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1What are we discussing with you today?

Background and design brief
Harrow Council is looking at regenerating the Vaughan Road Car Park in 
West Harrow. They have commissioned a design team - led by Adam 
Khan Architects - to work in conversation with the local community to 
develop design proposals that offer:

• 25 - 35 well-designed homes for council and private rented sector 
(PRS)

• Generous private outdoor space (gardens or balconies) for all homes
• Secure bike parking for all homes
• Car parking spaces for disabled residents
PLUS
• Ground floor spaces and connected outside space for community uses, 

local start-up businesses or workshops

In addition, the design must:
• Be of high-quality architecture
• Create an inviting frontage to Vaughan Road
• Improve the area around the underpass entrance and the stairs to the 

fly-over, making it safer and more pleasant for pedestrians and cyclists
• Explore how improvements might be made to the wider public realm, 

including the underpass, as an extension to the project
• Shelter Vaughan Road from the noisy fly-over and from denser central 

Harrow 
• Encourage a sense of community, and of integration of the new 

development within the wider community.

What happens next?
The time line below sets out key dates and events. We are now in the middle of the design process. In early 2017 we plan to hold a final phase of 
consultation to discuss our developed designs, including a workshop to look in detail at the design and use of the ground floor  spaces and associated 
public realm. We will then share our final design proposals with the local community before applying for planning permission in Spring 2017. The planning 
committee will assess the scheme’s qualities and impact and decide whether to grant or refuse permission.

Want to know more?
• Do leave your contact details so that we can write to 

you about forthcoming events and activities.
• Please DO complete a feedback form. This will help 

ensure that we can learn from your views, taking 
them into full consideration as we develop designs.

• Questions about the project? Contact us at:
   regeneration@harrow.gov.uk 
• Or have a look at: www.vaughanroad.wordpress.com

What are we showing today?
At our first design drop-in in July 2016 we discussed our overall proposed 
strategy for the site. At the second design drop-in In September we showed 
our initial concept designs for how any building might sit on the site and 
what it might look like. Today we are:

• Presenting our evolved concept designs, further developed in response to 
September’s feedback.

• Showing how we are responding to your questions and concerns, 
particularly around parking, both on the site itself and in the immediate 
area.

• Presenting and discussing the character and likely materials of any new 
buildings in more detail, showing how we are drawing on and responding 
to the character of west Harrow’s existing architecture.

Who is designing the scheme?

Adam Khan Architects
The design team is led by Adam Khan 
Architects, with Adams & Sutherland designing 
the landscape and public realm.

We share an interest in designs inspired by 
the existing qualities and character of a site 
and its surroundings, and in creating places 
that really work for, and bring pleasure to, 
those who live in and around them.

Here are some examples of our previous work.

SpringEarly
2017

Planning application
for new buildings

submitted

2017
Developed design 

consultation

Dec 1st
2016

Spring
2017

Feedback final 
designs 

to community

Sept 21st
2016

Community meeting:
Transport & 

Parking

Spring
2016

First letters and
meetings with 
stakeholders 

Sept 10th
2016

2016 2017

Design drop-in 2:
Character and further 

opportunities

Design drop-in 3:
Revised ‘ concept design’ 

proposals

July 28th
2016

Community workshop: 
Opportunities on

ground floor

July 16th
2016

Opening event 2:
Design drop-in

July 12th
2016

Opening event 1:
Public meeting 

Why does the Council want to redevelop this site?
Harrow Council is facing the biggest financial squeeze ever suffered by 
local government - £83 million of government cuts - and the services it 
provides to residents are threatened. Like Councils UK-wide they are 
cutting back almost all services. In that economic climate, in order to 
continue to provide essential services, and to avoid bankruptcy, it is the 
Council’s duty to make the best financial use of all assets. That includes 
car parks. Redeveloping the car park will allow the Council to make 
money through renting out new homes, as well as providing much 
needed housing.

How do they intend to redevelop it?
Rather than sell to a developer, the Council is retaining ownership of the 
site, and of any new buildings, and taking forward development itself. This 
allows it to control the quality of architecture and construction, and to 
spend time discussing with the local community what kind of architecture, 
and what type of ground floor facility, is appropriate. Vaughan Road Car 
Park is one of a number of Council-owned sites across the borough 
being developed in this way through the Building a Better Harrow 
programme. This approach allows the Council to safeguard retention of 
long-term financial assets, and to keep bringing in income over time.

Adams & Sutherland 
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How the project sits within wider Harrow regeneration

What is the bigger picture 
behind this development?

Why and how are we exploring
re-developing Vaughan Road car park?

Vaughan Road car park has been identified as a 
potential project within the ’build to let’ initiative for the 
delivery of new Council-owned private rented homes 
and complementary uses.

1. Why is the Council re-developing car parks? 
The Council would love to leave Harrow’s car parks as 
they are. Unfortunately, as set out on Board 1, we are 
facing the biggest financial squeeze ever suffered by 
local government. Many services are being reduced to 
the minimum allowed by law. They include everything 
from street cleaning to buses for special-needs children; 
from mental health provision to care services for 
vulnerable older adults. To continue to offer any services 
at all we must make the best possible financial use of all 
our assets. That includes car parks. 

