summarised in section 3. 

 
1.4  Section 4 provides details of the scoring applied to pre-determined criteria in a site 

selection matrix designed to identify the most appropriate site. 
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2. Community Engagement 
 
2.1 The community engagement process comprised two elements: 
 

• Via the Highland Council web-site whereby members of the public were 
asked to comment on the sites under consideration (this web-link can be 
accessed here). The consultative period ran from the 5th June to the 18th 
July; 

• A public drop-in session held in Tain on the 30th June. 
 
2.2 Appendix 1 provides summary details of the feedback received from the web-site 

consultative exercise and individual comments. Appendix 2 provides details of the 
feedback received from the public drop-in day and individual comments. 

 
2.3 The preferences expressed are summarised in Appendix 3 and Appendix 4. In 

summary, the outcomes were as follows; 
 

• Web-site feedback - the existing TRA campus was the preferred choice in 
relation to location, accessibility and campus configuration; 

• Drop-in day feedback – those who commented were asked to rank their 
preferred choices in descending order. These rankings were much closer, 
with the existing TRA site preferred to the Craighill site and 100% of those 
who indicated a preference placing the Kirksheaf site in third place. 
 

2.4 A number of common themes emerged in relation to each site. The details are 
contained within Appendices 1 and 2. The strengths and weaknesses of each site 
are outlined below. 

 
2.5 TRA site – central location with good pedestrian access, good transport links, fewer 

traffic issues and concerns re future use of this site if not selected for a school. 
However, concerns in relation to building new school too close to neighbouring 
houses, impact on pupils if decant option selected, site size and possible traffic 
congestion when the new school becomes operational. In relation to community 
facilities representations were made to create provision similar to what is currently 
available and also to include a running track. 

 
2.6 Craighill Primary School site – a good open site with potential to expand, minimal 

disruption to pupils during construction phase and proximity to health centre which 
was regarded as a positive aspect. However, concerns re too many facilities in the 
one area (care home, health centre and 3 to 18 campus) resulting in congestion at 
the beginning and end of school day; traffic volumes, parking issues and the need 
to acquire additional land.  

 
2.7 Kirksheaf Road site – a new build on a new site and therefore no decant issues 

and impact on pupils during construction phase. However, significant concerns 
expressed re location, access and flood risk. 

 
2.8 Other specific issues of a more general nature were identified including: 
 

• Make the schools big enough to accommodate future growth; 
• Ensure that the existing provision at St Duthus School is accommodated 

within the proposed 3 to 18 campus; 
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• Appropriate provision for Gaelic Medium education within the 3 to 18 
campus; 

• If one of the existing school sites is selected, ensure that the other school 
site is cleared to provide amenity land; 

• On the basis that the existing school sites are potentially constricted, 
consider other alternative sites to the east of the town 

 
3.  Further Analysis  
 
3.1 As a result of the themes emerging during the consultative engagement, and 

specifically following the drop-in day on the 30/06/14, it was decided that further 
investigation of the original options identified be undertaken 

 
3.2  The specific areas that were investigated further included: 
 

• Site acquisition 
• Traffic network impact 
• Car parking 
• Flood risk assessment 
• Earthworks 

 
3.3 Site acquisition – during dialogue with the agent acting on behalf of the landowner 

of the housing development land adjacent to the Craighill PS site it became 
apparent that it was unlikely that the Council could acquire only the additional land 
required. Instead, to avoid the landowner being left with a relatively modest strip of 
land which required the creation of expensive access, it was more likely that the 
Council would be obliged to acquire all of the available land. Based on average 
market prices for housing development land this would result in a significant 
increase in the cost of this option. 

 
3.4  Road traffic network impact – further work has now been completed on the likely 

works required to off-site road network upgrades. The latest reports indicate that the 
works required at the TRA and Craighill PS site are comparable at around £0.150M. 
The corresponding cost allowance for the Kirksheaf Road site is around £1.0M. In 
addition, some of the junctions associated with the Kirksheaf Road site cannot be 
upgraded. 

 
3.5 Car parking – as a result of a review of the original estimates, car parking provision 

has been increased to 200 spaces (from 156 spaces) plus allowance for disabled 
users and visitors 

 
3.6 Flood risk assessment and earthworks – an appraisal of the sites identified that, 

in addition to the previously identified risks associated with the Kirksheaf Road site, 
it was established that the watercourse running through the Craighill PS site should 
be retained above ground on the basis of advice received from the Scottish 
Environmental Protection Agency (SEPA). As a result of this recommendation, a 
review of the original assumptions re the site layout at the Craighill PS site was 
undertaken. It was established that more extensive earthworks would be required.  

 
3.7 The impact of the above factors is reflected in the revised cost estimates for each 

site. The relevant details are outlined in Appendix 5. In addition, taking into account 
concerns expressed during the consultative process a revised site layout was 
produced for the existing TRA site. This layout is shown in Appendix 6 with the key 
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changes being that there would be a reduced likelihood of extensive decant being 
required, the new building is situated further north with a two-storey façade facing 
south and there are significantly improved car-parking and drop-off arrangements. 

