5. The Development Framework

5.1 Introduction + Purpose

The vision for Grandhome
stems from the principles of
place-making, which promote
the design of walkable
neighbourhoods, offering a
range of house types, as well

as community facilities, shops
and jobs. This approach seeks
to lessen car dependency and
promote a sense of wellbeing and
community. The purpose of this
chapter is to explain how those
principles have been applied in
the Development Framework for
Grandhome.

The Development Framework at
right illustrates Grandhome as

a completely built community,
comprising nearly 6,500-

7,000 houses within seven
neighbourhoods and 5ha of
employment land. These
neighbourhoods are connected
by a green space network,
including parks, squares, sports
pitches and other recreational
green spaces. In addition, the
neighbourhoods will be supported
by a range of commercial and
community uses that will serve
their local population. The

design philosophy behind this
masterplan, and the aspirations
for its delivery, are detailed in this
Framework.

This Framework considers the
important role played by a small
site on the south side of the
Parkway, also owned by the
Trust. Whilst this site falls outside
the OP9 designation, its vital role
in creating a pedestrian and cycle
access linking the Danestone and

Figure 5.1: The Grandhome masterplan
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Grandhome communities means
this Framework considers the site
in its broader context.
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5.2 Transect-Based
Design

The Grandhome masterplan
is transect-based, meaning
that the plan’s structure is
generated by a tool called
the transect. The transect
measures the character of
an environment, from rural
to urban. Grandhome is
designed to include many
types of environments along
the transect, ranging from
its urban high street hub
through to the lower-density

residential neighbourhoods on

the settlement edge.

Scottish planner and
biologist Patrick Geddes
developed the concept

of the transect, building

from the work of German
naturalist Alexander von
Humboldt. Several decades
later, Scottish landscape
architect lan McHarg further
developed the methodology
in his most well-known book,
‘Design with Nature’. Today,
urban designers, including
Grandhome designers from
Duany Plater-Zyberk, use
the transect to analyse the
range of human habitats and
design settlements which are
diverse in building type and
neighbourhood character.

The transect can be
measured in six zones,
which are distributed across
a masterplan. These zones
include T1 (Natural Zone), T2
(Rural Zone), T3 (Sub-Urban
Zone), T4 (General Urban
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Zone), T5 (Urban Centre) and
T6 (Urban Core). Densities,
building heights, building
setbacks and other issues
then correlate with each zone.

Grandhome includes three of
the six transect zones: T3, T4
and T5. Each neighbourhood
features a range of zones, to
reflect the variety of urban
environments and housing
types within the settlement.
T5, however, features more
prominently in the higher-
density town centre and

the neighbourhood centres.
Grandhome also includes a
zone called ‘Special District’
— a specialised area that
does not comply with the
typical rules of the urban-rural
transect. In Grandhome, the
business park is a Special
District.

The requirements for these
zones - such as densities,
thoroughfare scales, building
setbacks and building
footprints — are calibrated
locally. In each case, the
transect should reflect a
locally appropriate range of
densities and neighbourhood
characters. For Grandhome,
many of the proposals reflect
the character and urban
proportions of well-known
Aberdeen neighbourhoods,
including Old Aberdeen and
Rubislaw Den.

Accordingly, the transect
zones, and the precedents
that inspired them, can be
introduced as follows:

T1 Natural Zone

General Character
Natural landscape
approximating to
pristine wilderness
with some
agricultural use
including lands
unsuitable for
settlement due

to topography,
hydrology or
vegetation.

Building Placement
Not applicable

Typical Height
Not applicable

T2 Rural

Zone

General Character
Primarily
agricultural with
woodland & wetland
and scattered
buildings. Typical
structures are
farmhouses,
agricultural buildings,
cabins, and villas on
large estates

Building Placement
Variable Setbacks

Typical Height
1- to 2-Storey

Sub-Urban
13 Zone

General Character
Lawns, and
landscaped gardens
surrounding
detached single-
family houses;
pedestrians
occasionally

Building Placement
Variable front and
sidegarden Setbacks

Typical Height
1- to 2-Storey

General
T4 Urban Zone

General Character
Mix of Houses,
Terrace Houses &
small Apartment
buildings, with
scattered
Commercial activity;
balance between
landscape and
buildings; presence
of pedestrians

Building Placement
Shallow to medium
front and sidegarden
Setbacks

Typical Height

1- to 2-Storey with

a few 3-storey mixed
use buildings

Figure 5.2: An introduction to the transect zones, with those in Grandhome highlighted (T3, T4, T5 and SD)

Urban Centre
Zone

General Character
Shops mixed with
Terrace Houses,
larger Apartment
Villas, Offices,
workplace, and
Civic buildings;
predominantly
attached buildings;
trees within the
public right-of-
way; substantial
pedestrian activity

Building Placement
Shallow Setbacks
or none; buildings
oriented to street
defining a street wall

