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Business Services

REPORT TO COMMUNITY EMPOWERMENT APPEALS COMMITTEE – 16
JANUARY 2019
REQUEST FOR REVIEW OF DECISION BY ABERDEENSHIRE COUNCIL TO
REFUSE AN ASSET TRANSFER REQUEST – THE GARIOCH PARTNERSHIP,
FIRST FLOOR, WYNESS HALL, JACKSON STREET, INVERURIE, AB51 3QB
(SCIO SC043548) IN RESPECT OF THE FORMER MARKET PLACE PRIMARY
SCHOOL, MARKET PLACE, INVERURIE, AB51 3XN
1

Recommendations
The Committee is recommended to:

2

1.1

Consider the response to the Committee’s request for written
submissions from the Garioch Area Manager and the Garioch
Partnership at Appendices 2 and 3 together with the comments
from the Garioch Area Manager at Appendix 4; and

1.2

Determine the request for review from the Garioch Area
Partnership at Appendix 1 to this report.

Background / Discussion
Background

2.1

At its meeting on 28 November 2018, the Committee considered a request
from the Garioch Area Partnership for review of a decision by the Garioch
Area Committee to refuse an asset transfer request in respect of the former
Marketplace Primary School, Market Place, Inverurie. Reference is made to
the report that was before the Committee at the meeting which can be found
here.

2.2

The Committee concluded that it did not have sufficient information in order to
determine the review request and therefore agreed to seek further information
in the form of written submissions on the following matters:(1) The valuation of the asset. In particular the Committee sought further
detail from the Garioch Area Manager on the correct valuation figure; and
(2) The proposal to have the asset open and operating within the timeframe
identified by the community body given its current condition. In particular
the Committee sought further detail from the Garioch Partnership on how it
plans to achieve this.

2.3

On 4th December 2018 notice was given to both the Garioch Area Manager
and the Garioch Partnership in the above terms. The response from the
Garioch Area Manager forms Appendix 2 to this report. The response from
the Garioch Partnership forms Appendix 3. Each party was then given the
opportunity to comment on the other party’s response. Comments were
received from the Garioch Area Manager which form Appendix 4. No
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comments were received from the Garioch Partnership however they were
given notice of the comments from the Area Manager in accordance with the
statutory requirements.
2.4

The Committee is now asked to determine the review request having regard
to the report and appendices that were before it at the meeting on 28th
November 2018 together with the further written submissions at Appendices 2
and 3 and comments thereon from the Garioch Area Manager at Appendix 4.
The Committee is reminded that it must take into account the same factors
and benefits put forward by the Partnership that were before the Garioch Area
Committee and the same alternative proposal for the asset put forward by the
Council.

2.5

In determining the review request, the Committee may:(i)
(ii)
(iii)

Confirm the decision by Garioch Area Committee;
Modify the decision by Garioch Area Committee; or
Substitute a different decision.

2.6

In the event that the original decision is confirmed or modified, the Partnership
would have a right of appeal to the Scottish Ministers within twenty working
days of the date of the decision notice.

2.7

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and are satisfied that the
report complies with the Scheme of Governance and relevant legislation.

3

Scheme of Governance

3.1

The Committee is able to consider and take a decision on this item in terms of
Section J.1.1 of the List of Committee Powers in Part 2A of the Scheme of
Governance as it relates to the determination of an appeal in respect of a
Community Asset Transfer Application that has been refused by Garioch Area
Committee.

4

Implications and Risk

4.1

An equality impact assessment is not required as it was not considered
necessary in terms of the proposals. Reference is made to the Report to
Garioch Area Committee in this regard.

4.2

The Committee must determine the request for review having regard to
the same factors and benefits and alternative proposal that was before the
Area Committee. The implications and risk are as set out in the
appendices in the report to Area Committee which can be found here.

Ritchie Johnson, Director of Business Services
Report prepared by Ruth O’Hare, Principal Solicitor (Democratic Services)
Date: 9th January 2019
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APPENDIX 1
ASSET TRANSFER UNDER THE COMMUNITY EMPOWERMENT ACT
REFUSED

To:

THE GARIOCH PARTNERSHIP
FIRST FLOOR
WYNESS HALL
JACKSON STREET
INVERURIE
AB51 3QB

Date of Notice:

31 August 2018

This Decision Notice relates to the Asset Transfer Request made by THE
GARIOCH PARTNERSHIP, (SCIO SC043548) on 4 July 2018 in relation to
FORMER MARKET PLACE PRIMARY SCHOOL, MARKET PLACE, INVERURIE,
AB51 3XN (“The Request”).
Outcome:

Aberdeenshire Council has decided to refuse the
request.

FORMAL REQUEST FOR REVIEW

The Garioch Partnership (TGP) wish to apply for a review of this decision.
We request a review via written submission carried out by councillors as our
preference.
In accordance with Community Empowerment (Scotland) Act 2015, section 84,
Prohibition of Disposal of Land, we would expect that Aberdeenshire Council will be a
responsible local authority and cease any action regarding the demolition of the asset
until all avenues of appeal have been allowed to reach full conclusion, including and
up to Scottish Government Ministerial review.
Reasons for review
1. Incorrect site valuation
The Garioch Partnership feel that our asset transfer request has been refused, first
and foremost, based on the grounds of value of the asset.
As the asset has been valued including lands not owned by Aberdeenshire Council,
the value the decision was based on was inaccurate.
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TGP feel that the value of £560K is an unfair value for an asset that you wish to
demolish, and therefore we feel that with the plans to regenerate the building for
community use, and the level of support we have that the offer of £5,000 from TGP is
a fair request.
(see appendix 1. Email attachment from Margaret-Jane Cardno, Garioch Area
Manager, dated 12/09/18)
2. Alternative Proposal
The decision on the alternative proposal was taken without due regard to the work the
Garioch Partnership were doing around the asset transfer request. Our initial
expression of interest was submitted in February 2017. The Office Strategy was
developed after that time with no cognisance of the development of TGP plans. Many
councillors out with the Garioch area would not have been aware that we were working
towards a request for Market Place Primary School at that time, and we feel that
without full disclosure, councillors did not have all the facts to be able to fully consider
all implications.
As the valuation of the site has included the land not owned by Aberdeenshire Council,
TGP has concerns over the ability of the site to house the possible car park
development, as the site is smaller than Aberdeenshire Council had valued.
The timeline attached to this appeal clearly show the timescales of both developments.
We feel this has an impact on the decisions made. (see appendix 2)
3. Wider Benefit
11.2. All relevant authorities have a duty to secure Best Value in their operations, including
when disposing of or letting property. However, it has long been recognised that best value
does not always mean the highest possible price, and all authorities have the ability to dispose
of property at less than market value where there are wider public benefits to be gained. This
is set out in the Disposal of Land by Local Authorities (Scotland) Regulations 2010, and in the
Scottish Public Finance Manual for other relevant authorities. It is also clearly defined in the
Scottish Government statutory guidance for asset transfer requests. It is a question of balancing
the financial and non-financial impacts, both positive and negative, of the different options.
https://beta.gov.scot/publications/asset-transfer-under-community-empowermentscotland-act-2015-guidance-community-9781786527509/pages/11/
The Garioch Partnership feel that the refusal was based on the asset valuation, and
not in terms of wider community benefit, in terms of the number of groups who want
to co-locate and others who wish to use the building.
In terms of community wellbeing, accessible space in a central location are proven to
reduce social isolation and loneliness, whilst reducing the stigma of accessing
services. Having services co-located such as the foodbank, Alcohol and Drugs Action,
community wellbeing projects, and a range of other groups removes any fear of
identification and association with any particular service.
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Within this balance, we do not feel that the negative impact of a car park being sited
there has been taken into account in terms of the ecological impact, the transport and
roads impact, and the impact of the loss of community space for Inverurie and the
wider Garioch area.
In terms of promotion and improvement of…
economic development;
• In terms of economic development, the Garioch Partnership (TGP) will be
creating new jobs (initially 3, with more to follow as the hub develops) and
works required will be done by local companies, creating wealth and
opportunity locally, with future development possibilities for local
employment to be created.
regeneration;
• Repurposing the school would regenerate the building, and keep it as a
community asset, and support the third sector locally to flourish and grow.
public health;
• We have health and wellbeing groups who wish to be based within the
building, ranging from projects for mental health, recovery from domestic
abuse, to alcohol and drugs services, as well as the Foodbank, and
community kitchen.
• The health and social care agenda places more responsibility on
communities addressing their own issues, and taking control. This relies
on communities having accessible space to try out different approaches.
Spaces like the Tesco Community Room show the demand for that is there
as it is very busy, and often difficult to book.
• We will be working in partnership with Garioch Sports Trust to support
people towards more healthy choices, both in terms of wellbeing and the
Climate Change Fund project.
social wellbeing;
• An affordable and accessible hub, with community space to bring people
together, offering new opportunities for learning and groups to come
together.
environmental wellbeing or any other benefits
• Keeping the building in community use, and not as a car park will have a
positive impact on the town centre as it will give a focal point for community
groups within easy walking distance of public transport, and will not have
the carbon emissions and environmental impact that bringing many more
cars to the town centre would have.
• Reduction of social isolation and reducing loneliness are hugely important
in building successful, sustainable communities. The provision of
community space is an essential element in that.
• Reduction of stigma from accessing services is also achievable with many
different groups co-located in one central point.
• The Scottish Government agreed the Town Centre First Principle with
COSLA leaders in July 2014, marking a significant shift in public policy
towards town centres. It asks that government, local authorities, the wider
public sector, businesses and communities put the health of town centres
at the heart of proportionate and best-value decision making, seeking to
deliver the best local outcomes regarding investment and de-investment
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•

