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BACKGROUND
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Middlefield

Tillydrone

Torry; and

Woodside.









The plans have been prepared over the course of 2006 and have
involved significant consultation and engagement with a range of
key stakeholders including the local authority, local community
and other public and private agencies and businesses. The
comments and issues raised during this consultation process
have shaped this masterplan to ensure that the plans reflect as
far as possible the aspirations of the various parties. Above all,
the plans balance the desire for creativity and aspiration with the
need to ensure ultimate deliverability.

Each of the areas being considered as part of this
masterplanning exercise have their own individual characters, and
their solutions will need to be tailored accordingly. While each
area will benefit from a holistic approach to regeneration,
particular focus will be given to addressing specific problems and
converting particular opportunities in order to achieve the
successful, and sustainable outcome.

The 6th regeneration area, Seaton, has been considered as part
of the wider North Beach Masterplan prepared for the Council.

Cummings Park



Aberdeen City Council on behalf of The Aberdeen City Alliance (TACA) have
appointed DTZ and HTA to prepare a series of masterplans for 5 of the 6
regeneration areas in Aberdeen namely:

1
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Appendix 2 contains a copy of the public exhibition material which was used
in the July exhibitions and additional material prepared subsequent to the
July exhibition as well as copies of some of the media coverage of the
exhibitions.

Appendix 1 of this area report provides the Middlefield Neighbourhood
Profile containing key facts and figures relating to the area and details of
issues such as the feedback from consultations.

The Middlefield area masterplan report is one of a series of reports which
together form the Regeneration Areas Masterplan. Additional information
regarding the overall approach to all the regeneration areas can be found in
the Masterplan Executive Summary Report and this is supported by a range
of technical working papers covering Planning & Development, Community
Planning, Housing, Transport & Socio-economic issues.
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MIDDLEFIELD IN 2006

2.1

Blight, in the form of vacant dwellings, affects the northern half of the
neighbourhood in the Logie/Manor area particularly badly. Eighteen percent
of housing stock is void with the average length of voids in Logie of 94
weeks. In 2001, just 18% of homes in the neighbourhood were owneroccupied. Seventy eight percent of households in Middlefield had a
household income of less than £25,000, the highest percentage in North
Aberdeen. Two percent of Middlefield Neighbourhood recorded an annual
income of over £55,000, one fifth of the Area and one sixth of the City
average.

The area has a population of 2,282, who are largely housed in a mix of lower
density dormer bungalows and semi-detached houses, to older tenement
housing. The area has the highest percentage of blocks of flats in North
Aberdeen at 65%, almost double the Aberdeen average of 35%. In addition,
70% of the houses in Middlefied are rented from the Council, which is the
highest percentage in the city. Four percent of all Aberdeen City Council's
housing stock is in Middlefield, of which 17% is void stock. This is the
highest percentage of voids in the city.

The neighbourhood is located in the northern area of Aberdeen. It is located
off the major transport corridor of the A96, which connects Aberdeen to the
airport and Inverness. Middlefield's northern boundary is defined by the
Bucksburn neighbourhood. The eastern boundary is North Anderson Drive
from Great Northern Road to Provost Rust Drive. The southern boundary
follows Provost Rust Drive to a point adjacent to Granitehill Place. The
western boundary then turns northeast to Heathryfold Park (football ground)
then north to meet Bucksburn boundary.

Middlefield is a largely residential area of Aberdeen that suffers from the
highest levels of multiple deprivation in the city. In particular, it is the most
deprived area of the city in terms of employment, health, income and
education and training.

THE NEIGHBOURHOOD

HTA
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The aim of this Community Masterplan for Middlefield is to make Middlefield
a community of choice. Those living in the area already should want to stay
there and have the housing and facilities that will meet their needs over a
lifetime. Furthermore, residents of the city should regard Middlefield as a
place they would chose to live. It will achieve this by ensuring that the
problems affecting the community that are physical in nature are analysed
and appropriate solutions, tailored to local needs, are put forward to address
them.

This masterplan has been created in conjunction with 5 other neighbourhood
masterplans for Aberdeen. The areas of Seaton, Tillydrone, Woodside, Torry
and Cummings Park are all in need of regeneration. Together, the impact of
better economic prospects for the residents and a better quality of life will lift
not just the immediate areas, but help ensure Aberdeen city is seen as a
place where people can live, work and enjoy, securing its future prosperity.

However, the area requires greater and more intensive intervention if real and
lasting change is to be implemented and the lives of the people of
Middlefield are to be changed for the better.

The history of deprivation in this area has given rise to a range of community
regeneration initiatives, many of which were established when the area was
included in Aberdeen's Social Inclusion Partnership, the Great Northern
Partnership. Many members of the community were involved in getting
these services off the ground or have supported them over the years. As a
result, there is an active and engaged community spirit within the
neighbourhood and a sense of pride in what has been achieved.

The picture, then, is of a neighbourhood that has a predominance of one
particular kind of dwelling and not enough people who want to live in them.
This mismatch, and other difficulties associated with employment, income
and health deprivation, which led to the physical decline of the area. It is no
longer an area that people want to live in and Middlefield has a significant
image problem in Aberdeen, as it is associated with empty or dilapidated
houses and poverty.

Middlefield Masterplan Report

CONSULTATION PROCESS

HTA

Throughout the course of this project DTZ have carried out extensive
consultation with the local community and have supplemented published
information and statistics about the area with dialogue and discussion with
local officials, stakeholders and residents. This has been vital in completing
the picture of the area.

2.2
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Community Exhibition in July

Study Visits to Liverpool,
Manchester & Dundee

Community Workshops in
February, May & November

Middlefield Area Walkabout

The key components of the public engagement
to date have been:
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Middlefield Academy
Northfield Academy
Neighbourhood Community Planning Officer (NCPO)
Community Health Worker
Local Councillor
Local Housing Office
Middlefield Over 50s Group









It has been apparent that Middlefield has an extremely strong sense of
community with many local people involved in the operation of community
facilities and taking an active role in community groups and forums. There
was a very strong feeling that the community is 'stigmatised', especially due
to the reputation and current physical condition of large parts of the Logie
area. There seems to be a strong desire to see a major physical change in
the area.

Following the exhibitions in July we have taken on board the comments
received from all attendees. The masterplans were then revised to take
these comments into account. In total, over 200 people attended the
Middlefield exhibition during the course of the week and attendees were
given the opportunity to complete comments cards. 63 comments cards
were received.

A summary of the key points from each of these consultation stages is
provided in the Neighbourhood Profile at Appendix 1 of this report

Middlefield Regeneration Group



In addition to the core client group within Aberdeen City Council, meetings
and discussions were held with the following groups and individuals:
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LOCAL ISSUES AND PRIORITIES

There are too many four-in-a-block or tenement flats. There isn't enough
choice in the area for people who want their own home or want to live in
a house instead of a flat.

Middlefield has the highest level of social rented housing in the city,
however some areas in Middlefield do show signs of increased levels of
owner occupation.

Logie Gardens contains predominantly empty flats. There has been a
drug problem here in the past.

The population is decreasing as a result of a lack of suitable houses in
the area. Existing housing could be improved.

The community did have some fears about regeneration. They worried
that it would result in displacement and the community being moved
elsewhere. The question of 'where will I go if the house goes' must be
answered, particularly for the owner-occupiers.

There are concerns that any new houses built will be too small, with
small gardens. Big houses are seen as a good thing, although the
upkeep of the gardens can be difficult.













Housing

The main findings from the consultations as they relate to Middlefield, centre
on a number of themes.

2.3

While there is a will from many residents to improve the physical fabric of the
area the desire to see comprehensive improvement to service delivery is
equal if not stronger. Improvements to housing provision, and the local
environment will be key to achieving physical regeneration of the area but
successful regeneration can only be secured through comprehensive
treatment of the physical fabric alongside improvements to the social,
service delivery elements.

DTZ
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A 9-storey apartment block provides sheltered housing in the area at
Smithfield Place.
In general, residents support demolition taking place within the Logie
estate.





Middlefield has large areas of open space, with allotments, a caravan
park and good views to the north.
There was a discussion about the quality of the gardens, with the fact
that they were often quite 'turfy' with low quality soil.
The size of the gardens could also be a problem sometimes. The elderly
or disabled pay £10 a year for their grass to be cut. But younger people
often don't bother. Electric mowers are needed for gardens of that size. If
neglected, the gardens could make a negative impact on the area.
The possibility of creating individual back gardens for the four-in-a-block
houses was explored. It was acknowledged that boundaries need to be
improved between all gardens.
Underground springs had been converted when the estate was
developed and the pipes were now broken. This led to flooding at
Smithfield and Logie Avenue. A hydrology report had been done by the
Council.
There need to be more and sensibly located children's play areas.