Typical Height
2- to 4-Storey

Urban Core
Zone

General Character
Medium to High-
Density Mixed

Use buildings,
entertainment, Civic
and cultural uses.
Attached buildings
forming a continuous
street wall; trees
within the public
right-of-way; highest
pedestrian and public
transport activity

Building Placement
Shallow Setbacks
or none; buildings
oriented to street,
defining a street wall

Typical Height
3-plus storey with a
few shorter buildings

Special
SD District

General Character
District may be
specialised and

not include the full
range of activities of
a neighbourhood.
They may also
accommodate
uses that cannot be
incorporated into

a neighbourhood
structure such as
manufacturing,
industry and office
parks

Building Placement
Shallow Setbacks
or none; buildings
oriented to street,
defining a street wall

Typical Height
2- to 4-Storey



T1 (Natural Zone):

The first transect zone is for
natural settings such as wild
areas, countryside landscapes
and woodlands. The Grandhome
masterplan does include an
extensive network of green
spaces including parks and
woodlands, but these are not
T1 as such. Rather, they must
relate to the urban character of
the surrounding development,
and so are incorporated into the
adjoining, more urban, T zones.

The Green Belt to the north and
the riverfront area to the west

are both authentic T1 zones and
are well-connected to the green
network within the site. Residents
will be able to readily take
advantage of these natural
landscapes for visual enjoyment
and recreational uses.

T2 (Rural Zone):

T2 features low-density
development, seen in rural
landscapes dotted with
farmsteads, or on the quiet edges
of traditional towns. Development
of this type is plentiful near the
Grandhome site, in Aberdeenshire
and further afield. However, there
is no T2 development within the
boundaries of the Grandhome
site, given the need to achieve

a higher density to sustain

mixed uses in a neighbourhood
framework. To provide residents
with access to T2, the masterplan
is designed to preserve long
views of the nearby countryside,
with views available from several
public spaces and prominent civic
complexes such as the school.

T3 (Sub-Urban Zone):

T3 features lower density
residential development, including
occasional retail, office and
civic uses. Detached and semi-
detached houses are typically
most prominent, often set back
from the street with private
gardens. Rubislaw Den offers an
example of T3 within Aberdeen
City, with its larger houses on
wide, elegant streets. T3 will
also feature prominently in
Grandhome, particularly on the
edge of neighbourhoods.

T4 (General Urban Zone):
T4 features an urban mix of
residential, retail and office
development, often featuring
corner shops, retail and slightly
higher density development
such as live/work units. T4
features in Grandhome,
particularly in the areas
adjacent to the retail hubs of
the town and neighbourhood
centres. Many of the T4 parts
of Grandhome feature mixed-
uses on corner sites. Roads

in Aberdeen that inspired the
proportions and housing mix of
T4 include Fountainhall Road,
Beaconsfield Place and Albert
Terrace. These areas range in
approximate density from 25 to
34 units to the hectare, with a
mix of housing types including
detached houses, terraces,
semis and flats. Grandhome
follows this precedent in its
urban areas.

. (Urban Centre):

T5 is an urban centre: an active
area featuring a medium to high-
density concentration of retalil
and community uses, such as a
high street serving an extended
local area. Grandhome is TS in
its town centre and in the core
of its neighbourhood centres. T5
often features live/work buildings
as well as larger buildings of
ground floor retail with flats or
offices above. In line with this
higher density development,
public spaces can be substantial
in size, including plazas, parks
and squares. Grandhome’s T5
follows local precedents noted at

Rosemount Place and elsewhere.

. (Urban Core):

T6 is the urban core, the highest
density transect zone, generally
found in city centres. T6 typically
includes blocks of flats, retail
and high-density office buildings.
There is no T6 in Grandhome, as
this type of development is not
well suited to the site’s Bridge of
Don location.

SD (Special Districts):

Special Districts are areas which
do not follow the Transect Zone
methodology: often, these
areas are intended to serve
particular purposes and thus
may be dominated by one use,
as opposed to balanced in a
mixed-use context compatible
with a rural-urban identity.

In Grandhome, the business
district on the site’s southeast
tip is one Special District: this
area is business dominated

and designed to accommodate
a corporate headquarters, as
opposed to the residential-led,
mixed-use development seen
elsewhere across the settlement
in T3, T4 and T5.
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The Grandhome
Transect

The design team sought to
calibrate the transect system
to a scale and character
appropriate for the Grandhome
site. The analyses above, and
on the following pages, study

Sub-Urban
Zone

T3

urban environments within
Old Aberdeen and other north
Aberdeen neighbourhoods,
aligning various conditions
with the Grandhome transect.

Grandhome includes transect
zones T3 (Sub-Urban), T4
(General Urban) and T5

General
T4 Urban Zone

(Urban Centre), which are
the primary focus of these
analyses. The drawings
below show how these
zones correlate with street
design; the following pages
also explore other elements
of urbanism, such as public
space design.

