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ABERDEEN CITY COUNCIL 
 

COMMITTEE Policy and Strategy   DATE 28th April 2009 
 
CORPORATE DIRECTOR  Abigail Tierney 
 
TITLE OF REPORT  Arena Community Stadium 
 

1. PURPOSE OF REPORT 
 
This report summarises the results of the Arena Community Stadium feasibility 
study, which has investigated the feasibility of delivering the Arena on one of two 
sites in Aberdeen, King’s Links or Loirston Loch.  The report includes a 
justification for the recommendation of a preferred site option and describes the 
requirements for taking the project forward.  More detailed information is 
provided in the background papers identified in Section 9.  It should be noted that 
the identification of a preferred site at this stage is without prejudice to the 
determination of any potential future planning application. 
 
2. RECOMMENDATION(S)  
 
It is recommended that Members 
 

1) Note the results of the feasibility study identifying the selection of 
Loirston Loch, Nigg, as the preferred option for the location of the 
Arena Community Stadium development. 

2) Agree to a 50-50 spilt of project feasibility study costs between 
Aberdeen City Council and Aberdeen Football Club. 

3) Request that officers report on the outcome of land assembly 
discussions with Aberdeen Football Club and land owners in the 
vicinity of Loirston Loch to a future meeting of the Resources 
Management Committee. 

 
3. FINANCIAL IMPLICATIONS  
 
This report is not requesting any further capital funding beyond equalising the 
project costs for the feasibility study.  However, the Council will remain an 
important stakeholder in the project and will be consulted on and kept informed of 
project progress. 
 
Aberdeen City Council agreed at the meeting of full Council on 19th December 
2007 to funding of up to £300,000 for this stage of the project with this amount to 
be matched by Aberdeen Football Club.  During the project, Aberdeen Football 
Club agreed to fund the cost of the business case and design element of the 
work alone, with Aberdeen City Council agreeing to consider re-payment of up to 
half these costs at the completion of this stage.  All other project costs are to be 
shared equally between the two partners.  The total project cost for the feasibility 
study is estimated to be £360,000 (some invoices for recent work are yet to be 
finalised).  Aberdeen Football Club alone will continue to finance further work on 
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the project through to planning application stage if Aberdeen City Council agrees 
to share the total feasibility study costs to date equally.  This means Aberdeen 
City Council funding approximately £180,000 for the feasibility study, a saving 
£120,000 from the original budget. 
 
State Aid implications have been examined in two aspects, firstly in terms of the 
feasibility work completed and secondly in terms of future stages of project 
delivery.  With regard to the first of these, the monies which have been allocated 
to this project thus far by Aberdeen City Council are regarded by the Scottish 
State Aid Unit (SSAU) as public funding assistance to a privately owned 
enterprise and this falls within the ambit of State Aid.  However, the SSAU has 
confirmed that in this case the assistance is covered by a General Block 
Exemption Regulation allowing aid to small and medium sized enterprises, 
provided that the aid intensity does not exceed 50% of the eligible costs.  The 
eligible costs shall be the consultancy costs of services provided by outside 
consultants.  The services concerned shall not be a continuous or periodic 
activity nor relate to the undertaking’s usual operating costs.  It follows that the 
funding of approximately £180,000 which this report requests from Aberdeen City 
Council towards the feasibility study costs does not represent more than 50% of 
such costs and thus does not require to be notified for the purposes of State Aid 
as it falls within the exemption. 
 
In terms of the future stages of the project it is recognised that State Aid 
implications will be relevant in specific circumstances.  For example, consultation 
with the SSAU has highlighted that if Local Authority land was to be made 
available to the project at below commercial market rates then there would be 
State Aid implications.  Further, any proposed ownership model for the stadium 
and any potential future decision to provide public funding to the project for the 
purposes of incorporating additional community elements must take account of 
State Aid regulations.  It is therefore evident that the State Aid implications will 
vary and are dependent upon the final development proposal and delivery model, 
which have not been established at this stage.  Consequently, the SSAU will 
continue to be consulted as any arrangements for Aberdeen City Council 
involvement in the project delivery are finalised to ensure that State Aid 
regulations are not contravened at any point.   Assistance from the SSAU, in 
conjunction with the Office of the City Solicitor, will immediately be sought should 
clearance from the European Commission be required where State Aid 
implications are considered to be a certainty as the project develops. 
 
4. SERVICE & COMMUNITY IMPACT 
 
The Arena Community Stadium project has strong links with Culture, Arts and 
Sport in potentially increasing participation in sport, ensuring high quality, well 
managed sports facilities and recognising the role of sport in promoting the area 
as a tourist destination. 
 
