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Appendix 1 – Results of a traffic survey on the actual situation in front of the 

school in Bedford Square 

Above :Morning drop off May 15th Road is blocked at some points back to Gower Street 

Below : Evening pick up - parents wait in cars illegally parked with engines running. 

 

 

 

 The existing travel drop-off arrangements for the school in Bedford Square were witnessed on the 

12th  May and repeated on 15th May.  Further observations were made by The Bloomsbury 

Association of after school pick up and food deliveries during the day.  

On drop off, it was observed that teachers started arriving at 7-50 and at that time there were half a 

dozen children and parents waiting on the footpath for the official opening of the school.  At 8-00 a 

member of staff opened the door for the children to enter, no one entered at that time as the 

students were perhaps waiting for their friends. 



Parents and children continued to arrive until 8-30 and a crowd of approximately 18 parents stood 

on the footpath during this period restricting access.  Children arrived in three small 20 seater 

coaches which stopped on the single carriage roadway completely blocking the road while the 

children dismounted from the coaches.  After the coaches were emptied they drove around to the 

west side of Bedford Square and parked on the pavement adjacent to two double yellow lines. 

Blocking the road and illegal parking are clearly traffic offences. 

The children also arrived in a continuous stream by taxi, parental car and zip car, the majority double 

parked in the single carriageway blocking access for the other commercial traffic.  In some cases, 3 

or 4 cars at a time but at least 1 per minute   In the case where children were escorted into the 

building the car owner in some cases parked on the pavement adjacent to double yellow lines, again 

clearly a traffic offence. 

The arrival of the cars at the school clearly involved traffic violations and did cause inconvenience to 

other road users by completely blocking the road.  It should be considered in the case of Russell 

Square there are double yellow lines and a bus stop at the side of 52 Russell Square in Bedford Place, 

therefore double parking of coaches and drop-off cars would cause greater problems due to the 

higher intensity of traffic circulation within Russell Square. The amount of traffic using Russell Square 

involves 10 traffic access points entering or leaving the Square while Bedford Square only has 5.   

A large crowd of parents also standing on the corner of Russell Square and Bedford Place would limit 

visibility for turning traffic and make the junction dangerous for pedestrians which we know is a 

concern to the elderly resident living in 51 Russell Square. 

Catering arrangements 

The application is silent on catering arrangements for the school. But at Bedford Square large lorries 

deliver in the morning and park off the highway or block the road while food is taken into the 

building for pupils.  In the evening rubbish is taken away at 10pm by a private contractor – at Russell 

Square there is no rubbish storage indicated on the plan so presumably this will have to be 

deposited on the pavement for the whole of the evening until the rubbish is collected. 

Further detailed notes on the Gower Street entrance drop off 

This record is only of the Gower Street entrance to  the side of the Square it does not include the 

traffic coming in on West side – dropping off around the corner nor the coaches parked on West side 

with engines running on the pavement area of the Square for a minimum of ten minutes during this 

period. 

0800 -  Ecole Express Ltd small coach (NOT a minibus) blocking access -. dropped off small number 

of children- they remained outside the building. 

More staff arriving on foot to door 45 

0807 – car dropping off – and taxi - parent and two children arrived on scooters 

Children now blocking the pavement. 

Car – drop off from direction of Gower St. 



Mini-bus – drop off engine running BV66 BG    12 children 

6 children on pavement waiting for mates 

silver car dropped off from Gower St direction. 

0810 ten people on the pavement blocking it. 

0812 Enterprise Car Club sitting in car with engines parked waiting 

Westway Coach YN66 EMX small coach – 15 – 17 drop off 

Enterprise Cars – double parked 3 children dropped off – mother on phone then in car 4 mins 

minimum 

1 bike – parent cyclist 1 child 

0815 pavement blocked – 2 children arrived walking (maybe dropped off around West Corner). 

V8FDN – mini bus parking there 4 mins engines  

DR11 –TAT 4 x 4 drop off engines running 

FN16FGM – drop off 

EA13 KH – double parked blocking square causing a queue – 1 child 

PO12CZT small coach double parked queue formed  

Another car double parked engines – queue 

White van man in queue – blocked from moving along the Square 

Small coach engine running – as above still there 

LY61MVC – pulling up – 1 child dropped off 

LA62 TGK – 1 child dropped off  

LT13YRD – pulled up – 1 child dropped off 

BNO3 – Transit van held up not part of school traffic 

All the above group running engines 

V6 FDN – parking along from school – 1 child 

LT13 YRD at same time  

Queue 

LM64 XNC – double parked – engines 

Pavement packed with parents chatting and blocking pedestrian usage 



LB61 X(?) DL  4 x 4 3 children – on street  

CF11 –CXX – parked and then dropped off 

LD15OTK parked 

V6FDN- left – simultaneously 

XN11 HXM Comfort on Move small coach – double parked blocking route dropping off 

LB52 YHC taxi dropping off - 1 parent 1 child 

All above with engines running 

LR59KOF - dropped off (coaches too) 

18 parents standing chatting on the pavement 

0830 - drop off 1 parent 1 child 

16 parents still on pavement 

LM64 XNC – parked drop off 

RK66 KVM stayed at least ten minutes parent in car mother and 2 children into school 

GM15 HZT 2 children on pavement 

KM53 WCP double parked   0835 1 child engines running  

Door to 44 closed 

LP66GKX Taxi – 2 adult females and 1 male 1 child  

PN54 AOP –  

NB cars pulling in on pavement next to double yellow lines. 

As a member of Camden Idling Engines Team I was not impressed by the above incidents which must 

be happening on a daily basis and only cover one entrance to the Square and immediate vicinity of 

the school. Idling engines are a huge particulate contribution to the pollution of the area.  The 

evening pickup is more problematic with parents waiting for their children to leave.   

Traffic Information 15th April 2017 – pm 1510 – 1545 Bedford Square Ecole Manuel 

Outside 44 – 45 - 30 – 40 parents plus children obstructing the pavements. 

Coaches were parked on the gravel paths on both sides of the Square from Bayley Street.  These 

later caused the obstruction of any vehicles out of the Square turning left to the traffic lights on the 

corner with Tottenham Crt Rd.  This created a build-up of ten plus vehicles trying to turn right into 

TCR.  All had their engines running and only two were non-school vehicles.  This queue continued 

into the Square itself.   Gail’s Bakery and My Hotel terraces line this street within the pollution zone. 