2. How has the Council decided which to re-develop?
The Council commissioned surveys for 11 Town Centre 
car parks in January 2015. These fed into a June 2015 
study exploring different scenarios for future parking 
demand and supply. Findings from this helped identify, 
which car parks had development potential and which 
would need to be retained to meet demand. The surveys 
showed Vaughan Road car park as the least used of 11 
car parks in Harrow town centre with average occupancy 
of 33% on weekdays and 15% on Saturdays. 

3. Are you going to make money from the scheme? 
Yes. The Council does not have a legal responsibility to 
provide car parking. But does have a responsibility to do 
many other things: take care of the most vulnerable, 
educate our children, collect household waste, light 
roads at night and house the homeless. And we have 
the legal responsibility to find the money to do that. 

4. Are you going to sell the car park to a developer? 
No. Harrow Council intends to develop the site itself as 
detailed on Board 1. 
 
5. What do we get in return? 
We want to ensure that any development benefits local 
people: (a) by including an element that you can use and 
that will help build the local community and (b) by 
investing in your area through identifying problems that 
need fixing or extra work we can do to improve the 
public realm, or the parking situation. Finding out how 
the Council can help you will enable us to exchange the 
car park for another local benefit. 

6. There are so many new homes being built with 
nowhere to park – what are you doing about this? 
The Council agrees that new developments often do not 
have enough parking. National planning laws mean our 
planners are powerless to stop that. We want to work 
with you to make sure any new development doesn’t 
add to parking stress. We have undertaken detailed 
studies showing alternative ways to manage demand, 
and are working with local businesses and groups to 
ensure loss of the car park can be properly mitigated. 
We know it may be inconvenient for people to change 
their habits, but want to help transition happen smoothly.

At a specific meeting on transport and parking  at the 
Arc House in September, we discussed  a number of 
ways how the Council’s officers and members are able 
to help residents in this process. Whether by supporting 
local residents with CPZ petitions, approaching TfL for 
discussions about improvements to public transport 
links, by encouraging car clubs or through improvements 
to existing cycle infrastructure – we are here to help and 
always open for residents’ suggestions!

The Harrow Regeneration Strategy 
(2015-26) is an ambitious blueprint 
to transform the borough by meeting 
three objectives around Place, 
People and Business, resulting in a 
wide array of improvements with 
major benefits for residents, visitors, 
businesses and other stakeholders. It 
will bring thousands of new homes 
for market sale and rent as well as 
building Council homes for the first 
time in 30 years. 

The Heart of Harrow Area Action 
Plan and Opportunity Area includes 
a £1.75bn investment programme 
into Harrow and Wealdstone town 
centres delivering 5,500 homes, two 
schools, a library, around 3,000 new 
jobs and a new civic centre with 
enhanced public realm, new 
workspaces and ancillary facilities – 
all within the next decade. 

The Heart of Harrow is also one of 
London’s first new Housing Zones – 
with £31M Mayor of London 
investment targeted at helping tackle 
the housing crisis. On Harrow land, 
the Council aims to create more than 
1800 new homes with a target of 
40% affordable and 600 ‘Build to 
Rent’ Private Rented Sector homes.

 

Opportunity Areas are areas 
identified in the Mayors London 

Plan which have significant 
capacity for development – 

such as housing or commercial 
use - and existing or potentially 

improved public transport 

The Council’s regeneration strategy 
includes thinking and projects for 
improvements to major public realm 
connections and junctions within the 
opportunity area, such as the route 
along Station Road connecting 
Harrow and Wealdstone, Headstone 
drive in Wealdstone town centre etc.

Vaughan Road has been chosen as 
one of a number of Council owned 
sites forming part of Harrow 
Council’s Regeneration Programme 
– all of those shown in red on the 
map. The map also shows private 
developer projects currently 
underway, major public realm 
connections within the opportunity 
area and green spaces within the 
borough.
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and the site

1896

Key features we are interested in: 
Ornate details, expressive roof-
scapes, expressive window 
openings, mainly exposed brick.
Very diverse architecture grown over 
many centuries.

Key features we are interested in:  
Expressive roof-scapes, proportions, 
expressed window openings, larger 
and more confident buildings. This 
is the period in which most 
buildings in Harrow were built.

Key features we are interested in:  
Different attitudes towards how a 
building should fit into their 
surroundings, how local residents 
respond to them, and what we can 
learn from these local examples.

Key features we are interested in: 
Arched entrances, expressive 
roof-scapes, brick details, 
proportions, expressed window 
openings. This is the period in 
which most buildings directly 
around our site were built.

1896 - 1912 1912 - 1938 1928 - 1961 
- Today

• The historic core of the settlement in Harrow 
is Harrow-on-the-Hill: It has been inhabited 
since Celtic times and through the Roman 
period as well.

• With the arrival of the train line in Harrow in 
the 1880s and early 1900s, commuter 
settlements were built around the new train 
stations.

