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THE SCHOOL5.0

Delivery
Weston Homes are being asked to provide the 3FE 
Primary School within the second phase of the residential 
development . This will bring the new school on-line at a 
point when it is projected that the capacity that currently 
exists within the Primary School system will have been 
absorbed and new spaces will be required to serve both the 
this development and the wider Goodmayes community.

Discussions are ongoing, however at the time of writing 
LBR are asking Weston Homes to both fund and construct 
the school with only minor contributions offered by the DfE. 

Planning application
In the light of the DfE’s comments on the original 
application, it is important to reiterate the application and 
delivery strategy outlined within the original DAS. This 
states at Section 8.1 that:

‘there is no specific end user on board at present and 
therefore the school is a generic proposal based on the 
recommended schedules of use, space provision and 
internal and external areas set out in BB103, the Education 
and Skills Funding Agency’s (ESFA) benchmark for the 
design of Primary Schools. 

The design proposals were initially reviewed by the LBR 
Education Officers and the ESFA. Following that review the 
developed design was also reviewed by one of the Education 
Trusts that are active in the local area. The purpose of this 
review was to confirm that the generic design proposal 
was sufficiently flexible and suitable in principle to respond 
to an end user’s specific operational requirements.’

The intention, agreed with LBR, is that the school proposal 
will to address all matters of the school design to the 
urban design, planning and contextual relationships within 
the planning application. This will then leave the internal 
configuration with sufficient flexibility to be developed at a 
later date, with an end user on board, closer to the time of 
the school’s construction within Phase 2.

Planning Application and Delivery Strategy5.1

School GA Plan - Level 00 School GA Plan - Level 01

School GA Plan - Level 02 School GA Plan - Level 03
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In their consultation response the DfE highlighted the fact 
that the areas schedule included within the original DAS 
may have made reference to an out of date BB103 SoA Tool 
for Mainstream Primary Schools, the latest version being 
7.4 (May 2019).

As noted above the internal layout for the school included 
within the application proposals is intended to be an 
indicative, generic solution to demonstrate that the space 
allowances within the application are sufficient to enable 
future and users to develop internal spatial arrangements 
to suit their particular needs.

However, the application schedule has been updated 
to reflect the Amended Scheme and the resulting areas 
are illustrated alongside the BB 103 targets within the 
schedule below.

•	 The over-provision of floor area against BB103 
minimum standards is due to the inherent inefficiency 
of a multi storey school design on a constrained 
site, requiring additional lifts stairs and circulation 
spaces. 

•	 The need to integrate with, and provide rigorous 
autonomy from, the residential buildings above.

•	 The desire to retain flexibility for the future end 
users to reconfigure the internal layout to suit their 
operational requirements.

•	 The over-provision in NIA has reduced from 36% to 
15% within the Amended Scheme.

Internal Space Provision5.3

Summary of BB103 Space Categories for the proposed Primary School

AREA CATEGORY	 PROPOSED	 BB103	      % 	
			 
Basic Teaching 		  1326m2	   	 1272m2	     104%
				  
Large Spaces		  268m2	   	 315m2	     85%
				  
Learning Resources	 218m2	   	 110m2	     198%
				  
Staff and Administration	 243m2	   	 161m2	     150%

Storage			   279m2	   	 176m2	     158%
			 
Non-net area		  1168m2	   	 956m2	     122%

				  
TOTAL			   3503m2	   	 3023m2	     115%

Detailed schedule of accommodation using BB103 SoA Tool for Mainstream Primary Schools

SCHEDULE OF ACCOMMODATION TOOL FOR ANY MAINSTREAM PRIMARY SCHOOL SoA tool 7.3 Mar 2018

date age range 4-11 school name
classes

90 FE reception places 90 3       net capacity site: area (m2) type tight s te net capacity
180 classes of infant places 180 6 for SoA below  600 WARNING: under capacity for recommended
360 junior places 360 12 w thin a potential range of number of storeys: 4-storey SoA below 630

0 age 3-4 nursery places 0 FTE 21 472 to 600 existing buildings to be: none (a l new) 567 to 630

Total Mainstream Places 630 4 to 11 places 108 over min net 268 over min gross

Additionally resourced FTE places for: organisation options for:
nursery FTE infant