T3

Urban Centre
Zone

T4

Figure 5.3: Transect planning can also be applied to street design. The analyses above consider different street environments in Aberdeen and align these
with the transect zones. Similar urban and street proportions can then be used within Grandhome’s transect-based system.
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5.2.1 Contextual analysis

The Grandhome design team began
the SSCI Charrette by studying
mixed-use neighbourhoods in
Aberdeen, including Old Aberdeen,
Victoria Street, Rubislaw den North
and Rosemount Place. Since then,
the team has continued to return to
these historic precedents, studying
not only the architecture, but also
the densities, setbacks and other
components of urbanism.

The following studies indicate the
type of lessons that the designers
gleaned from studying these streets
and urban spaces closely. Much

of these standards may later be
incorporated into transect analyses,
to be used for a Design Code or
Pattern Book.

The studies are organised
according to transect zone, as
the transect methodology has
driven the development of the
masterplan. These are included
as follows:

T5 type

T4 type

T3 type

Paths and lanes

Mix of types

High street (T5/T4)
Don street (T4/T3)
Lane

Rosemount Place (T5 Type)

Rosemount Place offers a model
for town centre and neighbourhood
centre development in terms of
density and sensitive incorporation
of a mix of uses. It consists of
higher density mixed use buildings
that accommodate retail, offices,
terrace houses and apartments.

It has a tight network of streets
with a spatial width that averages
14.5 metres; wide paths up to

3.5 metres and buildings up to 4
storeys set close to the paths.

Housing units vary in size and sit
in roughly 50 units per hectare;
this higher density is achieved

at Grandhome in the main
commercial area in Phase 2. The
generic building types are very
flexible and truly urban; they
consist of a commercial ground
floor topped by one or several
storeys of dwellings or workspace.
They sit right up against the path,
with any parking located at the
rear.

PRIVATE
FRONTAGE

PUBLIC
FRONTAGE

Public Frontage

Public Frontage Type

Commercial street

Spatial Width

14.5m

Moving Lanes

1 lane each Way

Parking Lanes

1 Lane

Carriageway Width 9.25m
Kerb Type Raised
Kerb Radius 3.25m

Median None
Footway 2m - 3.25m
Planter Type None
Planter Width None

Planter Pattern

None

Tree Type

None

Private Frontage

Private Frontage Type

Shopfront

Building Height up to 4 Storeys
Outbuilding Height 1 Storey
Floor above Grade Om min.
Building Typical Rear yard and terrace
Plot Width 11m - 15m
Plot Depth 20m - 24m
Build-out at Setback 100%
Front Setback Om min.
Side Setback Om min.

Front Encroachment

None

Ground Level Function

Office, retail, residential

Upper Level Function

Residential

Grandhome Development Framework
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Victoria Street (T4 Type)

Victoria Street is largely
comprised of terraced houses
with minimal setbacks, with
different building heights on
either side of the road. The
street offers a model for T4
development: high density
housing, typically situated in
close proximity to the mixed-
use nodes of the town and
neighbourhood centres.

The street comprises an
interesting mix of front
conditions, including some
homes with front gardens and
others entered off the street.
The street features some
plantings, including street trees,
with car parking on one side. In
total, the density is roughly 21
units/ha.

This approach is similar to that

taken for the T4 residential
streets of Grandhome.

Public Frontage

Private Frontage

Public Frontage Type Terrace Private Frontage Type Terrace

Spatial Width 18m Building Height 1.5 - 2.5 Storey

Moving Lanes 1 Lane Each Way Outbuilding Height 1 - 2 Storey

PRIVATE PUBLIC Parking Lanes 1 Lane Floor above Grade Two Steps
FRONTAGE FRONT. Carriageway Width 8m Building Typical Rear Yard
Kerb Type Raised Plot Width 8-12m

Kerb Radius Various Plot Depth 50 - 62m

Median No Build-out at Setback 100%

Footway 2m Front Setback 5m max.

Planter Type Tree Base Side Setback No

Planter Width 600mm Sq Front Encroachment No

Planter Pattern At Tree Base Ground Level Function Residential

Tree Type Thin + High Upper Level Function Residential
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Rubislaw Den North (T3 Type)

Rubislaw Den North offers
another approach to residential
development, which achieves
a lower density, due to its
comprising largely detached
houses on plots able to
accommodate substantial
back gardens. Although the
homes have varied facades
and proportions, they follow a
similar materials palette and
scale: roughly 2-2.5 storeys.

These homes have front
setbacks of 7 to 37 metres,
with front gardens heavily
landscaped and sometimes
featuring a driveway. The
carriageway is roughly 10
metres wide, with paths on
either side of the road.

Grandhome’s lower density
streets — primarily in the T3
transect zone - feature areas
with similar compositions.