• Most buildings directly around our site were 
built in the period between 1900 and 1912. 
They have a very distinct and similar 
character.

• The majority of housing in Harrow was built 
between the wars, around the 1920s.

At previous meetings, you have asked us to have a closer look at the area around our site and to take time to understand the architectural character of 
this area and its buildings, in order to develop design proposals that relate well to them. This board summarises our research into how West Harrow has 
grown over time, what these different areas look like and what makes them special. 

Historic facts

Site constraints

VAUGHAN ROAD
BUTLER ROAD

HARROW 
ON THE HILL

HARROW TOWN 
CENTRE

B
ES

SB
O

RO
U

G
H

 R
O

AD

RO
XB

O
RO

U
G

H
 P

AR
K

Site

Block noise from busy highway

The new building needs to 
shield itself from the noisy 
railway.  A safety distance needs 
to be kept during construction.

Existing views from neighboring 
houses need to be respected

Access by car to property on 
Vaughan Road has to be 
respected 

Access for maintenance of 
railway has to be respected 

Site only accessible by car from 
Vaughan Road for pick-up and 
cars parking on site

Thames Water sewer limiting 
the footprint of the building

Continue line of existing front 
gardens; good passive 
surveillance of Vaughan Road 
and public realm to prevent Anti 
Social Behavior and make the 
street safer.

Widen stairs and make them 
less steep

Include no-man’s-land between 
the fences and under the stairs 
to widen up the footpath

Vaughan Road car park has been identified as a 
potential project within the ’build to let’ initiative for the 
delivery of new Council-owned private rented homes 
and complementary uses.

1. Why is the Council re-developing car parks? 
The Council would love to leave Harrow’s car parks as 
they are. Unfortunately, as set out on Board 1, we are 
facing the biggest financial squeeze ever suffered by 
local government. Many services are being reduced to 
the minimum allowed by law. They include everything 
from street cleaning to buses for special-needs children; 
from mental health provision to care services for 
vulnerable older adults. To continue to offer any services 
at all we must make the best possible financial use of all 
our assets. That includes car parks. 

2. How has the Council decided which to re-develop?
The Council commissioned surveys for 11 Town Centre 
car parks in January 2015. These fed into a June 2015 
study exploring different scenarios for future parking 
demand and supply. Findings from this helped identify, 
which car parks had development potential and which 
would need to be retained to meet demand. The surveys 
showed Vaughan Road car park as the least used of 11 
car parks in Harrow town centre with average occupancy 
of 33% on weekdays and 15% on Saturdays. 

3. Are you going to make money from the scheme? 
Yes. The Council does not have a legal responsibility to 
provide car parking. But does have a responsibility to do 
many other things: take care of the most vulnerable, 
educate our children, collect household waste, light 
roads at night and house the homeless. And we have 
the legal responsibility to find the money to do that. 

Improve dark, dirty and unsafe 
underpass: Widen underpass, 
re-design adjacent public realm, 
increase passive surveillance 
and footfall

Respond carefully to different 
heights of fly-over,  Vaughan 
road and underpass

Hedge between the site and the 
slope to the underpass contains 
a lot of biodiversity: provide 
suitable replacement on site.

Move traffic island  to the 
crossing with Bessborough for 
an easier and safer crossing into 
Vaughan Road, and to gain 
more on street parking within 
the same CPZ



Public C
onsultation - D

ecem
ber 1st, 2016

4What have you told us so far?

Concern: Impact on parking
• Loss of car parking space: there is already a great deal of pressure on Vaughan Road and 

nearby streets. Residents are not always able to park, while their visitors, as well as members 
of the Spiritualist Church and Synagogue, rely on the car park. It is also used by businesses 
making deliveries to local residents. 

• Increased pressure on ability to park: even if the development is officially ‘car-free’, won’t new 
residents have cars anyway, and then try to fit these into existing streets? At the last drop-in 
(10 Sept) you felt that we had still not made enough progress to address these issues, and 
that more could be done.

Response
• We have continued to explore ways to provide more parking space both on site (despite this 

being in contradiction of planning policy) and in the area around the site, to help replace 
spaces lost. See Board 9.

• The Council held a community meeting on 21 September to discuss wider strategies and 
solutions to parking challenges in the immediate area. What has progressed in response to 
this - should we refer to Board 9?

Concern: Height of buildings
Vaughan Road and the immediate area are low-rise. Will the development loom over existing 
homes, or interfere with views of the Hill? In September people felt that the indicated scale of the 
building was out of proportion with the neighbourhood.

Response
• We need to accommodate a certain number of flats in order to make the scheme viable. In 

order to do this, we have tried to respond to the site’s location, in between residential west 
Harrow and the taller buildings of central Harrow immediately beyond the road and railway. 

• We have therefore retained the principles of our initial strategy: (i) to concentrate height to the 
site’s rear NW corner, making that link with the town centre, and creating a buffer against road 
and railway noise to make the courtyard’s more pleasant, and (ii) to keep lower elements 
adjacent to existing homes and the street, and views of the Hill open.  