SEN junior

Basic Teaching Area
classrooms or classbases/ shared teaching (21)

nursery playroom
PRI13 PRI13 reception classroom 23 48 3 144 62 m2 minimum recommended 62 3
PRI23 PRI23 25 46 6 275 55 m2 minimum recommended 55 6

PRI37 PRI38 22 46 9 418 55 m2 minimum recommended 55 12
PRI37 PRI38 30 61 3 184

specialist practical/ other (5)
PRA12 PRA12 29 61 4 244 62 1
PRA02 PRA02 29 61 1 61 34 1

TOTAL AREA BB103 range 1260 to 1326 OK  area within recommended range 1272

Large spaces: halls, studios and dining dining options
HAL13 HAL13 main hall (primary) assembly max 309.2 170 1 170 157 m2 min recom'd for all pupils dining 180 1
HAL11 HAL11 studio 30 99 1 99 55 1

30 80 80 1

TOTAL AREA BB103 range 289 to 268 ERROR  total area for category is too low 315

Learning Resource Areas
LIB01 LIB01 library (primary) 37 61 1 61 41 m2 minimum recommended 41 1

SEN therapy/ MI room 5 12 NOTE MI room must be provided 12 1
SEN01 SEN01 SEN resource base 17 33 1 33 group room suitable for SEN/ multi-agency 12 1
RES00 RES02 14 25 5 124 9 5

-
-

TOTAL AREA BB103 range 73 to 218 WARNING  total area for category is high 110

Staff and Administration Areas
OFF31 OFF31 staff room (prep and social) 34 61 1 61 66 m2 min total staff area recom'd 62 1
OFF33 OFF33 staff work room 15 34 2 68 13 1
ADM11 ADM11 head’s office (meeting room) 6 16 1 16 16 1
OFF10 OFF10 office/ meeting room 12 24 1 24 9 1
ADM13 ADM13 1 7 1 7 0 8

-

ADM05 ADM05 general office (1 recep desk) 9 36 1 36 27 1
ADM08 ADM08 reprographics room - 6 1 6 16 1
ADM31 ADM31 entrance/ reception (50% circ) - 30 1 15 15 6 m2 non-net circulation included 6 6 1
ADM02 ADM02 interview room 3 6 1 6 adjacent to entrance/reception 6 1
ADM03 ADM03 sick bay 3 6 1 6 semi-open area adjacent to reception 6 1

- for preparing snacks and drinks for pupils 4
-

TOTAL AREA BB103 range 156 to 243 WARNING  total area for category is high 161
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Storage furniture store options
teaching store (off nursery) 2 2

STT00 STT02 teaching store (off reception) 3 3 9 3 3
STT00 STT03 teaching store (off infants and juniors) 1.5 15 22.5 1.5 18
STT05 STT05 5 5 2

STH00 STH04 PE store(s) (off hall) 12 1 12 16 m2 total recom'd 18 1
10 m2 total recom'd

STH05 STH05 external PE store 15 1 15 4 1
non-teaching storage

STH10 STH11 chair/ table store(s) (off hall) 20 1 20 20 m2 needed to store all chairs & tables 20 1
STT10 STN25 52 2 104 8

0 0 3 wheelchair/ appliance bay(s) recommended 1.5 3
STN01 STN01 3.0 15 45.0 OK 3.0 18

cloakroom (early years, 50% circ) 0 6 m2 non-net circulation incl in each 6 6 2
STN31 STN31 cleaners' store(s) 4 0 1.5 4
STN32 STN32 general store (stock/ maintenance) 17.138 3 51 6 2

TOTAL AREA BB103 range 115 to 279 WARNING  total area for category is high 176 5
Float 0 to no float available 32.5
Total Net Area min 2067 max 2336 15 108 m2 OVER MAXIMUM NET AREA 2067

Non-net Area (pupil toilets 32 recom'd 56 provided)
KIT02 KIT02 kitchen prep/ servery suite 60.432 1 60.432 69 m2 min recom'd for full service 73 1
KIT20 KIT21 kitchen dry store 3.83 1 3.83 3.5 1
KIT40 KIT40 kitchen toilet/ changing area 1 2.87 1 2.87 80.5 m2 min recom'd for whole k tchen 4 1