decisions, alignment of policies, targeting of available resources to priority
town centre sites, and encouraging vibrancy, equality and diversity. We
feel that the opportunity to redevelop Market Place Primary School into a
community hub will do this.
We would be willing to work with Aberdeenshire Council however it sees
fit to enable this asset transfer to go ahead.

Within the business case, we had provision for a disaster resilience centre. This was
to provide space to the community to come together after the short term rest centres
are no longer needed, but space like the British Legion Hall in the aftermath of Storm
Frank were central to the community working together, as a focal point for the longer
term recovery process. The British Legion Hall has now been redeveloped and is no
longer available to the community, and the loss of this space was marked as a major
drawback from a number of volunteers and people involved in the recovery of the
communities affected.
TGP board have a long history of involvement in a wide range of community focused
activity and understand the challenges of the third sector, and have built sustainable
groups already. The board have been involved over a number of years in the
development of TGP, seeing it from the ideas stage to a respected organisation now.
There were doubts over sustainability and longevity of other projects the board
members have been involved in – all of which are now flourishing enterprises (e.g.
Garioch Sports Trust, Axis Centre)
With the growth and development of TGP, we have supported numerous groups to
look towards sustainability and further expansion to meet the needs of their
communities. This would continue with groups and organisations using the space at
Market Place Primary School, whilst accessing support to allow the third sector in
Garioch to flourish.
Ownership of an asset would allow TGP to develop themselves and find alternative
routes of funding and develop our own sustainability.
(See appendix 3)

4. Community Need and Demand
TGP feel that insufficient weight was given to the needs and demands expressed by
numerous community groups, through the e-petition and letters of support.
The level of community support was shown with our online petition, the number of
requests for people and groups to use the space, and the wide range of people
interested from community well-being, theatre, arts groups, drug and alcohol services,
foodbank, Syrian New Scots, The Inverurie Business Association, and We Are
INverurie (the BID) as well as Inverurie Community Council show the project has a
wide ranging appeal and support, and offers something that Inverurie needs.
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At the start of this process when TGP initially examined the asset, we had a timescale
in mind to hopefully move in just after the school had vacated. Due to the previous
area manager not progressing the request, we feel that the school property has been
allowed to be damaged with a mind to Aberdeenshire Council wishing to demolish it.
We have tenants committed to refurbishing their own space to suit their requirements,
and being in the third sector we can access charitable and grant funding to get the
building upgraded to a high standard to make it attractive and fit for purpose.
We also feel that on the balance of the many positive community benefits we have
outlined to you it is difficult for us to understand how a council car park could be viewed
as being of higher importance, therefore we feel that the £5,000 offer from TGP is very
fair both in terms of community support and in regeneration of the building.
(See Appendix 4 sections a and b)
For these reasons listed above, we feel that we would like to use our right to request
a review on the decision.
We have attached appendices in line with the outlines for this request, and ask that
you consider this as part of our appeal.

Appendix 1 – email from Margaret-Jane Cardno – re: valuation of site.
Appendix 2 – timeline of development
Appendix 3 – e-petition
Appendix 4 – letters of support
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Appendix 2 – timeline of developments
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Appendix 3: Online petition
https://www.ipetitions.com/petition/market-place-school-as-a-3rd-sector-hub/
As of 23rd September: 264 signatures of support and 93 comments.

Summary of comments:
Suggesting a permanent user group
Suggesting regular user group (weekly or more)
Suggesting occasional use by a user group
Potential/suggested uses
General support