Public Realm/Open Space

There are lots of different treatments to facades of buildings, with granite,
render, paint and wood. Roofs are a mixture of flat and pitched slate.
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There is concern about the possibility of a new link road through Logie to
relieve the Haudagain roundabout.

The blocking of some roads prevents easy movement around the area,
although they help prevent rat running. Residents raised concerns about
the possible narrowing of roads in the area.





People like living in Middlefield, because the people are friendly, there
are lots of family networks and the community looks out for each other.
There is a good community spirit and several community organisations
within the area.

When discussing what made them proud of Middlefield, the number of
community amenities was remarked upon. Also, with people having lived
there for a long time, there is a strong community spirit and people help
you when you're in need. People have lived there for a long time and
have never wanted to leave. With extended families in Middlefield, there
was a ready-made support network.

As part of any redevelopment proposals, the community facilities that are
now operating should be consulted on where they should be
located/relocated as they formed the heart of the community.

Community facilities in the area include Middlefield Community Project
Flat with crèche facilities, a youth flat, The Learning Centre, Healthy
Hoose and Middlefield Parish Church.

There was concern that the community masterplans had to tie in with the
'3R' proposals for the two Middlefield schools, which were now well
below capacity. Smithfield School is due to be demolished and
Middlefield School will be rebuilt and opened in 2009.











Local Facilities

Smithfield Avenue was closed off because of fast cars trying to avoid
main roads. The community likes the wide roads the way they are as
they get busy. Feel in Cummings Park they are too narrow.



Transport Issues

DTZ
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The derelict shops in the centre of Middlefield were well used by
residents, but have been empty for approximately 10 years as their
owner attempts to redevelop them.
There is a lack of local pubs. Many residents are opposed to there being
any in the area, however some felt there was a need for a place to
socialise in the evening.
New businesses were moving into the area on the edge of Middlefield,
on the Haudagain Roundabout, where premises had been vacant for
years. There is a planning application in for developing derelict buildings
in that area.
Area is 'crying out' for facilities, such as shops and an ATM. People
currently bank at Woodside or Rosehill. The only ATM in Middlefield
charges for withdrawals. The Post Office at CostCutters is heavily used.
For the main food shop, residents go to ASDA in Dyce, the Lidl in
Mastrick or Morrisons. Very few appear to use the Tesco.
Middlefield currently lacks a village heart. The area around the old church
hall and green might be suitable.
It was suggested that the old church building could be used as a facility
where residents could gather socially.
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Perception was a big problem for residents of Middlefield. This was
based on images such as the Logie shops and occurrences vandalism
and crime in the past. There had been difficulties with drugs and overcrowding as well and the local 'Logie Gang'. It was noted that one
chaotic family could clear the street.

Other areas of concern

The new Middlefield School could contribute to creating a heart for the
community. There needs to be improved access to the school facilities.
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People tend to have bad perceptions of Middlefield. Photographs of the
worst parts tend to appear in the press. As a result, residents can often
find it difficult to get jobs because of these perceptions.

For young people, it was sometimes hard to find the positive aspects of
life in Middlefield. Northfield Academy is the lowest ranked in Aberdeen.
Negativity comes from outside the area. It is difficult to get their selfesteem up.

The Church has a new and old hall. The former is used occasionally but
is very cold. The latter is closed up. There is a temporary minister. None
of the consultees were very involved in the church and they remarked
that not many went to church. It cost money to use the hall, however it
did host a breakfast club.

Residents feel that any capital raised from development in Middlefield
should stay in the area. The community is more integrated internally than
it used to be.







HTA
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There is a clear need to improve the image of Middlefield within
the city and the perception of the area to the local population.
This is to be achieved primarily through creating visible signs of
regeneration through new buildings and environmental
improvements.

At the core of the vision is the desire to create a sustainable,
and well-balanced community which will provide a clean, safe,
attractive and prosperous home for residents well into the
future. In Middlefield, this will involve rebalancing the housing
supply to provide a more even tenure mix, and reducing the
numbers of unpopular house types. It will involve improving the
community core and integrating the new school, improving the
quality of open spaces and utilising the opportunity created by
the possible new Haudigan relief road to create a new site for
commercial development opportunity.

Resident comment, July 2006

"These plans are quite drastic, but well considered"

3
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Housing. Need to fundamentally realign property types with demand,
and to substantially improve quality across area. Wholesale
redevelopment will also improve the urban form and improve
permeability and design quality. A start should be made in the Logie area
but consideration given to larger scale redevelopment across the whole
of Middlefield.

Commercial Property Development. The proposed new Haudigan
roundabout relief road could be used to benefit Middlefield and the wider
community. A new commercial development opportunity could be
created to provide improved facilities in the area and potential capital
investment.

Community Facilities. Excellent current provision of community facilities
which are generally well used and provide valuable services. Any
redevelopment proposal should, where appropriate provide new or
enhanced accommodation for existing facilities. The concentration of
such facilities around a new heart of the community and the new school
is desirable.

Open Space. Good current provision, but under-maintained, and not
utilised to fullest degree. Upgrading and enhancement of public spaces
is essential.
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On the basis therefore of the consultations and the overall vision for the area,
the key issues which the masterplan will focus on are summarised as:

In conjunction with the other regeneration neighbourhoods, this strategy will
also seek to address citywide issues, such as Aberdeen City's population
decline to the wider Aberdeenshire area. The provision of more affordable
family homes within the city boundary will go some way towards stemming
this decline.

DTZ
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HOUSING

HOUSING IN THE CITY

Since 1980 the number of houses managed by the Council has fallen
from approximately 41,000 to 25,052 as at 1 April 2005.
This fall of 39% - in excess of one third of the stock - has given rise to
problems in meeting housing need and housing preferences because it is
predominately the more sought after areas and house types that have
been sold.
Aberdeen city has a mix of property types with a majority (42%) being
flatted properties, 23% are cottages, 12% are in multi storeys and 10%
are four in a blocks. The percentage of sheltered units is 10% - with half
of these being sheltered multi-storey blocks.
Whilst the number of council houses is in decline, the number of newbuild owner-occupied houses within the City has increased from an
estimated 44,707 houses in 1990 to an estimated 61,799 houses in 1998.
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There has been a city-wide decline in the number of accommodation
provided by Aberdeen City Council.



Housing is a fundamental component of communities and the provision of
adequate or inadequate housing can help determine an area's popularity and
prosperity.

4.1

Aberdeen Residents, July 2006

"I think a mix is perhaps needed with some retention/some demolition"

"Get rid of high-rise. Build 3 & 4 bedroom would be great with areas for
children to play".

4
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In Middlefield 44% of the ACC stock is flatted accommodation and 29%
in four in a block type dwellings. Compared to the other Masterplan
areas and the city as a whole Middlefield has considerably more - and in
many cases double - the proportion of four in a block style properties.

Middlefield also has a much larger than average proportion of three
bedroom properties than the city as a whole. The stock is predominately
two and three bedroom properties which account for 85% of the ACC
stock in the area. Middlefield has substantially less one-bedroom
properties than the city average.

The area shows a very high percentage of empty properties compared to
the Aberdeen average. In 2002/03 the percentage of empty properties to
total stock in Middlefield was 15%, which was three times higher than
the Aberdeen average. This trend continued in 2003/04 with Middlefield's
empty properties to total stock percentage at 18% compared to the
Aberdeen average of 6%.

At 01/01/2006 Middlefield's empty properties to total stock percentage
was 15% compared to the Aberdeen average of 6%. This was the
highest level of empty properties among the regeneration areas, with the
next highest being in Tillydrone and Woodside (12%). In 2006, these
three areas accounted for 35% of all empty Council houses, despite
containing just 17% of the Council's stock in the city.









HOUSING IN MIDDLEFIELD

However, for those members of the community who are unable to
become homeowners, and are considered to be in greatest housing
need, the most effective way to housing them is by the provision of
affordable, rented properties.



4.2

It is concluded that since the overall population has not significantly
changed (albeit it the number of single person householders has slightly
increased) the increase in owner occupation in Aberdeen must have a
direct impact on the demand and need for council housing.

HTA
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It is clear that demand to live in Middlefield has declined further since
2003/4 and it is becoming even more difficult to attract tenants. Average
tenancy lengths in Middlefield are considerably shorter than the
Aberdeen average, indicating dissatisfaction with the area, which causes
instability.
50% of the empty properties are three bedroom dwellings, compared to
the Aberdeen average of 17% for this property size. Middlefield has a
considerably larger proportion of three bedroom properties (43%) in
comparison to the Aberdeen average (17%).
Only 10% of Middlefield stock has been sold through Right to Buy which
is substantially lower than the Aberdeen average of 33%.







MIDDLEFIELD: Good housing mix. Has larger proportion of older
property, 58 high rise properties. High level of repair costs. 430
properties are pre 1955 (bulk pre war). Ageing housing stock (75% of
stock is pre-war). Low incidence of Right to Buy.
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LOGIE: High level of response repair costs. Practically no Right to Buy
sales. Regeneration area. Most of the stock pre WWII (1935)-slum
clearance tenement flats.