One of the targets of the Community Plan is to redevelop or build a new stadium 
in Aberdeen by 2008, with Aberdeen Football Club as the lead tenant.  Whilst this 
2008 timescale will not now be met, the aim of the Community Plan remains 
pertinent. 
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Development of the Arena Community Stadium will help ensure that Aberdeen is 
acknowledged as a competitive, dynamic and vibrant place to live and work.  The 
Stadium could provide the opportunity to deliver citywide objectives within the 
Council’s Community Regeneration Strategy.  The King’s Links site is partly 
within the priority regeneration neighbourhood of Seaton and Loirston Loch is not 
within a priority regeneration neighbourhood.  Space within the development will 
be allocated to community use and with the selection of a preferred site, public 
sector organisations can be encouraged to identify the key community 
requirements that can best utilise this space. 
 
The Arena Community Stadium and football academy addresses key Council 
objectives of Sport, Health and the Economy of the City.  Such a facility would be 
a major addition to the infrastructure of the City, helping increase participation in 
sport and encouraging a healthy lifestyle across all sectors of the community. 
 
An Equalities and Human Rights Impact Assessment has been completed.  The 
summary of the assessment is as follows. 
 
The report on the outcome of the feasibility study into a preferred site for a new 
Community Stadium provides various positive and negative impacts which have 
been assessed.  A new stadium would benefit the disability, younger and other 
equality target groups, primarily by providing up to date facilities giving a safer 
and more comfortable environment.  Local residents would benefit from access 
to community facilities but may also be affected by transport issues, noise and 
crowds when events take place. 
 
Appropriate monitoring of the impact of a new stadium, and development of the 
project proposals, will be undertaken as outlined in the assessment document 
and as part of the planning process. 
 
5. OTHER  IMPLICATIONS 
 
There are no equipment or health and safety implications at this stage.  
Sustainable transport and environment issues have been appraised for both 
potential sites and are discussed in more detail later in this report.  These will be 
further assessed in the detail required to support a planning application for a 
development at the selected location.  Furthermore, any development at either 
site has Local Plan Policy implications and these are also discussed further in 
this report. 
 
Failure to deliver the Arena project risks reducing the economic benefit to the 
City from the presence of Aberdeen Football Club as it could lead to the Club 
relocating outwith the city.  The economic impact of Aberdeen Football Club, 
assessed in April 2006, concluded that the club contributes over £6 million per 
year to the local economy and supports 350 full time equivalent jobs. 
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6. REPORT 
 
6.1 Project history 
 
6.1.1 Redevelopment of the existing Pittodrie Stadium has been estimated to 

cost in the region of £30m and would require the club to endure a lengthy 
period of disruption.  Current stadium design requirements would give a 
redeveloped Pittodrie a capacity of 12,000 seats.  This would not be 
economically viable for the club and provides no benefit of community 
space.  The Policy and Strategy Committee of 19 April 2006 agreed to 
develop proposals, without commitment, for a community stadium. 

 
6.1.2 An outline business case for the proposed Arena Community Stadium was 

presented to Council on 19th December 2007.  This had reviewed four 
possible sites for the development within Aberdeen City and 
recommended Loirston Loch as the preferred option to be taken forward 
for a full feasibility study and business case.  The Council meeting 
requested that both Loirston Loch and King’s Links were subject to further 
feasibility study analysis.  This report summarises the outcome of this 
analysis. 

 
6.2 Feasibility study 
 
6.2.1 The feasibility study has considered the two potential Arena locations in 

terms of environmental appraisal, transport appraisal and the business 
case.  Additionally, an outline stadium design to meet the facility 
requirements and the proposed layout of the design in each location has 
been identified. 

 
6.2.2 The project team has also examined additional factors such as land 

assembly, planning regulations, State Aid legislation and common good 
land assessment that are all described in more detail elsewhere in this 
report. 

 
6.2.3 The conclusion of the feasibility study is that the site at Loirston Loch is 

the only one of the two options where it is feasible to deliver the Arena 
Community Stadium.  As these were the final two site options under 
consideration from a wider review of possibilities within the city, it is to be 
concluded that Loirston Loch is the optimum location in Aberdeen City for 
a new stadium facility.  King’s Links presents a good option in terms of 
sustainable transport and environment, but the matters of site size, sitting 
tenants and potential common good land issues combine to form an 
obstacle to the site being a realistic option within time and financial 
constraints for the project.  The site at Loirston emerges as the most 
deliverable option in terms of land assembly, finance and risk mitigation.  
This location represents an opportunity for Aberdeen to locate an iconic 
stadium at the gateway to the city, delivering a strong message of success 
to residents, visitors and business.  Additionally this site offers space for 
Cove Rangers, training and 5-a-side pitches, which would provide the 
basis for a ‘Football Academy’ that was also part of the original brief.  The 
significant transport and environment issues identified for this site will 
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need to be satisfactorily resolved by Aberdeen Football Club during the 
process of producing a detailed design and planning application. 

 
6.3 Site appraisals 
 
6.3.1 The lead consultant providing business case and stadium design input for 

the project has appraised both sites and offer the following summary of 
the primary advantages and disadvantages of each. 

 
The advantages of the Loirston site are: -   

 
- This gateway site provides a dramatic setting for an iconic stadium.   
- Scale of site provides space for flexible site layout incorporating extended 

community facilities and Cove Rangers Football Club. 
- Catalyst for economic development. 
- Potential to assemble land and finance.   