• However, we have worked hard to shape the buildings in a way that minimises the visual 
impact on Vaughan Rd. This includes pulling the building line back from the pavement to keep 
views eastwards as open as possible.  See Board 6.

Concern: Anti-social behaviour, safety and 
    security.
Drug-dealing, drinking, loitering and anti-social behaviour occur in the area of the site and 
underpass. Will any new ‘public’ space, courtyards or ground floor uses, however well-
intentioned, make these matters worse? 

Response
We are continuing to consider this carefully in developing designs for the landscaping and open 
space around the site, and for the relationship to the underpass. See Boards 7 for our current 
approach to landscaping and to the design of ground floor spaces, including measures we are 
taking to ‘design out’ undesirable behaviour.

Concern: Pressure on local infrastructure
Concern has been expressed re. the numbers of flats being built locally and pressure on 
schools, GPs etc. Is there a strategy in place to manage this?

Response
This is not something that the design team has influence over. However, the Council’s wider 
Regeneration strategy takes these factors into account and will not only be delivering new 
housing, but also additional schools, workspace and services to local residents. See Board 2

Praise for our initial concept designs 
At the last event in September, the following aspects of our design proposals were praised:

Approach to tenure, particularly the provision of affordable housing: for (i) the provision of 
‘affordable’ housing in general, “anything that reduces illegal cramming of people into town 
houses is a positive step”, (ii) the Private Rental Sector model in particular, as this might 
help tenants save deposits to buy, “help key workers and young professionals” and could 
be a type of ‘affordable’ housing that “does not have an adverse impact on the values of the 
properties on the road or area”.

Careful initial thinking about appropriate architectural style: you liked our consideration of 
different features, our desire to engage with the uniqueness of west Harrow, and to create 
something that sat well within the area. There was particular praise for the archway feature 
we suggested along the base of the building. (But you wanted to know more about our ideas 
re. materials.)

The proposed improvements to the underpass area: The idea of connecting it more/
opening it up to the site was praised as “making it a nicer, safer area”.

Approach to height: increase in height from front and back seemed a good idea in principle. 

Making use of an underused, unattractive site

Provision of community/arts/ start-up space.

Other issues that are important to you
• Architectural character: Any development should feel as though it is part of west Harrow, with 

a relationship to the existing architecture and community, and not something that could have 
just been ‘plonked’ down anywhere. Response: See Board 6.

• Area is very ‘green’, with many street trees and beautifully planted gardens. With the loss of 
planted buffer between car park and underpass, you would like to see attractive, interesting 
green space and planting around the development that brings benefits to both humans and 
other species. Response: See Board 6 and 7.

• Public transport connections: could these be improved? For example, could a bus stop be 
located closer to the Vaughan Rd/ Bessborough Road junction. Response: The Council is 
looking at possible strategies and solutions to transport issues following the meeting on 21 
September.

Since starting work this Spring, we have done the following to help us shape initial concept designs:

12 July 2016
Public meeting to introduce the 
project, meet local people, 
answer questions, and 
document hopes and concerns 
to inform the design process.

How are we involving and listening to local people?
• As a design team, we are drawing up proposals in close conversation with local people, in 

response to Harrow Council’s desire that to develop a scheme that sits well within the local 
area and that gives something back to the community -  through active useful space on the 
ground floor and improvements to the underpass and public space around the site.

• We are doing this through a series of drop-ins, meetings and workshops, all of which are 
additional to the statutory planning consultation (i.e. required by law), that will occur once 
we submit a planning application. That is the point at which it will be decided whether the 
development goes ahead. Our job until then is to work to develop the best possible 
proposals in the eyes of both the local community and the Council.

• Community opinion is one factor influencing proposals. Others include, (i) the need to 

comply to planning policy - the rules for what can happen on the site (ii) the design brief 
(Board 1) and (iii) the need for the scheme to be economically viable. We are committed to 
an accountable process: to explaining how and why design decisions are taken, and to 
providing feedback on how community opinion has influenced the design, as well as on 
where this has not been possible, and the reasons why.

For more information on what we have learned from the local community so far 
please see the reports on www.vaughanroad.wordpress.com, or ask us for a copy if you do 

not have internet access: regeneration@harrow.gov.uk

This board sets out the main points of feedback we have received from local residents and facilities so far, with particular emphasis on what you told us 
during the last round of consultation in September, as well as what the Council and the Design Team have done, or are doing, in response.

21 Sept 2016
Transport and parking public 
meeting to address questions 
raised by residents and discuss 
ways forward (See Board 9.)

10 Sept 2016
Drop-in design consultation on 
the car park to discuss initial 
concept designs

28 July 2016
Workshop to help develop a 
Community Vision and 
Priorities for the ground floor 
spaces. (See Board 10)

16 July 2016
Drop-in design consultation on 
the car park to introduce the 
project and learn from local 
people. Discussed initial ideas 
for a design approach to the 
site.

May/June 2016:
Review of the Council’s initial 
findings (Nov 2015) after 
asking residents living close to 
the site about development in 
principle, and about ideas for 
the ground floor. 