6
9
7
33
38
93

Full list of comments:
1. This is what is need in the area, a proper community hub for everyone at the
heart of Inverurie
2. We would be interested in moving into the hub so that we were in the heart of
the community and alongside other 3rd Sector organisations,
3. A fantastic idea to be used by the whole community and improve services for
everyone.
4. Inverurie would benefit greatly from such a facility, its central location and
opportunity to offer community space for groups and co-location of community
services to meet ever increasing demand for support would help meet local
demand and support partnership working to maximise resources, enable
signposting and referrals and minimise waste and duplication of services.
5. Inverurie is a very community minded Town. This facility provides a hub for the
community based services and is greatly needed.
6. Tremendous idea - this great place needs to be saved
7. I believe an accessible hub for partners would be an excellent resource for
Inverurie
8. Sounds like a fantastic idea to keep it open for community use. I'd definitely
consider holding my workshops there. Not many other options for me in
Inverurie.
9. The building should be used not flattened
10. It would help bring the community together.
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11. Good for the whole community.
12. We are looking for a new rehearsal venue for our expanding community band.
This would be perfect.
13. This would be a fantastic resource for third sector organisations. It has the
potential to really bring the community together in a shared space.
14. Would be ideal as a 3rd sector community hub like JIC, Here4you, Compass
Point etc.
15. To be used as needed by the locals in Inverurie and the surrounding areas.
16. winter bowling two days per week, would be in interested hall size/costs?
17. An accessible community centre with a gym would be nice, even if we had to
crowdsource $ to buy gym equipment. I would be interested in teaching dance
classes there-tap, ballet, jazz, ect for all age groups kids-older adults.
18. I am involved with an organisation which could consider using part of the facility
2 or 3 times per week. In addition, the site may be suitable as a co-location
opportunity for an existing 3rd sector organisation based elsewhere in Inverurie.
19. As a digital tutor I support (mainly) older people in the local community and work
alongside 3rd sector groups who are in touch with those who need digital
support or advice. It can often be hard to find a space to offer this service. A Hub
providing the Garioch area community with a central point for these 3rd sector
organisations and services within an accessible venue within the town would be
a real asset to Inverurie and the locality. The 'hub' model is already being
considered or rolled out as the future way forward in many communities offering
a way to bring together and engage with local people and/or meet with others
who can provide support or even help seed opportunities for entrepreneurs. It
has been shown that such collaborative spaces are welcomed by local residents
and provide a range of sustainable benefits across the social, creative and
health aspects of the community.
20. I think the central hub would bring visibility and more information about the many
local organisations whom TGP support. Our organisation would benefit if this
hub provides a shared resource base such as IT that can be accessed by all
TGP members.
21. Ideal location
22. Think this would be an ideal space for a variety of groups and people to talk;
share ideas and simply get to know one another. It could put a sense of
community back into the heart of the town!
23. We would use this as a fundraising facility
24. Twice a week, maybe more depending on the facilities available
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25. As a self-employed Instructor, I have found community facilities to hold classes
is very limited in Inverurie so a community hub would be excellent
26. Not sure, I am activity co-ordinator at Urybank House on Wallace Road along
with other commitments there as well as being on hand for babysitting my
grandson
27. TGP hosts many meetings and conferences for volunteer groups like ours. It
would be great if they had the Market Place School as a base.
28. Think this would be great space for community use and could become a
fabulous asset
29. Probably 2 or 3 times a week
30. It would be wonderful to have a facility for the people in the Garioch to use. Well
done!
31. Always need affordable meeting space! Inverurie is the most central place in
Aberdeenshire with good transport links for shire-wide organisations.
32. Trussell Trust (Food Bank) will welcome a joint office/warehouse approach within
the Garioch Partnership project
33. This development will open up many new opportunities for the local community,
and we know from our experience in Banffshire, it will be the catalyst for growing
community-led development in Garioch. Banffshire Partnership and Garioch
Partnership are already used to sharing knowledge and experience, and we will
readily do that in this development too.
34. This is needed in the community!
35. I fully support this proposal. I have worked with many community groups and
charities in and around Inverurie over the years and many get stuck in their startup or development due to lack of appropriate and affordable space to carry out
their activities. If The Garioch Partnership were to run Market Place as a Third
Sector Hub, many such groups would be able to flourish, further enhancing and
supporting the lives of residents and visitors to Inverurie.
36. Inverurie desperately needs this facility and The Garioch Partnership are the
ideal people to run such a hub as they are impartial and able to support any
community group / member accessing the Hub. Even though we have spaces
available for rent here at Fly Cup there are many enquiries we cannot
accommodate for a variety of reasons and there are just not the type of spaces
they need available in the town.
37. This will keep facilities and services right in the town centre and support the
Garioch Partnership to continue its support throughout Garioch Area.
38. This is what the community needs
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39. I'm a photographer and would love a place to use in Inverurie with sensible
costs.
40. Inverurie certainly needs more affordable venue space for not-forprofit/community use so we'd be in favour of the development of this community
hub.
41. It would be great to see Market Place Primary School continue to serve the
community as a hub for local groups.
42. Children attending the Gaitherin would get so much from this, and would
hopefully reduce costs associated to organise which would be fantastic for the
organisers
43. Such facilities are greatly needed in the area
44. An essential resource for the community.
45. Fantastic idea which fits perfectly with the Scottish Government Communities
Bill. Ticks all boxes!
46. I support the Garioch Partnerships use of this community asset. Inverurie would
benefit from the use of this community space in many ways. Local business
start-ups, affordable childcare and access to local charities to name but a few. I
have been involved in several local charities over the past 20 years, to access
information locally would support many groups and families in a practical way.
47. The Gaitherin is a charity event held twice a year which benefits over 200 local
young people a year. We always rely on using secondary schools in the local
area and sometimes this is a struggle to do. Having access to this school would
mean guaranteed housing for our event each year.
48. Used to live in the town, most of my childhood nests in the hubs of the
community and I'd hate to see such integral parts of everyone's lives repurposed
or lost.
49. If the site was to be used for this purpose, which I am in favour of, it would have
to be made clear to people using it that they must not park in Urybank’s car park
as this is needed for carers, residents and visitors and was abused frequently
when the school was there.
50. A Garioch co-working space (however big or small) would be great for local startups.
51. Would be terrific for Camera club meetings for around 50 members. Been
looking for a space to use as a photography studio, with some kind of secure
storage for studio equipment.
52. This is an important step in helping people to get back on their feet, reducing the
costs of maintaining all the different services in different buildings by co-locating
can only help more people.
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53. Inverurie is a hub of activity which is great! yet often there isn't enough venues
available to host community events. We have a number of initiatives we would
like to provide for the community. We are looking to launch a Mainly Music group
in the Autumn, a weekly youth meeting and community support groups such as
the coffee and craft group that currently runs at the Tesco community room.
Inverurie has the potential for so much more, but is limited by the lack of
community venues, this proposal would be a great benefit to the wider
community of Inverurie. Be great to see this happen.
54. We have a pottery group at present in the Community Centre and would love it if
we could have space at Market Place School. As at the Community Centre at
present, the space could be shared with other arts groups. Also I think a
community cafe would be a great way for new people to feel included in the
community.
55. Personally I sometimes organise meetings/trainings and this space would be
ideal for that. So central and a good choice of room sizes.
56. We are a very small community group that meets weekly. Space here could be
ideal for us as a group. Plus for committee meetings.
57. The Gaitherin could make use of the school to hold bi-annual, week long
traditional music, drama and dance courses for local young folk during the
Easter and October holidays. The central location and layout makes it ideal for
us and we could possibly make use of it throughout the year for music/youth
work related activities. We also meet as a committee and could use this space
for our monthly meetings.
58. Local artists could perhaps hire working space.
59. Could be ideal for rehearsal space. At a time when Town Hall costs are rising
dramatically lots of groups might find this a welcome alternative.
60. I'm sure this would support lots of voluntary and community activity in Inverurie
61. We need to have central, accessible venues for local people to access the
support and services they need. A central hub is vital for our community.
62. I'd like to hold and attend groups at an Inverurie hub. Ie. Arts / yoga / Community
forums. If it had a cafe I would use it to get lunch when I'm at work at Inspire
Soaps.
63. It would be very useful to do discussions and workshops for mind-set, goal
setting and EFT. It has access so all would be able to attend. eg. those with
disabilities and wheel chairs etc.
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64. Be great for Inverurie to have somewhere to go for a variety of different groups
such as support groups/social meet ups for adults/teenagers and also all
different groups for families too, like peep groups, free crèche to give opportunity
for parents with low income to attend courses such as first aid etc or just
somewhere for mums/dad's to get together for a cuppa and let little ones play.
65. The community would be well served to keep this valued centre available.
66. I’m moving out of the area but feel this would be a good central point for groups
and people looking for somewhere to start up.
67. I would use the hub as often as I could, especially if it was used to run groups for
social skills, anxiety, isolation etc, it would be good to have somewhere to come
together an share support for each other
68. Unsure if I would personally use it. I would love to see the transformation of
space as it used to be my workplace and it would be extremely benefic8al to see
it being used to give back to the community
69. I feel Inverurie could benefit from more community space as many groups are
constrained on offerings just now due to space limitations in size or availability.
70. I'd also welcome hot desk style space for start-ups and business people who are
meeting clients in Inverurie.
71. I wouldn't be using the facility but think it's an excellent use for the old school.
72. But know this would be a great asset to Inverurie.
73. Please make Market Place School useful to Inverurie!!
74. We are very much in support of this and would want to base our charity in the
building
75. Members of our communities may use the facility in the future depending on
what is offered there and when.
76. Much needed facility, obvious and sustainable solution. Any councillor worth
their position should fight for this.
77. I'm a member of a childminding group and we may use the facilities for weekly
meetings, if the space was affordable, we may also use it for facilitating training
78. Accessible, affordable community facilities are essential for so many 3rd sector
and voluntary groups to use, support a wide range of populations and vulnerable
groups and make a positive impact the larger community. The Garioch
Partnership is a fantastic interface to facilitate this. Good luck!
79. My children are older now but we used to use the Community Centre three times
a week for activities. The area needs a proper replacement for this facility.
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80. A noble and practical cause,
81. I use the Community Centre for weekly pottery classes
82. Much needed space for Inverurie and surrounding area!
83. when we need one
84. I use the Community Centre for weekly pottery classes. I have also used it for
painting class and took my young son to the mother and toddler group. This
would be a valuable resource for the community when the current centre closes
as there are no other comparable facilities in Inverurie.
85. We use the creche every week at the community centre and it’s been invaluable
for both me and my child, there doesn’t appear to be any thought for it continuing
once the new campus is set up
86. A much needed resource for Inverurie, if I can help in anyway.
87. A venue in the heart of the community for the community - don't rip out the heart
and then put funding into mental health and loneliness projects - it's ludicrous!
88. A space for mums and mums to be to receive health and wellbeing support in
the pre and postnatal periods
89. Could be used for meetings & groups. Art & photography classes &/or
exhibitions. fundraising events, a collection and distribution centre for disaster &
aid charities.
90. Use for meetings & groups. Potential office space. It is central ground floor with
drop off space, parking and public transport links nearby.
91. Possible venue for fundraising events
92. This was my old primary school. I would hate to see it not being used. I think this
is perfect for the younger generation to keep them out of trouble. I think fun
activities ie gym, games etc is needed in this community
93. Garioch Women for Change will use the school as a weekly venue for meetings
and additionally for workshops, exhibitions and for fundraising events.
Additionally, we will offer support to other users and groups proposing to use the
centre and will assist in any way we can other parties in the maintenance of the
fabric of the building.
94. Hopefully the Food Bank will be able to be part of this venture and return to the
centre of town.
95. The 3rd sector hub is badly needed in Inverurie and can provide a number of
facilities for small businesses, charities and 3rd sector businesses.
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Appendix 4a: Potential users
1. I would be interested in a hire of the hall area. 2 to maybe 3 times a week at
lease an hour each time to teach my classes.
2. FYI, Fiona tried to book the town hall for a “group fest” and was told it was fully
booked till Feb 2019.. we only got a Sept date due to cancellation..
3. Following our telephone conversation regarding the possible use of Market Place
Primary School gym, I am writing to formally request it’s use on behalf of the
children, young people and adults that are currently members of Inverurie Boxing
Club.
Inverurie Boxing Club has been running for over one year now and already we
have been in three different venues. Currently we are training out of Inverurie
Academy gym hall, which is a good gym for our purposes, however the main
problem we have is that we do not have any storage to keep our equipment.
At present we train 3 days a week, if we had access to Market Place School this
would be raised to 5 days a week, which would allow us to better separate the
children and adults. We currently have a roll of 50 children and young people
and 18 adults. Further to this having a dedicated venue would allow the club to
invest in a ring.
We are part of Boxing Scotland and as such we are continually participating in
courses run by them. It would also make sense to use the classrooms of Market
Place School when these courses are being run.
4. We would be interested in moving into the hub so that we were in the heart of
the community and alongside other 3rd Sector organisations,
5. Sounds like a fantastic idea to keep it open for community use. I'd definitely
consider holding my workshops there. Not many other options for me in
Inverurie.
6. We are looking for a new rehearsal venue for our expanding community band.
This would be perfect.
7. Winter bowling two days per week, would be in interested hall size/costs?
8. An accessible community centre with a gym would be nice, even if we had to
crowdsource $ to buy gym equipment. I would be interested in teaching dance
classes there-tap, ballet, jazz, ect for all age groups kids-older adults.
9. I am involved with an organisation which could consider using part of the facility
2 or 3 times per week. In addition, the site may be suitable as a co-location
opportunity for an existing 3rd sector organisation based elsewhere in Inverurie.
10. We would use this as a fundraising facility
11. Twice a week, maybe more depending on the facilities available
12. Probably 2 or 3 times a week
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13. Trussell Trust Food Bank will welcome a joint office/warehouse approach within
the Garioch Partnership project
14. I'm a photographer and would love a place to use in Inverurie with sensible
costs.
15. Would be terrific for Camera club meetings for around 50 members. Been
looking for a space to use as a photography studio, with some kind of secure
storage for studio equipment.
16. Inverurie is a hub of activity which is great! yet often there isn't enough venues
available to host community events. We have a number of initiatives we would
like to provide for the community. We are looking to launch a Mainly Music group
in the Autumn, a weekly youth meeting and community support groups such as
the coffee and craft group that currently runs at the Tesco community room.
Inverurie has the potential for so much more, but is limited by the lack of
community venues, this proposal would be a great benefit to the wider
community of Inverurie. Be great to see this happen.
17. We have a pottery group at present in the Community Centre and would love it if
we could have space at Market Place School. As at the Community Centre at
present, the space could be shared with other arts groups. Also I think a
community cafe would be a great way for new people to feel included in the
community.
18. Personally I sometimes organise meetings/trainings and this space would be
ideal for that. So central and a good choice of room sizes.
19. We are a very small community group that meets weekly. Space here could be
ideal for us as a group. Plus for committee meetings.
20. The Gaitherin could make use of the school to hold bi-annual, week long
traditional music, drama and dance courses for local young folk during the
Easter and October holidays. The central location and layout makes it ideal for
us and we could possibly make use of it throughout the year for music/youth
work related activities. We also meet as a committee and could use this space
for our monthly meetings.
21. I'd like to hold and attend groups at an Inverurie hub. Ie. Arts / yoga / Community
forums. If it had a cafe I would use it to get lunch when I'm at work at Inspire
Soaps.
22. We are very much in support of this and would want to base our charity in the
building
23. I'm a member of a childminding group and we may use the facilities for weekly
meetings, if the space was affordable, we may also use it for facilitating training
24. Garioch Women for Change will use the school as a weekly venue for meetings
and additionally for workshops, exhibitions and for fundraising events.
Additionally, we will offer support to other users and groups proposing to use the
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centre and will assist in any way we can other parties in the maintenance of the
fabric of the building.
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Appendix 4b: Letters of support
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Education and Children’s Services