In 2005, the Council's Strategic Assessment Management Review of housing
stock in the city stated the following about the housing stock in Logie and
Middefield (south):

Not only are there more vacancies in Middlefield but they are harder to fill
than anywhere else in Aberdeen. When compared to the Aberdeen
average of 38 weeks to fill a void property, in 2002/03 it took 77 weeks
to fill an empty house in Middlefield, in 2003/04 91 weeks and at
01/01/2006 it took 120 weeks.
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IMPLICATIONS FOR THE MASTERPLAN
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Building condition;

Street and open space quality;

The condition and accessibility of the community facilities; and

Feedback from residents, stakeholders and Council officers.









Dominance of Council stock and little variety in Logie area in
particular.

Over provision of flatted accommodation in the form of
tenement s and four-in-a-block.

Prevalence of 3 bedroom dwellings in housing types not
popular with families, i.e. flats and four-in-a-block.

A lack of one-bedroom accommodation.

Excessive levels of empty property and difficulty filling these.











The key issues that the masterplan will need to address are the
following:

The above facts create a picture of a failing local housing market.
This is a core concern in the regeneration of Middlefield and
physical intervention, in the form of demolition and
redevelopment, will take place.

PRINCIPLES FOR NEW HOUSING

Housing popularity and letting ability;



4.4

Mix of housing type;



The following map takes this report as a baseline, and overlays this with this
project team's view on which areas of Middlefield require intervention. This
illustration represents the level of the investment required to achieve
regeneration, based on the following indicators:

4.3
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B (small front gardens)
C (larger rear gardens) etc?




Bring a greater mix into the types of housing available. The amount of
houses with own-door access is to be increased. Overall, new housing
will be provided along the following proportions: 8% one bedroom flats;
12% two bedroom flats; 30% two bedroom houses; 40% three bedroom
houses and 10% four bedroom houses.
Bring about lower density housing development to ensure more family
housing in units that meet their needs.
Ensure continued provision of one and two bedroom flats as these are
suitable for young and elderly tenants and will help contribute to a
balanced, mixed community and allow people to live in Middlefield for
their lifetime if they wish to do so.
Focus demolition in the areas where there is a concentration of empty
and hard to let properties. Housing for which there is continued demand
may be suitable for refurbishment and external repairs rather than
redevelopment.
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Improve tenure mix and bring increased levels of private sector housing
development into the area.



The masterplan's strategy for housing in Middlefield is to resolve the
mismatch between the type of house available in Middlefield and the type of
house people want. If this occurs, more demand to live and stay in
Middlefield can be created, fewer units will stand empty and a more
balanced housing sector can emerge. The core principles that guide the
Middlefield housing strategy are:

A (e.g. simple design)



The principles which form the basis for the housing strategy across all of the
community regeneration neighbourhoods are:

Middlefield Masterplan Report
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Haudagain Corner (created by new link road).



The west section of Manor Walk overlooking the park also presents a
potential opportunity, as the redevelopment of this area would create high
quality housing in a high amenity environment, with views across to
Danestone. This area would be suited to more mixed tenures and slightly
higher densities in order to capitalise on the views available.

All buildings in the Logie area will be assessed to decide on which approach
is best for the area. The most likely type of accommodation to be
redeveloped is low demand tenement buildings. Logie Gardens, a group of
vacant tenement buildings, is a prime example of this kind of area that
requires demolition. Parts of Logie Place also exhibit signs of decay and a
low demand housing market.

Logie has a high level of visibility from the A96 / North Anderson Drive. It will
be important to capitalise on this and ensure that new developments are
visible from these roads. Poor perceptions of the area can be combated by
visible evidence of change and renewal.
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Logie is an area of high investment due to its bad reputation, the poor quality
and run down nature of much of the housing in the area and high vacancy
levels. Therefore the highest levels of redevelopment are likely to take place
here.

LOGIE

South Middlefield; and



4.5

Logie;



To illustrate how this will be achieved in greater detail, the neighbourhood of
Middlefield has been divided into three sub-areas. These have been created
around common characteristics or the potential creation of a significant
development site. The sub areas are:

DTZ
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SOUTH MIDDLEFIELD
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Another important element of South Middlefield's redevelopment is its
linkages with Cummings Park and with Logie. Manor Avenue and Provost
Rust Drive are barriers that need to be bridged, to enable greater cross over
between the three areas and encourage the common use of community
facilities.

Despite this, South Middlefield is likely to see more retained housing than
Logie, as it contains greater amounts of popular housing types and better
condition properties.

The integration of this site into South Middlefield makes more options
available for changing the area and the area becomes more flexible and
more significant levels of intervention can be pursued.

South Middlefield is characterised by a greater variety of housing types, with
more detached and semi-detached houses. It has, as a result, more stability
and a higher level of owner occupancy. However, in response to the results
of public consultation, the opinion of residents was that the area needed
more radical intervention than environmental improvements and that areas of
it needed to be substantially redeveloped. Key to the successful, more
comprehensive redevelopment of this area is the site of Smithfield Primary
School.

4.6

However, Logie does contain some houses that experience higher levels of
demand and are therefore potential candidates for refurbishment and
external works.

Another important component of the redevelopment of Logie will be the area
around the existing greenspace off Manor Avenue/Logie Terrace and Manor
Terrace. This is to be the new village heart, where community facilities are to
be mixed in with housing and commercial units are to be redeveloped at the
currently vacant Logie shops. Central to this plan is the reuse of the old
Church Hall. This building is to house a facility that will cater to teenagers
and young adults in particular. It is to provide computer access, training and
act as a social hub open to all.

Middlefield Masterplan Report

HAUDAGAIN CORNER

HTA
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It is not proposed to incorporate any residential development on this site due
to the absence of residential amenity that would be available in an area
surrounded by major roads. It will be essential however to integrate this
opportunity site with the rest of Middlefield through strong pedestrian
linkages. This will be needed to overcome the issue of severance from the
community and to make sure that the community can access the developed
site without the need for a car.

It will not be viable to leave the site undeveloped and will be used to create
an area where commercial or retail development would be suited. This
should be seen as offering a significant opportunity for the community of
Middlefield. While it loses a section of the Logie estate, it gains a
development site that could offer job opportunities and enhanced local
facilities. A development that is used widely will also help to destigmatise the
area of Middlefield.

The masterplan must take into account the real possibility that a relief road
through Logie may emerge as the preferred option overall and that funding is
secured for its construction. Should it be constructed, it will sever a corner of
Logie from the community of Middlefield, creating a site that will no longer
be suited for residential purposes.

This, and all other options available to the Council, are currently undergoing
a full STAG appraisal to determine the preferred option across a range of
indicators.

The Scottish Executive and Aberdeen City Council are currently investigating
with transport consultants SIAS the possibilities that are available to them to
relieve the congestion on the Haudagain Roundabout. The preferred option
on a purely technical basis was running a relief road through Logie. This
would take the most significant amounts of traffic off the junction, carrying
those travelling from south to west off the roundabout.

4.7
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HOUSING - THE END RESULT

To diversify the tenure mix, by introducing a higher proportion housing
for sale - either through equity share initiatives such as Homestake or by
open market sales.
To introduce more residents to the area who have made a positive
decision to locate here as a result of improved housing and
neighbourhood quality
To integrate Middlefield's housing market more closely with the rest of
the Aberdeen market. To date, Aberdeen's strong housing market has
largely passed Middlefield by. While ensuring that an appropriate range
of prices and tenures is available, the masterplan should ensure that
Middlefield's housing stock is seen as an attractive alternative to any
other area of Aberdeen.
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To more closely align supply with demand, improving the quality of the
supply as well as its typology



The housing objectives of this regeneration are therefore to:

At present, in common with the other priority neighbourhoods, Middlefield's
limited attractiveness to homeseekers from elsewhere in Aberdeen is
evidenced by the high housing voids, high levels of abandonment, low levels
of RTB and low average house prices for privately-owned homes.

The masterplan for Middlefield proposes a high level of physical intervention,
and proposes to fundamentally alter the appearance, dynamic and
attractiveness of the community.

4.8
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30
30
96

Estimated number of new low cost home ownership properties

Estimated number of new open market properties for sale

Estimated number of total new properties

14
10
23
38
11
96

1 bed flats

2 bed flats

2 bed houses

3 bed houses

4 bed houses

Estimated number of total new build properties

Cummings Park

Estimated number of new build properties - by size split

36

Estimated number of new social rented properties

Cummings Park

Estimated number of new build properties - by tenure split
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1386

139

554

416

166

111

Middlefield

1386

263

263

860

Middlefield

819

123

409

246

0

41

Seaton

819

74

73

672

Seaton

1360

136

544

408

163

109

Tillydrone

1360

68

68

1224

Tillydrone

1379

138

620

483

69

69

Torry

1379

124

124

1131

Torry

546

27

218

164

82

55

Woodside

546

27

27

491

Woodside

5586

574

2383

1740

490

399

Regeneration Area Total

5586

586

585

4414

Regeneration Area Total
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The quality of the housing will be higher and the density lower. This will make
Middlefield not only a more attractive place to live and to take greater pride
in, and instead of being seen as a place of last resort for those who can't get
housing elsewhere, it will be a community of choice. People will want to live
in Middlefield.