Initial ‘learning from’ 
conversations with local 
groups, networks and facilities 
- to understand how people 
use the car park, and their 
concerns, hopes and ideas. 
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Sketch design - 16th July

Outline design - 10th September 

Developed design - today

This board gives you an overview on how we have developed our design since the first meeting on 12 July 2016 and shows how we have adapted the 
design in response to what we have been told by you and the planning team.

These are the drawings the design team made before the consultation started. They were 
intended to start the conversation with the client, the project team and the residents about 
how this scheme might be developed successfully. 

ground floor layout

ground floor layout

ground floor layout

typical floor layout

typical floor layout

typical floor layout

Key changes:
• Apartment on ground floor moved away 

from Vaughan Road
• Size of bin-stores, bicycle parking and plant 

rooms is adjusted with specialists
• Position of northern staircase is shifted

• PRS and affordable apartments in the 
scheme

• 3 disabled car parking spaces in the 
backyard

• Community workshop took place to explore 
opportunities on ground floor

Key changes:
• No apartments on the ground floor
• Additional on site parking
• Bin-stores, bicycle parking moved away 

from Vaughan Road which increases the 
area of the community/workspace

• Position of northern staircase is shifted to 
optimise the ground floor plan

• Shifted staircase reduces the perception of 
overlooking

• Tenure blind PRS and affordable 
apartments

perspective view 
onto the site

perspective view 
onto the site

perspective view 
onto the site

Key facts:
• All of our initial intentions have been 

achieved
• 3 courtyards as answer to their 

surroundings
• 2 apartments on ground floor

• 2 paces on ground floor that offer 
opportunities for the community

• Shared lobby with two staircases
• Only PRS apartments
• All apartments dual aspect
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Qualities we want to achieve in our new 
building:

• A base indicated by expressive 
openings

• Tall ground floor for security and privacy 
of houses above

• Generous windows and balconies
• The building is sculpted, giving a legible 

head
• It has a hierarchy of windows big and 

small
• It is both regular and irregular
• It is proud of its height and does not 

disguise it
• Giving the building a recognizable 

domestic look
• Include plenty of greenery
• Ground floor spaces which have a 

positive, friendly relationship to the 
immediate public realm 

• A building that architecturally looks as 
though it ‘belongs’ to west Harrow

What else are we looking at? 

• Further developing the character of the 
building

• Choosing appropriate and robust 
materials

• Studying different possibilities of brick 
bonds

• Refining the design of the arches, 
developing the way they would be build, 
and how to incorporate signage

• Detailing the openings and the 
interfaces between different materials, 
designing the lintels, window sills, 
balustrades, copings, inset balconies, 
and other elements of the facade. 

• Developing the landscape design 
maximising as much as possible the 
area of landscaped areas

• Articulating the different levels of the 
ground within the ground floor of the 
building and in the landscape. 

• Developing the entrance sequence from 
the courtyard to the apartments. 

• Designing flexible community and work-
spaces on the ground floor.

Corner buildings Arched openingsHills and slopes Bigger buildings

Having carried out general research into the history and architecture of West Harrow, we are now exploring the materiality and detail of the building 
which is more in keeping with the architectural character of West Harrow. The artists impressions below explore a building which relates to local buildings 
in terms of materiality, colour and proportion of windows. These images form the basis of exploring further detail and refinement.

Our building sits on a very prominent corner, 
marking the change from the very busy fly-over 
and town centre into the quiet residential area of 
West Harrow. Studying the corner buildings in 
the area, we found that most of them are a bit 
higher and more confident than the buildings 
behind them.
Currently we are studying how we can make our 
building stand on its corner with the same 
confidence.

Our site has a lot of level changes around it - 
from the fly-over to Vaughan road and then down 
to the underpass. Looking at other sloping corner 
buildings in Harrow-on-the-Hill and around the 
historic train stations like Rayners Lane, we are 
studying how they negotiate this change in 
heights in the façades and heights and the way 
they address the city around them.

Many buildings in West Harrow, especially close 
to our site, have very beautiful arched openings. 
Currently we are collecting good examples that 
we can use to design the facade of our ground 
floor. We believe that especially the two 
community spaces would benefit from 
celebrating the local architecture.

We are also looking at good examples of bigger 
buildings in Harrow. We like the ones that 
manage to maintain a level of detail and richness 
despite their larger volume and are studying the 
way they structure the larger surface of their 
façades and how these volumes are shaped.

Artists impressions

Studies that inform these explorations:
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Where have we got to?