Public Frontage

Private Frontage

Public Frontage Type Street Private Frontage Type Common Yard

Spatial Width 17m Building Height 2 -2.5 Storey

- Moving Lanes 1 Lane Each Way Outbuilding Height 1 Storey
PUBI Parking Lanes 2 Lanes Floor above Grade 50 - 60cm
FRONT. Carriageway Width 10m Building Typical Detached Rear Yard
Kerb Type Raised Plot Width 16 - 80mm

Kerb Radius Various Plot Depth 46 - 86mm

Median None Build-out at Setback 100%

Footway 3.5m Front Setback 7 -37Tm

Planter Type Broken / Paving Side Setback 1m Min

Planter Width 1m Front Encroachment None

Planter Pattern TBD Ground Level Function Residential

Tree Type TBD Upper Level Function Residential




Wrights’ and Coopers’ Place
T5
(Pedestrian Street) .

Wrights’ and Coopers’ Place
features houses that front onto

a shared green, designed for
pedestrian access and shared
community use. This design
strategy creates a safe and pleasant
space, suitable for casual meetings
or children’s play. Parking and
vehicular access is then provided
via back streets and shared parking
courts shielded from view.

The Place features varied planting,
and shared street furniture such
as benches. Terraces are set
back from the pedestrian path by
about 3 metres. Character varies
along the duration of the street,
from quiet green spaces to an
intimate plaza. The spatial width
also varies, from 8.5 metres to 15
metres, at the plaza.

Grandhome incorporates several
streets of this type, offering residents
a private green space, with good
visibility from their homes.

Public Frontage

Private Frontage

Public Frontage Type Terrace Private Frontage Type Terrace
Spatial Width 18m Building Height 1.5 - 2.5 Storey
Moving Lanes 1 Lane Each Way Outbuilding Height 1 - 2 Storey
Parking Lanes 1 Lane Floor above Grade Two Steps
PRIVATE PUBLIC Carriageway Width 8m Building Typical Rear Yard
FRONTAGE FRONTAGE
Kerb Type Raised Plot Width 8-12m
Kerb Radius Various Plot Depth 50 - 62m
Median No Build-out at Setback 100%
Footway 2m Front Setback 5m max.
Planter Type Tree Base Side Setback No
Planter Width 600mm Sq Front Encroachment No
Planter Pattern At Tree Base Ground Level Function Residential
Tree Type Thin + High Upper Level Function Residential

Lower High Street,
Old Aberdeen
(Paths and Lanes)

The lower end of Old
Aberdeen’s high street

has spaces of a range of
characters, adhering to both
the T4 and T3 condition.
Pedestrian connections link
the high street with the other
parallel streets. This results
in a variety of setbacks and
turning conditions, creating an
interesting frontage.

Notably, the homes have front
greens of different sizes and
dispositions, which contribute
greatly to the visually
stimulating streetscape.
Although the street lacks
public street trees, the many
private greens and planting
enable it to retain a green
character throughout. The
incorporation of stone walls
into the street also add further
character.

Public Frontage

Private Frontage (High St)

Public Frontage Type Shopfront / Street Private Frontage Type Terrace / Shopfront
Spatial Width Building Height 2 - 2.5 Storey
Moving Lanes 1 Lane One Way Outbuilding Height 1 Storey

PRIVATE PUBLIC Parking Lanes Part 1 Lane Floor above Grade Level to 1 Step
FRONTAGE FRONTAGE Carriageway Width 515) Building Typical Terrace / Rearyard
Kerb Type Raised Plot Width 6 -22m

Kerb Radius Various Plot Depth 6.3m - 35m

Median None Build-out at Setback 80%

Footway 2m Front Setback 12.5m to 25m

Planter Type None Side Setback im

Planter Width None Front Encroachment None

Planter Pattern None Ground Level Function  Shop, Office + Residential

Tree Type None Upper Level Function Office + Residential
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Don Street, Old Aberdeen
(T4/T3- Mix of Types)

Don Street also shows a variety
of conditions, representing both
T4 and T3. Setbacks are varied
and the carriageway condition
changes from a tight one-way
street into a broad one-way
with parking on one side.

Houses front the street closely

in its tightest condition, and
gradually increase in setback
with the widening of the street.
Larger houses are celebrated as
having the widest setback with a
large garden fronting the street.

Although there is no street
planting, front gardens soften
the space and provide visual
variety. Like the lower portion
of Old Aberdeen’s high street,
walls of varying heights also
contribute to the streetscape.

Public Frontage

Private Frontage

Public Frontage Type Commercial street Private Frontage Type Shopfront

Spatial Width 14.5m Building Height up to 4 Storeys

Moving Lanes 1 lane each Way Outbuilding Height 1 Storey

PRIVATE PUBLIC Parking Lanes 1 Lane Floor above Grade Om min.
FRONTAGE ERONTAGE Carriageway Width 9.25m Building Typical Rear yard and terrace
Kerb Type Raised Plot Width 11m - 15m

Kerb Radius 3.25m Plot Depth 20m - 24m

Median None Build-out at Setback 100%

Footway 2m - 3.25m Front Setback Om min.