There will also be a new commercial or retail area on the northern edge of
Middlefield that will give the neighbourhood an opportunity to present a
different face to those driving by the area. It will also offer local job
opportunities to those living in the community.

There will be a mix of socially rented homes and houses in private
ownership. This will increase the opportunities for local owner-occupiers to
buy a house that is more suited to their needs, but stay in the area close to
family and friends. It will also introduce a new housing market to Middlefield.
This will help to create a better balanced community and reduce
stigmatisation of the area, as people's preconceptions are combated and the
area is opened up.

Following the implementation of the above housing strategy, Middlefield will
have a range of housing across house types and tenures. There will be fewer
family houses in flats and more homes with their own front door. Overall
there will be a greater variety of homes, with one, two and three bed homes
all available in the area. This will mean that Middlefield will be a place that
the young and the old can live.

Middlefield Masterplan Report

PUBLIC REALM
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THE 2006 POSITION

Manor Walk football pitch

Logie/Manor Terrace Park

Persley Crescent park

Extensive communal back gardens

Limited children's play areas
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In general, the green spaces suffer from a number of problems. They are not
well maintained. Areas such as the football pitch suffer from littler, dog
fouling and broken glass that limits their use. The largest green space, at the
park around the Henry Rae centre, is open and unadorned with planting. It is
mainly used by people walking their dogs. There is an informal track area
that is used by motorbikes and mini-motos. This latter use may restrict its
use by parents with young children. There is a good play area in this park,
however the remaining parks are not well sited.

Henry Rae park



In Middlefield, the main components of the neighbourhood's greenspace is
the following:

The 'public realm' is the environment beyond the front door of a house. It
incorporates greenspace such as parks, play areas and gardens, as well as
the treatment of the roads, paving, planting, lighting, seating and boundaries.

5.1

Aberdeen Resident, July 2006

"I would like to see more play grounds for the children"

"Let us breath clean fresh air, be able to walk about without fear."

5
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The hard landscaping of the area is basic and aging, with little to offer
pedestrians. Public seating is very limited, although there is a newly installed
shelter adjacent to the playing pitch for young people. There is little to
encourage people to stop and chat and little to lift the spirits or brighten the
mood.

In South Middlefield, there is more housing at lower densities and gardens
are more closely associated with the housing they belong to. Nonetheless
there are still difficulties with the four units in a four-in-the-block sharing a
common garden with some maintaining them and other not. There is more
sub-division in these areas of lower density housing and boundary
treatments assume greater prominence. This becomes a problem when the
boundaries are broken or badly maintained.

The area that makes the biggest contribution to Middlefield's greenspace is
the front and back gardens of the residents. In Logie, where tenement
buildings prevail, these gardens have been combined to the rear into a series
of very large green areas to the rear of the housing. No ownership is
demarcated, they are extremely open and they are not widely used. The
Council maintains this greenspace.

One play area is located to the rear of the Middlefield Community Project on
Logie Place. This does not invite families in to use it.

Middlefield Masterplan Report
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A New Village Heart: This will be based around a revitalised Manor
Terrace Park (name?) and is to be the hub of the community. A small,
usable, manageable park that will provide seating and play areas.

Improved Network of Greenspaces: At present it is possible to walk
through Middlefield and see very little accessible greenspace. The
number of small parks is to increase and they are to be spread more
evenly throughout the area to ensure the maximum number of people
can use them easily.

Improved Play Areas: These are to be developed in conjunction
with the green space network and should be provided where they are
visible, easily observed and readily accessible. Henry Rae Park? :
Improved path network and planting/lighting to make it safer and
allow the more positive use of this large area of greenspace that is
presently not being optimised as a community resource.

Gardens: Much of the tenement buildings in Logie are anticipated to
be redeveloped to lower densities. This will resolve some of the
difficulties associated with communal back gardens for these units.
However, of the four-in-a-blocks to be retained, the sub-division of
gardens will be pursued where possible, to bring about a greater
sense of ownership and provide residents with more useable, private
amenity space.

Boundary Treatments: The combined visual effect of damaged
litter strewn boundaries, mostly in the form of low chain link fences in
Middlefield, is harmful to the overall appearance of the area. Better,
more permanent boundaries are to be introduced to combat this and
encourage resident's pride in their front gardens.











The main components of the public realm strategy for the softer, greenspace
elements of the Middlefield Community Regeneration masterplan are the
following:

5.2
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Shops & Community Facilities
These are grouped around the
square, at the intersection of
Manor Avenue and a revised
Manor Drive. With the existing
church and halls, this makes
for an effective community hub.

DTZ

Manor Avenue traffic
calmed and apparent width
reduced by providing
central parking under an
arcade of trees.

Improved Connections
Redeveloped ‘Manor Square’
retains existing trees.

Whilst most traffic is
diverted around the
square, to reduce ‘rat
running’, the bus can
travel straight through
the square, controlled
by bus gates.

Maintenance: The maintenance of open space is key to ensuring it is
useable. This particularly applies to areas children are expected to play,
such as the football pitch. Agreements with Aberdeen City Council are to
be drawn up to establish a baseline for maintenance of greenspaces.
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The amount of off-street car parking will increase with the advent of
lower density housing. Additional information to be taken from SDG/HTA.



The roads layout for those areas to be redeveloped will also be revised to
achieve greater permeability and ease of vehicular movement without
creating rat-runs. Should the Haudagain Relief Road be contributed, the
need for rat running should also be reduced.



Broken culverts are an ongoing problem in Middlefield, causing flooding
in some areas which affects local gardens. A hydrology report has been
prepared by the Council and its findings need to be addressed to ensure
good ground conditions throughout the neighbourhood.

In those areas that are to be redeveloped, the roads are to be built in
such as way as to make retrospective traffic calming unnecessary. A
range of measures that will give priority to pedestrians and residents and
encourage social activities, such as wide pavements and shared
surfaces, will encourage the driver to slow down and pay greater
attention to surroundings.





Wide roads in Middlefield are not thought to be a problem by the
community, however the area's location adjacent to major traffic routes
and a congested junction has encouraged rat running through the area.
Several roads have been blocked to prevent this, but the problem still
persists and area's permeability has been damaged.



The main components of the public realm strategy for the harder public
realm issues, such as traffic management, within the Middlefield Community
Regeneration masterplan are the following:
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The large area of parkland outside the Henry Rae Centre will be a greater
and better used community asset. The elderly will have places to sit and
children will have places to play. The quality of these spaces will be
maintained by the Council and a social enterprise established for this
purpose across the six regeneration areas.

Private open space will be enhanced through the sub-division of gardens
where possible and the replacement of unmanageable and little used large
tracts of open space to the rear of tenement buildings with private front and
rear gardens of lower density housing. Better boundary treatments will instil
a greater sense of ownership and pride in existing gardens.

Following the implementation of the public realm strategy as outlined in this
masterplan, the residents of Middlefield will live in an area where there is
more and better quality open space. There will be a central community hub
that will operate around an enhanced community park. A further network of
greenspaces and play areas will provide better facilities for families and
young children.

Middlefield does not have an attractive physical environment at the moment.
This is partly to do with the condition of much of the housing stock in the
area. However the condition and quality of the space in between the
buildings exerts a strong influence over the overall impression of an area.
This is why is it vital to address the issue of the public realm.

5.3
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By locating the drainage in the centre of the
carriageway, it would be possible to have a
long run of continuous surface drainage. this is
beneficial for achieving the required cleaning.

Boulevard
Manor Drive could be a new
boulevard, linking the shops, the
community facilities and the
school, and connecting the north
of Middlefield to the south.

SUDS
Sustainable Urban Drainage System.
The new development should deal
with the underground drainage issues
that cause problems at present. One
option is to exploit the environmental
benefits of SUDS, giving the area a
distinctive character.

The Boulevard allows for
continuous parallel parking
and a narrow carriageway,
avoiding the current wide
roads that require
retrospective speed humps.
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HAUDAGAIN ROUNDABOUT

6.1
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The recommended option for the Haudagain improvement does not include
an access from the local road network (around Logie Avenue and Manor
Drive) onto the new road. Hence where traffic can use Manor Drive to
access the A96 at present, traffic in the future will have to use Manor Avenue
and North Anderson Drive instead.