 
The disadvantages are: -   

 
- Sustainable transport and planning policy challenges. 
- Careful consideration is required in respect of environmental impact and 

potential mitigation. 
- Less potential to act as a catalyst for community regeneration. 
 
The advantages of the King’s Links site are: -  

 
- Established destination for support. 
- Identified in Local Plan as an opportunity site for new stadium. 
- Proximity to existing sports facilities. 
- Greater potential to act as a catalyst for community regeneration.   

 
The disadvantages are: -  

 
- Constrained site that cannot readily accommodate Arena requirements.   
- Reduced community use opportunities. 
- Greater risk in terms of ground conditions and sea air environment. 
- Legal risk in terms of common good status. 
- Existing tenants will require compensation and relocation. 
- Difficulty in assembling land and project finance. 

 
6.4 Summary of the business case 

 
6.4.1 Extensive benchmarking of stadia costs coupled with risk analysis carried 

out on both sites has identified stadium capital costs as follows:- 
 

Loirston Loch £38 million 
 King’s Links £42 million 
 

The solution for King’s Links has a higher capital cost primarily due to 
additional expense relating to ground remedial work and stadium 
foundations as the geology is less suitable for large scale construction.  
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The project team estimates that additional cost factors at King’s Links, 
such as termination of leases and relocation of tenants, potential loss of 
construction cost savings due to delays from common good legal issues, 
and no enabling development options could increase the cost difference 
between the sites by £7 - £9 million.   

 
6.4.2 To date approximately £23 million of potential funding has been identified 

in terms of a capital and capitalised revenue contribution and stadium 
naming rights.  The business case does not anticipate capital finance 
from Aberdeen City Council unless it wishes to identify and add 
additional community facilities. It is believed that it is possible to bridge 
the remaining gap between now and any planning application as the 
development is promoted as a major regional as well as national asset. 
Preliminary discussions have taken place with a number of sources 
interested in commercial sponsorship, investment from a national 
perspective and economic regeneration.  Potential funding partners have 
indicated that whilst the site selection remains undetermined commitment 
is difficult.  The presentation of a deliverable scheme on the agreed site 
will allow Aberdeen Football Club to be pro-active in securing the funding 
balance.   

 
6.4.3 The current recession also presents opportunities to secure construction 

costs at extremely competitive prices and investment in the new stadium 
through 2010 would provide a stimulus to the construction market in 
Scotland.  Glasgow has gained this through the Commonwealth Games 
investment and the Community Stadium could provide such stimulus in 
the North East.    

 
6.5 Design options 
 
6.5.1 The original design brief required the consultants to include commercial 

office and hotel space within the design, in the belief that it would be 
required to assist with the overall financing of the project.  During the 
business case analysis it has become clear that in the current economic 
climate the additional capital cost of including such requirements is barely 
covered by the revenue returns they would generate.  The inclusion of 
such options also significantly adds to the complexity of ownership and 
management structures during the lifespan of the development.  The 
project team has therefore opted to pursue a design without these 
additional facilities. 

 
6.5.2 The proposed design for the Arena Community Stadium provides 2,650 

square metres of flexible space allocated for community use.  Discussions 
with sports groups and public sector bodies have taken place regarding 
potential use of such space, but have largely been tempered by a lack of 
certainty over the preferred location.  A decision regarding the site will 
enable the consultation required to identify the primary community uses 
within the stadium, and the integration of facilities throughout the 
development and neighbouring areas, to be undertaken in earnest. 
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6.5.3 Preliminary discussions have been held with the Scottish Rugby Union 
(SRU) on the feasibility of attracting international rugby matches to the 
North East, particularly in light of a potential future bid for the Rugby World 
Cup.  These discussions have been fruitful and the will exists within the 
SRU to explore this option further.  The stadium capacity would then 
require to be 30,000 and the funding required to deliver this additional 
seating capacity would need to be identified from sources other than 
Aberdeen Football Club or Aberdeen City Council. 

 
6.6 Environmental Assessment 
 
6.6.1 Faber Maunsell has completed an environmental appraisal of both 

proposed Arena sites.  This is not an Environmental Impact Assessment 
as required by planning regulations, but the underlying principles and 
techniques used are broadly similar.  The work completed includes:- 

Baseline surveys to describe the environmental character of the sites. 
Identification of key environmental constraints. 
Determination of potential environmental impacts of development. 
Recommendations for mitigation works. 
Comparative appraisal of the sites. 

 
6.6.2 The Environmental Appraisal has considered a broad range of issues, 

including planning policy, land use, landscape, ecology, archaeology, 
geology, water environment, noise and vibration and air quality.  A 
summary of the assessment of these issues and potential mitigation 
options is provided in table 6.1. 
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Key Constraints & Mitigation Opportunities Topic  

King’s Links Loirston Loch 
Constraints: Existing uses of the site as a 
Golf Centre, both a recreational and 
commercial facility, and the use of the 
southern of the site as a cricket pitch. 