Planter Type None Side Setback Om min.

Planter Width None Front Encroachment None

Planter Pattern None Ground Level Function Office, retail, residential

Tree Type None Upper Level Function Residential

40 Grandhome Development Framework

Rubislaw Terrace Lane
(Lane- Mix of Types)

Alongside these residential
streets, the design team
studied Aberdeen’s lanes,
such as Rubislaw Terrace
Lane. Grandhome also
features numerous lanes,
which are designed to
accommodate parking and
access for houses which front
onto green spaces without a
main vehicular access. These
conditions are featured within
Grandhome’s T4 and T3.

The spatial width of the lane
is 8 metres. Frontage includes
not only garages, but also
some mews homes.

This example shows a
significant amount of car
parking on the south side of
the lane, servicing the offices
on Rubislaw Terrace. On

the other hand, the houses
fronting Albert Terrace, on the
north side, benefit from a rear
garden, private garages and
home offices.

. Public Frontage
It constitutes a good example

Private Frontage

to consider as it shows

Public Frontage Type Terrace Private Frontage Type Terrace
the impact that office and Spatial Width 18m Building Height 1.5 - 2.5 Storey
residential uses have in the Moving Lanes 1 Lane Each Way Outbuilding Height 1 - 2 Storey
character of the rear lanes. Parking Lanes 1 Lane Floor above Grade Two Steps

Carriageway Width 8m Building Typical Rear Yard

Kerb Type Raised Plot Width 8-12m

Kerb Radius Various Plot Depth 50 - 62m

Median No Build-out at Setback 100%

Footway 2m Front Setback 5m max.

Planter Type Tree Base Side Setback No

Planter Width 600mm Sq Front Encroachment No

Planter Pattern At Tree Base Ground Level Function Residential

Tree Type Thin + High Upper Level Function Residential




High Street, Old Aberdeen
(T4/T5- Mix of Types)

This intimate high street

offers a model for town centre
or neighbourhood centre
development, in terms of density
and sensitive incorporation of

a mix of uses. The design and
proportions of the street greatly
influenced the design team,
who considered this street
when crafting Grandhome’s T5
urbanism.

The street includes homes,
some retail and public space

in the form of a plaza, in front

of the University of Aberdeen’s
old town house at the top of the
high street. This terminated vista
characterises the space and
calls attention to this grand civic
building — a design approach
also used in the Grandhome
masterplan, including in the
approach to the town centre’s
primary school.

A study of the public and
private frontages illuminates
the proportions that create the
street. The buildings are up to

three storeys tall, set back
anywhere from 0 to 3.5 metres.
Meanwhile, the spatial width
varies from 9.5 metres to 23
metres, shaping a variety of
spaces of different characters.
Housing units then vary in size,
and sit at roughly 34 units/

ha (net). This higher density
development is achieved at
Grandhome in some of its
commercial areas, which feature
flats and terraced houses in
close proximity to a high street
or neighbourhood centre.

Tucked behind the high street
are several courts, such as
Greenlaw Court. Grandhome
also features several rear
courts, featuring shared car
parking space and sometimes
greens or landscaped areas for
a small number of houses.

Grandhome also follows the
high street’s precedent in

terms of the incorporation of
outbuildings: several buildings
in the high street vicinity have
one storey accessory units,
used as garages, granny flats or
storage space.

PRIVATE
FRONTAGE

PUBLIC
FRONTAGE

Public Frontage

Private Frontage (High St)

Public Frontage Type Shopfront / Street Private Frontage Type Terrace / Shopfront
Spatial Width Building Height 2 - 2.5 Storey
Moving Lanes 1 Lane One Way Outbuilding Height 1 Storey

Parking Lanes Part 1 Lane Floor above Grade Level to 1 Step
Carriageway Width 5.5 Building Typical Terrace / Rearyard
Kerb Type Raised Plot Width 6 - 22m
Kerb Radius Various Plot Depth 6.3m - 35m
Median None Build-out at Setback 80%
Footway 2m Front Setback 12.5m to 25m
Planter Type None Side Setback im
Planter Width None Front Encroachment None
Planter Pattern None Ground Level Function  Shop, Office + Residential
Tree Type None Upper Level Function Office + Residential
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5.2.2 Density

Grandhome was designed
using the transect-based
planning system, which ensures
that a diverse range of urban
environments will develop across
the site. Grandhome will not
feature a single density across
the entire site. Neighbourhood
centres will accommodate
higher density development,
typicallyT5-T4 zones, whilst T3
neighbourhood edges will be
home to larger plots. Figure 5.2
sets out the locations of the T
Zones.