Vehicles illegally parked   LT15 XTN –  LX03 XUX mini bus parked up HIG 782 Highway coach – parked 

up EE buses THZ 8360 Comfort on Move YN11 HXM- YN66 EMX coach S52 XHO Airports/Schl Runs 16 

– 33 seater, Zip Car KE66TNY 

Parental Cars obstructing – BV66 GVG/ BN17 – JB) Turismo   also on gravel border by double yellow 

lines Taxi GN46 HO   mini bus; double parked car preventing entry to the Square from Bloomsbury 

St.  Enterprise Car Club parked on gravel LY14 HXH M/ Mini bus double parked / mini bus left 

parked/car left parked/ LX03 XUX Mini bus parked up waiting, 4 Taxis driving around LY14 HXH plus 

one other car double parked WM10 EXF double parked behind others double parked 2 more taxis. 

All involved loading schoolchildren etc. 

Leaving Square to Bayley Street blocked by coach and YN66 EMX and one other all with engines 

running PO12 CZT loading KE66 Zip Car.  Exit to Tottenham Court Road completely blocked.  Only 

max of five vehicles can go across the lights (ten were in rapidly building queue).  Queue included 

PO12 CZT coach. 

Ambulance in the queue, also included coaches from school and others queuing to exit Square 1530 

Highway coach still parked on grave adjacent to Bayley St exit.   

Quite obviously, the school traffic is causing severe congestion for anyone wanting to drive into out 

of Bedford Square.  I did not monitor Adeline Street exit.   

Again, as Member of Camden Idling Engines Action Group/Team it appears that no thought has been 

given to the traffic management resulting from Ecole Manuel in Bedford Square and what was an 

oasis of calm with modest through traffic has been turned into a chaotic parking lot and traffic jam 
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Introduction  

The purpose of this document is to set out simple, non-statutory area guidelines for 

mainstream school buildings (part A) and sites (part B) for all age ranges from 3 to 19. It 

supersedes the area guidelines in Building Bulletins (BB) 98 and 99, recommending 

reduced minimum internal and external areas. 

The document aims to assist architects, sponsors and those involved in creating a design 

brief for new school buildings, or for school refurbishment or conversion projects. It may 

also be of interest to head teachers, governors and others who need advice on the 

appropriate amount of space for teaching and learning activities. 

However, in line with policies which seek to increase choice and opportunity in state 

funded education, these guidelines will not necessarily have to be met in every case and 

should always be applied flexibly in light of the particular circumstances. 

This document is in two parts: 

 part A sets out building area recommendations for both overall categories of space 

and individual types of spaces and includes graphs and formulae to show the 

recommended area ranges of these spaces;  

 part B sets out the types and categories of external areas and includes site area 

recommendations for the various categories of outdoor spaces needed within the 

playing field area and net site area. As in part A, graphs allow users to determine 

the sizes of external areas. 

The guide supports the Schedule of Accommodation (SoA) tool (see references) which 

can be accessed separately. The tool can be used to calculate the number and types of 

spaces recommended for a specific school based on its proposed pupil numbers, age 

range and curriculum. For secondary schools a curriculum analysis, like the template 

attached to the SoA tool, should be used to check the number and type of rooms that suit 

the curriculum of the individual school. 

This guidance can be used to estimate the area needed for new schools, as well as the 

extra building area that may be needed for schools increasing in size. When considering 

how existing buildings will be used, it is important to recognise that the proportion of net 

to gross area will vary depending on the design, and to identify any ‘supplementary area’ 

needed for non-school or support functions, as described on page 6. 

Text in italics refers to documents with hyperlinks in the online version and/ or a listing in 

the ‘references’ section on page 42 where the website address is given.  



 

4 

Applying the principles 

This guidance is generally written to apply to new buildings in primary and secondary 

schools. However, the principles apply to all types of mainstream schools (i.e. all those 

except special schools or alternative provision) and most of the details can be used when 

considering schools with existing buildings, whether they are to be remodelled or 

unaltered. 

The recommended area in square metres (m2) for various categories of space and 

individual types of spaces, or rooms, are shown on graphs and based on simple 

formulae. All formulae use a ‘base’ area and an area per pupil place: in most cases this 

means the number of places planned rather than the number on the school roll. However, 

in the case of the area of spaces (figures 6 and 15), this is the maximum group size, or 

number of ‘workplaces’ in the room. 

The graphs and formulae can be used to check the area needed for a given number of 

pupil places, either for the school as a whole or for individual categories of space. Rather 

than set specific areas for a particular number of pupils in a given category of space, the 

graphs show zones of area with the top of the zone being the recommended maximum 

area and the bottom being the recommended minimum area. Further explanation as it 

applies to net area is given on page 7. 

Existing buildings 

When calculating the total area needed for any school that includes existing buildings:  

 when adding places to existing schools, the ‘base’ area is often already provided, 

for instance in the form of the main hall, head’s office, staff room and central 

stores, so only the area per pupil place for the additional places would be needed. 

This would cover not only additional classrooms but also the associated support 

spaces, listed in this guidance, needed to accommodate the extra pupils; 

 the total net area of all buildings available to the school should be included: 

whether owned or maintained by the local authority, governing body or trustees; or 

owned and maintained by others but available for the school to use during at least 

80% of any normal school week (such as indoor sports facilities with a ‘joint use 

agreement’); 

 the different categories of space in the net area, discussed below, may need 

specific attributes that can only be provided by certain buildings: for example halls 

would need large volumes; 

 existing rooms are likely to be below or above the recommended ‘zone’ for the 

type of space and so may either need to be a ‘restrictive’ version of the space 

recommended (see page 12) or be above the area recommended. Similarly, non-
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net area such as circulation may be above the minimum that could be achieved in 

a new building. Therefore the total net and gross area may either be constrained 

or need to allow a ‘fit factor’ of 10% to 15% to accommodate the extra area, so 

that the maximum recommended net and gross area are likely to be appropriate; 

 where the fit is more than this, remodelling may be more economical, for instance 

to divide large rooms and create a better suite of spaces; 

 the issue is exacerbated in listed buildings, where remodelling may be restricted, 

such that the total area could be well in excess of the recommended range for the 

required spaces, and the ‘fit factor’ may be as high as 25%, or perhaps more.  

When considering existing spaces, the graphs in figure 6 and 15 can be used to calculate 

the group size that can be accommodated in a space of a given size, depending on the 

type of space and activities (see page 12).  

Similarly, reviewing the site area against the relevant graph (figures 20 and 21) is also 

useful when considering alterations to an existing school.  