This commercial development could only be realised if it can be accessed.
Discussion with ACC transport officers about this indicated a recognition that
potential access solutions exist, subject to further consideration in due
course during a planning application and accompanying Transport
Assessment process. It would seem to us that a 'left-in left-out'
arrangement from Great Northern Road or North Anderson Drive would be
appropriate and we note that 'Option 5' in the recent Haudagain public
consultation includes an indicative access of this form.

The option provides relief to the roundabout (by removing a major traffic
flow) and provides an 'island' of land bounded by the new road, Great
Northern Road and North Anderson Drive that the Masterplan proposes for
commercial development. This is an ideal opportunity to secure some new
development in the Middlefield area whilst also addressing wider transport
problems of the City.

NESTRANS, Transport Scotland and ACC are currently considering options
for improvements to the Haudagain roundabout. SIAS produced a report in
late-2005 looking at various options for improving traffic flow at the junction.
The recommended option saw a new link road between Great Northern Road
and North Anderson Drive, initially constructed as a single carriageway with
one lane in each direction, but with the intention of widening this to two
lanes in each direction.

TRANSPORT STRATEGY

6
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ROAD HIERARCHY

The design and re-design of all streets within Middlefield should have
regards to all the functions and activities to be accommodated within the
public realm. The overriding goal for Middlefield should be to accommodate
and exploit such movement so that it reinforces and supports these wider
functions, rather than conflicting with them.

The Masterplans recognise that streets are an important way of connecting
the new development area with the structure of the city. The aim is to
maximise the potential opportunities presented by streets to enhance the
environmental quality and sense of place in Middlefield, giving priority to
people on foot. Middlefield should be a place which is easy and pleasant to
move around - whether on foot, bicycle or public transport.

Where appropriate the Masterplans have been developed to largely preserve
the existing road network in the area however the scale and extent of the
interventions in Middlefield are likely to result in new road construction. New
road construction serves discrete pockets of new development rather than
introducing major new routes into the area's road network and these would
be constructed to an appropriate standard for a residential area, with
appropriate widths, surface treatments and junction treatments.

6.2
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We don't necessarily envisage any capacity problems caused by this
network change (and indeed it's important to remember that this is an effect
of the Haudagain improvement proposals rather than an effect of the
masterplan proposals) but it does, however, suggest that there would be
merit in some treatment to Manor Avenue to make it easier for pedestrians to
cross (such as 'build-outs' to the footways at junction to make it easier for
pedestrians to cross and formalise the on street parking). This would help
address the 'wide roads' issue raised during the Masterplan consultation.

DTZ
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A number of new accesses are proposed on the southern side of Manor
Avenue and as with all roads engineering works the exact configuration of
these would need to be agreed by ACC.

The use of road signs and road markings would be reduced to a minimum.
If signs are to be used, they will be carefully integrated into the overall urban
and landscaping design. Reducing clutter will enhance the visual and
aesthetic quality of the streets and will minimise the psychological barriers
between drivers and pedestrians.

Traffic calming measures will be provided to prevent vehicles exceeding
20mph and these will be designed to facilitate buses and cyclists. This will
involve restricting the speed of traffic through tight turning radii, sight lines
kept short, and a strong emphasis on shared space and context. Road
markings, particularly central white lines, would be largely avoided upon
these local roads.

These roads would also be constructed to the specification of ‘General
Access Road.’ A footway of at least 2 metres wide would be provided on
each side of the carriageway though if development is upon one side of the
road only, then the requirement for a footway on the opposite side of the
road may be relaxed.

The ‘spine road’ would be constructed to the specification of a ‘local
distributor road’, designed to discourage major through movement of nongenerated traffic with footways alongside the spine road at least 2 metres
wide. Dropped kerbs or raised tables will be provided across the minor
roads where access roads join the ‘new’ spine road.

ACC road design guidelines are being reviewed and new guidelines will be in
place by September 2007 in time for the detailed designs to be developed.
During the course of the preparation of the masterplans we have made
reference to the Traffic and Transport Design Guide for Developments in the
City of Edinburgh as this provides more up-to-date guidance for roads in an
urban context however detailed designs will be expected to comply with the
revised Aberdeen City Council guidelines.
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As part of a government initiative to assist with Safe Routes to Schools,
20mph zones around schools have been programmed for introduction in
these areas for 2005/06. At Logie Avenue/Place, upgrading of the existing
mandatory 20mph speed limit is underway to include traffic calming - retrofit
cushions. Local concerns about traffic speeds have led to the use of vehicle
activated speed signs by Local Neighbourhood Wardens. Furthermore, due
to the proximity of Smithfield School to Provost Rust Drive the North East
Safety Camera Partnership (NESCAMP) has an identified site which they
regularly utilise to enforce the 20mph speed limit.

Appropriate pedestrian provision should be incorporated into the new road
design, which would likely be a signalised at-grade pedestrian crossing.
Although this would introduce a small delay to some vehicles on the new link
road, SIAS's modelling suggests such a journey time advantage for traffic on
this new route that this additional delay would be unlikely to affect the
conclusions from SIAS's work. Alternative means of providing this link (like a
bridge) will be more expensive, require more land (for ramps and stairs) and
would not provide as direct a pedestrian route as at-grade signals would.

It is important that the plans for the Haudagain roundabout improvement
incorporate appropriate pedestrian provision to access the proposed
commercial development so that the new road does not act as a barrier
between the new development and the masterplan area to the south.

The layout of the new Middlefield emphasises pedestrian movement and are
orientated along the desire lines for pedestrians towards the facilities of the
proposed commercial development. We advocate that these pedestrian
routes run adjacent to traffic routes rather than segregated from them, in
order to improve pedestrian safety (by ensuring natural surveillance of these
routes).

6.3
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CYCLIST ROUTES

BUS ROUTES
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There is a need to ensure that relevant streets allow for effective movements by
buses. This requires a smooth running surface and the ability to sustain
reasonable operating speeds.

The current bus routes in the area use Provost Rust Drive and Manor Avenue.
Given the wider routes that these services take, we see little scope for bus services
to divert from these routes to serve other parts of the Masterplan area. Our view is
that they would incur additional journey time penalties and not be an attractive
proposition to the bus company. In both Masterplan options, however, the pattern
of the proposed streets improves pedestrian access from the residential areas to
these bus services, by making walk routes more direct.

6.5

Throughout the area, the gaps in strategic footpath and cycleway networks should
be completed, and the mechanisms for delivering these improvements identified.
The over-riding priority, must be to create a continuous network of safe
environments for walking and cycling, whether in the form of home zones, traffic
calmed streets or cycle/pedestrian only links. It is likely that the network for utility
walking and cycling will largely be on street, but with key cycle/pedestrian only
links joining streets that otherwise only have a very local function. Provision for
cyclists should ensure safe and easy routes to the town centre, schools, and the
strategic cycle network.

We would envisage segregated cycle facilities (combined with footways where
appropriate) along the main streets within the Masterplan area. While the
proposals for the new link road at the Haudagain are still at a conceptual level, it
would be hoped that they would incorporate appropriate provision for cyclists.
This could link into the pedestrian crossing we mentioned above and with cyclist
routes incorporated in to the new streets as appropriate. Away from the main
streets, the road surfaces and junction treatments would be designed to be
pedestrian-friendly where appropriate.

Within the wider city, at the time of writing, proposals to re-route National Cycle
Network (Route 1) through Aberdeen to create an off-road route along the River
Dee linking Torry to Robert Gordon's University, were due to go for public
consultation. This route will pass to the north of Middlefield and the Masterplan
will link with this route where appropriate.

6.4
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Religious

Leisure/Community

Service delivery







The 3Rs Project (Reorganise, Renovate, Rebuild) is Aberdeen City Council's
project to see Aberdeen's schools made fit for the 21st century. This is part
of the Council's Community Plan, aberdeenfutures, which lays out the vision
for promoting social inclusion by widening access to learning and
encouraging lifelong learning. It also involves the realignment of council
services on a neighbourhood basis.

EDUCATION

Retail/Financial



7.1

Education



Middlefield has a range of local facilities that serve the community and
adjacent neighbourhoods. These can be grouped in the following way:

The overall aim of the masterplan is to reintroduce a new local heart in
Middlefield focused around the new school and existing church facility.
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Key to the creation of successful neighbourhoods is to ensure that there is a
range of appropriate local services and facilities to serve the needs of the
current and future residents. Middlefield has a limited number of established
retail and community facilities however, It became very apparent during the
consultations with the residents that the provision of and access to adequate
local facilities, especially shops, was a major issue and thus the masterplan
actively addresses this.

7
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With this comparatively poor academic record residents fear their children's'
attendance there will jeopardise their future chances. Thus raising the
educational attainment both at primary and secondary level will not only be
essential for the existing residents but will be crucial as a new draw to
families considering moving into a regenerated Middlefield.