Constraints: Existing use of the site as the 
base of ACC Ranger Service and the services 
they provide as well as the informal 
recreational uses of the site including walking, 
bird watching and fishing. 

Land Use, 
Recreation and 
Socio-
Economic 
Issues 
 Mitigation: Existing uses would be 

permanently lost.  Recommended mitigation is 
to offset the loss by identifying / providing 
alternative sites for the Golf Centre and cricket 
pitch. 
 

Mitigation: Recommend developing the site 
such that the Ranger Service is integrated into 
the development.  Requires maintaining 
some of the recreational functions of the site 
i.e. walking paths, and access to the loch.  
Alternatively the Service would require to 
relocated to offset any permanent loss. 

Constraints: The development must be 
sensitive to the distinctive seafront character of 
the links and surrounding area.  The stadium 
will break the skyline from several viewpoints 
along the coastline.  The stadium may also 
obscure views of Broad Hill a prominent 
landscape feature of the southern end of the 
links which currently helps provide visual 
separation from central and southern 
Aberdeen. 

Constraints: development must be sensitive 
to the woodland and associated recreational 
resource and path network of Loirston Loch. 
The stadium may break the skyline from 
several viewpoints along major road corridors 
and may also be partly visible from 
surrounding settlements. The development 
must be sensitive to the character of the 
setting. 

Landscape and 
Visual 

Mitigation: There is the potential for the wider 
development to create the opportunity for 
sections of the site to benefit from an improved 
landscape structure and site management. 
Appropriate coastal tree and shrub planting of 
the area surrounding the development would 
help provide additional screening. 
 

Mitigation: Recommend inclusion of dry stone 
wall boundaries that lie within the site, they are 
a long established feature within this 
landscape character type. The proposed 
development could use the existing 
topography and earthworks with planting to 
minimise visual intrusion within the wider 
setting. Native landscape planting would 
enhance the setting of the Loch and Education 
Centre as well as providing a buffer from the 
proposed stadium. 

Constraints: No significant constraints have 
been identified. Main effects relate to the 
potential for indirect adverse effects during the 
construction period which affect surrounding 
low value habitats. 
 

Constraints: Site is identified as being of local 
ecological value, in part due to Loirston Loch 
which is an important habitat feature. A 
range of wintering waterfowl and geese use 
the site and are attracted by the open aspect. 
Otters have also been identified as 
potentially using the site. The potential to 
impact on a tributary of the River Dee SAC 
also requires further consideration. 

Ecology and 
Nature 
Conservation 
 

Mitigation: Standard construction mitigation 
such as the implementation of an 
Environmental Management Plan and 
adherence to SEPA PPGs, etc will manage 
and reduce the risk of adverse effects. 
 

Mitigation: A buffer of at least 50m should be 
applied to Loirston Loch to retain the open 
aspect of the Loch. Ecological and landscape 
planting particularly on the Loch margins. Use 
of SUDS to complement mitigation proposals. 
An Appropriate Assessment will require to be 
undertaken to demonstrate to SNH that the 
development would not affect the River Dee 
SAC. 
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Key Constraints & Mitigation Opportunities Topic  
King’s Links Loirston Loch 
Constraints: Potential to impact on known 
and unknown archaeological sites through 
construction. 
 

Constraints: Potential to impact on known 
and unknown archaeological sites through 
construction. The lack of development 
within the site boundary indicates that any 
previously unrecorded archaeological remains 
may have lain undisturbed and thus have 
good survival, if present. 

Cultural 
Heritage 
and 
Archaeology 

Mitigation: Investigative steps to establish 
whether there is any survival of deposits below 
the current ground level. Initial consultation 
with Aberdeen’s Keeper of Archaeology 
suggest that a programme of archaeological 
evaluation trenches will be required to further 
assess the archaeological potential of the site. 
 

Mitigation: Evaluation trenches will be 
required. Geophysical survey should be 
carried out prior to this and in areas where 
there is agricultural ploughing, field walking 
would also be beneficial. These techniques 
could inform areas in which intrusive 
evaluation trenches would be prudent. The 
results of the evaluation trenches will inform 
further mitigation requirements. 

Constraints: Most significant issue is how the 
additional surface runoff from the new 
development is handled. The area available to 
be developed means that scope for SUDS as 
part of mitigation is reduced. 

Constraints: The proximity of development to 
existing surface waters Loirston Loch and 
unnamed channel draining to the River 
Dee SAC. In addition the development will 
significantly increase surface runoff volumes. 

Water 
Environment 
 

Mitigation: Preference is for the use of SUDS, 
however, the limited amount of land to be 
developed may require drains connecting to 
the existing drainage network. 
 

Mitigation: Recommend that a 50m buffer (at 
least) in which no major development occurs is 
applied to Loirston Loch. Construction 
activities should avoid impacting on River Dee 
tributary. An Appropriate Assessment will be 
required to be undertaken. SUDS should be 
used as part of wider ecological/landscape 
mitigation plan; recommend use of filter strips, 
retention ponds and permeable surfaces as 
part of drainage design. 