APPENDIX 2
COMMUNITY EMPOWERMENT APPEALS COMMITTEE – 16 JANUARY 2019
ASSET TRANSFER REQUEST: THE GARIOCH PARTNERSHIP, FIRST FLOOR,
WYNESS HALL, JACKSON STREET, INVERURIE, AB51 3QB (SCIO SC043548)
IN RESPECT OF THE FORMER MARKET PLACE PRIMARY SCHOOL, MARKET
PLACE, INVERURIE, AB51 3XN – REQUEST FOR FURTHER INFORMATION
1

Background and Response

1.1

At its meeting on 28 November 2018 the Community Empowerment Appeals
Committee considered a request from the Garioch Partnership for review of
the decision by the Garioch Area Committee of 31 August 2018 to refuse an
asset transfer request in relation to the Former Market Place Primary School,
Market Place, Inverurie, AB51 3XN.

1.2

The Committee determined that the review documents did not provide
sufficient information to enable it to determine the review and to seek further
detail from the Garioch Area Manager on the correct valuation figure.

1.3

On the 7 September 2018 it was brought to the attention of the Garioch Area
Manager that a report considered by the Garioch Area Committee on 28
August 2018 relating to the Asset Transfer for the former Market Place School
contained an incorrect valuation of the site.

1.4

The valuation covered both the school site and the adjacent playing field
which was held on lease until terminated on 31 October 2017. As the
application only requested an asset transfer of the school, the valuation was
incorrect as it included land out with the Council’s ownership.

1.5

As a result of this error and having consulted with colleagues in Property and
Legal and Governance, a new valuation of the site was commissioned. The
full valuation, which was undertaken by Ryden, is attached to this report as
Appendix A. It shows that as of the 15 October 2018 the site is valued at
£290,000 as opposed to the £560,000 originally reported.

1.6

In refusing the application, the Garioch Area Committee gave four robust
reasons for their decision. The report author does not consider that this error
has a material impact on the decision of the Garioch Area Committee as if this
transfer were to proceed this would continue to result in a significant loss of
capital receipt with no demonstrable community benefit. The resulting impact
on the Councils Capital Plan is not sustainable in the current financial climate.
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1.7

It is worthy of note that on the 4 December 2018 following a routine inspection
of the property colleagues in Property and Facilities Management reported
further deterioration to the property. The skylight has been removed and
there has also been more lead stolen from the roof. The interior has been
further damaged by leaks, running water and burst pipes. Steps have been
taken to address the burst pipes and secure the property.

Response prepared by:
Date:

Margaret-Jane Cardno
Garioch Area Manager
10 December 2018
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Report and Valuation
In respect of
Market Place Primary School
Wallace Road
Inverurie
Aberdeenshire
AB51 3XN
On behalf of
Aberdeenshire Council
15 October 2018
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Market Place Primary School, Wallace Road,

Aberdeenshire Council

Inverurie, Aberdeenshire, AB51 3XN

1.0

INTRODUCTION

1.1
1.1.1

Instruction
In accordance with instructions received from Trevor Morgan, Aberdeenshire Council, we confirm
that we have made the necessary enquiries in order to provide our opinion of:a)

The Market Value of the outright ownership interest in Market Place Primary School,
Wallace Road, Inverurie, Aberdeenshire, AB51 3XN, assuming full vacant possession and
subject to the following special assumptions:
a.

The purchaser will be responsible for the demolition of all buildings and site
clearance.

b.

The site is clear of contamination.

c.

The site does not contain any abnormal or unusual ground conditions.

d.

Mains services are available on site or adjacent to the site boundary at
reasonable cost.

e.

A servitude right of pedestrian and vehicular access to the site will be provided
through the car parking area highlighted in the attached plan at Appendix 1.0.

f.

Due to the change in level between the car park referred to above, and the
development site (approx. 0.75m), the purchaser will bear the abnormal cost of
constructing a ramp access.

g.

The subjects have Planning Permission in Principle for the development of 24
flatted units.

1.1.2

We understand the interest to be valued to be the outright ownership interest.

1.1.3

The subjects to be valued are a site extending to 0.36 hectare (0.89 acre) comprising the former
Market Place Primary School, Wallace Road, Inverurie, Aberdeenshire, AB51 3XN.

Unless

valuing an interest in the property as part of an operational entity, it is usual to exclude trade
fixtures, machinery, furnishings and other equipment from the valuation.

Unless directly

instructed otherwise, we have excluded these items from our opinion of value. We have also
disregarded any tenant’s improvements in the calculation of our valuation unless appropriate to
include these. For the avoidance of doubt, our valuation also excludes major items of plant and
machinery.
1.1.4

The subjects currently comprise a former Primary School.