Typical floor plan

Ground floor plan, 1:200

View down Vaughan Road towards the site

View down Bessborough Road towards the site

View of central courtyard and widened stairs

Elevation studies

3 disabled car 
parking bays on site

3 additional on site 
car parking bays 

landscaped area

no north facing 
balconies along the 
railway which is also 
considered a risk for 
Network Rail

all living rooms are 
double aspect which 
gives the opportunity 
for cross ventilation

deep and robust 
exterior wall with 
good insulation 
reducing energy use

robust and good 
sound insulating 
walls between 
apartments

natural light in 
lobby creating more 
pleasant spaces and 
reducing energy use

apartments have 
inset balconies 
creating exterior 
rooms as private 
outdoor space

living rooms have 
large windows 
improving passive 
surveillance over 
adjacent streets

community/
workshop space 
accessed from 
central courtyard

staircase to 
pedestrian bridge 
widened and with 
more gentle slope 
makes a more 
comfortable route 

improved lighting 
to underpass and 
improved surfaces to 
improve appearance 
and safety

paved central 
courtyard with 
opportunity for 
further landscaping

community/
workspace accessed 
from courtyard and 
from Vaughan Road

improved pedestrian 
and cyclist route

opportunities for 
further landscaping

vehicle access to 
neighbouring garden 
maintained

clump of multi 
stemmed trees to 
pavement edge which 
are set in a grassed or 
landscaped area

vehicle access 

additional on street 
parking within 
existing CPZ with the 
possibility for car club 
cars

natural light in 
lobby creating more 
pleasant spaces and 
reducing energy use

On the following boards, we set out our current concept design proposals. At the moment we are focused on thinking in detail about the exterior and 
interior spaces as well as the character of the building. You told us previously that you wanted more information about the possible height of any building, 
and asked us to explain what impact this would have on the existing surroundings as well as on the new residents. You also asked about what kind and 
how many homes we would provide on the site, and who those new residents might be. 

What are we currently proposing?
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Where have we got to?

How high is the building likely to be and why? How high is that compared to its surroundings?

How much impact would it have on protected views?

To reach Harrows housing target, and for the scheme to be viable, we are currently providing 32 
apartments. At the moment we are working with a building that has ca. 5 storeys towards the 
terraces of Vaughan Road and ca. 7 storeys towards the railway.

The proposed building would mediate in height between the much higher and denser Harrow town 
centre and the more residential quarter of West Harrow. The building facing the corner of 
Bessborough Road and Vaughan Road is similar in height to the buildings opposite on Bessborough 
Road. The 7 storey tower is shifted towards the railway and mediates between the lower height of 
West Harrow and the 10 storey Morrisons opposite and the 6-8 storey buildings in the town centre.

As part of our study into possible height, we have explored possible impact on the three protected views in the area: Harrow 
Recreation Ground, Old Redding and the Proposed Country Farm at Wood Park.
Having consulted with the planners, we feel confident that the current proposed massing will not have any negative impact on 
the protected views.
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1. What is a PRS development?
PRS stands for Purpose Built to Rent and refers to housing projects where all the 
flats are built for rent, not sale.

2. Which type of people are most likely to rent a PRS property?
Numerous PRS schemes have shown that the most common group of people to 
rent a PRS flat are young professionals – often key workers – between the age 
of 25 and 35. While saving up to buy their first property, they are looking for a 
comfortable and affordable place to stay for a secure length of tenure. However, 
PRS is also attractive for older people who are looking to downsize after their 
children have moved out or for students sharing a flat.  Responding to demand, 
most PRS properties offered for rent on the market are 1 and 2 bedroom flats. 

3. How many of the new tenants will own a car?
The data available about car ownership from PRS providers confirm, that the 
uptake of car parking spaces in PRS is much lower than in developments of flats 
built for sale. This is in line with what we found when analysing the latest Census 
data on car ownership in West Harrow: While 75% of all households in the ward 
own a car, only about 40% of those living in smaller rented flats (up to 3 bedrooms) 
do have a vehicle.

4. What makes PRS unique compared to housing built for sale?
As most people living in PRS developments do not own cars, PRS schemes are 
mostly built in locations with local transport connections within walkable distance. 
PRS providers offer secure tenancies for several years and often include concierge 
facilities, shared workspace or communal roof terraces that help tenants to get to 
know their neighbours. Generally, PRS providers are interested in happy tenants 
who’d like to stay on – those who feel part of a community tend to stay! 

As PRS investors are looking for income over long periods of time, the life-cycle 
of the building materials used plays a much greater role to them than in built for 
sale developments. Finishes need to be high quality, robust and designed to last. 
In PRS developments, an emphasis is also placed on good maintenance of the 
communal services and spaces over time to keep existing tenants content. 

What kind of homes will it be? Current tenure and unit mix

We are currently designing the 
building and 32 apartments to be 
tenure blind. This means that each 
element of the building and the 
finishes of the apartments will be of 
the same standard.

The apartments are a combination 
of PRS and affordable rent 
apartments. The exact split between 
the two will depend on viability 
assessments which are ongoing.

The PRS part will be mainly 1 and 2 
bed apartments. The affordable part 
will offer some larger apartments, 
suitable for families, as well as 
wheelchair accessible flats.
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• Councillors have offered to talk to residents about their feeling about a CPZ 
petition as this was raised at the transport and parking meeting in September.

• We explored with Transport for London whether it would be possible to provide 
additional bus stops on Bessborough Road closer to Vaughan Road. Due to 
the nature of the street and the amount of traffic this is unfortunately not 
possible.