Constraints: Minimal impact associated with 
geological strata and features during the 
development of this site. Any geological 
impacts would be limited to the construction 
phase of the development.  There is the 
potential for made ground to be present. 

Constraints: Minimal impact on geological 
strata and features during the development of 
this site. Potential for minor impacts on 
local groundwater flow regimes. The potential 
for contaminated land is considered negligible 
due to historic uses of the site. 

Geology, Soils 
and 
Contamination 

Mitigation: Site investigations are required to 
be undertaken prior to construction, should 
these identify the presence of significant 
contamination, appropriate site protocols and 
disposal methods will be required to mitigate 
human and environmental risks. 

Mitigation: Site investigations are required to 
be undertaken prior to construction. Drainage 
design should incorporate SUDS to minimise 
the impacts on local surface water and 
groundwater regimes. 
 

Constraints: There are 29 noise sensitive 
receptors within 200m of the King’s Link site 
including residential, industrial, commercial 
and recreational buildings. Crowd noise and 
traffic flows would be the main sources of 
noise associated with the development. 

Constraints: There are approximately 26 
potentially noise sensitive receptors within 
approximately 200m of Loirston Loch including 
18 residential properties. As with King’s Links 
the main sources of noise would be traffic 
flows and crowds. 

Noise 
 

Mitigation: In the long term mitigation of noise 
from the Arena could be achieved through 
sensitive design of the stadium. The 
development of the site should consider the 
proximity of noise sensitive receptors with 
respect to Arena. 
 

Mitigation: In the long term mitigation of noise 
from the Arena could be achieved through 
sensitive design of the stadium. The 
development of the site should consider the 
proximity of noise sensitive receptors with 
respect to Arena i.e locating away from the 
residential properties on Red Moss road for 
example. 
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Key Constraints & Mitigation Opportunities Topic  
King’s Links Loirston Loch 
Constraints: Significant issues include 
proximity and nature of sensitive receptors in 
the vicinity of the development and the 
proximity to the City Centre AQMA. Impacts 
relating to changes in traffic flows are 
considered negligible due to the proximity to 
the existing stadium. 

Constraints: Number of sensitive receptors in 
close proximity to the site. Increases in traffic 
flow in the area would lead to increases in 
local pollutant concentrations. the site is also 
adjacent to the proposed Wellington Road 
AQMA and increased traffic flows could 
increase emission of pollutants. 

Air Quality 
 

Mitigation: During construction mitigation 
would relate to good construction management 
i.e. suppressing generation of dust and no 
idling plant or vehicles. In the long term a 
Green Transport Plan should be developed for 
the site to manage and reduce car 
dependence and reduce emission of 
pollutants. 

Mitigation: During construction mitigation 
would relate to good construction management 
i.e. suppressing generation of dust and no 
idling plant or vehicles. In the long term a 
Green Transport Plan should be developed for 
the site to manage and reduce car 
dependence and reduce emission of 
pollutants. 
 

Table 6.1 – Summary of Environmental Assessment. 
Glossary
ACC = Aberdeen City Council 
SAC = Special Area of Conservation 
SEPA = Scottish Environment Protection Agency 
PPG = Planning Policy Guidance 
SUDS = Sustainable Urban Drainage Systems 

 
6.6.3 In comparing the sites, the assessment suggests that from an 

environmental perspective both sites are possible locations for the 
development and mitigation can be incorporated into the design and 
masterplans to reduce or offset potential adverse effects. 

 
6.6.4 It is recognised that the Loirston Loch site is more environmentally 

constrained, particularly in regard to ecological value and recreational 
opportunities, and these constraints should not be underestimated.  
However, the site has sufficient size to allow greater opportunities for 
mitigation to ensure that the Arena development can be designed and 
constructed as sympathetically as possible.  It is likely that the costs 
associated with the implementation of environmental mitigation would be 
higher at Loirston Loch.  A small watercourse to the west of the site drains 
into the River Dee and an Appropriate Assessment will be required to 
confirm that the proposed development does not negatively impact on this 
Special Area of Conservation (SAC). 

 
6.6.5 At King’s Links there is potential for adverse environmental effects, 

especially during the construction period.  Additionally, development on 
this site will result in the loss of the golf driving range and recreational 
space (including cricket pitches).  It will be necessary to consider providing 
an alternative site for these facilities to offset their loss. 

 
6.6.6 Under the Nature Conservation (Scotland) Act 2004, Aberdeen City 

Council has a duty to further biodiversity.  The environmental consultants 
advise that a comprehensive approach to ecological mitigation and 
compensation should be seen as the only way to exercise this duty.  Any 
licensing needed to disturb European Protected Species would have to 
demonstrate that there is no alternative to licensing, including 
demonstration that alternative sites have been considered. 
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6.6.7 In terms of taking a preferred option forward, once a decision on a 
preferred site is made, the development will require an Environmental 
Impact Assessment (EIA).  It is good practice to undertake scoping of 
consultees opinions on the development proposals and identify issues 
they specifically would like addressed in the EIA.  This process was 
followed prior to the Environmental Appraisal but when a specific design 
option is available it is recommended that the scoping exercise is 
repeated.  Ultimately this helps ensure a positive approach to stakeholder 
engagement and reduces the risk of objections to the planning application.  
The environmental appraisal work undertaken so far will be used to inform 
additional work required for the full EIA. 