On average, the entire
Grandhome site will be
developed at approximately 30
units/ha, with the town centre
featuring a much higher density
and the neighbourhood edges
featuring a much lower density.
The majority of the community
will be scaled at 2-3 storeys with
four storey accent buildings.
There may also be scope

for occasional single storey
development in certain limited
locations. This will add to the
character of the development
and is appropriate considering
the regional context.
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Figure 5.4: Grandhome’s Regulating Plan,
indicating the distribution of Transect Zones

T3- Sub-Urban, 1-2 storeys
[ T4- General Urban, 1-3 storeys
I T5- Urban Centre, 2-3 storeys
[ SD- Special District, 2-3 storeys
[ CS- Civic Space
I CB- Civic Buildings



5.3 Neighbourhood +
Block Structure

The Grandhome masterplan
proposes the phased
development of seven
neighbourhoods, including

a vibrant town centre and
business park. Each of these
areas is designed to be
traversed in 5-minutes by
foot, from centre to edge,
with the town centre itself
spanning a 10-minute walk.
Shops, offices and bus
stops are then located within
each neighbourhood centre,
providing residents with
ample facilities in walking
distance of their homes. Aside
from the town centre, these
neighbourhoods are known as
Laverock Brae, Whitestripes,
Bonnyside, Persley Brae,
Clerkhill and Cothill — all
names that correspond with
historic features on the site.

These neighbourhoods’
concentrations of local
facilities should not

only lessen residents’
dependence on their cars,
but also engender a sense

of community. Schools and
community buildings are
also located within each
neighbourhood, often in close
proximity to shops to provide
convenience for parents.

Figure 5.5: Proposed Grandhome
neighbourhood structure

Each neighbourhood is also
likely to develop its own
character over time, given that
each will be built at a different
time span, and with a differing
composition of architects and
builders involved. However,
all parts of Grandhome will
follow the aspirations set out
in this Framework, as well as
the transect-based design
regulations, meaning that
their street frontages, heights
and massings will be visually
compatible and appropriate
to the context of the region.
More information on each
neighbourhood is available
within the Character Areas
chapter of this Development
Framework.

Persley
Brae

Cothill

Bonnyside

Clerkhill

Grandhome
Town Centre

Whitestripes

Laverock
Brae
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5.4 Mixed-Use
Development

5.4.1 Commercial and Retail Uses

The Grandhome masterplan features
shops and community facilities within
a town centre intended to cater

to the needs of the Bridge of Don
community at large. The area will
therefore provide a range of jobs for
local residents and as such minimise
out-commuting. This will be further
enforced by the provision of live/work
units alongside a range of business/
retail opportunities, ranging in size
and cost. Smaller scale facilities will
also be provided in the individual
neighbourhood centres.

The character of the town centre
embodies a traditional high street

with a mix of commercial uses, mainly

though mixed-use buildings with
smaller retail shops on the ground
floor and residential units above.
A number of buildings have been
identified within the town centre
for specific commercial, retail and
leisure uses. These include but are
not limited to 25,000m2 of mixed
use retail potentially including
convenience shopping, local
supermarket, gym, cinema and
hotel.

® A Retail Impact Assessment
will be prepared to support the
Town Centre masterplan.

In accordance with the LDP
allocation, the masterplan also
features a 5ha Business Park,
located on the south-eastern
boundary of the site. This space
is intended to facilitate integration
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with the Energetica corridor, and
is also linked to the other Science
Park activities on-going within the
wider Bridge of Don vicinity. The
provision of high-quality retail
space, within close proximity of
potential employee housing and
amenity facilities, as well as the
substantial existing transportation
network makes the site ideal for
businesses looking to move to the
area.

5.4.2 Community Uses

The focus of community activity
within Grandhome will be the
community-use school network.
However, additional sites have been
identified to allow the community

to bring forward specific buildings
in support of its needs, including
religious buildings.

Education

The current masterplan
accommodates the provision of three
primary schools and one secondary
school, built to Scottish Futures Trust
standards.The indicative masterplan
places these four schools across

the Grandhome site, embedded into
different neighbourhoods:

e Grandhome Primary
School

e Cothill Primary School

Clerkhill Primary School

and Academy (Community

Campus)

Each primary school will include
a sports pitch, or in some cases,
two sports pitches for wider
community use. The Academy
is located in the centre of the

Figure 5.6, 5.7: Modern primary design: functional yet highly attractive buildings to inspire learning and enhance delivery of the curriculum.
Images courtesy of Walters & Cohen Architects ©Dennis Gilbert/VIEW.

site for ease of access, with the
community campus and sports
pitches located adjacent to the
Green Belt beyond.

The final strategy for education
provision will be dependent on
external discussions with the
education authority.

Related Community Uses

The community schools will
include a range of community
services such as an early years/
day care public facility, a public

library, a leisure centre with
numerous sports pitches,

youth provision and a family
centre. These facilities will draw
residents into community life and
ensure that school buildings are
used efficiently, both during the
school week and at evenings and
weekends.

Notably, the secondary school
will sit on a community campus
designed for use by both
students and residents.