In 2004/5, 54% of pupils at Northfield Academy achieved five or more
awards at SCQF Level 4 or better. This compares to the Aberdeen average
of 77% and the Scottish average of 76%. Attainment figures for 5th and 6th
year pupils are affected by the low levels of pupils staying on after fourth
year, which is 29% in contrast to the Aberdeen average of 60% and the
national average of 64%. Just 9% of pupils leaving school move into fulltime higher education, 27% move into full-time further education and 31%
move into employment.

Other changes in the catchment areas for secondary schools mean that
those living in Middlefield will no longer have the option of attending St
Machar Academy and will instead have to attend Northfield Academy.

The new nursery to P7 School will serve East Northfield and those outside
this catchment area will attend a new primary school to be built on a
greenfield site serving West Northfield. These are scheduled to be built
during 2007 - 2009. The demolition of Smithfield Primary School leaves a
sizeable development site available in the neighbourhood, while the
redevelopment and expansion of the existing Middlefield Primary School will
provide enhanced community facilities.

For Middlefield, this programme means significant change for primary school
provision. Smithfield Primary School is to be demolished and a new, larger
school is to be built on the site of the current Middlefield Primary School.
Changes in catchment areas also mean that there will be fewer pupils
attending primary school in Middlefield from out with the area.
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RELIGIOUS

The Community has tried in the past to obtain the older church hall for
community use, however were unable to do so at the time. It is understood
that this is now likely to become an option again.

Middlefield Parish Church is located on Manor Avenue. There are two church
halls attached to it. The newer one houses a breakfast club in the morning
for schoolchildren and is generally available for a range of events. The stone
built original building is no longer in use and is closed due to health and
safety reasons. This building faces onto Manor Avenue and is the more
prominent of the two.

7.3

There are a number of empty shop units, known as the Logie Shops, on
Logie Place. These are privately owned and their boarded up appearance is
one of the most commonly mentioned problems residents want resolved.
Shopping is largely carried out outside Middlefield. The nearby Tesco is not
used much as it is difficult to access by foot or public transport and
residents use the Asda in Dyce, Lidl in Mastrick or Morrisons in the city
centre.
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One of the shops contains a private ATM which charges for all transactions.
This is the only ATM in Middlefield. There is a local credit union facility based
in the 'Healthy Hoose' once a week in addition to this. The Post Office in
Woodside is used by Middlefield residents.

There are two small corner shops in Middlefield, which comprises the total
amount of retail provision within the area. The community finds goods
bought in these shops expensive and they are not an option for significant
amounts of shopping, but rather isolated 'top-up' items.

7.2
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LEISURE/COMMUNITY

Middlefield Community Project: This runs a range of childcare services,
including an all day crèche, for children of different ages from a block of
tenement flats on Logie Place. They also cater for older children by
organizing days away and running the Youth Flat in Middlefield, which is
aimed at teenagers.
Primary Schools: Smithfield Primary School has a dedicated Community
Building and provides for a number of activities including Adult Education
and the Over-50's Group. Middlefield Primary School has no dedicated
facilities although it does provide accommodation for community
activities when needed. Under the 3R's Programme, it is hoped that the
new Middlefield School will have dedicated community facilities.





Learning House: Adult and family learning
Healthy Hoose: Health services`
Goodapple Homes: Housing office
Middlefield Youth Flat: Young people's activities
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Pathways: Adult learning, counselling, employability, social enterprise



The following facilities and projects are in place in Middlefield to improve the
delivery of support services to the area's residents.

Henry E Rae Centre: This is a small centre and classes, if successful,
often out grow the space and move elsewhere outside Middlefield. It
supports the childcare work that is carried out at the Middlefield
Community Project by providing room for activities.



The following are the community and leisure facilities the community has
access to.

7.4

Middlefield Masterplan Report

LOCAL FACILITIES STRATEGY

HTA

The Henry E Rae would also benefit from enlargement, as it cannot
accommodate many activities within the present amount of space.

The lack of affordable local shops and a free ATM is a problem;

It was felt that there was no-where to socialise and that the disused
Church Hall should be brought back into use.







The old Church Hall should be brought back into use as it is a good quality
building and its reuse would enhance the environment and level of activity in
the heart of Middlefield.

A mixed use development housing commercial units on the ground floor
would be developed on the site of the current shops and incorporate a freeto-operate ATM. The development of this site may require a CPO to be
issued to the current owner of this site. Other buildings around the square
would then have community facilities on their ground floor that would be
sufficient to house community facilities that may need to be relocated due to
redevelopment and could benefit from appropriate accommodation with
room for potential expansion if needed. This would address neighbourhood
shopping requirements and help ensure the continued operation of existing
projects that benefit the community.

The central greenspace in Middlefield is at Manor/Logie Terrace. Here, there
is a small, little used park, a disused Church Hall and vacant, increasingly
derelict shops. The Local Facility Strategy is to concentrate community
facilities around this park and bring the shops and Church back into use.

The Middlefield Community Project would benefit from additional space;



The Middlefield community is reasonably well served by community facilities,
many of which are well established. Through consultation, however, some
issues did emerge:

7.5
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WHAT HAS CHANGED?
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The development of Haudagain Corner will introduce significant amounts of
non-food retail and commercial space to the area. This will improve retail
facilities and also offer local job opportunities. The development will serve a
wider area than Middlefield, however it will comprise a significant
improvement to the local shopping environment. The need for strong
connections into this site is clear to combat the potential problem of the
site's severance from the local area.

The neighbourhood of Middlefield has been relatively well served by
community facilities, however they will benefit from being located around a
central area and from new, purpose built accommodation. This will be
supported by new neighbourhood shops and the re-use of the Church Hall
will be an important element of this. It will be essential to fully integrate the
school into the Masterplan, to act as a key focus for development.

7.6

On Haudagain Corner, a retail and commercial development is proposed will
serve a wider area that the immediate neighbourhood. This site's retail is
likely to be non-food, due to traffic restrictions associated with the
Haudagain Roundabout. However retail facilities will improve provision for
the area nonetheless. It will be important to ensure that there are strong
pedestrian connections to integrate this site with the rest of Logie and make
it accessible to Middlefield residents.
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HOUSING

Many residents expressed concern about the current housing allocation
policy adopted by the Council. The common perception is that the
regeneration areas are 'used as a dumping ground' for housing applicants
with anti-social behaviour or drug issues. Residents in each regeneration
area felt that their area alone was the Council's 'dumping ground' and that
continuing to house what are perceived as 'problem residents' in these areas
would continue to exacerbate social problems in the area which would
negatively impact on any physical regeneration initiatives.

Housing Allocations Policy

8.1

The Council and other public agencies are aware of these issues and they
already form a key part of the Neighbourhood community Action Plans and
the City's Regeneration Outcome Agreement. Highlighted in this section are
those issues that have been raised in all areas as well as those area specific
issues and actions.

Many of these issues particularly relate to the delivery of Council services
and in fact these issues could and should begin to be tackled now as a
demonstration of the Council and other partner's commitments to the
delivery of quality services in the regeneration areas. There is a clear
understanding from all parties that physical interventions that are not
supported by improvements to other services will not result in long-term
sustainable progress in the regeneration areas.
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Throughout the course of the preparation of the Masterplans, both residents
and public agencies highlighted the need to tackle a range of service delivery
issues in parallel with the implementation of physical regeneration initiatives.
There is a strong perception from residents in the regeneration areas that
they receive lower standards of service than residents in other parts of the
City.
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The Council will be required to look at its letting and voids policies in
particular areas as the Masterplans move towards implementation. A decision
may have to be taken to temporarily stop lettings in a particular area for a
short time to allow the first phases of demolition and new build to progress.

In order to facilitate the demolitions that may be required as part of the
regeneration process, it is preferable to start in an area with a relatively high
level of voids as this minimises the disruption caused to tenants through
decanting from one property to another.

The underlying voids rate in Middlefield has been high over recent years with
an average void rate of 15%. Void rates have reduced dramatically during
2006 with many Eastern European migrants accepting property in the area.
The underlying void rate is now much lower and not the typical rate one
would associate with a low demand area. The turnover of properties in the
area continues to be high indicting that people move on from these
properties relatively quickly and are not contributing to building a stable
community in the area.

Voids

Where more vulnerable tenants are housed the housing service must work
with social services to ensure that there is appropriate tenancy support in
place.

Some problems of 'door management' and anti-social behaviour are evident
in all of the regeneration areas. Residents voiced strong opinions that there
was little point in attempting to physically regenerate areas if 'problem
tenants' were simply moved back in to new or refurbished properties.

Tenancy Support

There is a key information giving role for the Council in informing residents of
the statutory duties of the Council and how this is delivered in terms of
implications for particular neighbourhoods. Issues of waiting list demand,
tenancy turnover and voids should also be articulated to the Community.
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CRIME & SAFETY

ENVIRONMENT

ACC must ensure that standards are raised in terms of cleanliness and
maintenance of public open space and all areas of the city are treated
equally. The Council should carry out a thorough assessment of cleansing
services in relation to public concerns and implement an action plan to
address these. It is understood that the Neighbourhood Directors have
started to tackle these issues.