Less common situations 

Middle schools will often include a range of basic teaching spaces with extra specialist 

facilities that can be used as classrooms and also timetabled as practical spaces. These 

are not covered in this guidance but the recommendations for spaces in other categories 

of space, such as halls or staff areas, will apply. The recommended areas for the various 

categories of space, and net and gross area, can be established by using the base area 

defined in annex A along with the area per pupil for primary and secondary places. 

All-age schools of up to around 750 places (2FE or forms of entry) are likely to find a 

similar economy of scale, so could use the formulae recommended for an 11 to 16 

school, or 11 to 18 school where there is a sixth form. All-age schools above 750 places, 

or with more than about 300 11 to 16 places, should use the total of the primary and 

secondary base areas (as defined in annex A).  

Split sites (where a significant part of the school is provided in buildings on more than 

one site) may need extra area in some cases, to allow for the replication of key 

resources. This is unlikely to be more than 75m2 gross, for administrative and kitchen 

facilities, depending on the distance between sites and the facilities on each site. 

Unusual curriculum requirements, in schools such as university technical colleges and 

studio schools, may require very different spaces so the guidelines for basic teaching, 

halls, teaching storage and site area may not be applicable. Recommendations for other 

areas may still apply and the principles for each category of space can still be useful with 

appropriate advice.  
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Part A: The buildings  

This part sets out how to establish the floor area requirements for spaces within primary 

and secondary school buildings. For middle schools and all age schools the sizes of 

spaces can be established by referring to the relevant areas for primary and secondary 

schools, as explained in annex A.  

Part A is in three sections, as shown in figure 1 below:  

 Net area, which is the usable area and comprises basic teaching area; halls, 

dining and PE spaces; learning resource areas; staff and administration; and 

storage;  

 Non-net area, which supports the functioning of the building, and includes toilets 

and personal care, kitchen facilities, circulation, plant and internal walls;  

 Supplementary area (including net and non-net), which is used for non-school or 

support functions such as specially resourced special needs facilities.  

The gross area, or gross internal floor area, of the building(s) is the total of the net and 

non-net area. It is important to note that the gross area will usually be proportional to the 

net area. Generally, the gross area of new buildings will vary between 142% and 145% of 

the net area in primary schools and 140% and 145% in secondary schools, depending on 

the provision of areas such as circulation or the kitchen. In existing buildings this 

proportion may rise to as much as 150%. In single-storey primary schools where a full-

service kitchen is not required (for instance where catering is cook-chill), 140% may be 

achieved. 

 

Figure 1: Categories of space that make up gross and net area 
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Net area 

The net area is the total area of all usable spaces, both teaching and non-teaching. It 

includes everything except corridors, toilets and showers, boiler and plant rooms, school 

kitchens, and the area occupied by internal walls. A precise definition of what is included 

in net area can be found in the guidance document Assessing the Net Capacity of 

Schools.  

Net area is made up of spaces, (usually enclosed rooms) within the five categories of 

space in figure 2 below.  

Categories of space For primary For 11-16 For post-16 

1. Basic teaching  Zone m Zone M Zone MM 

2. Halls, dining and PE Zone p Zone P Zone PP 

3. Learning resources Zone t - s Zone T - S Zone RR 

4. Staff and administration Zone r - q Zone S - R Zone TT 

5. Storage Zone s - r Zone R - Q Zone SS 

Figure 2: Table showing relevant zones for each category of space when calculating the net area for 
primary, 11-16 and post-16 pupil places  

 

The graphs in figures 3, 4 and 5 below show the zones for each category of space. The 

top of each zone is the recommended maximum area for the category, and the bottom is 

the recommended minimum area. Each is calculated for the number of pupil places by 

using the formulae shown in the graphs and annex A.  

The graphs also show the recommended minimum and maximum overall net area, and 

the likely range of gross area needed based on the proportion of net to gross area 

described on page 6. 

To achieve the recommended minimum overall net area, which is greater than the sum of 

the individual minimum areas (see below), the area of each category of space should 

average around the middle of the recommended range. Where more space is required 

for some categories, such that the area falls in the upper half of the range, less space 

must be allocated to other categories to stay within the recommended overall net area. 

Even if the maximum recommended net area can be provided, it is unlikely that all 

categories of space will be able to be at the top of each zone, so schools will always 

need to decide their priorities.  

The recommended maximum net area may be needed where there are a very high 

proportion of pupils with SEN or disabilities, or where there are existing buildings with 

several rooms larger than the minimum size (see page 4). 
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It is important to note that:  

 the total area for each category should be at least the minimum recommended to 

allow for the core functions needed to suit the school capacity. An area greater 

than the minimum but within the zone will usually be preferred for each category; 

 anything lower than the minimum recommended area for a category will 

compromise the space provided in it; 

 when added together, the recommended minimum for each category of space (the 

‘sum of minima’ shown in the graphs) will be less than the overall recommended 

minimum net area. This difference is the ‘float’ that can be used to enhance some 

areas, depending on the priorities of the school, for example providing different 

variations of teaching spaces.  

The next few pages give some guidance on the spaces recommended for both primary 

and secondary sectors within each of the five categories of space which make up the 

overall net area. For each space, the broad activities to be accommodated are noted and 

the space, with appropriate fittings, furniture and equipment (FF&E), should be designed 

to suit these. Examples of how this can be achieved are in the generic Area Data Sheets 

(ADS) and related FF&E layouts linked to baseline designs (see references).  
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Figure 3: Gross and net areas for primary schools 

The top graph shows ‘zones’ recommending the overall net area and basic teaching area, with the related 
formulae, as well as the recommended range of gross. The bottom and top of each zone denote the 
recommended minimum and maximum area. The bottom graph shows zones recommending the area and 
related formulae for the remaining four of the five categories of space. Note that the scale of the ‘total area’ 
axis is different in the two graphs.  

- r 
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Figure 4: Gross and net areas for 11 to 16 schools 

The top graph shows ‘zones’ recommending the overall net area and basic teaching area, with the related 
formulae, as well as the recommended range of gross. The bottom and top of each zone denote the 
recommended minimum and maximum area. The bottom graph shows zones recommending the area and 
related formulae for the remaining four of the five categories of space. Note that the scale of the ‘total area’ 
axis is different in the two graphs.  