TOC30 TOC31 supervisable toilets (early yrs) 5 15.6 1 16 9 if 1 per 10.0 early years places 3 9
TOC21 TOC21 1 4.5 1 5 3
TOC10 TOC14 5 16 10 159 23 if 1 per 20 KS1 & 2 places 24 3

1 8 8 m2 minimum f ceiling mounted hoist 8 1
1 12 0
2 6 including lobby with coat hooks 6 1

accessible/ staff toilet 1 3.5 also for visitors and staff 3.5 3

plant indicative area, as %age of net area  for new 2.9% incl ICT hubs and risers 2.9%
central plant room 38 38 m2 minimum recom'd in new build 36 1
ventilation and other plant Contractor to add area if provided 0
distribution boards 1 1 5
risers, flues and vertical ducts 1 Contractor to add vent ducts if provided 1 2

9.5 9.5 1
6.8 6.8 1

circulation as percentage of net area  for new 34.9% incl circ noted above (15) (18) 29.0%
CIR12 CIR12 stairwell(s) area per floor 18 2 37 27.5% of net min circulation for 4 storeys 27 8
CIR13 CIR13 lift area per floor, incl space to wait 6 2 11 27.5% of new build net area recommended 4 4
CIR00 CIR00 726.7 1 727
CIR00 CIR01 24.1 1 24
CIR13 CIR13 2.9 1 3
CIR01 main circulation remaining -174 15% of net min rec'd for horizontal circulation 350

partitions as percentage of net area 4.5% for new build 105 93 4.5%

TOTAL AREA BB103 range 958 to 1168 WARNING  total area for category is high 956 3

Total Gross Area min 2933 max - 268 m2 OVER MAXIMUM GROSS AREA 3023.3

Total Gross Area (including supplementary area) of which 0 retained,    so: gross area to be built 3503 m2

Gross area as proportion of net
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In response to the discussions at the Design Review 03 
workshops the High Road frontage school elevation has 
been updated to reflect the following principles:

•	 The residential towers C1 and C2 visually extend to 
the ground and there is no overlap with the school’s 
formal main entrance façade.

•	 The arrangement of fenestration has been simplified 
and the resulting grid has been carried through to 
the southern elevation and in particular the screen 
wall that encloses the playground to the south.

•	 The green glass fins have been removed from the 
overall composition

•	 A portico has been added to the school’s formal main 
entrance

The ground floor and the playground have been reduced in 
level to match that of the Civic Square from which the main 
pupil entrance is taken.

The result is that the schools’ formal main entrance, on the 
north elevation now sits at a slightly lower level than the 
High Road pavement, with new steps and ramped access.

School Elevations5.4

High Road elevation

Section through the school
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ENERGY STRATEGY6.0

Energy and sustainability is an integral part of the 
design of the proposed redevelopment of 822 High Road, 
Goodmayes. An energy strategy has been developed to 
demonstrate how the scheme satisfies national, regional 
and local planning guidance in relation to sustainability 
and climate change mitigation/adaption.

The energy strategy follows the London Plan’s energy 
hierarchy approach of ‘Be Lean’, ‘Be Clean’, ‘Be Green’ in 
order to reduce carbon dioxide emissions on-site.

A range of passive design and energy efficiency measures 
have been incorporated to reduce the energy demand of 
the proposed development, including the following;

•	 Significantly improved fabric ‘U’ values

•	 Improved air tightness

•	 Minimised cold bridging

•	 Optimisation of size and g-value of the glazing to 
provide a balance between minimising heat gain 
and maximising natural daylight (to reduce lighting 
energy)

•	 High efficiency ventilation systems

•	 Minimising heat loss from heating and hot water 
systems

•	 Low energy lighting

•	 Controls systems to monitor and operate the plant 
and equipment as efficiently as possible

Investigations have shown that there are no district heating 
networks in the vicinity of this site and none planned for 
the near future. 

However, it is proposed to provide a site-wide heat network 
serving all parts of the development, and the site will be 
‘future proofed’ to allow connection to a district network 
should one be developed at a later date.

Heat will be generated centrally by an on-site renewable 
energy source in the form of air to air and air to water heat 
pumps. 
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1.1

1.0
Purpose of Document

INTRODUCTION

The following sections describe the waste management 
and recycling strategy for the project. 