 
6.6.8 The Aberdeen City Council Ranger Service currently operates from its 

base at Lochinch Farm.  The environmental assessment suggests two 
approaches for considering the Ranger Service requirements.  One is to 
incorporate the Service into the overall design for the site and maintain as 
much of the ecological and recreational value of the site as possible.  The 
alternative is to relocate the Service to another appropriate location.  The 
proposed development for the Arena Community Stadium would not 
directly affect the Ranger Service buildings but obviously the proposals do 
require land in the vicinity to be developed.  The Ranger Service runs 
some public events on evenings and at weekends and the potential of 
these coinciding with stadium events would need to be managed.  
Consultation with the Ranger Service during the development of detailed 
design proposals will be essential to enable the design to integrate their 
requirements and the possible scope for some habitats lost to the 
development to be recreated elsewhere should be investigated in more 
detail.  Selecting this location for the Arena Community Stadium provides 
the opportunity to provide enhanced access to other areas of the site, 
including the entire loch edge, to provide an attractive community resource 
with walking paths, riparian planting and landscaping. 

 
6.6.9 There is one Core Path (no. 20) at King’s Links that any development at 

this location would have to take into consideration.  To avoid constraints 
on the proposed design it is likely that the current line of the path would 
need to be re-routed.  However, core path access through the site would 
be maintained, including emergency vehicle access to the beach through 
the subway under the esplanade.  There is one Core Path (no. 82) and 
one aspirational core path (no. AP3) at Loirston Loch.  The proposed 
development would have a direct impact on the core path and it would be 
part of the overall site plan to realign it via a suitable nearby route.  
Furthermore, the proposals would consider making improvements to the 
path network in the area to significantly improve access to loch side areas 
and other parts of the location.  The development represents an 
opportunity to deliver the aspirational core path and integrate it into the 
access requirements for the area. 

 
6.7 Transportation Assessment 
 
6.7.1 SiAS has completed a transport assessment for both of the proposed 

sites.  The principle objectives of this work are to:- 
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summarise relevant transport policy 
assess each location in terms of sustainable transport 
identify elements to be implemented to meet sustainable transport 
requirements 
assess the feasibility and cost implications for delivering sustainable 
transport. 
 

6.7.2 A review of the 2007/08 season at Pittodrie showed that there were 29 
major events held; 11 on Saturday afternoon, 9 on Sunday afternoon and 
9 on a weekday evening.   These were all football matches and include 
league, cup and UEFA games and a friendly match.  The transport 
feasibility study assumes 30 major events through a season. 

 
6.7.3 The traffic impact of a new stadium at King’s Links is expected to be 

similar to that of the existing Pittodrie Stadium.  Market Street and Bridge 
of Don traffic during major events is not anticipated to be above weekday 
peak hour levels.  A new stadium at Loirston could give traffic levels on 
Wellington Road during major events that meet weekday peak period 
volumes.  In both cases, careful consideration of mitigation measures and 
air quality assessments would be required through detailed transport and 
environmental assessments.  However, the decision to exclude hotel and 
office space means the development will have less impact on mid-week 
traffic flows than originally expected. 

 
6.7.4 The King’s Links location is the most sustainable and accessible location 

in transport terms.  Primary issues at this site are likely to be the need for 
clear public transport routes and arrangements to minimise congestion 
and disruption to non-stadium public transport in the King Street area 
before and after events. 

 
6.7.5 The Loirston Loch site presents a logistical challenge for sustainable 

access.  However, Reading Football Club is offered as an example where 
a similarly located edge of town stadium development has integrated 
measures to meet this challenge.  Proposals for increased use of park and 
ride schemes and a shuttle bus service from the city centre would almost 
certainly be required as part of a detailed Travel Plan.  The level of 
financial support required to achieve this requires further assessment to 
identify appropriate fare levels and the potential for some services to run 
on a more commercial basis.  Reading has a city centre to stadium shuttle 
bus service that has always operated on a wholly commercial basis, 
although other services do require some support when passenger 
numbers are low.  Aberdeen Football Club currently provides financial 
support to supporters’ buses from park and ride sites.  Furthermore, the 
provision of public transport serving the community elements of the 
development must be satisfactory.  The transport consultants have 
provided some possible options for alterations to local bus routes that 
could assist in this regard.  Locating the Arena at Loirston Loch has the 
potential to provide additional impetus to the longer term strategy of 
developing Crossrail proposals, whereby the site could benefit from being 
served by a possible railway station in Cove. 
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6.7.6 At King’s Links, the traffic management on the site itself is constrained by 
the small area available.  This could lead to compromises in the design 
and difficulty in ensuring the safe and efficient arrival, departure and 
circulation of vehicles and supporters.  At Loirston Loch it is proposed to 
service the site through two routes directly connected to Wellington Road 
and the major transport infrastructure.  The development of a Travel Plan 
for Loirston will need to include proposals for safe and efficient pedestrian 
access to the site across Wellington Road.  Examination of the junction 
strategy for Wellington Road in terms of road traffic, cyclists and 
pedestrians will need to be considered in detail.   