 2.9N 
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Figure 5: Gross and net areas for post-16 places  

The top graph shows ‘zones’ recommending the overall net area and basic teaching area, with the related 
formulae, as well as the recommended range of gross. The bottom and top of each zone denote the 
recommended minimum and maximum area. The bottom graph shows zones recommending the area and 
related formulae for the remaining four of the five categories of space. Note that the scale of the ‘total area’ 
axis is different in the two graphs.  
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1. Basic teaching  

The total area for basic teaching (zones m, M and MM) comprises all the teaching spaces 

(except halls and PE spaces) needed for the full range of curriculum subjects, whether in 

classroom bases for primary classes or in timetabled spaces. The area can be divided up 

in many different ways.  

Figure 6 shows the zones of recommended area that suit various types of basic teaching 

space for primary and secondary schools. Figures 7 and 8 show the most common types 

of space and their respective sizes used in the SoA tool.  

The top of each zone is the recommended maximum area for the category, and the 

bottom of each zone represents the minimum area recommended for a specific group 

size, and can be calculated using the formulae shown. An area in the upper part of the 

zone may be required where:  

 there is more FF&E to allow a wider range of activities, for example for a specialist 

laboratory; 

 there is likely to be more than one wheelchair user and assistants; 

 the space cannot be used efficiently, for instance if the shape of an existing space 

is not a simple rectangle or it has a depth of less than 7m. 

The SoA tool uses standard room sizes for all basic teaching spaces, and these are 

within the lower half of the recommended zone in figure 6, as shown in figures 7 and 8.  

There is some flexibility in the sizing of spaces to allow for specific situations. In some 

cases, such as existing buildings, a space within the recommended zone may not be 

possible, so a ‘restrictive’ version of that space in the zone below that recommended may 

be used for a few spaces, as long as there are larger spaces in the same suite. However, 

since these smaller spaces will only accommodate a very limited number of activities and 

FF&E layout options and minimal disabled access, they are not recommended for new-

build projects. 

Similarly, in some cases the zone above that recommended can provide an ‘extensive’ 

version of the space, which can accommodate a wider range of relevant activities and 

FF&E layouts than would typically be required. 

Figure 6 can also be used to show how one size of space will provide restrictive, 

standard and extensive provision for different group sizes. So for instance, an existing 

textiles room of 80m2 with appropriate FF&E would be suitable for groups of 20 to 24, but 

could provide an extensive facility for groups of 15 to 20 or a restrictive space for groups 

of 24 to 28. 
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Figure 6: Zones for basic teaching space in primary and secondary schools 

Graph showing zones of recommended area for various teaching spaces listed in figures 7 and 8. The top 
and bottom of each zone denote the recommended minimum and maximum area, and can be calculated 
using the formulae shown.   
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ADS 
Code 

Zone Area Data Sheet (ADS) name and description 
Size used in 
SoA tool 

PRI03 D 
Nursery playroom: For a range of FF&E layout options and 
activities for 3 to 4 year olds 55m2 for 26 

PRI13 D 
Reception classroom: For a range of FF&E layout options 
and activities for reception pupils 62m2 for 30 

PRI23 D 
Infant classroom (extensive): For a full range of FF&E layout 
options and activities for Key Stage 1 pupils 62m2 for 30 

PRI33 C 
Junior classroom: For a range of FF&E layout options and 
activities for Key Stage 2 pupils 55m2 for 30 

PRI22 B 

Classbase with sink: For limited primary activities including 
water-based, typically for infant (Key Stage 1), with easy 
access to a shared teaching area without sink 

50m2 for 30 

PRI26 C  

Shared teaching without sink: Open plan teaching area 
shared by adjacent classbases with sinks to enhance the 
range of activities, typically infant (Key Stage 1) 

varies 

PRI32 B 

Classbase without sink: For limited primary activities, 
typically for junior (Key Stage 2), with easy access to a shared 
teaching area with sink 

50m2 for 30 

PRI36 C  

Shared teaching with sink: Open plan teaching area shared 
by adjacent classbases without sinks to enhance the range of 
activities, typically junior (Key Stage 2) 

varies 

PRA01 D 
ICT rich practical room Classroom used for fixed ICT devices 
for all workplaces with limited layout options  62m2 for 30 

PRA11 D 
Food bay/ practical resources: For primary food preparation 
with a small group and pupil access to practical resources 13m2 for 4 

PRA12 D 
Food/ science/ DT area: Specialist space for primary food 
preparation, science, art and Design Technology activities 

34m2 for 15 
62m2 for 30 

RES00 B 
Large group room: Room for assistance with individuals and 
groups 

27m2 for 15 
 

Figure 7: Typical primary teaching spaces in basic teaching area and respective zones.  

The ADS code refers to the Area Data Sheets (see references)  
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Basic teaching for primary 

Basic teaching area for primary pupils should include: 

 classrooms (enclosed spaces) or classbases (smaller semi-enclosed rooms 

opening onto shared teaching area): one for every class (usually 30 pupils); and, 

 space for a cooker: in a food bay of at least 4m2, as part of a shared teaching 

area, or in a specialist practical space. 

It may also include the following types of spaces, as shown in figure 7: 

 shared teaching area: shared by groups from two or three adjacent classbases, 

with appropriate acoustic properties (and usually able to be partially supervised by 

the teacher from each classbase) to allow some facilities, usually for practical 

work, to be shared rather than provided in every classroom; 

 specialist practical spaces: enclosed rooms fitted with specialist equipment and 

shared by a number of classes. They will be specific rooms with services and 

appropriate finishes, ideally either for up to 15 or for up to 30 pupils, for art, design 

technology or science activities;  

 large group room: usually for up to 15, if the school prefers a separate space to 

allow, for instance, a year group to break into more groups for a subject. 

Whatever arrangement is chosen, the basic teaching area should accommodate all the 

types of activities that need to take place in this area and the associated FF&E. Figure 8 

shows the activities and associated FF&E that all year groups typically require and figure 

9 illustrates the activities that may be required or optional depending on the age range. 