Health

Health facilities will include
suitable NHS provision, as well as
pharmacies and dentists within
selected neighbourhoods. The
majority of health provisions will
be delivered at the neighbourhood
scale, to accommodate demand
from the new residents of
Grandhome. Eventually, the
population will support a purpose-
built health centre, for which land
has been reserved within the
eastern edge of the town centre to
facilitate early delivery if required.

Sustainability and Recycling
The need to move towards

more low carbon economy is
recognised. Future development
of the site will incorporate
sustainable energy practices in
development such as promoting
energy efficiency through building
orientation, design and materials.

Recycling will be promoted
through the provision of recycling
facilities with recycling stations
situated at convenient locations
across the site.



Figure 5.8: Proposed Indicative Locations of community
facilities

I cxisting Buildings
Community Primary School & Sports
Academy, Library, Community Campus, & Sports

Il Civic Buildings: o
1. Religious Building
2 Covered Market ®
3. Sites for Community Use
4 Civic Structure / Monument

Mixed-Use: Retail Ground Floor '

Supermarket Y

Hotel Q \

Small Cinema/ Theatre

Health Centre \d

LDP required Gypsy and Traveller site

Neighbourhood Recycling

CHP Facility +
A Y

Education Facilities Delivery . |..J a

Grandhome Primary School PH. 2 3.58 % a ‘ -

Clerkhill Community Campus
Primary School and Academy

) . PH. 3-4 11
* includes community
sports facilities
Cothill Primary School PH. 6 3

Delivery Area (ha)

Health Centre , Pharmacies
& Dentists PH. 2-5 0.33
16 Chair - GP
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5.5 Access Strategy

The Grandhome street network
will be integrated and well-
connected, providing ease of
movement for pedestrians,
cyclists and vehicles. Scottish
Government policy document
Designing Streets has greatly
informed the design of the street
network. A residential Travel
plan and travel packs will be
developed and sent out to every
resident.

5.5.1 Context

The implementation of strategic
infrastructure projects is key

to the delivery of Grandhome.
These include the AWPR,

the Third Don Crossing, and

the upgrade of key junctions
including the Haudagain
roundabout. Together these
projects will alleviate current
pressures on the city’s transport
network including localised pinch
points such as Parkway and
Persley Bridge.

It is expected that once the
AWPR is in place this will
alleviate traffic pressures along
Parkway while opening links
north of the site to the strategic
road network via Whitestripes
Road.

A Transport Assessment is being
carried out which will consider
the potential traffic impact of the
new settlement, and how the
first phase of homes could be
accommodated on the existing
road network ahead of the AWPR
and 3rd Don Crossing. This
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Figure 5.9: Grandhome in regional context,
including proposed regional infrastructure

Approximate reserved line of
Aberdeen Western Peripheral Route

Grandhome Site Identified in ACC
Local Development Plan

— First Bus Route 1
—  First Bus Route 2

First Bus Route 4

National Cycling Network Route 1
(NCN1)

National Cycling Network Route 1
(NCN1) - Aspirational

s CoOre Paths
........... Other Paths
PY Haudagain Roundabout
improvements
Third Don Crossing
—@®— AWPR

will include assessing impact
at key junctions serving the
site and how potential impact
could be accommodated.
This may require local road
improvements as well as
contributions to strategic
transport improvements.

Preliminary discussions with
Aberdeen City Council as local
roads authority and Transport
Scotland have confirmed that
some of the initial development
can be accommodated on the
existing transport network,
subject to the findings of a
detailed Transport Assessment
to be prepared in support of
the planning applications. This
may require localised road
improvements to facilitate
access to the site for Phase 1.

PEDESTRIAN / CYCLE BRIDGE TO
FORMER DAVIDSON'S MILL SITE

HAUDAGAIN
ROUNDABOUT



5.5.2 Movement Strategy
Pedestrians

The modular pattern of the
masterplan is designed to
ensure a high degree of
pedestrian access within each
neighbourhood and beyond.
This is reinforced by a network
of streets intended to optimise
connections between the
neighbourhoods, the town centre
and the surrounding area. It is
anticipated that residents will live
within 5-minute walking distance
of neighbourhood centres,
ensuring ease of access to all
essential amenities, as well as
public transportation nodes.

Pedestrian and cycle links

will ensure a high degree

of permeability within the
development, providing
connections to the existing and
aspirational core path network in
the surrounding area. Essentially,
all streets will be designed to
accommodate pedestrians as
the prime user, ensuring the
optimal pedestrian experience.
This will involve providing a range
of street typologies to enhance
legibility and curtail visual
monotony, whilst also ensuring
street design that calms traffic
speeds and increases pedestrian
safety.

Safe routes to school will also be
reviewed through the masterplan
and a consideration in the
Transport Assessment.