• The cost per parking place in an underground parking garage is approximately 
£100,000 for each parking space which makes the scheme unviable.

• Further testing has shown that by removing the apartments on the ground 
floor that an additional 3 car parking spaces can be provided.

• Parking surveys were undertaken on several days w/c 3rd October. Surveys 
were taken at 09:15, 12:15 and 19:15 on Wednesday- a neutral weekday with 
no services at the Harrow Spiritualist Church (opposite the site) or the Jewish 
Synagogue on Bessborough Road. Surveys were also taken at the time of 
services on Friday 19:15, Saturday at 09:45, Sunday at 12:15 and 19:45. The 
results of the surveys show that parking is well utilised in the area with an 
average of 75% stress in the survey area across the surveyed days. It also 
appears that Vaughan Road Car park is not used by a large number of people 
attending Church services at the weekend as the parking is significantly lower 
during the day than on a weekday, and similar in the evening. With the removal 
of Vaughan Road car park it is possible that the parking will be displaced to 
Vaughan Road. The survey results show there is sufficient capacity on the 
surrounding streets to cope with this. The survey was undertaken after the 
closure of Gayton Road car park.

• A lot of information on transport and parking was shared at the consultation 
event 21 September and reports are available on the project website. 

Parking, transport and access

Update - Parking, transport and access

How many cars would fit into the back garden?

Which options have we explored so far?

Outcome of our explorations

• CPZ V in Vaughan Road applies Monday-
Saturday 10-11am and 2-3pm

• The nearby Town Centre zone applies Monday-
Saturday 8.30am to 6.30pm

• Double yellow lines and no loading at any time in 
Bessborough Road

• Research also shows that while 75% of all 
households in West Harrow own a car, only 40% 
of those living in rented flats have a vehicle

• Both ends of Vaughan Road have a CPZ, the 

middle doesn’t

• A parking survey of Vaughan Road Car Park, 
commissioned by Harrow Council in 2015, 
showed an occupancy rate of approx. 30% 
during the week and of 15% during weekends

• Due to the proximity of the site to Harrow-on-
the-Hill station, the site has a very high PTAL 
rating of 6a (PTAL = Public Transport Access 
Level) (PTAL ratings are from 0 to 6b).

•  In this PTAL the London Plan prescribes a car 
free scheme

We have done a tracking study to 
understand how many car parking 
spaces would fit into the back garden 
of the proposed building while 
maintaining vehicle access to the 
neighbour’s garden and an access 
route to the proposed building.
The study shows that the 3 required 
disabled parking spaces would fit well 
into the space and leave enough room 
to park a car without too much effort.
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3 disabled spaces on Vaughan Road & in street 
parking within the same CPZ

Parking garage in the basement & in street 
parking within the same CPZ

Facts about parking in Harrow

Parking proposalCPZs in and around Vaughan Road

3 disabled spaces in the backyard & in street 
parking within the same CPZ

• Maximum green spaces around the building

• On street disabled car parking is not policy compliant

• Back garden could contain green again
• 3 disabled parking spaces and 13 additional parking spaces

• London Plan prescribes car free scheme
• Underground parking most likely too expensive
• Longer construction period
• Basement construction could influence the railway due to 

ground movement affecting the track

• Off-Street Disabled parking is policy compliant
• Front garden on Vaughan Road maintained
• Vehicle access to neighbour’s garden maintained

• Back garden will be paved with reduced landscaping

You have asked us in previous meetings to do more research regarding parking in the area around the site and to show how we intend to deal with 
these issues. This board sets out the outcome of our explorations and the current proposal.
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• 3 disabled car parking spaces on 
site

• 3 additional car parking spaces 
on site

• 7 new car parking spaces on 
Vaughan Road

• opportunity for car club car on 
Vaughan Road

• vehicle access to neighbour’s 
garden maintained
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10A community-led brief for the ground floor

One important aspect of this project is the aim to use ground floor spaces, not suitable for flats, to benefit the local community. During early phases we 
have used different methods - surveys, drop-ins like this one, and a community workshop in July 2016 - to explore pros and cons of different possible 
options, and to draft a Community Vision and set of Priorities for those spaces. Findings from this, set out in Section B below, are now informing both (i)  
the Council’s work, supported by economic consultants, to seek out possible tenants and/or managers, and (ii) the Design Team’s work to create spaces 
that respond to that vision, meet those priorities as far as possible, and that could successfully accommodate desirable likely uses.

A. Thinking about what’s possible.
The following questions need to be considered: 

(a) what kind of activity would work/fit in the space?
(b) what kind of group, facility or service provider would be interested in taking on the space?
(c) what is economically viable in the space? Given funding cuts, the era of Councils being able 
to fund and run big community centres is over.  We need to think pragmatically about what is 
possible. While ground-floor uses do not necessarily need to generate income for the Council, 
they are likely to need to be self-sufficient and cost-neutral.

What kind of activity might work in the spaces below?

Courtyard is shared with 
residents: Respectful 
spill-out possible.

What kind of activity would not work?