The Tesco waste and recycling strategy is a ‘self contained’ 
approach based on their national waste management and 
recycling policy and is described in Section 2.0. 

The balance of uses in the scheme share common 
collection facilities but independent strategies, centrally 
controlled and coordinated by the on-site Management 
Company located in the Community Hub. 

The function of the Community Hub is detailed in sections 
3.0-5.0 of the original Design and Access Statement and 
relates to  the residential, primary school, commercial and 
community uses.

Landscape Masterplan

2.1

2.0
Retail waste management strategy

TESCO

The proposed Tesco store is a version of a ‘Format 60 model’ 
that comprises 64,900ft2 GIA of sales floor and 10,400ft2 
GIA of bulkstore and back of house. The store also includes 
an external covered service yard, which is located at the 
rear of the store on the southern railway elevation.

The waste management and recycling strategy for the 
replacement Tesco store will comprise a series of tried and 
tested measures common to all Tesco stores. This begins 
with the separation of recyclable materials and includes 
specific management procedures employed by Tesco to 
ensure appropriate division of waste is adhered to.

These activities take place within a ‘Recycle Zone’ which 
is a controllable disposal point for staff, where waste is 
segregated into the following streams:

•	 General Waste

•	 Animal by Product (ABP)

•	 Food Waste

•	 Bakery Surplus

•	 Produce Surplus

•	 Card

•	 Plastic

•	 Metal

The approximate breakdown of waste and recycling for 
Tesco as a business overall, is as follows:

General waste			   18%
Food waste			   10%
Recycling 			   69%
(Card, plastic, oil & metal)
Surplus				   3%

Rather than using a back of store bin for disposal, 
segregated waste is stored in wheeled cages for removal 
(or ‘back-hauling’) by empty delivery HGVs. These leave 
the store for transit via the Tesco distribution network for 
disposal at Recycling Service Units (RSU).

The procedure for managing each waste and recycling 
stream is as follows:

General Waste
General waste is segregated and placed in a lined cage, 
before being stored in a designated area prior to removal 
to the RSU for disposal.

Animal By-product
Animal by product is segregated, sealed in blue bags and 
placed in a lined cage. Cages are stored in the freezer prior 
to removal to the RSU for disposal.

Food Waste
Food waste is segregated, sealed in brown food waste bags 
and placed in a lined cage. Cages are stored in the ‘Not 
for sale’ area of the chiller prior to removal to the RSU. 
Food waste is used to create electricity using Anaerobic 
Digestion technology, with the final waste from this process 
used for compost.

Bakery Waste
Bakery waste is segregated, sealed in pink bags and 
placed in cages. Cages are stored in a designated area 
of the warehouse prior to removal to the RSU, where it is 
converted to animal feed.

Card
Cardboard boxes are segregated, broken down and placed 
in cages. Cages are stored in a designated area of the 
warehouse prior to removal to the RSU, where it is recycled 
into new packaging materials.

Plastic
Plastic is segregated and placed in cages. Cages are stored 
in a designated area of the warehouse prior to removal to 
the RSU, where it is recycled.

Metal
Metal is segregated and placed in cages. Cages are stored 
in a designated area of the warehouse prior to removal to 
the RSU, where it is recycled.
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3.1

3.0
London Borough of Redbridge guidance

RESIDENTIAL

The guidance relevant to determining residential waste 
and recycling provision was received from LBR, which 
relates to planning validation requirements. 

The guidance suggests the following requirements: 

•	 Swept paths 

•	 Allocated areas for general waste (200 litres per 
flat) and recyclable waste (30 litres per flat) streams 
with accommodation for growth of waste stream (ie 
electrical waste) 

•	 Travel distances from Refuse Collection Vehicles 
(RCVs) to unloading areas (not more than 25m 
dragging distance within the site or not more than 
10m for no more than two eurobins if on public 
highway)

For this development the relevant calculation considered 
for waste storage  provision is as follows:

Total = number of dwellings × (200 l for waste + 30 l for 
recycling)

This equates to:

294,400 litres across the scheme or 268 x 1100 litre 
Eurobins

This is be broken down into the following:

233 x 1100 litre WASTE Eurobins

35 x 1100 litre RECYCLING Eurobins

LBR guidance table




