 
6.7.7 Scottish Planning Policy 17 (SPP17) provides car parking standards that 

mean a maximum of one space per 15 stadium seats would be allowed.   
This gives a limit of 1,467 spaces for a 22,000 seat facility and 2,000 
spaces should a 30,000 seat option be possible.  Car parking concepts 
will need to be introduced at an early stage to enable consultation on the 
issues as parking external to the development could be a concern for 
residents.  For either site, a more detailed Transport Assessment and 
Travel Plan, based on the feasibility work completed so far and 
incorporating further development of all the aspects mentioned in this 
report, will be necessary to satisfy planning permission requirements.     

 
6.8 Planning 
 
6.8.1 The planning issues for both sites have been examined by the consultant 

team.  The Aberdeen City & Shire Finalised Structure Plan establishes 
both sites as a potential location for a new community stadium.  The 
locations are identified on the key diagram and some commentary is 
provided relating to the proposal’s regional importance and its ability to 
bring economic, social and cultural benefits.  This would therefore 
constitute a significant material consideration in favour of any planning 
application for a community stadium in this location.  Due to the nature 
and scale of a community stadium proposal, there would be a number of 
issues requiring to be addressed through the detailed design and planning 
application process, including scale and massing, natural heritage, 
transport, environment and noise considerations.  The detailed design of 
the stadium will be required to demonstrate how it meets national and 
Aberdeen specific sustainable development criteria in terms of elements 
such as construction materials and methods, energy consumption and 
drainage, as well as the requirements of the “Secured by Design” crime 
prevention initiative. 

 
6.8.2 For King’s Links, the identification of the site as Opportunity 51 in the 

Adopted Local Plan provides additional support for a community stadium 
in this location.  However, the over-riding policy relating to Urban Green 
Space covers a significant proportion of the site and on this basis any 
proposal for a new community stadium in this location would likely 
constitute a departure from the development plan.  It would require to be 
notified to the Scottish Ministers due to the Council’s interest in the land.  
The risk therefore exists that the proposal may be called in by the Scottish 
Ministers however, public support received for this location through the 
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North Beach Planning Study and its subsequent identification as an 
opportunity site in the Local Plan would be a key positive factor in this 
regard.   

 
6.8.3 The Loirston Loch site is located in the Green Belt in the current 

Development Plan, which will likely remain in force for at least the next 2–
3 years.  The development of a stadium would therefore require to be 
notified to the Scottish Government due to its Green Belt location and 
because the Council has a significant interest in the land.  The Planning 
etc, (Scotland) Act 2006 proposes enhanced scrutiny for developments 
significantly contrary to the Development Plan.  This includes analysing 
the extent of pre-application consultation with the local community and any 
debate at local authority hearings prior to a decision being taken on the 
application.  In this context, it is important that a comprehensive pre-
application consultation process, including all stakeholders with an interest 
in the proposal, is undertaken and that any application is debated in depth 
at Local Authority level.  Public support for the proposals together with a 
proven economic and social benefit will be a significant positive factor in 
favour.  The impact on National, Regional and Local Plan Policies, 
outlined in the Environmental Appraisal, will have to be addressed as the 
detailed design progresses.  In the context of SPP17 (Planning for 
Transport) careful consideration of the sustainability credentials of the 
proposal will be required, and significant measures to meet the 
requirements of this policy are anticipated to be required.  

 
6.9 Land assembly 
 
6.9.1 Negotiations intending to lead to detailed solutions for land assembly have 

been hampered by not having a single site option being pursued.  
However, the work undertaken so far has led to the following conclusions 
on this matter. 

 
6.9.2 The proposed site at King’s Links is entirely within the ownership of 

Aberdeen City Council.  However, there are three tenants in-situ on parts 
of the site.  The most significant of these, the golf shop and driving range, 
has a ground lease with a considerable period to run.  To facilitate 
development at this location all the Council’s tenant’s interests would have 
to be acquired with appropriate compensation.  The probable cost and 
time delay would seriously affect the deliverability of the Arena project at 
King’s Links.  Furthermore, the City Solicitor’s office has indicated that 
there is a high probability that these properties could not be acquired by 
Compulsory Purchase, as the Council is already the landowner and it is 
ownership rights which are acquired by the Compulsory Purchase Order 
(CPO) process.  Termination of any leases, if the tenant is not in breach, 
could only be achieved through negotiation of a price with the tenants. 