Public open space in the area is in poor condition. Dog fouling, littering,
discarded needles and poorly cleaned public open space are an area of
complaint by residents in each area. There is the perception that service
delivery standards in the regeneration areas are poorer than in other areas of
the city and that council officers tolerate poorer standards than would be the
case in other areas.

Public Open Space

8.4

The area suffers and is perceived to suffer from high levels of crime and antisocial behaviour. Agencies must work together with the police to address
issues of ASB and crime to increase people's confidence of living in the
area. The regeneration masterplans will be delivered through 'secure by
design' principles.

8.3

ACC Communications and Marketing staff are working towards regeneration
branding of the areas to support the creation of a new positive image for
these areas. This should start in advance of any major physical interventions
to demonstrate that the Council and it partners are clear on their intention to
see change in the regeneration areas.

The regeneration areas suffer from a poor reputation within the city and the
perception of the area to the local population also needs to be improved.
This can be achieved by creating visible signs of regeneration through new
buildings and environmental improvements.

8.2

DTZ
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Back greens are large and have little demarcation of ownership leading to an
expanse of grassed areas that no one takes ownership of. These areas are
poorly maintained and subject to vandalism. The Council and residents
should work together alongside social enterprise initiatives to develop
innovative ways to maintain these areas.

Private/ Public Open Space

In parts of the regeneration areas, walkways and paths are often in relatively
poor condition and whilst ACC does have a planned and responsive
maintenance programme, residents perceive that the standards in the
regeneration areas are not as high as elsewhere in the City. The same
standards do apply across all areas and the Council should ensure that this
is the case. The masterplans provide for significant improvement to the
quality of public spaces and in the interim on going maintenance should be
undertaken as required.

Walkways and Paths

There is a lack of good quality play facilities, many are located in
inappropriate green space or far from the main residential areas. Play
facilities are outdated and poorly maintained. Improvements to facilities such
as play areas are relatively easy to achieve and demonstrate to the
community that problems are being addressed.

Play Facilities

ACC must reconcile the policy of access to these facilities with the safe
operation of the school and ensure adequate resources are in place to deal
with these problems. This will be particularly important in Middlefield with
the opening of the new school under the 3Rs programme.

ACC has a policy of allowing community access to school grounds and
facilities. In some case school grounds are being closed to the community
due to problems associated with cleaning and maintenance - such as
discarded needles that must be removed before the school opens again.

Access to School Grounds
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STREETS

There are large areas of tarmac for parking. This creates large empty spaces
that have no function, can be vandalised, look unattractive and may have
associated safety issues. In addition there are some problems with on street
parking and many residents would benefit from pavements being lowered to
allow access to private front gardens for car parking. At present charges are
levied for this service - this may contribute to the lack of take up and
continue the problems associated with on street parking.

Parking

Page 45

Littering and poorly cleaned streets are an area of complaint by residents. As
with the concerns raised regarding public spaces, the Council should carry
out a thorough assessment of cleansing services in relation to public
concerns and implement an action plan to address these.

Cleansing

8.5

Fly tipping is a problem in some parts of Middlefield as are secondary fires caused by rubbish and usually started by kids. These often endanger
tenements - some of which have timber stairwells. Again there is the
perception that the tolerance for fly tipping is higher in the regeneration areas
than would be the case in other parts of the city. The council must ensure
that standards are raised in relation to fly tipping and all areas of the city are
treated equally.

Fly tipping

Garden fencing in many areas is inadequate and subject to disrepair. This
leads to difficulties in residents maintaining garden space as litter and
rubbish from open public areas enters garden areas. This would be a
relatively easy issue for the council to solve, which would have considerable
impact on the appearance of the neighbourhood.

DTZ
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DTZ

HTA

COMMUNITY FACILITIES

EDUCATION AND TRAINING

Page 46

Educational attainment is low across all the regeneration areas. In these
areas school rolls are falling due to demographic change - in some cases
schools are operating at less than half capacity. The Council has faced
problems of a schools repair and maintenance backlog of around £40m.

Schools

8.7

There are a wide range of community facilities but many are of poor quality.
Provision and management of community facilities varies across the city. The
Council should undertake a comprehensive review of this provision to ensure
equality of access to all residents.

Access to Community Facilities

8.6

There are broken culverts in Middlefield, which has led to some areas
suffering from flooding. Responsibility for the repair and maintenance must
be established and measures taken to repair and maintain the culverts on a
regular basis. We understand a hydrology study of the area is being
undertaken and this will be essential in the preparation of subsequent
development briefs for the area.

Drainage

There are some areas where there is a lack of street lighting, which
encourages vandalism and contributes to the lack of safety, which residents
feel in the area at night. Crime and safety are frequent concerns of residents
in the regeneration areas and adequate provision and proper maintenance of
street lighting should be a priority.

Lighting
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LOCAL SERVICE DELIVERY

NEIGHBOURHOOD COMMUNITY ACTION PLAN

Middlefield, like all Aberdeen neighbourhoods has in place a Neighbourhood
Community Action Plan which was prepared in May 2006. These plans are
drawn up buy the community and a range of public sector agencies such as
the City Council, Police, Health agencies etc. It provides a range of local
identified neighbourhood issues, projects, actions, targets and
responsibilities. A summary of the NCAP is provided in the Middlefield
Neighbourhood Profile in Appendix 1 of this report.

8.9

Community projects in all the regeneration areas require ongoing funding in
order to achieve holistic regeneration. It is understood that some of these
projects are under threat from revenue funding cuts but in order to maximise
the benefits of regeneration these projects should continue to be supported.

Various innovative projects have been undertaken to develop joined up
working - these are not mainstreamed and further work needs to be done to
ensure that different agencies and departments are working together
effectively. Community Wardens provide a good example of how joint
working can work well. ACC has developed 'Total Community' working
which promotes joint working and this should be rolled out across all areas.

8.8

The development of the masterplans provides an opportunity to develop
business and training opportunities alongside the physical regeneration of
the areas. Local employment contracts and local apprenticeships should be
a key feature of the regeneration of the areas.
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Problems with motorcycle/car joy riders - Police have recently had
success with a crackdown in anti-social motorbike riders. In the first 5
months of 2006 they have seen a 55% reduction in motorcycle activity in
these areas. The Community Wardens have proved to be an invaluable



Reduce speeding traffic - Locally Grampian Police have targeted
resources to projects in the area to reduce problems. NESCAMP
reported that the Provost Rust Drive area does not meet the collision
criteria and NESCAMP no longer have a site here. Provision of "School"
triangles throughout the city. Renewal of Zig Zag's at various locations.



Crossing required at Manor Avenue near to Henry Rae Centre Proposed
New Zebra Crossing - Works now complete.

Improve street lighting to energy efficient white street lighting - Lighting
Column Replacement Programme 2006/7 - Complete renovation of
lighting scheme in Middlefield Area (150) columns to be replaced,
Estimated cost £140k





Community involvement in the Schools 3R`s Projects (3R`s Reorganise,
Renovate, Rebuild) - May 06 - the 3 Bidders completed their final
presentation to the Reference Groups on the design proposals. The
naming of the preferred bidder will be done by late summer and work will
start early next year on some of the sites in the City. Construction of the
new school for Middlefield is programmed to start autumn 2007. Surveys
distributed to Middlefield Community Project and Middlefield and
Smithfield School for public to give suggestions for naming the new
school.



Since the plan was prepared in May 2006, progress has been made on a
significant number of the projects and actions identified in the NCAP, in
particular:

Business Training
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All the issues outlined in the NCAP have been raised on a number of
occasions during the course of the preparation of the Masterplans. The
NCAPs must be seen as a key tool for delivering neighbourhood
regeneration and their key actions complement those major physical
interventions outlined in this Masterplan.

HTA

The Council are aware of these issues which must be addressed in order to
make the schools a feature to attract developers and new residents to the
area. This is vital in demonstrating commitment to the regeneration of the
areas.

DTZ

HTA

Poor condition of pavements - Fowler Avenue/Smithfield Drive area Middlefield Parish Church to North Anderson Drive. Replace stone kerbs
with concrete kerbs and resurface footways with bitmac. Estimated cost
£70k . Provost Rust Drive No 170 to both sides of Cummings Park Road
footways to be renewed.

Insufficient resources to provide adequate youth facilities - 2006/7
Budget allocation of £2.36k to contribute additional funding for
expansion of Youth Flat.





In Middlefield the following projects are already being funded from the CRF
in 2006/2007 to begin to tackle some of the other regeneration issues that
will complement the larger scale physical investments.