REF: RN/SC/ABPR-1499(B)
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Market Place Primary School, Wallace Road,

Aberdeenshire Council

Inverurie, Aberdeenshire, AB51 3XN

1.1.5

This Valuation is to be considered private and confidential and has been prepared solely for the
purposes of Aberdeenshire Council, and is not intended for the use or information of any other
person or persons. Consequently, and in accordance with current practice, no responsibility is
accepted to any third party in respect of the whole or any part of its contents. Neither the whole nor
any part of this Valuation nor any reference thereto may be included in any published document,
circular or statement or published in any way without our written approval as to the form and context
in which it may appear. Our Valuation is provided for your benefit alone and solely for the purposes
of the instruction to which it relates. Our Valuation may not, without our written consent, be used or
relied upon by any third party, even if that third party pays for all or part of our fees, or is permitted to
see a copy of our Valuation Report. If we do provide written consent to a third party relying on our
Valuation, any such third party is deemed to have accepted the terms of our engagement.

1.1.6

Ryden LLP is a RICS Regulated firm. As a result, Ryden must ensure that all processes and
valuations are fully compliant with the RICS Valuation – Global Standards 2017 (The Red Book),
with the latest edition having taken effect from 1 July 2017. This report is also fully compliant with
the International Valuation Standards (IVS) issued by the International Valuation Standards
Council (IVSC).

1.1.7

Ryden previously prepared a report and valuation in respect of the surplus Market Place Primary
School, Inverurie on 11 January 2017 on behalf of Aberdeenshire Council.

1.1.8

Ryden do not consider we have a conflict of interest in this instance.

1.1.9

The individual undertaking this Valuation has acted as an External Valuer.

1.1.10

Our opinion of value is reported in £ Sterling.

1.1.11

Unless otherwise stated, we have relied upon information provided by the client for all the
information given concerning details of tenure, tenancies, planning consents, planning proposals,
contravention of any statutory requirements, floor plans, building and site areas, the accuracy of
passing rental information provided to us and associated tenancy information. When considering
commercial property assets where the value is meaningfully influenced by the cashflow
associated with tenancies in place, we will investigate the financial standing of the covenants by
instigating a Creditsafe report or similar. It will, however, remain the responsibility of the client to
also investigate the financial standing of these covenants to ensure that they are comfortable that
they will be capable of meeting their rental and lease obligations. The extent of our investigations
is contained within our report. The nature and source of information supplied by the client has
been relied upon by the valuer.

1.1.12

We have highlighted the extent of our liability within the terms and conditions at Appendix 3.0.

REF: RN/SC/ABPR-1499(B)
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1.2

Inspection

1.2.1

This report is to be carried out on a desktop only basis and has been prepared by our Associate,
Rachel Naylor MA (Hons) MRICS. We would confirm that Rachel is experienced in valuing
properties of this nature and has the appropriate knowledge to carry out this valuation. We would
confirm that Rachel is an RICS Registered Valuer with Ryden LLP having sponsored her to join
the RICS Valuer Registration scheme. All valuations are discussed between the valuer preparing
the advice together with members of our transactional teams involved at the coalface of the
geographic and sectoral market in which the asset exists. The figures contained within this
document were agreed at Partner level prior to reporting.

1.3
1.3.1

Purpose
We understand this Valuation is required for internal purposes in connection with the potential
disposal of the property.

1.4

Valuation Date

1.4.1

The valuation date is 15 October 2018.

1.5

Basis of Value

1.5.1

For the avoidance of doubt, our Valuation is subject to the following Basis of Value. The basis of
value adopted for this report is:a)

Market Value (MV)
The estimated amount for which an asset or liability should exchange on the valuation
date between a willing buyer and a willing seller in an arm’s length transaction after
proper marketing and where the parties had each acted knowledgeably, prudently and
without compulsion.
For the avoidance of doubt, this is the appropriate basis of valuation as contained within
the RICS Global Valuation Practice Statement (VPS) 4 of the RICS Valuation – Global
Standards 2017, effective from 1 July 2017. Accordingly, the interpretative commentary
related to Market Value has been applied in arriving at our opinion of value.

REF: RN/SC/ABPR-1499(B)
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Aberdeenshire Council

Inverurie, Aberdeenshire, AB51 3XN

2.0

Market Place Primary School, Wallace Road, Inverurie, Aberdeenshire, AB51 3XN

2.1

Location

2.1.1

The subjects form part of the popular settlement of Inverurie, which is located around 16 miles
north west of Aberdeen. More particularly, the subjects are situated within the very heart of
Inverurie town centre, albeit occupy a back lying location situated to the rear of those properties
which front Market Place. Access to the property is from Wallace Road, which leads off Market
Place. The property is bounded to the east by the main Aberdeen to Inverness railway line.

2.1.2

The surrounding area is predominantly residential in nature, notwithstanding a number of retail
premises which form part of the ground floors of those properties which front Market Place.

2.2

Description

2.2.1

The subjects comprise a former primary school, which has been formed in a number of distinct
sections arranged over both single and two storey height. The main walls of the original buildings
appear to have been constructed from traditional solid pointed stonework, whilst the roof sections
over are timber framed, pitched and clad with slate.

2.2.2

Additional accommodation is included within a more modern two storey extension to the south,
which appears of modern brickwork or blockwork construction under a pitched roof, clad with
slate.

2.2.3

For the purpose of this valuation, we have not carried out an inspection of the property.

2.3

Accommodation

2.3.1

We have not had the opportunity to inspect the property and thus are unable to comment upon
the accommodation and floor areas provided within.

Notwithstanding, it is likely that any

purchaser would demolish the buildings prior to any development taking place.
2.4

Site Area

2.4.1

Based on plans provided by Aberdeenshire Council, the subjects occupy a site that extends in
total to 0.36 hectare (0.89 acre), as shown on the Site Plan at Appendix 1.0.

2.5
2.5.1

Services
We have assumed that the site is served by mains electricity, gas and water, with drainage
assumed to be to the main public sewer.

2.5.2

None of the services have been tested by us, but we have assumed that services to the assumed
development will be available at reasonable cost.

2.6

Condition of Site & Buildings

2.6.1

We refer to the terms and conditions as outlined in Appendix 3.0.

2.6.2

No inspection of the property has been undertaken for the purpose of this exercise and we are
thus unable to comment upon the condition of the subjects.

REF: RN/SC/ABPR-1499(B)
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2.6.3

Our valuation assumes that the site would be sold for residential development.

2.6.4

We were not aware of any invasive species such as Japanese Knotweed, hogweed or buddlia or
similar species.

2.6.5

We have not been provided with any site investigation reports or environmental reports for the
purposes of this report. Our opinion of value assumes that the site does not contain any
abnormal or unusual ground conditions and is clear from contamination.

2.7

Rating

2.7.1

We have investigated the Scottish Assessors’ Association webpage at www.saa.gov.uk and can
confirm that the premises are currently entered in the Valuation Roll as follows:Description

Property Address

Proprietor

Rateable Value

School

Market Place School

The Aberdeenshire Council

Market Place

Per Head of Property Services

£43,250

Inverurie
Aberdeenshire
AB51 3XN

2.7.2

The Uniform Business Rate for the 2018/2019 financial year is 48.0 pence in the pound for
subjects with a Rateable Value below £51,000 and 50.6 pence in the pound where the Rateable
Value exceeds this threshold. The owner of vacant properties can be liable for paying rates on
the vacant premises at 90% of the full rate. We would expect the rateable value to be reduced to
£0 or the property to be removed from the Valuation Roll should the buildings be demolished.

2.7.3

Water and sewerage charges will be levied separately by Scottish Water.

2.8

Planning

2.8.1

The Aberdeenshire Local Development Plan was adopted in April 2017. The subjects form part
of the Inverurie settlement boundary and the defined town centre area. The site itself does not
include any specific use designation.

2.8.2

As a former primary school, we have assumed that the subjects will benefit from a Planning
Consent specific to its former use.

2.8.3

Whilst town centre policies will seek to promote retail and office, it is notable that the subjects
occupy a back lying location which is unlikely to be compatible with retail use. Demand for office
use is also anticipated to be narrow at this time.

2.8.4

Having regard to the setting of the area immediately surrounding the property, it is notable that
the majority of the surrounding properties are residential in nature, comprising several detached
dwellings, modern terraced housing and apartments.

Based on your instructions, we have

provided our opinion of value under the special assumption that planning consent is in place for a
hypothetical scheme of mainstream development.