 
6.9.3 There are private landowners in the vicinity of the proposed site at 

Loirston Loch, with Aberdeen City Council having a significant land 
interest in the area.  It is not anticipated that there are any Compulsory 
Purchase requirements for this site.  Discussions have taken place 
between the project team and landowners in the area and the nature of 
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these discussions leads to the belief that an agreement may be possible 
on the proposals.  However, it is only once a single preferred site is 
selected that more detailed negotiations can take place to finalise the 
necessary land assembly agreements.  This report recommends that 
Members agree to officers continuing these negotiations to allow the 
project to progress.  If deemed necessary, as a result of these 
negotiations, the First Minister’s consent will be sought regarding the 
arrangements for the provision of Council land to the project.   

 
6.9.4 The feasibility study has investigated the issues of common good land, 

specifically at King’s Links where previous Community Stadium studies 
have suggested it may be an issue.  A member of Queen’s Counsel (QC) 
was appointed to provide an opinion on the status of the land at the 
proposed site, given their experience gained through responding to a 
similar request in relation to land in the vicinity of Hazlehead Golf course.  
In the case of Hazlehead, the QC returned the opinion that the lands are 
not common good, “…such that the Council does not require [QC’s 
emphasis] to make an application under section 75 of the 1973 [Local 
Government (Scotland)] Act [to dispose of/appropriate/alienate the land]. 
If, however, for practical reasons it is considered necessary effectively to 
seek the advice of the Court, that may be done by way of an application 
under section 75”.  The response in terms of King’s Links referenced this 
opinion and highlighted a difference whereby at King’s Links no money 
was paid into the common good account when the land was transferred to 
the Links and Parks Account.  The QC’s opinion for King’s Links stated, “If 
anything, the differences which exists in this case perhaps increase very 
slightly the risk that a court might ultimately hold that the lands were 
common good which, in turn, means that resort to an application to the 
court under section 75 would, in this case, be very slightly less 
unnecessary than I considered it to be in respect of Hazlehead Golf 
Course.”  Whilst this suggests that common good would probably not be 
an impediment to the Arena project, the common good status is still open 
to challenge and the possibility of extensive legal activity in relation to the 
site remains a significant risk to proceeding with this option. 

 
6.10 Project partnerships 
 
6.10.1 To date, the Arena Community Stadium project has been a partnership 

between Aberdeen Football Club and Aberdeen City Council.  Aberdeen 
Football Club has recognised the budget constraints of the Council and 
stepped in to fully fund the business case element of the feasibility work.   
In further recognition of Aberdeen City Council’s assessment of its capital 
finance programme, Aberdeen Football Club is willing to lead the next 
stage of the project and fund the remaining work required to submit a 
planning application.  The football club has requested that a) Aberdeen 
City Council notes that the feasibility study identifies Loirston Loch as the 
preferred site for the Arena b) Aberdeen City Council provides officer time 
as appropriate through the next stage of the project in terms of land 
assembly discussions and c) Aberdeen City Council agrees to split the 
project costs for the feasibility study equally between the two partners. 
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6.10.2 Cove Rangers Football Club has outline planning permission for a stadium 
at Calder Park.  The integration of their requirements with the larger scale 
Arena project offers an opportunity to deliver a ‘Football Academy’ facility 
with club facilities, training pitches and community access to football.  Only 
the site at Loirston Loch provides sufficient space for Cove Rangers to be 
incorporated into the overall scheme.  It should be noted that the cost of 
including Cove Rangers’ requirements has not been incorporated into the 
business plan, but a location for their facilities has been identified in the 
overall plan.  Cove Rangers intend to use an artificial surface in any future 
stadium, which would allow for extensive community use. 

 
6.10.3 This report is not requesting any further capital funding beyond equalising 

the project costs for the feasibility study.  However, the Council will remain 
an important stakeholder in the project and will be consulted on and kept 
informed of project progress.  There is also the possibility that as the 
detailed plans for the project develop and the site specific proposals 
become clear, Aberdeen City Council MAY choose to become financially 
involved to achieve benefit from the incorporation of additional community 
or public sector facilities. 

 
6.11 Programme 
 
6.11.1 The lead project consultants have advised of a programme of work that 

would be required to produce a completed stadium.  An initial requirement 
is agreement of a preferred site option to enable future design, 
consultation and finance activities to be focussed.  Aberdeen Football 
Club is willing to provide the funding necessary for the project to reach 
planning application stage. 

 
6.11.2 Should Aberdeen Football Club look to proceed on the basis of the 

outcome of the feasibility study, it could be possible to deliver a completed 
stadium in the summer of 2011.   

 
Key milestones are as follows: -  

 
Select Site     April 2009 

 
Complete Stage D Design  October 2009 

 
Planning Application   November 2009 

 
Tender Project    February 2010 

 
Start on Site     June 2010 

 
Complete Stadium   August 2011 

 
6.11.3 It should be noted that the consultants have highlighted the possibility of 

significant financial benefits if this timescale can be adhered to.  The 
current economic situation suggests that construction tenders issued prior 
to the middle part of 2010 are likely to attract tender prices at a 
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considerable discount from those seen in recent years.  It is therefore of 
benefit to the project as a whole if momentum can be maintained to 
enable the identified milestone dates to be achieved. 
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