Activity Fittings, furniture and equipment typically required  

Group discussion, whole class 
teaching 

Whiteboard, interactive screen or similar 

Table-based classwork Adequate table space, generally arranged in groups 

Individual, group or whole class ICT-
based work 

‘parking’ area for laptop trolley, data points and wireless  

Science and art using water, paint 
and glue 

Sink, washable floor area and resources for simple ‘wet’ 
practical activities, using the furniture available 

2D and 3D Design Technology, 
working with a range materials such 
as card or wood, or construction kits 

Further tables or fixed side benching and resources for 
wet and messy work, option of ‘heavy duty‘ tables for 
hand tool work in specialist space 

All activities above Adjustable table and specialist appliances for wheelchair 
user, with space for assistant 

Figure 8: Activities to be accommodated in basic teaching area for all year groups 
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Activities and facilities Nursery,  
Reception 

Year 1,  
Year 2 

Year 3,  
Year 4 

Year 5,  
Year 6 

Free floor space, usually on a carpeted 
area, for gathering the whole class together 
sitting on the floor, for teacher-led 
instruction, group discussion, literacy, 
numeracy, storytelling 

typically 
required 

one area 
used for 
both 

one area 
used for 
both 

generally 
not 
required 

large scale construction kits, some ICT 
space-consuming work using robots or 
similar 

optional typically 
required 

Book corner or quiet area with room to 
browse, and cushions (with the option to 
overlap with the free floor area if small 
class-base in zone B), for individual or 
group reading/ research  

typically 
required 

preferred optional not 
required 

music or language audio-visual resources 
(overlapping with book corner) 

preferred preferred 
(if 
available) 

optional not 
required 

Space for creative play and role play typically 
required 

preferred not 
required 

not 
required 

Figure 9: Optional activities to be accommodated in basic teaching area  

 

Classrooms or classbases: Nursery playrooms and reception classrooms should be in 

zone D, but they could have classbases in zone C and shared teaching configured within 

the same overall area. They may also be linked together as a single space. The overall 

area of basic teaching and learning resources must be 2.3m2 per pupil place for 3 to 4 

year olds and 2.5m2 per pupil place for 2 to 3 year olds to meet the standards in the  

Statutory Framework for the Early Years Foundation Stage. 

For Key Stage 1 and 2 there are three options recommended for classrooms or 

classbases (using the zones defined in figure 6) within the total basic teaching area:  

 typically, standard classrooms in zone C (55m2 to 62m2 for 30 pupils), and one or 

two specialist spaces or a large group room; or,  

 extensive classrooms in zone D (62m2 to 69m2 for 30 pupils) accommodating all 

activities, with a small food bay; or, 

 classbases in zone B (50m2 to 55m2 for 30 pupils) which are restrictive so need to 

open onto shared teaching area to allow a full range of activities.  

Classrooms or classbases should be in a suite, normally for each Key Stage, and usually 

include a small group room that is included in the learning resources area category. 

Figure 10 shows how a basic teaching area equivalent to six classrooms of 62m2, a 

specialist walk-in store, small group room, classroom stores, toilets and a circulation 

route can be configured in a variety of ways to suit individual schools’ requirements.  

http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/271631/eyfs_statutory_framework_march_2012.pdf#www.gov.uk/government/uploads/system/uploads/attachment_data/file/271631/eyfs_statutory_framework_march_2012.pdf
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Figure 10: Options for arranging basic teaching area, and associated storage, toilets and group 
rooms, in primary schools.  

The specialist space in the central option could also provide for food in lieu of a food bay, not shown in this 
diagram.  
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ADS 
Code 

Zone Area Data Sheet (ADS) name and description 
Size used in 
SoA tool 

CLA02 C 
Seminar room: For smaller 14-19 groups with a range of 
FF&E layout options and activities 41m2 for 30 

CLA12 C 
General classroom: For a range of FF&E layout options 
and activities 55m2 for 30 

CLA13 D 
Extensive classroom: Suitable for all classroom FF&E 
layout options and activities 62m2 for 30 

CLA32 D 
ICT-rich classroom: With fixed ICT devices for all 
workplaces and a range of FF&E layout options 62m2 for 30 

CLA35 D 
ICT-rich learning area: Semi-open plan area with fixed ICT 
devices for all workplaces and range of FF&E layout options 62m2 for 30 

CLA41 D 
ICT/ business studies room: Classroom with fixed ICT 
devices for half of the workplaces with business environment 62m2 for 30 

DAT02 F 
General art room: For a range of FF&E layout options and 
activities suitable for general 2D art 83m2 for 30 

DAT03 G 3D art room: for general and 3D art including clay work  97m2 for 30 

DAT05 G 
3D art room (textiles): For general artwork and printing 
techniques and 3D art  104m2 for 32 

DAT12 H Hair and beauty salon: for hair styling and beauty therapy 69m2 for 16 

DAT22 G 
Graphic products: For graphics and light, small scale 
product design 83m2 for 25 

DAT25 G Constructional textiles: For working with textiles 83m2 for 25 

DAT28 G 
Electronics and control systems: For electronics, 
pneumatics and light, small scale product design  83m2 for 25 

DAT32 F Food studio: for demonstrations of food preparation  69m2 for 24  

DAT35 H 
Food room: For non-vocational practical cookery activities 
by pupils in pairs 

104m2 for 24 if 1 
space, 97m2 if 2 

DAT43 H 
Resistant materials workshop: for working with resistant 
materials and electronics 

104m2 for 24 if 1 
space, 97m2 if 2  

DAT46 I 
RM workshop with heat bay: For working with a range of 
resistant materials, including wood, metal and plastics  111m2 for 24 

DAT49 J 
Construction workshop: workshop for vocational 
construction courses 97m2 for 16  

PER01 D Music classroom: for performance, composing and theory 62m2 for 30 

PER02 E 
Extensive music classroom: for performance, composing 
and theory, with option of keyboards for all pupils 69m2 for 30 

PER04 F 
Music recital/ drama studio: studio space for drama and 
large music recital room combined 83m2 for 30 

PER05 F Drama studio: studio space for drama 90m2 for 30 

SCI02 E Science studio: For demonstration and light experiments  69m2 for 30 

SCI05 F 
General science laboratory: For demonstration and a wide 
range of ‘hands on’ experiments 83m2 for 30 

SCI11 F 
Specialist science laboratory: For demonstration for all 
types of experiments, up to A-level  90m2 for 30 

Figure 11: Typical secondary teaching spaces in basic teaching area and respective zones.  

The ADS code refers to the Area Data Sheets (see references) 
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Basic teaching for secondary  

The number of timetabled spaces within the basic teaching area of a secondary school 

will depend on the curriculum and group sizes. This can be determined using a 

curriculum analysis, but the SoA tool will indicate a reasonable expected number of 

spaces based on typical requirements.  

Ideally, these should be within suites of spaces to suit departments and/or year groups, 

allowing for future adaptability. All but heavy practical spaces may be used as registration 

bases for year or house groups, and can be useful if the number of spaces in five of the 

suites accommodates a full year or house for registration. 