Research has shown that the following uses would be unlikely to succeed on the site and/or that 
those who specialize in or run such uses would be unlikely to see the site as suitable:

1. Retail of any significant scale or activity
Lack of possibility of a loading bay or area for deliveries 
makes this site unsuitable for a significant retail 
premises. Economic consultants also identify that the 
site is well away from any other established retail area, 
with provision on the site only likely to serve immediate 
local needs, rather than act as a destination. However, 
there are already established newsagents, mini- and 
supermarkets locally.

2. Professionally managed start-up workspace
Economic consultants conclude that there is not enough 
floor area offered to make the attractive to professional 
providers of this kind of managed space, such as Regus 
or Enterprise For London. But this does not stop the 
Council itself- or a partner - creating and managing 
workspace, studio space or workshops that might 
incubate new businesses or support existing local ones.

3. Restaurant or takeaway serving meals 
It is not possible to incorporate the necessary pipes and 
cables into the site to accommodate the scale of kitchen 
vent that any outlet cooking significant amounts of hot 
food and/or takeaway meals would require However, a 
café or similar serving hot and cold drinks and light 
meals could be accommodated.

4. GP surgery/ health centre / day care or respite 
       centre for those with disabilities or special needs
Likely to require more substantial car parking than the 
site permits in order to cater for unwell patients with 
mobility issues.

B. Thinking about what’s needed and wanted locally.
The following uses have been identified as particularly desirable during the course of 
community conversations and are being borne in mind by the Council and their consultants 
as we conduct the next phase of research, seeking out possible tenants and designing spaces 
that can accommodate those uses: 

• Community arts space/centre: The only real space of this kind currently is Harrow Arts Centre, 
which is “not even in Harrow”. There are many creative people and a real hunger to engage 
with creative activity in west Harrow, but this is not visible, partly because of lack of space to 
make it so. This kind of activity would animate the space, and make good use of any windows 
onto the street for display. Some kind of Community Arts Trust could be established, working 
with existing local groups or practitioners, to manage it. It could be combined with workspace 
for local creatives or craftspeople - another possible way to support ongoing income and 
management.

• Small independent shops/coffee shop: Very desired locally, but there is concern about how 
much footfall there would be in this location, and therefore how viable they would be.

• Workshops/spaces for local creatives or craftspeople: As per Point 1, it was felt that there 
might be local desire and need for these, and that there is a lack of this kind of resource at the 
moment. It could also help build a sense of community on the site. There was concern about 
how easy it would be to find consistent occupiers however, and about possible noise or other 
disturbance from workshop activity.

• Multi-purpose community meeting space: there is a definitely shortage of this locally, with 
people unable to find space to host activities such as yoga classes, and with existing spaces 
over-subscribed. At different times, it could help meet needs for activity for specific groups, 
such as young or elderly people. Management of a space like this is a particular challenge 
though, and requires some creative thinking. We should explore the possibility of an existing 
local facility being able to play a role, for example.

Top Community Priorities 
“Whatever happens or moves into the ground floor, it needs to…”
1. Be realistic about the possibility of misuse and anti-social behaviour: think about how people 

will actually use the site and nearby spaces, and use them now, and design with that in mind.
2. Be attractive and in keeping with the local area: it needs to feel specific to west Harrow, in 

terms of both architecture and community.
3. Be sustainable, with realistic expectations about future use, and ongoing management and 

maintenance.
4. Take into account parking issues locally: not cause more problems for parking and access.
5. Use existing expertise/resource e.g. Harrow Arts Centre, Usurp Gallery, local artists, 

musicians.
6. Be as useful as possible to the local community in terms of facilities for different activities: 

dance, performance, serving food etc. (While understanding someone needs to look after 
these.

7. Encourage local creative enterprise (e.g. arts, music, theatre).

Participants have also particularly asked us to consider how we can make the development a 
‘green’ space that promotes environmental diversity and energy-saving, and that keeps sound 
and light pollution to a minimum, and how issues such as waste and litter will be well managed 
(pest control and littering being established problems in the area.)

 

For more information on the conversations that have led to the conclusions on this page
please see the reports on www.vaughanroad.wordpress.com,

 in particular those from the 28 July workshop and the 10 Sept drop-in. 

Next steps?
• Data gathered by the Council’s Economic development team is showing, that there is 

increased demand for office space in the borough due to the recent conversion of a lot 
of offices to residential. It would therefore be possible to offer one of the units to a local 
business in search for premises, while the other one could function as a more flexible, 
multi-use space accommodating flexibly rented work space as well as community and 
cultural uses. Harrow Council and its economic consultants are continuing to research 
and to talk to possible tenants of the space. If you are aware of a possible partner or 
tenant, please contact them at regeneration@harrow.gov.uk

• We plan to hold a second community design workshop in early 2017 to look at the 
detailed design of the ground floor spaces and the immediate landscaping. Information 
about this will be emailed to all contacts on the mailing list once details are confirmed. 

152 m2

1,670 ft2

109 m2

1,195 ft2

Possible location 
for windows:

Possible location 
for entrances:


