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Need for Development
The existing Stonebridge Centre inhabits a disparate 
collection of buildings that have been added to an 
existing Victorian house that is locally listed. The 
facility is split across multiple levels that are arranged 
over a sloping site. The Centre is well used, but is 
limited and restricted by the lack of space, functional 
and accessibility restrictions. Therefore there is a 
clear need for a new, enlarged and purpose built 
college to improve the provision of Adult Education 
for students and staff across the London Borough of 
Brent.

Options to partially retain the house and rebuild 
around it have been explored as part of the design 
development of the proposals. That approach would 
preserve some of the historical value of the site and 
meet the need to re-provide college facilities, yet it 
makes much less efficient use of a valuable site. Our 
studies have shown that this is a significantly less 
successful solution than a complete new build and 
enlarged college proposal. Details of these studies 
can be found in Appendix A of this document.

Across the Borough there is a need to provide new, 
well designed, residential accommodation for private 
sale and affordable rent/ownership. The Morland 
Gardens site provides an ideal opportunity to locate 
new apartments in a mixed use development in a key 
and prominent location.

The options to retain the villa for the college also have 
a significant impact on the potential development of 
the residential element of the proposed scheme and 
this has been assessed as part of the option studies, 
with the new build providing the greatest development 
opportunity.

The Site
The Morland Gardens site lies in a prominent location 
with excellent transport connections and has high 
visibility as a key development site in the borough. 
Recent adjacent developments for housing and 
public facilities further demonstrate this idea, which 
is supported by the Borough and its development 
policies. 

These ongoing developments are increasing the 
density of residential provision in the vicinity of the 
site. In this context, the provision of taller, higher 
density housing combined with a much needed public 
facility, such as the Adult Education Centre, makes an 
excellent and appropriate use of this site.

The gentle slope of Hillside Road allows for 
independent street frontages to both the new 
Stonebridge Centre and the associated Affordable 
Workspace. The Stonebridge Centre will be entered 
at the higher level at the junction of Hillside and 
Morland Gardens, while the entrances to two distinct 
workspace units will animate the street frontage along 
Hillside. Two further entrances to the residential 
blocks will add to this activity.

Consultation With Brent Officers
In preparation for this planning application, the 
design has also been developed in close dialogue 
with Brent planning officers. There have been four 
Pre-Application Meetings which have given the 
design team the chance to respond to concerns 
around daylight and sunlight to neighbouring 
properties and develop the retention scheme studies 
discussed above and in Appendix A of this report. 
Other consultees include (but are not limited to) the 
Cabinet Members for Housing and Education, Ward 
Councillors, Brent Highways officers and TFL.

Community Involvement
The design proposals have been displayed at a 
number of public and stakeholder consultation events, 
with opportunity to provide direct or written feedback 
to the design team. This included a consultation 
event for the Stonebridge Centre students and staff 
concentrating on the re-provision of the college. 
This event resulted in over 100 feedback responses 
returned, with the majority being very supportive 
of the proposals. The Statement of Community 
Involvement in Section 5 of this report gives further 
detail on these events.

Design Solution 
The key design features of the proposed scheme are 
summarised as follows:

•	 Greater street presence, creating active frontage 
at street level on Hillside and Morland Gardens

•	 Large, welcoming entrance to the FE college 
from Morland Gardens with new public café on 
prominent corner location

•	 Flexible learning space, IT rooms, library and 
specialised teaching spaces, dedicated staff and 
administration areas including the office base for 
Brent Start covering the whole Borough

•	 Fully accessible FE college all on one level and a 
single, secure entrance point

•	 Stepped residential blocks around open courtyard, 
allowing good daylight and sunlight penetration

•	 Lower ground disabled parking provision for 
students, staff and residents, with direct access to 
lifts to upper floors

•	 A mix of apartment sizes and affordable tenures 
•	 High quality public realm and landscaping
•	 Maximising the potential use of the site for 

sustainable mixed development
•	 Adopting high environmental targets for the 

residential provision, with BREEAM Excellent to 
be achieved for the Adult Education centre.

1	 Executive Summary

Views of the existing buildings of different ages which sit at 
different levels across the sloping site
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Morland Gardens Planning Policies Map

Brent Design Guide

Morland Gardens

B R E N T   Design Guide
                                                          

SPD 1   Nov 2018Brent

Planning Policy and Guidance

Key design guidance

•	 Brent Design Guide (adopted 2018) 
•	 Technical housing standards – nationally 		

	 described space standards
•	 Housing Supplementary Planning Guidance. 

September 2016
•	 Building Regulations approved Document M 

Volume 1 - Dwellings

HOUSING 
SUPPLEMENTARY PLANNING GUIDANCE

march 2016

LONDON PLAN 2016
IMPLEMENTATION fRAMEwORk

Ma ch 20 5 
Depa tment o  Commun ties and ocal Gove nment 

Technical housing standards – nationally 
described space standard 
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The site is rated at PTAL 4 meaning that up-to 405 
units per hectare units can be accommodated on it.