REF: RN/SC/ABPR-1499(B)
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2.8.5

In the absence of any considered scheme of development, we have based our calculations on a
scheme of 24 residential units, comprising 12 mainstream two bedroom flatted units, 6
mainstream one bedroom flatted units and 6 one bedroom affordable units for low cost home
ownership. A detailed description of our valuation approach and accompanying assumptions are
referred to within Section 2.10 below.

2.9

Tenure – Outright Ownership

2.9.1

We have not inspected the Title Deeds and for the purpose of our Valuation, have relied on the
information provided. In the absence of information to the contrary, we have assumed that the
title is not encumbered by any onerous restrictions, unusual covenants or other burdens.

2.10

Market Commentary & Valuation Methodology

2.10.1

The subjects under report comprise a primary school which we understand is now surplus to
requirements.

2.10.2

The subjects are well located, being situated within the town centre of Inverurie and a five minute
walk away from the railway station. The site is, however, back lying and, as a result, would
unlikely appeal to Class 1, 2 and 3 occupiers. The site is bounded by open grassland to the
north, a railway line to the east, sheltered housing to the south and residential flats to the west.
In preparing our opinion of value, we have had regard to the density of the surrounding area and
the existing skyline.

2.10.3

Based on your instructions, we have considered our opinion of value for the former Market Place
Primary School under the special assumption that planning consent is in place for a hypothetical
scheme of mainstream development.

2.10.4

Unfortunately, we have not been provided with any scheme of development for the purpose of
this exercise, nor any related development costs. As such, we have attempted to consider a
hypothetical scheme of development based on typical development costs and site densities in an
effort to determine the value of the subjects if sold on such a basis.

2.10.5

We have appraised the site under a number of different scenarios in order to release the highest
value. In doing so, we are of the opinion the site would lend itself, following the demolition of the
existing buildings, to a two storey flatted development comprising 12 two bedroom flats of 85 sq
m, 6 one bedroom flats of 45 sq m and 6 one bedroom affordable flats for low cost home
ownership. Externally, we have allowed for necessary car parking provisions and landscaping
areas.

2.10.6

For the purpose of determining the Market Value of the site, we have undertaken a residual
valuation appraisal, based on the scheme development described above.

2.10.7

This technique essentially estimates the sale price which could be achieved for the completed
development and thereafter deducts the various costs required to complete the development
(including construction costs, fees, interest charges, developer’s profit, etc), to arrive at the
residual value, which is an approximation of the price the developer would be prepared to pay for
the land. Developers typically undertake a similar process when bidding for sites.

REF: RN/SC/ABPR-1499(B)
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2.10.8

In the absence of any detailed scheme of development and related development costs, our
opinion of value should be regarded with some caution, acknowledging that the value that is
ultimately achieved by the sale of the subjects will correlate directly to the actual consented
scheme of development and its associated costs.

2.10.9

The factors we have considered when preparing our valuation are as follows:-

Development Timescale
2.10.10 We have adopted a total development timescale of 21 months, which includes a construction
period of 12 months, together with a 3 month period for demolition/pre-construction/infrastructure
works. Our opinion of value assumes that sales will commence from Month 11 and will conclude
in Month 21. This reflects a total absorption rate of approximately 1.8 per month, based on the
mainstream units only.
Sales Revenue (GDV)
2.10.11 Following the demolition of the existing buildings and site clearance, we have assumed that
Planning Consent in Principle will be in place for the development of 24 apartments, comprising
12 two bedroom mainstream apartments of 85 sq m, 6 one bedroom mainstream apartments of
45 sq m and 6 one bedroom apartments for low cost home ownership, each of 45 sq m that
would be capable of generating net sale proceeds of £3,540,000. This hypothetical scheme
reflects a density of 27 units per acre.
Construction Costs
2.10.12 In the absence of any detailed construction costs, we have assumed that the two bedroom
mainstream apartments could be constructed based on an all-in construction cost of £1,100 per
sq m and the one bedroom mainstream and affordable apartments at an all-in rate of £1,200 per
sq m to reflect inverse quantum.

Our calculations adopt a contingency of 3% of this total

construction cost and, in addition, makes allowance for site servicing and infrastructure works,
totalling £240,000 (£10,000 per unit).
2.10.13 In addition to the above, we have allowed £80,000 for demolition and site clearance, together
with a sum of £7,500 for the construction of a ramp access due to the change in level between
the site and the car park to the south which will be used to provide pedestrian and vehicular
access to the subjects.
Professional Fees
2.10.14 5% of construction cost, equating to £89,460.
2.10.15 In addition to the above, we have adopted £19,200 payable to NHBC.
Disposal Fees
2.10.16 We have adopted a sales fee for conveyancing of 0.5% of GDV and, in addition, made an
allowance of 2.5% for sales and marketing costs associated with the mainstream apartments
within the development.

REF: RN/SC/ABPR-1499(B)
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Acquisition Costs
2.10.17 Within our appraisal, we have allowed for various acquisition costs including; Legal Fee, LBTT,
Building Warrant Fees, Planning Fees and a Valuation for secured lending.
Developer Contributions
2.10.18 Based on a development of 24 units, we have assumed that there would be a 25% requirement
for affordable housing, which we have assumed would be delivered on the site for low cost home
ownership comprising 6 one bedroomed apartments. Developer contributions will be a matter for
future negotiation, however, in the meantime we have made a pre-application enquiry to
Aberdeenshire Council who indicate that, based on the proposed scheme of development
outlined above, Developer Obligations would equate to approximately £107,961.

We have

adopted this cost within our calculations.
Finance Costs
2.10.19 Our calculations assume a debt requirement to fund the proposed development based on a
borrowing cost of 4% which, over the development period and including an arrangement fee,
equates to £97,973.
Developer’s Profit
2.10.20 Our calculations adopt a target profit on GDV of 20% on the mainstream units and 10% on the
affordable units.
Residual Value
2.10.21 For the proposed 24 unit flatted development detailed herein, we calculate a residual site value of
£290,000.
2.10.22 Our current development appraisal has been undertaken with reference to market evidence
where available. However, our methodology is clearly subjective as it is based on a hypothetical
scheme only and detailed development costs have not been estimated by a QS. Further, the
suitability of the site for such a development is assumed, but there is no planning permission in
place. We would caution that a developer would consider their offer price based on their own
detailed scheme to arrive at a residual site value. Our opinion of value is based on a number of
special assumptions as set out below and, should any of these assumptions prove incorrect, this
could have a significant impact on our opinion of value reported herein. As such, our opinion of
value should be considered as guidance only.
2.11
2.11.1

Valuation
Taking the above factors into consideration, we are of the opinion that the Market Value of the
outright ownership interest in the subject premises at Market Place Primary School, Wallace
Road, Inverurie, Aberdeenshire, AB51 3XN, assuming full vacant possession, and based on the
special assumptions set out below, as at the Valuation Date, is:
£290,000 (Two Hundred and Ninety Thousand Pounds)

REF: RN/SC/ABPR-1499(B)
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As indicated above, our opinion of value is provided based on the following Special Assumptions:
a.

The purchaser will be responsible for the demolition of all buildings and site
clearance.

b.

The site is clear of contamination.

c.

The site does not contain any abnormal or unusual ground conditions.

d.

Mains services are available on site or adjacent to the site boundary at

e.

A servitude right of pedestrian and vehicular access to the site will be provided

reasonable cost.
through the car parking area highlighted in the plan attached at Appendix 1.0.
f.

Due to the change in level between the car park referred to above, and the
development site (approx. 0.75m), the purchaser will bear the abnormal cost of
constructing a ramp access.

g.

The subjects have Planning Permission in Principle for the development of 24
flatted units.

We trust this is sufficient for your current purposes, however, should you require any further assistance or
clarification, please do not hesitate to contact us.