 
4. Site Selection Matrix 
 
4.1 In order to determine the most appropriate site, taking into account a range of pre-

determined criteria, a site selection matrix document was completed by Council 
officials and representatives from external specialist advisers. The factors that were 
considered and scored were grouped under the following headings: 

 
• Site location 
• Site condition 
• Cost programme 
• Community considerations 

 
4.2 Appendix 7 contains the completed matrix and details of the factors that were 

considered to determine the relative scores. Feedback received from the 
consultative exercise and also issues identified in the reports produced by external 
specialist advisers were used to inform the scoring. This included the modifications 
to the existing TRA site as a result of concerns expressed during the consultative 
process 

 
4.3 The scores for the existing TRA and Craighill PS sites were relatively close for most 

of the criteria with the Kirksheaf Road site a clear third. However, the existing TRA 
site scored significantly higher in relation to relative project cost and higher in 
relation to the impact of traffic access and volumes around the new sites. 

 
4.4  For these reasons the existing TRA site scores highest and is therefore the 

recommended site for the proposed 3 to 18 campus in Tain.  
 
5. Implications 
  
5.1 Resource implications – Option 1 (a) at a total estimate of £44.22M is significantly 

lower cost than the other options under consideration. Subject to the proposed 3 to 
18 campus progressing following statutory consultation, the indicative project 
timescales are as follows: 

 
o Statutory consultation completed – February 2015 
o Design and statutory approvals (18 months) – August 2016 
o Construction (24 months)  - August 2018 

 The funding available from the approved SSER generic budget headings is as 
follows: 

 
o 2016/17 – approximately £10.0M available from the Wick Community 

Campus as a result of additional funding for that project provided by Scottish 
Government; 

o 2017/18 - £20.0M available from the approved Capital programme; 
o 2018/19 - £14.2M (from a total of £32.0M) available from the indicative 

Capital programme 
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5.2 Legal implications – all statutory requirements will be met during the statutory 

consultative phase and the construction phase. 
 
5.3 Equality implications – the proposed 3 to 18 campus will be designed in 

accordance with current equality requirements. 
 
5.4 Climate change implications – any new school building constructed in Highland 

will be energy efficient and will operate using sustainable energy sources. 
 
5.5 Risk implications – the main risks associated with this project relate to the 

management of the existing school campus and immediate environs during the 
construction phase should the project progress. However, the Highland Council has 
significant experience of managing significant new build projects within existing 
school campuses and that experience will inform the management of this proposal 
in conjunction with the contractor appointed to construct the campus. 

 
5.6  Gaelic implications – the opportunity will be taken to provide an enhanced Gaelic 

Medium learning environment for the 3 to 18 age-range as well as adult learners. 
 
5.7      Rural implications – significant investment in community campuses across the 

Highland Council area arising from the SSER approach will result in the creation of 
sustainable high quality learning and teaching provision. The creation of first rate 
community facilities on these campuses provides high quality provision to serve the 
Easter Ross and east Sutherland areas. 

 
6. Recommendations 
 
6.1      The Committee is asked to agree that:- 
 

• The site for the proposed 3 to 18 campus in Tain should be the existing Tain 
Royal Academy site (Option 1A) on the basis of the proposed site layout in 
Appendix 6. 

  
 
Designation: Director of Education, Culture and Sport 
 
Date:  18th August 2014 
 
Authors:  Ron MacKenzie, Head of Resources, Care and Learning Service  
 Robert Campbell, Estate Strategy Manager, Care and Learning Service 
 
  
 

























































































































































































































































WEBSITE FEEDBACK - RESPONSES RECEIVED APPENDIX 3

Location Accessibility
Campus 

configuration

Tain Royal Academy 13 11 12

Craighill PS 3 2 3

Kirksheaf site 0 1 1

TRA/Craighill 2 4 2

No preference 5 5 5

Total 23 23 23



DROP-IN DAY - RESPONSES RECEIVED APPENDIX 4

First 
choice

Second 
choice Third choice

Tain Royal Academy 17 11 0

Craighill PS 16 13 0

Kirksheaf site 1 0 24

TRA/Craighill 2 1 0

No preference 2 13 14

Total 38 38 38
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Craighill Kirksheaf TRA

Accessibility and Traffic 10 7 5 9

Location and Orientation 10 9 7 9

Safer Routes To School 5 4 2 4

Sub Totals 25 20 14 22

Environment and Soils 5 4 4 4

Services and Utilities 5 4 4 4

Size and Shape 10 10 8 8

Topography 5 3 4 4

Sub Totals 25 21 20 20

Capital Cost 15 9 10 12

Timescale and Availability 5 3 3 4

Whole Life 5 4 4 4

Sub Totals 25 16 17 20

Community 5 4 4 4

Demographic 5 4 4 4

Educational 5 4 4 3

Planning and 
Environmental

5 3 2 4

Public Acceptance 5 3 1 4

Sub Totals 25 18 15 19

100 75 66 81

SITE LOCATION

Overall Totals

SITE CONDITION

COST/ PROGRAMME

COMMUNITY 
CONSIDERATIONS

TAIN 3-18 CAMPUS - COMPARATIVE EVALUATION OF POTENTIAL SCHOOL SITES  APPENDIX 7

SECTION CRITERIA
MAXIMUM 

SCORE
SCORES
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