The site is 0.4 hectares, therefore 162 units is the 
site’s residential capacity.

0.4 ha x 405 dph = 162 Units

The current proposed quantum of development is well 
below this figure.

PTAL Rate
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Stonebridge Centre Site 

Area of public footpath

Proposed Site Boundary

The site address 1 Morland Gardens. It is in 
Stonebridge and at the southern end of the London 
Borough of Brent.

The entire site is within Brent council’s ownership. As 
can be seen in the site plan on this page, part of the 
site is designated as public footpath and although the 
majority of the designated area is to be retained in 
this use, a Stopping Up Order will be required to join 
the two sites together.

The site outlined in red houses the Stonebridge 
Centre, providing Adult and Community Education 
Services, along with Victim Support (an independent 
charity providing support to those affected crime 
or traumatic events). Part of the existing building is 
locally listed.
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Site Boundary

The site has a good exposure to the sun and is oriented 
East/West. Other than from the adjacent building on 
western boundary, there will be no overshadowing.

Contextual Overview - Solar Aspect
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Public
Green Spaces

Semi-Public 
Green Spaces

Site Boundary

Two wide public green spaces sit to the west of the site

Contextual Overview - Public Space
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Site Boundary

As the site is located near to the Brentfield Road / 
Hillside intersection, issues related to traffic noise and 
air quality will have to be addressed.

Contextual Overview - Traffic Noise & Air Quality
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Windows of adjacent buildings face onto the site from 
both the West and North. Overlooking issues will be 
addressed in elevation design.

Windows overlooking 
the site

Site Boundary

Contextual Overview - Surrounding Buildings
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House with Modern Extensions

Community Garden

View of existing buildings from Hillside Road

‘Sun Disc’, by Guy Paterson and Geraldine v.
Dating from the Harlesden City Challenge of 1994

Planting beds are in poor condition

The Site - Existing Buildings Photos 4       Site Analysis
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Statement of Community Involvement

In preparation for this planning application, the design 
proposals have been displayed at a number of public 
and stakeholder consultation events, with opportunity 
to provide direct or written feedback to the design 
team. 

This included a consultation event for the Stonebridge 
Centre students and staff concentrating on the re-
provision of the college. This event resulted in over 
100 feedback responses returned, the results of 
which are summarised below. 

There have been two further events aimed at 
Stonebridge residents and local stakeholders.

Consultation event 1

Brent Start Students and Staff 02.04.19 – 06.04.19 at the 
Stonebridge Centre, daytime during college hours

Total responses = 102

In favour/approve (score 4/5) = 89 (87%)

Not in favour/disapprove (score 1/2) = 3 (3%)

Neither approve/disapprove (score 3 or no score recorded) 
= 10 (10%)

Positive comments;
-	 provision of library
-	 more overall space and larger classrooms
-	 better security for students/controlled access point
-	 more social space
-	 mixed use development with housing and work		
	 space
-	 provision of multi faith room
-	 college space is all on one level, ground floor
-	 location of cafe

Negative comments;
-	 no parking for staff or students
-	 mixed use development (no housing)
-	 concerns about security of students
-	 no outdoor space for students
-	 only single entrance
-	 concern over decant of college during build (where 	
	 to? How long? Will this disrupt their studies)
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Consultation event 2 

Local residents 30.04.19 at the Stonebridge Centre, 
evening - invite by local letter drop

There was a low turnout for this event with only seven 
people attending and two feedback forms received, 
however the feedback received was detailed and focused 
on the following points: 

-	 Opposition to the loss of the historic building 
-	 Too much development has already taken place in 	
	 the area and no more flats are needed
-	 The proposed nine storey block is too tall 

Consultation event 3

Local residents/special stakeholders 13.05.19 at the 
Stonebridge Centre, afternoon/evening – invite by LBC 
to target local residents and invite for the Local Historical 
Society

The turnout was again relatively low, but from those who 
attended there was mostly positive feedback received:
-	 New, purpose built, and level access college was 	
	 seen as beneficial
-	 Improved landscaping was seen as commented on
-	 Some believed creating social rent/affordable 		
	 housing could benefit them 

The Historical Society raised the question of possible 
retention of all/part of the villa in the proposals.

Consultation event 4

Local residents 17.05.19 at the Stonebridge Centre, 
morning – invite by LBC to again target local residents and 
groups. Letter drop undertaken by students and staff from 
Brent Start.

On the basis of feedback from the previous event a model 
of the proposed development with surrounding buildings 
was included in the display. This aided the understanding 
of the scale and form of the proposals. The display also 
included a further board with no housing to seek ideas 
of alternative potential uses or functions to go above the 
college facility at ground level.  This also highlighted the 
impact on potential cross subsidy between the elements of 
the scheme. Despite the further targeting of local residents 
and groups, the turnout was relatively low but still useful 
feedback on the proposals.