General teaching spaces: In new schools these spaces should be general classrooms 

or, for smaller sixth form groups, seminar rooms (both in zone C) to ensure each has 

sufficient room for wheelchair users and assistants. These will generally be subject-

specific, for instance for mathematics, English, Humanities or Modern Foreign 

Languages, but may be predominantly for a year group learning a range of subjects. 

In existing buildings, some of the general teaching spaces may be restrictive classrooms 

(zone B), but there should be at least one general classroom (zone C) for each 

curriculum department. An extensive classroom (zone D) can be useful to allow further 

activities such as map work or role play. 

ICT-rich teaching spaces: With the increasing use of laptops and tablet computers, the 

need for untimetabled ICT-rooms as a bookable resource has diminished. However, 

there is still likely to be a need for a few ICT-rich classrooms (zone D), equipped with 

fixed desktop computers for each workstation, to teach computing as a discrete subject 

or to accommodate a language laboratory. ICT-rich classrooms with fixed desktop 

computers for half the workstations may also be appropriate for business studies or 

vocational learning. 

Light practical teaching spaces will generally have water, drainage and occasionally 

gas services and chemical resistant finishes, and will often be ICT-rich. All but science 

laboratories, which should be serviced by a central preparation room, should have one, 

or preferably two, accessible ‘walk-in’ store(s) accessed from the room for resources and 

work in progress. They include: 

 for science: general science laboratories (zone F) and, particularly where there 

are post-16 places, specialist science laboratories (in the upper half of zone F) for 

more advanced experiments. These may be paired with science studios (zone E) 

which can be used for light experiments but would mainly be used for classwork, 

discussion and demonstrations; 

 for art: general art rooms (zone F) and 3D art rooms (zone G) for clay or wet 

textiles such as screen printing. Where specialist FF&E is needed, for example a 

pug mill for pottery, these spaces will need to be in the upper half of zone G. 
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There may also be a photography studio (zone F), and associated darkroom 

(listed under ‘learning resources area’); 

 for Design Technology, light practical spaces (zone G) are likely to include 

graphics products and constructional textiles and may include, where there is 

demand, a room for electronics and control systems;  

 for practical vocational courses, light practical spaces may include a health and 

beauty salon (zone H), which may incorporate a ‘reception’ area that can be 

accessed by visitors. 

Heavy practical teaching spaces will have fixed equipment (such as lathes or cookers), 

very resistant finishes, heavy electrical loads and often for some specialist extraction. 

The configuration of FF&E typically needs a room depth of at least 7.8m. They include: 

 food rooms (zone H) for practical cookery activities with a cooker and sink for each 

pair of pupils. A restrictive food room (zone G) can provide a cooker for each 

group of three pupils. A space for vocational catering courses, with specialist 

FF&E (zone H) may be needed; 

 workshops for Design Technology (zone H) and vocational courses, such as 

engineering (zone I) or construction (zone J); 

 a fitness/ exercise studio for PE (zone G).  

If there is only one workshop or food room, it should be in the upper half of zone H, as 

resources cannot be shared. Both types of space need a prep/ storage area adjacent 

(see storage), although this can be shared if there are more spaces of either type. 

Performance teaching spaces: Music, drama and media studies require specific spaces 

with appropriate acoustic properties, and blackout facilities where necessary, as well as 

occasional access to a hall for performances to audiences larger than the class group. 

Basic teaching spaces for these subjects include: 

 music classrooms (zone D) and/ or an extensive music classroom (zone E), if the 

option for all pupils to have a keyboard is preferred;  

 drama studio and/or music recital space (both zone F), or a shared space for both; 

 audio-visual studio for media studies. 

Dance needs to be taught in spaces in the ‘halls, dining and PE’ category.  

Any suite of basic teaching spaces should include support spaces, and these are 

covered under learning resource area. This is particularly true in music, where a class 

group should be able to break into smaller groups. Local staff areas are also important 

and appropriate storage is crucial (see page 25). 
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2. Halls, dining and PE 

This category (zones p, P and PP) covers predominantly large spaces for sports and 

performance, as well as for dining and social activities. 

Any school should have a main hall for assemblies (for the whole school in small primary 

schools but for one or two year groups in larger secondary schools) examinations, public 

performances, parents’ evenings and community events. 

Primary school halls and studios 

Primary schools larger than one form of entry (FE) will require an additional small hall 

and/ or studios (one for approximately every further FE). In a primary school, the total 

area for this category of space (figure 12 below) should include: 

 a main hall of at least 120m2 for infants or 140m2 for juniors, sufficient for PE and 

dance, assemblies, performances, parents’ evenings and dining; 

 a studio of at least 45m2 in schools with more than 300 pupil places, to provide 

more space for music, drama and ‘circle time’ if required; 

 an additional small hall of at least 80m2 in schools with more than 600 pupil 

places, for PE without apparatus. 

 

Figure 12: Recommended area for halls, dining and PE for any primary school. 
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The main hall will usually be used for dining, in two or three sittings (or equivalent if 

continuous flow) over the lunch period. It will have an adjacent servery that is usually 

within a space that can also accommodate the chair store for dining furniture.  

In large primary schools, where there are three or more spaces in this category, one may 

be permanently set up as a dining space.  

Secondary schools 

All secondary schools will have a main hall. In new secondary schools the area for this 

category of space (figure 13 below) should include: 

 a school sports hall, which should be designed to critical minimum dimensions, for 

three or four badminton courts in schools with more than 600 places (see below). 

Typically this will also be used for examinations; 

 

 

 

Figure 13: Area for halls, dining and PE for an 11 to 16 secondary school 

Recommended area for halls, PE spaces and dining for any 11 to 16 secondary, as well as recommended 
area for assembly and exams based on five year groups. Note that the 600 place school is shown with a 
three court sports hall. 

 

Zone P 
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 one or, in schools with over 1500 places, two activity or dance studios of at least 

120m2, with a minimum internal width of 10m and height of at least 3.5m and a 

sprung floor, for some gymnastic activities, dance; and examinations if required; 

 dining areas sufficient and appropriate for those pupils who wish to eat meals, 

based on the number of ‘sittings’, as discussed below; 

 sixth form social spaces, where applicable, which should total at least 40m2 plus 

0.3m2 for every sixth form pupil place. 

In existing schools, there should generally be at least three large spaces totalling a 

similar area and volume as those for new secondary schools, as described above. 