--------------------------------------------------------Rachel Naylor MA (Hons) MRICS
Associate
RICS Registered Valuer
For and on Behalf of Ryden LLP

--------------------------------------------------------Richard Lang BLE (Hons) MRICS ACIArb
Partner
RICS Registered Valuer
For and on Behalf of Ryden LLP

15 October 2018
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Appendix 1.0
Site Plans
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Appendix 2.0
Valuation Calculations
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Market Place Primary School
24 Units
Market Place Primary School
Inverurie
Aberdeenshire

Development Appraisal
Licensed Copy
15 October 2018
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APPRAISAL SUMMARY

LICENSED COPY

Market Place Primary School
24 Units
Summary Appraisal for Phase 1
Currency in £
REVENUE
Sales Valuation
Block 1
Block 2
Block 2 - Affordables
Totals

Units
12
6
6
24

Unit Price
185,000
145,000
75,000

Gross Sales
2,220,000
870,000
450,000
3,540,000

NET REALISATION

3,540,000

OUTLAY
ACQUISITION COSTS
Residualised Price

288,427
288,427

Stamp Duty
Legal Fee
Building Warrant Fees
Town Planning
Survey

4,273
2,884
6,898
9,624
2,750

1.00%

26,429
CONSTRUCTION COSTS
Construction
Block 1
Block 2
Block 2 - Affordables
Totals
Contingency
Demolition
Ramp Access
Road/Site Works
Planning Obligation

m²
1,020.00 m²
270.00 m²
270.00 m²
1,560.00 m²

Rate m²
1,100.00 pm²
1,200.00 pm²
1,200.00 pm²

3.00%

Cost
1,122,000
324,000
324,000
1,770,000

1,770,000

53,100
80,000
7,500
240,000
107,961
488,561

Other Construction
NHBC

19,200
19,200

PROFESSIONAL FEES
Other Professionals

5.00%

89,460
89,460

DISPOSAL FEES
Sales Legal Fee
Block 1
Block 2

0.50%

17,700
55,500
21,750
94,950

Additional Costs
Arrangement Fee

25,000
25,000

Interest and Fees
Interest paid to Debt Sources:
File: V:\Data\Aberdeen Data\(2) Market Place Primary School - October 2018.wcfx
ARGUS Developer Version: 6.50.002

Date: 15/10/2018
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APPRAISAL SUMMARY

LICENSED COPY

Market Place Primary School
24 Units
Debt (4.000%)
Total Interest paid to Debt Sources:

72,973
72,973

Total Interest Paid

72,973

TOTAL COSTS

2,875,000

PROFIT
Balancing Account

665,000
665,000

Performance Measures
Profit on Cost%
Profit on GDV%
Profit on NDV%

23.13%
18.79%
18.79%

Ungeared IRR%
Geared IRR% (without Interest)
Equity IRR% (without Interest)
Return on Equity%

34.67%
34.67%
N/A
N/A

After Tax Performance Measures
Geared IRR% (without Interest)
Equity IRR% (without Interest)
Return on Equity%

34.67%
0.00%
N/A

File: V:\Data\Aberdeen Data\(2) Market Place Primary School - October 2018.wcfx
ARGUS Developer Version: 6.50.002

Date: 15/10/2018
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Terms & Conditions
1

TENURE
(a)

Outright Ownership
We have not inspected the Title Deeds and for the purpose of our Valuation, have relied on the
information provided. In the absence of information to the contrary, we have assumed that the title is
not encumbered by onerous restrictions, unusual covenants or other burdens.

2

STATUTORY OBLIGATIONS
We assume, unless we are specifically instructed to the contrary, that the property complies with the
Factories Act 1961, the Offices, Shops and Railway Premises Act 1963, the Building (Scotland) Acts, the
Health & Safety at Work Etc., Act 1974, the Fire Precautions Act 1971 and other related legislation and
regulations made thereunder. We further assume that the property is not adversely affected by any statutory
notices or orders or proposals under the Town & Country Planning (Scotland) Acts or any other public or local
statute or regulation or order.

3

STATE OF REPAIR
We have not carried out a building survey, nor have we inspected those parts of the property which are
covered, unexposed or inaccessible and such parts have been assumed to be in good repair and condition.
We cannot express an opinion about or advise upon the condition of uninspected parts and this report should
not be taken as making any implied representation or statement about such parts.

4

HAZARDOUS MATERIALS
We have not arranged for any investigation to be carried out to determine whether or not any deleterious or
hazardous material has been used in the construction of the property, or has since been incorporated, and we
are therefore unable to report that the property is free from risk in this respect. For the purpose of this
valuation we have assumed that such investigation would not disclose the presence of any such material to
any significant extent.

5

SITE CONDITION AND CONTAMINATION
5.1

Important provisions of the Environment Act 1995 came into force. This Act made amendments to
previous environmental legislation and established a new regulatory regime.

It includes new

provisions relating to contaminated land (now contained in the Environmental Protection Act 1990
Part IIA).
5.2

We are not aware of the content of any environmental audit or other environmental investigation or
soil survey which may have been carried out on the property and which may draw attention to any
contamination or the possibility of any such contamination.

In undertaking our work, we have

assumed that no contaminative or potentially contaminative uses have ever been carried out in the
property. We have not carried out any investigation into past or present uses, either on the property
or any neighbouring land, to establish whether there is any contamination or potential for
contamination to the subject property from these uses or sites, and have therefore assumed that
none exists.
However, should it be established subsequently that contamination exists at the property or on any
neighbouring land, or that the property has been or is being put to a contaminative use, this might
reduce the values now reported.
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6

ENERGY PERFORMANCE CERTIFICATES
The EU Directive on Energy Performance of Buildings has been implemented.

Energy Performance

Certificates (EPC) are now required for all commercial properties being let or sold.
Whilst our Report may comment in general terms on the energy efficiency properties of the property, it does
not constitute an Energy Performance Assessment, as required by current legislation.
The Scottish Government is committed to achieving an 80% reduction in Scotland’s emissions by 2050 and a
42% reduction by 2020 through The Climate Change (Scotland) Act 2009 which received Royal Assent on 4
August 2009. Section 63 of the Act requires regulations to be made for:-

• the assessment of the energy performance of existing non-domestic buildings and greenhouse gas
emissions from such buildings; and

• for building owners to take steps to improve the energy performance of, and reduce emissions from,
such buildings.
The Assessment of Energy Performance of Non-Domestic Buildings (Scotland) Regulations 2016 introduce
requirements on building owners for both the assessment, and the improvement, of the emissions and energy
performance of non-domestic buildings with a floor area of more than 1,000 sq m that are not constructed to
2002 building standards or later.
Property owners will be required to assess their greenhouse gas emissions and energy performance and a
plan to improve the energy performance of buildings and reduce emissions will be required to be produced.
There will be obligations on owners of certain Scottish properties to either:

•
•

Carry out certain energy efficiency improvement works within 31/2 years; or
Accept an obligation annually to report energy consumption and to keep a Display Energy Certificate
(DEC) exhibited at the property until efficiency measures have been implemented.

The regulations will apply to any commercial building in Scotland with a floor area of more than 1,000 sq m
(or 10,764 sq ft), however, the following exclusions will apply:

•
•
•
•
•

Properties that comply with 2002 (or more recent) Scottish building regulations;
Properties that have benefitted from energy improvements under a Green Deal plan;
Temporary buildings intended for use for two years or less;
Workshops, and
Properties with low energy demand, for example, where there is no heat provision.

The property owner must obtain an EPC on sale or rental and undertake a further assessment to identify a
target for improvement of the carbon and energy performance of the building.
An action plan, set by an assessor, is required to detail the physical improvements required to the property to
achieve the target. Once the plan is in place, the owner can choose to carry out improvements and has a
period of 31/2 years to do the physical work.
Alternatively, work can be deferred by instead recording and reporting actual metered energy use via a DEC
on an annual basis.
Along with the EPC, the Action Plan must be made available to prospective buyers or tenants and the
obligation will apply to the owner who commissioned the action plan and to future owners.
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Improvements can include any of the following:-

•
•
•

Installing draught stripping to doors and windows;
Upgrading lighting controls;
Upgrading heating controls, low energy lighting, or installing insulation in an accessible roof space – if
the payback period of the works is 7 years or less;

•
•

Replacement of a boiler if more than 15 years old;
Any other works, measures or steps to improve the energy performance or reduce emissions of
greenhouse gases associated with the property.

The following are exempt from the requirements:-

•
•

The renewal of a lease to an existing tenant;
The grant of a lease for 16 weeks or less where the property has not been let by the owner during the
preceding 36 weeks;

•
•

The grant of a sub-lease;
A sale or lease of a property in the course of construction.

Once in force, the new regulations will be triggered once a commercial property owner wishes to sell the
property or grand a lease to a new tenant.
Similar rules do not come into force in England and Wales until 1 April 2018 and will not apply to sales.
Further explanation is still required and the publication of guidance notes is expected in the coming months to
accompany the regulations to clarify the approach.
Property owners in Scotland must now take account the requirements for energy efficiency measures when
they sell or lease properties from 1 September 2016.
7

SOURCES OF INFORMATION
Unless otherwise stated, we have relied on information provided by the client for all the information given
concerning details of tenure, tenancies, planning consents, planning proposals, contravention of any statutory
requirements, outstanding statutory notices and building and site areas. Unless already available, the client
is recommended to seek confirmation, in writing, from the appropriate parties, concerning information
supplied to us on the above matters.