Responses to feedback at Consultation

As a result of some feedback during the initial part of the 
consultation process regarding the option for retention of 
the existing college, in particular the locally listed building 
element, further studies were undertaken to re-examine 
the impact of the retention and also a study to explore the 
possibility of relocating the tower element of the Victorian 
villa to another part of the site. This study also considered 
potential alternative uses of the tower in its new location.
 
The relocation of the tower option was included in the 
display at consultation events 3 and 4 in order to feedback 
from the earlier events, and the further study to show an 
alternative retention scheme was included in the final 
consultation event, again as feedback to comments from 
the previous events.

5       Statement of Community Involvement 
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Elevation Studies - Hillside

•	 This sketch shows how the long elevation to Hillside is given 
variety and rhythm by a series of ‘pop-ou’ planters.
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Physical Models
•	 A 1:100 Sectional Model was used to explore 

and communicate the final design
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Physical Models
•	 1 to 100 Model & 1 to 25 Facade Study



50Morland Gardens - Design and Access Statement

Proposed Elevation to Hillside

Hillside Elevation 6       Urban Design
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Proposed Elevation to Hillside (Detail)

Hillside Elevation Detail
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Brentfield Road View

•	 The facetted main elevation will help shelter 
the public space on Brentfield Road and give 
prominence to the entrance to the new Adult 
Education Centre.
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Sky Garden

•	 The sky garden is a quiet garden with soft 
planting. The two skylights create tilted 
planes for planting, timber recliners and 
climbing play elements.

•	 Review landscape document for further 
information



1.	
‘Light Oxide Red’ (RAL 3012) glass-reinforced 
concrete (GRC) cladding system to all upper floors.

2.	
Grey/green polyester powder coated aluminium/
timber composite windows and balcony doors with 
solar control/acoustic glazing as required.

3.	
Patina Green (RAL 6000) polyester powder coated 
aluminium/timber composite windows and balcony 
doors with solar control/acoustic glazing as required 
and integrated solid panel.

4. 
Patina Green (RAL 6000) powder coated metal 
balustrades to balconies 

5. Traditionally laid white glazed brick to external 
walls of balcony insets

6. Solid rounded glass reinforced concrete (GRC) 
balconies.
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Materiality

 - Residential Floors

6       Urban Design

1.

4.

3.2.

5.
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1.	
‘Light Oxide Red’ (RAL 3012) glass-reinforced  
concrete (GRC) cladding system to all upper floors

3.	
Patina Green (RAL 6000) polyester powder coated 
aluminium/timber composite windows and balcony 
doors with solar control/acoustic glazing as required.

4.	
Patina Green (RAL 6000) polyester powder coated 
aluminium/timber composite windows and balcony 
doors with solar control/acoustic glazing as required 
and integrated solid panel.

5. 
Patina Green (RAL 6000) polyester powder coated 
metal balustrades to balconies 

6.	
‘Dark Oxide Red’ (RAL 3009), textured finish precast 
concrete (PCC) panel system, with embossed 
pattern, to lower ground and ground floor.

7.
Patina Green (RAL 6000) polyester powder coated 
aluminium curtain wall/window system with integrated 
louvres, solar control/acoustic glazing as required and 
external blinds for additional solar shading (south and 
east elevations)

8.
Patina Green (RAL 6000) polyester powder coated 
aluminium curtain wall/entrance door system to 
College and residential entrances

9. External signage formed in laser cut stainless steel 
lettering

10. Traditionally laid white glazed brick to external 
walls of balcony insets
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Materiality

 - F.E. Entrance

6       Urban Design
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Sectional Study

Section through Courtyard

This sketch view shows how the complementary 
uses of Affordable Workspace and Further Education 
College will be connected through a double height 
atrium space.

The residential accommodation sits above and is 
grouped around a shared garden that is animated 
by large rooflights giving natural light to the spaces 
below.

7       F.E. & Affordable Workspace
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View of multi-functional space

View of entrance lobby

Interior View of Multi-Functional Space

A bright and airy multi-functional space is the heart 
of the new education facility. It will be flooded by 
natural light from a series of large rooflights that will 
also increase the sense of height. It will be accessed 
directly off the main lobby.

This will be a social space where different users 
of the college come together, but it could also host 
informal learning activities. Quick access computers 
will be availible here and the space can also display 
products and artworks created by students.

7       F.E. & Affordable Workspace
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Revised Retention Scheme

3.
Place extents of college 
requirements over 1 storey 
surrounding the villa

4.
Add workspace requirements 
below college and residential 
provision above to same 
heights as preferred option.

1.
Remove elements of existing 
building considered non-
significant - As advised by 
Heritage Officer in Pre-app 
meeting 2, 24/04/19

2.
Extent of Villa remaining

Appendix A

Following Pre-Application Meeting 2, an additional 
design was developed looking at raising the height of 
the proposed elements of the scheme to equivalent 
storeys as being proposed in the new build scheme 
for 82 units.

Brent officers requested this iteration specificially, 
but the proposed elements of the scheme would be 
some 6 storeys higher than the tallest element of the 
existing house and could not be said to be in keeping 
with its scale, which presents its own kind of planning 
risk compared with the demolition proposal.
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