Sports halls in secondary schools can be a: 

 school sports hall, providing a multi-purpose space for PE and also exams, and for 

informal recreational community use outside school hours, typically 18m x 28m or 

33m (for three or four courts respectively) x 7.5m high if new; or 

 community sports hall, if funding allows, for school use and formal club-level use 

outside school hours, designed to larger Sport England dimensions, typically 20m 

x 34.5m (with four courts) x 7.5m high if new. See Sport England 2012 design 

guidance note: Sports Halls Design and Layouts. 

Exams will typically be done in the sports hall, so the specification should allow for a 

suitable environment for this.  

Dining area 

The total area of spaces used for dining should allow 0.9m2 per ‘cover’, or dining place. 

The number of covers should be based on the predicted number of pupils who would eat 

lunch on site (including packed lunches) divided by the number of ‘sittings’ or equivalent 

(if continuous flow) in the lunch break. Crucially, the number of sittings will depend on the 

time available for lunch. 

Figure 14 shows the range of area needed, depending on the time available and 

therefore the number of sittings possible. It is important to note that the lower 

recommended area for dining is only sufficient if the lunch time available is at least an 

hour. This may be achieved by a single lunch break for all pupils or by a ‘split lunch’ 

break whereby some pupils work while others have a lunch break.  

The main servery is part of the kitchen area allocation and should be adjacent to the 

dining area used for hot food diners. In a secondary school, the dining area will include: 

 tables and chairs for dining ‘covers’ and space to access them; 

http://www.sportengland.org/media/31363/Sports-Halls-Design-and-Layouts-2012.pdf
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 reasonable space for pupils to queue up to and in front of the main servery and 

past checkout facilities; 

 clearance areas and waste disposal; 

 where required, satellite or temporary servery areas. 

 

 

Figure 14: Recommended area for dining and kitchen suite for any school. 

 

In secondary schools, there can also be opportunities to create a much wider range of 

eating spaces within the dining area allocation, such as cafés and buffet areas that also 

become social spaces. The area may include further provision for cold meals or snacks, 

for instance from vending machines. 

Social spaces specifically for sixth form pupils may be used for eating cold food, from 

vending facilities or a satellite servery. 

A useful option to enable a larger hall and smaller dining space(s) is to assume some of 

those eating cold food can use the main hall (or they may go outside in the summer). In 

this case the storage provision in the hall will also need to accommodate tables and 

chairs and the dining area will need to be sufficient to accommodate hot food sittings.  

  

Dining areas: 
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3. Learning resource areas 

The total area for learning resource (within zones t – s, T – S and RR) in any school 

should include the following range of untimetabled spaces used for learning and therapy: 

 a medical inspection (MI)/ therapy room, required by the School Premises 

(England) Regulations 2012: for the medical examination and treatment of pupils: 

a separate ‘sick bay’ is also required (see staff and administration), so that the MI 

room will be free to be used for medical issues, visiting therapists or similar 

support for pupils; 

 at least one library or learning resource centre (LRC) with a total area of at least 

9m2 plus 0.05m2 for every primary pupil place and 0.12m2 for every secondary 

pupil place; 

 at least one small group room (zone B, typically 9m2 for up to four pupils) for every 

150 pupil places, to provide quiet, discrete facilities away from the classroom for a 

small number of pupils to work with a teaching assistant, peripatetic teacher or 

counsellor;  

 a SEN resource base (zone C) specifically to support pupils with SEN or disability 

for learning and behaviour support, therapy and case conferences.  

Figure 15 shows the zones of recommended area that suit various types of small space 

within both learning resources and the staff and administration area. Figure 16 shows the 

most common types of space in the learning resources area and their respective sizes 

used in the SoA tool.  

Primary schools 

In primary or all-age schools, the total area (zone t – s, figure 3) for this category of space 

may also include: 

 a further small group room for the nursery, if applicable, for quiet activities such as 

storytelling; 

 changing room(s) without showers for Key Stage 2 pupils, although this is unusual 

and other spaces may double for this function if required.  

Secondary schools  

In secondary schools, the total area (zones T - S and RR, figures 4 and 5) for this 

category of space should also include: 

 music group/practice rooms (zone B): up to four for each timetabled music room, 

including one extensive group/ practice room (zone C) for drums and for groups up 

to seven;  

 specific area(s) for sixth form study (zone B) where applicable totalling at least 

20m2 plus 0.2m2 for every sixth form pupil place. 

http://www.legislation.gov.uk/uksi/2012/1943/contents/made
http://www.legislation.gov.uk/uksi/2012/1943/contents/made
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And may also include: 

 a lighting and audio control room (zone B) at the back of the main hall; 

 local resource areas within departments such as design and technology; 

 a small recording studio or control room (zone B); 

 a kiln room if there is also a 3D art room;  

 a darkroom (zone B) or other ancillary areas. 

 

 

Figure 15: Recommended area for small spaces in all schools  

Group size (G) represents maximum number of people accommodated, for instance in a meeting, rather 
than the number of workstations.  

  



 

27 

ADS 
Code 

zone ADS name and description 
Size used in 
SoA tool 

RES00 B Group room: For assistance with individuals and groups   varies 

RES12 B Music practice/ group room: For music practice/ lessons 8m2 for 3 

RES13 C 
Extensive music practice room: For music practice/ lessons, 
including drums 16m2 for up to 7 

RES14 B 
Control room for recording: Housing specialist recording 
equipment 8m2 for 3 

RES15 B 
Recording studio: For music practice and recording with 
specialist equipment 9m2 for 4 

RES16 B 
Lighting/ audio control room: For controlling lighting and 
audio systems in adjacent performance space 6m2 for 2 

RES21 - Kiln room: For kiln(s) and drying racks 4m2 

RES22 B Dark room: Specialist dark room for photograph developing 9m2 for 4 

Figure 16: Typical small spaces in learning resources area 
Key:  Secondary only  Secondary and primary 

 

ADS 
Code 

Zone ADS name and description 
Size used in 
SoA tool 

ADM02 A 
Interview room: Off reception area for meetings with visitors 
without the need to access the main school 6m2 for 3 

ADM03 - Sick bay: Semi-open bay for pupils who are feeling unwell 4m2 

ADM04 - Sick room: For pupils who are feeling unwell 6m2 

ADM05 K 
General office: Main office for administrative staff, with 
reception desk for visitors, off entrance/ reception area   varies 

ADM11  D 
Head’s office (meeting room): Office for head teacher and 
meetings of staff, visitors or other adults 16m2 