8

EQUALITY ACT 2010
Our valuation assumes that the premises are compliant with the above Act. The Equality Act 2010 now
incorporates matters involving Disability Discrimination. Should this not be the case, we would reserve the
right to amend our valuation accordingly.

9

SUSTAINABILITY
In carrying out a valuation, we have also had due cognisance to the contents of the RICS Guidance Note on
Sustainability and Commercial Property Valuation (2nd Edition). In summary, we have complied with best
practice in reporting on sustainability matters where they affect value.

10

SECONDARY LENDERS
Ryden do not carry out valuations for secondary lenders unless with prior written agreement.
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APPENDIX 3

NOTICE OF REQUEST FOR WRITTEN SUBMISSIONS under Paragraph 8 of the Asset
Transfer Request (Review Procedure) (Scotland) Regulations 2016 “the Regulations”
At its meeting on 28th November 2018 the Community Empowerment Appeals Committee
considered a request from the Garioch Partnership for review of the decision by the Garioch
Area Committee of 31 August 2018 to refuse an asset transfer request in relation to the Former
Market Place Primary School, Market Place, Inverurie, AB51 3XN.
The Committee determined that the review documents did not provide sufficient information
to enable it to determine the review and agreed in terms of further procedure to request further
written submissions on the following matters identified:(1) The valuation of the asset. In particular the Committee seeks further detail from the
Garioch Area Manager on the correct valuation figure; and

(2) The proposal to have the asset open and operating within the timeframe identified
by the community body given its current condition. In particular the Committee seeks
further detail from the Garioch Partnership on how it plans to achieve this.

Question 2, The Garioch Partnership response.
As identified in The Garioch Partnership (TGP) business plan (page 17) “Modifications will
commence when the needs of new groups are identified and suitable funding is secured. This
is anticipated to be 2019.”
Obviously as the timescale for the asset transfer has been driven by Aberdeenshire Council,
this timeline will slightly alter to allow for the delays that are outwith the control of TGP. The
length of the process has been controlled by Aberdeenshire Council, with TGP doing all they
could to ensure it was as quick as possible. Our submission to the Garioch Area Manager was
Validated on 4/07/2018, queries responded to by 20/07/2018. At the time of submission, we
had been of the understanding that there would be a recess hearing, which then got altered
to the 28/08/2018 Garioch Area Committee meeting, and the refusal there, and subsequent
timing for appeal documentation to be prepared has been within the expected timeline for
Asset Transfer.
TGP have funds in our reserves that would allow some work to commence on securing the
ownership of the property. Other funds would then be applied for immediately to allow further
development and the repair of the vandalism that has been allowed to occur due to the
premises being left vacant for a long period. This period of vacancy was not something we
had initially planned for due to our initial interest in the property being notified to the previous
Garioch Area Manager in November 2016, with a view to having the asset transfer processed
and accepted, therefore the date of transfer would be much sooner after the school had
vacated (being minded of the rates burden an empty property would place on Aberdeenshire
Council) and to avoid the building deteriorating and possible vandalism of a vacated property.
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We are now facing having to source additional funding to allow us to repair the building as it
has sat empty for so long, and been allowed to be vandalised, therefore this will inevitably
have a knock on effect to how quickly we can have the building open for safe use, however
saying this, TGP believe we can still have the asset up and running within a reasonable
timeframe to allow us to deliver on our business plan and to meet the needs of the Garioch
community.
TGP have had exploratory conversations with grant giving bodies and funders in advance,
and will have the ability to apply for these funds if and when the transfer goes ahead. We
cannot apply for funds prior to the asset transfer decision. There is a precedent of funding for
third sector hubs across the funders we have been in discussion with.
TGP also have some of the user groups who are awaiting notification from us, who have the
funds in place for their own fitting out of the space they require (HFSA and sector3safety) and
an agreement that this space could also be used by other community groups when they did
not require it, giving TGP the option of high quality, well equipped space for community use.
TGP also have plans for a crowdfunder type approach to develop the asset and allow us to
offer more for the community, and offers of support from local businesses to keep the asset
in community use. There is a continued need being identified by the community for this asset
to remain in public use, and a desire and demand to see this building being used.
With all of these factors, we believe that TGP would be able to have the building back to a
useable state within a matter of weeks of the request being granted, and then would have
further time to develop more funding applications to ensure a fit-for-purpose and useful
community hub over the following few months, with the centre being fully operational within 6
- 8 months of the asset transfer being granted, and then TGP can affect an ongoing planned
redevelopment of the property to attract a wider variety of user groups, which would create
the revenue to support the upkeep and future renovation of the building to ensure a hub that
has a lasting impact and legacy for Inverurie and the wider Garioch area.
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APPENDIX 4
Comments from the Garioch Area Manager on the written submission from the
Garioch Partnership
Thank you for the opportunity to comment on the response received from the
Garioch Partnership regarding the potential Asset Transfer of the former Market
Place Primary School.
The comments on the timescales pertaining to the Asset Transfer process are noted,
specifically the initial interest in November 2016. These comments imply that the
Council should have been maintaining the building as soon as this initial interest was
submitted. It is important that the Appeal Committee note that the Councils priority
is to manage assets in a manner which meets the needs of Council service delivery
not any individual or third party. In this instance the Council determined that the site
was surplus to requirements and was ultimately to be demolished. The building was
therefore managed in line with this decision and has attracted no investment in terms
of repairs and maintenance, other than essential works to maintain public safety.
It is noted that the Partnership “have funds in their reserves that would allow some
works on securing ownership of the property”. The extent of what the reserves
would be able to finance is not made clear and while there is no doubt some works
would be able to be financed from The Garioch Partnerships reserves, given the
small surplus the Partnership generate (£2,794 in 2017/18), it is unlikely they will
have sufficient reserves to carry out even minor repair works let alone making
inroads into the £146,682.50 (excluding VAT and professional fees) estimated by
Ryden for maintenance works identified before occupation.
The Garioch Partnership acknowledge that applications will need to be made to
secure funding for the works required they also acknowledge that the repair works
required will have a “knock on effect” on how quickly the building will become
operational. The Partnership have not defined what they consider to be a
“reasonable timeframe”, however given the building has deteriorated further since
the original report to Garioch Area Committee on 28 August 2018 this issue will only
become more difficult for the Partnership to address moving forward.
Should the Community Empowerment Appeals Committee wish to refuse the appeal,
The Garioch Partnership have indicated they would wish to submit a final appeal to
Scottish Ministers. It is worthy of note that although it is the ambition of Scottish
Government to deal with appeals within six months, currently this timeframe is not
being met, with anticipated timeframes in the region of 12 months. This further
reinforces the problems highlighted within the Garioch Partnerships response
regarding the deterioration of the building. Given the level of funding required to
carry out the necessary repairs is way beyond the reserves of the Partnership, this
additional time frame will only serve to widen the funding deficit.
Officers recognise the challenges faced by applicants in terms of securing external
funding during the Asset Transfer process. However, this is an ambitious project of
significant scale. Applications to funders to meet the funding deficit come with the
inevitable risk that they may not be approved. The type of user groups that would
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occupy the building are likely to have limited funds too, funds which may be
prioritised for the delivery of core activities.
The crowdfunding element is more difficult to assess. The Garioch Partnership
have the expertise to launch a successful crowdfunding campaign. However, there
is no evidence to suggest that there is a significant level of community interest in this
project to generate a meaningful response from the wider public.
The Garioch Partnership also state that they have “offers of support from local
businesses to keep the asset in community use”. That would appear to indicate that
local support is already available, but the nature of the support remains unclear, for
example if such support is able to be expressed in purely cash terms would it make
any positive difference towards the cost of what needs to be spent on the property?
Officers remain concerned in relation to the on-going burden for the community
beyond the possible initial enthusiasm to financially support such a project. The
Partnership do not seem to have an exit strategy for when individual groups are
unable to sustain their part of the facility, if for example other groups cannot be
identified to fill the gaps.
The additional comments provided by The Partnership strike an optimistic tone but
they provide no evidence that they would be able to secure the necessary funding to
make a success of the project.
The impression given by The Partnership is that such applications would be more
likely to be successful than fail but nothing is provided to justify such optimism.