Figure 5.10: Proposed key paths network

Existing:

= Roads

-==» Core Paths
Aspirational Core Paths

North Sea Route Cycle Route / NCR 1

Proposed:
Primary Active Travel Paths
Secondary Paths

Vehicle-Free Routes Through Blocks

Other Routes Available for Pedestrain and Cy-
clists. eg. Roads, Lanes, Shared Surface Lanes

Play Zones / Large Scale Play Zone
Public Parking/ Access to Path Network

@ Pedestrian/Cycle Bridge

Non-motorised Vehicles

As mentioned at left, a pedestrian
and cycle network, linking to the
surrounding core path network
is considered a priority. The

core path network reaches into
surrounding built-up areas, such
as Middleton Park, Danestone
and Dyce, and along a section of
the River Don to the west of the
site, and there is an aspiration to
extend it further along the river.
The masterplan also connects
with the existing Regional

Cycle Network to ensure site
permeability and accessibility.
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Public Transportation

The identification of a public transport
strategy which provides connectivity
from the development to principal
employment centres, transport nodes
and other attractions in the City
Centre and at other locations across
the city such as Dyce and Aberdeen
Airport as part of the Development
Framework in line with current Policy
is required. The strategy requires to
accommodate development phasing,
and is anticipated to take advantage
of the Third Don Crossing once
completed.

The A90, A96 and A947 corridors
all support frequent bus services,
with First Aberdeen services in the
vicinity of Grandhome terminating
in the established residential areas
of Danestone (service 1), Ashwood
(service 2) and Dubford (service 4).
It is anticipated that initial phases
of development can be served by a
variant of First service 1 which will
operate via Whitestripes Avenue to
the development. Initial discussions
with First Aberdeen and Aberdeen
City Council Public Transport Unit,
and also with Stagecoach Bluebird,
have informed the strategy for
phased expansion of services

to serve the development. Both
operators have expressed interest in
the provision of services and further
discussions are anticipated.

Aberdeen railway station and the
adjacent Union Square bus station,
where connections can be made to
regional and long distance rail and
bus services, are approximately

5 miles from the development.
Aberdeen Airport, which is served
by both domestic and international
flights, is approximately 6 miles west
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Figure 5.11: Potential public transport bus route
examined by phase

Phase 1
Phase 2
Phase 3
Phase 4-5
Phase 6-7
Bus Stop

LAY

Pedestrian Shed (400m)

of the site.

Bus routes have been identified for
phased implementation, with an

initial loop serving Phases 1 to 3
which links the town centre to the
western neighbourhood centre and
community campus. This loop is
expanded to serve Bonnyside and
Whitestripes, north of Whitestripes
Avenue at Phases 4 and 5. A further
route is anticipated to be required

to serve Phases 6 and 7. Bus stops
are located within a short walk of

all homes in line with Policy which
requires access to bus services within
a 400m walk distance. The location of
stops within neighbourhood centres
will allow passengers access to shops
and other facilities as an integral part
of their journey.

The scale of development proposed
is anticipated to support provision

of services at a high frequency,
particularly from Phase 3 onwards,
further increasing the attractiveness of
this mode of travel.

The strategy identifies routes via 3DC
towards Aberdeen City Centre. There
is also potential for the development
of an orbital route from the Exhibition
Centre and the Bridge of Don area via
the development and the Mugiemoss
development area towards Dyce,
Kirkhill and Aberdeen Airport, and




a connection via the Third Don
Crossing and Tillydrone towards
Aberdeen Royal Infirmary.

Vehicular Access

Following comprehensive
development of the settlement
the main vehicular access will be
provided from the A90 / Parkway
with secondary accesses on to
Whitestripes Avenue to the east
and Whitestripes Road to the
north.

The Access Strategy for the

site proposes that initial access
will be taken from Whitestripes
Avenue to serve the first phase
of development with a potential
second access from Whitestripes
Road. As the settlement
continues to expand northwards
further accesses will be provided
on to Whitestripes Road. Future
phasing after the implementation
of the AWPR anticipates access
taken from the Parkway which will
then form the main access point
to the development and provide
a more direct access to the town
centre.

The exact location, form and
detailed layout of the junction
required at each access will
be determined through the TA
process.

Grandhome Parking Strategy

The development framework
includes a mixed neighbourhood
parking strategy within residential
areas, allowing for on-street,
on-site (side/rear garage),

Figure 5.12: Indicative junction arrangement from the Parkway.

courtyard, and mews parking
arrangements.

The following principles will
underpin the parking strategy
for Grandhome:

®  Minimising the impact
of car parking on public
realm, for instance locating
car parks behind high-

density mixed-use blocks
to create more attractive
streetscapes.

In mixed-use areas, ensure
car parking provision is shared
when the demand for different
uses varies over different
times and days.

Garages shall be counted
towards the overall parking

I NEW ACCESS POINT

Figure 5.13: Proposed access point on Whitestripes Avenue

provision for residential units.

This approach will act to calm
traffic, add character and variety
to the streetscape, and provide
active frontages to the residential
areas.

These principles will be developed
further by the Transport
Assessment and applied by each
masterplan, specific to the issues

that the different parts of the site
will generate.
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