The Community Regeneration Fund provides a pot of funding to undertake a
range of projects that directly contribute towards the achievement of the
City's Regeneration Outcome Agreement (ROA), further details of which are
provided in the Strategic Masterplan Summary Document.

* Expenditure across all regeneration areas including Middlefield

Challenge Dad

Education thematic

Raising educational attainment*

Healthwise

Health Thematic

Improving Health *

Middlefield Under 12s Project

Pathways - Middlefield Youth Flat IT Support

Middlefield Youth Flat

Engaging Young People

Children's Services Training and Assessment Centre

Pathways

Getting People Back Into Work

Money Advice

19,237

122,600

68,340

122,600

27,135

800

30,450

5,000

33,868

2,259

595

5,377

Credit Union
Pathways - Community Project IT Support

6,667

10,333

Arts Development

Stationhouse Media Unit

£
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Building Strong Safe and Attractive Communities
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Issues around the Haudagain Roundabout traffic congestion and impact
on Middlefield area - Proposals for improved traffic flow at the Haudagain
was displayed at the DTZ Regeneration Exhibition, local residents
attended and gave comments on the proposals.



8.10 CRF FUNDED INITIATIVES 2006-2007

A resolution to the Logie Shops Saga - All graffiti removed from shops
frontage and surrounding areas cleaned up, rubble removed, surrounding
wall rebuilt, handrails replaced and pavement tarred - shop owners to be
recharged.



source of intelligence and are regularly used as professional witnesses.
Grampian Police are currently working closely with ACC and opinion
formers in the community to explore the potential of a motor cycle facility
in the North of the city to divert youths to a safe environment as
enforcement alone cannot sustain a long term reduction in this
behaviour. Grampian Police are to deploy 2 officers and 2 additional
Community Beat Officers to work on problems.

DTZ

DELIVERY

HTA

TIMESCALE

Residents, who have been involved in the preparation of the masterplans
over the last 12 months, are aware of the long-term nature of the
commitment that is required to secure the delivery of the plans, especially in
an area such as Middlefield where the proposals are significant.
Communication will therefore be essential during this time to ensure that
residents are aware of what is happening and when.
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Phasing is a key consideration. This is the case because it will be vital to
ensure that the community of Middlefield is subject to the minimum of
disruption and disturbance. All enabling infrastructure will need to be in place
before housing development can begin, and the process of decanting
residents to new houses will need to be handled carefully.

Regeneration, particularly when it involves widespread redevelopment, as will
be the case in Middlefield, is a long and sometimes difficult process. Due to
the sheer scale of actions required, it takes time to get the necessary
commitments in place and to get work on the ground underway.

9.1

Aberdeen Resident comment, July 2006

" We need…more consultation. After which process of building, renovating
and reconstruction process should be quicker (10 years max)"

There seems to be a lot of discussion but action is very slow."

9

DTZ
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Early 2007

Consideration of options for initial phase of demolitions at Logie Gardens

Medium-term Projects

Spring 2007

Setting up cross-interest working group to consider proposals throughout
masterplan process. Led by ACC Neighbourhood Director

Middlefield Masterplan Report

Commence Spring 2007 & Ongoing

Continue to engage with community over development options, and delivery
mechanisms

More development projects

Initiate early development projects

Begin demolition

Begin process of decanting
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Begin work on enabling infrastructure, services and environmental works

Commence 2008/2009

Commence Summer 2007 & appoint by end of 2007

Prepare specification for, and appoint via competitive tender, a development
partner(s)

Prepare tenants' charter

Commence Summer 2007 & on-going

Identification of individual development parcels and subsequent preparation of
detailed development briefs

Begin new phase of training for community representatives to allow them to fully
participate in the next phases and to act as project ambassadors in the community Commence Spring 2007 & on-going

Regeneration delivery partners (principally TACA / Aberdeen City Council) to
research and quantify potential funding streams.
Led by ACC Neighbourhood Director

Spring 2007

Adoption of masterplans as supplementary planning guidance

Short-term Projects

INDICATIVE PHASING

PROJECT

PHASE

The following is the suggested phasing and illustrates how the regeneration of Middlefield could be brought forward:

DTZ

COMMUNITY INVOLVEMENT IN DELIVERY

HTA

Compulsory purchase of any privately owned dwellings

Development on land not in Council ownership, or where third party
tenancies exist

Redevelopment of existing Council housing
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In particular, the following scenarios will require significant additional
consultation often directly and on a one-to-one basis with specific individuals
who will be affected by the regeneration proposals. Individual circumstances
will vary and each household will need to be dealt with in a personal and
sympathetic manner. Particular areas where detailed consultation will be
required in the short to medium term will include:

The Community Representatives who have been actively involved in this first
phase of the masterplanning are a valuable asset and they should be actively
encouraged and supported to allow them to expand this role.

The figure opposite shows some of those key next stages which will require
significant community input as the masterplans move towards
implementation.

It is important to bear in mind that for the masterplans to reach
implementation, consultation will be required for each element. It is right and
proper that the community should be involved in the regeneration process as
it moves towards implementation. There are a number of local groups active
in Middlefield and a group which represents a cross-section of the
community should be established in order to provide a representative view
from the community, and to provide focused feedback to plans as they
progress. The Middlefield Neighbourhood Network would provide a good
forum for this purpose.

9.2

DTZ
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HTA
COSTS & FUNDING

Once the Council properties have been replaced, any additional
properties will be split 50/50 between low cost home ownership and
open market for sale;
In the absence of any decision regarding stock transfer, at this stage all
demolition costs are assumed to fall to the Local Authority;
New social rented housing stock will be provided by Registered Social
Landlords;
Costs of environmental improvements, infrastructure works etc will be
split between the public and private sector;
The Council will seek to maximise private sector contributions through
Section 75 agreements;
No potential uplift in land values which could be associated with
regeneration, has been included at this time;
Ultimate delivery of the plans will require a partnership between the local
authority, Private developers, RSLs and The Scottish Executive.
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At this stage, it is assumed that where possible all council properties to
be demolished will be replaced (due to building densities this is not
always possible);



A number of broad assumptions have been made with regards to the costs
and funding mechanisms and these are set out below.

The table overleaf provides a breakdown of the costings associated with
delivering the masterplan for the Middlefield area as set out in this report.
At this stage in the process the costs are of a broad order of magnitude
which give an indication of the likely scale of the development.

9.3
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Total Costs

Fees
Fees

Sub Total

Contingencies
Contingencies
Design Reserve
Preliminaries

£138,713,364.00

£141,721,564.00
£141,721,564.00
£141,721,564.00

15%
£202,589,388.20

£20,807,004.60

£181,782,383.60

£21,258,234.60
£7,086,078.20
£7,086,078.20
£7,086,078.20

£160,524,149.00

£4,517,600.00
£1,339,000.00
£978,000.00
£691,200.00
£857,400.00
£65,200.00
£586,800.00

Services
Drainage
Water supply
Electricity
Gas
Telecoms
Sewerage

Costs (exclu finance, contingencies, etc)

£8,054,255.00
£3,295,255.00
£4,759,000.00

Environmental
Hard/ soft landscaping
Street Furniture

£364,100.00
£0.00
£364,100.00
£0.00

£300,000.00
£11,385,000.00

£112,277,853.25
£100,592,853.25
£19,112,642.12
£19,112,642.12
£62,367,569.02

£4,433,155.75
£4,433,155.75

£13,584,000.00
£12,514,000.00
£5,000.00
£60,000.00
£1,005,000.00

5%
5%
5%

5%
3%

£17,293,185.00
£15,990,000.00
£799,500.00
£503,685.00

Infrastructure
Roads
Roundabout
Parking
Junctions/ Traffic Lights

Refurbishment
Residential
Community
Commercial

Community
Commercial

Build Costs
Residential
private for sale
homestake
affordable rent

Demolition
Demolition

Site Assembly
Cost of Acquistion
Disturbance
Fees
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£40,468,898

£2,387,457

£38,081,441

£2,613,072

£669,500
£489,000
£345,600
£428,700
£32,600
£293,400

£4,027,128

£6,792,000

£364,100

£300,000

£300,000

£4,433,156

£72,346,398

£8,060,998

£64,285,400

£8,286,613

£669,500
£489,000
£345,600
£428,700
£32,600
£293,400

£4,027,128

£6,792,000

£11,385,000

£19,112,642
£12,423,217

£42,920,859

Aberdeen City Council
Private Sector
£17,293,185

Indicative Cost Schedule for Middlefield Masterplan

DTZ

£61,396,848

£7,084,252

£54,312,596

£7,084,252

£6,689,425
£40,538,920

£47,228,345

RSLs/HAG

£28,377,244

£3,274,297

£25,102,947

£3,274,297

£21,828,649

£21,828,649

RSL Private Finance

Health

£0

£0

£0

£0

£0

£0

£0

£0

£0

£0

Early Action
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