OFF00 D 
Office (only): For one or more members of staff, with admin 
storage  

7m2 for 1,  
9m2 for 2  

OFF10 C 
Office/ meeting room: For one or more members of staff, 
with space for meetings 13m2 for 2 + 3 

OFF15 E  

Office/workroom (technical staff): For one or more 
premises managers, caretakers or ICT technicians, with 
space for repair of equipment 

 varies 

OFF20 C 
Office/ pastoral room: For one or more members of staff, 
with space for meetings 12m2 for 1 + 3 

OFF31 C  

Staff room (prep and social): Main space for any staff in 
school to work, meet and socialise, including preparation of 
teaching resources 

 varies 

OFF32 B 
Staff room (social): Main space for staff to meet and 
socialise  varies 

OFF33 D  
Staff work room: Space for staff [in school or suite] to work 
and meet  varies 

OFF41 C  
Conference/ meeting room: For meetings of staff, governors 
and other adults  varies 

Figure 17: Typical small spaces in staff and administration area 
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4. Staff and administration 

The total area for staff and administration comprises most non-teaching areas within the 

net area except stores. The total area (zones r – q, S - R and TT) should include the 

following range of spaces for any school: 

 a general office (zone K) for administrative staff, with storage for confidential 

records in FF&E, a reception desk onto the reception area, and the option of a 

second reception desk onto a part of the school open to pupils; 

 a secure reception area for visitors, with access to the rest of the school controlled 

by the office staff  (this net area is for seating and display, over and above the 

circulation space through the entrance/ reception space); 

 an interview room (zone A), ideally accessed from the entrance foyer or reception 

area, along with an accessible visitors’ toilet, so that they can be used by visitors 

without them entering the main school;  

 a sick bay or sick room, required by the School Premises (England) Regulations 

2012: for the short term care of sick and injured pupils. This is different to the MI/ 

therapy room described under learning resource areas and should be near to the 

main office and a toilet, and include a washing facility;  

 a head teacher’s office (meeting room) (zone D) of about 16m2; 

Figure 17 shows the most common types of space within the staff and administration 

area and their respective sizes used in the SoA tool.  

Primary schools 

In primary and middle schools, the total staff and administration area (zone r – q) should 

also include: 

 a preparation and social space (zone C) for teaching staff, usually in the form of a 

central staff room for work and social use, including a kitchenette.  

And may also include: 

 a separate staff work room (zone D); 

 offices for other senior teaching staff, such as the deputy or assistant heads, who 

may need privacy for interviews and pastoral support; 

 separate reprographic facilities, if they are not in the general office; 

 an office for a facilities manager or caretaker (zone E) in schools with over 400 

pupil places. 

http://www.legislation.gov.uk/uksi/2012/1943/contents/made
http://www.legislation.gov.uk/uksi/2012/1943/contents/made
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Secondary schools 

In secondary and all-age schools, the total staff and administration area should include: 

 reprographic facilities, which schools may choose to provide as a series of bays or 

a separate specialist room with appropriate ventilation; 

 a staff social area or staff room (zone B) with a kitchenette usually centrally located; 

 staff work area, either centrally located (combined with or adjacent to the staff 

social area) to encourage interaction, or in smaller local staff work rooms (zone D), 

usually department-based - providing both would result in the under-use of space; 

 offices for other senior teaching staff (zone D), particularly heads of year, who will 

need privacy for interviews and pastoral support; 

 a meeting room or conference room (zone C), usually near to the head’s office; 

 an office/ meeting room (zone C) for the SENco and team.  

And may also include: 

 additional accommodation for the bursar and other administrative staff (zone K); 

 an office / workshop for facilities manager or caretaker (zone E); 

 an office/ workshop for ICT technician (zone E). 

5. Storage  

The total area for storage (zones s – r, R – Q and SS) for all schools includes teaching 

storage, for teaching resources such as materials and equipment, and pupils’ work. It 

also includes non-teaching storage for pupils’ belongings, administrative resources, and 

cleaning and maintenance equipment. 

Primary school teaching storage 

Where there are primary places, the total storage area (zone s – r) should include the 

following teaching storage: 

 full height, lockable storage of at least 1m2 for every classroom, easily accessible 

by staff (but not pupils), for resources such as valuable or hazardous items; 

 specialist walk-in stores for teaching resources: at least one 5m2 storeroom, 

accessible ideally from a corridor or shared teaching area, housing shared 

resources for practical subjects such as science, design and technology and art;  

 indoor PE equipment storage, opening onto one side of the main hall, totalling at 

least 10% of the area of the hall. 
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It is important that defined teaching storage is provided to avoid compromising the usable 

area and flexibility of the teaching spaces. 

Secondary school teaching storage 

Where there are secondary places, the total storage area (zone R – Q) should include: 

 general teaching/ ICT stores: at least one of 5m2 for every general teaching 

department for books and materials for general teaching subjects: preferably 

accessed from a circulation area or perhaps a shared staff workroom; 

 science preparation/ storage: central preparation room for science laboratories 

totalling 0.35 to 0.5m2 for every workplace in science laboratories, depending on 

the age range and storage available in laboratories, including a cupboard for 

radioactive materials: ideally one for all science spaces but this may need to be 

more, for instance if science is over two floors; 

 chemical store: separate store for chemicals off or near the preparation room; 

 practical stores: specific walk-in stores for materials, equipment and pupils’ work-

in-progress in practical subjects: two of 5m2 for each art room and at least one of 

5m2 for all other light practical teaching rooms except science spaces; 

 DT preparation/ storage: room for resistant materials workshops of at least 30m2, 

of a suitable shape to safely accommodate machinery (such as a circular saw) in 

the centre and storage around the edge; 

 food store: preparation/ storage room or smaller store rooms for food rooms 

totalling at least 10m2;  

 music store: at least one shared music instrument store of at least 5m2; 

 drama store: a store for costumes and props off one drama studio, where 

applicable, of at least 10m2; 

 indoor PE equipment storage at least 10% of the size of the teaching space, 

opening onto the side of the sports hall and of the activity studio; 

 outdoor PE storage, accessed externally, ideally near to outdoor PE facilities. 

Non-teaching storage 

Non-teaching storage should include:  

 for primary pupils, coat and bag storage for pupils’ personal belongings, equivalent 

to at least 3m2 per class (the net area not including the circulation past the coats), 

located in separate cloakrooms, corridors or directly off classrooms, depending on 

the routes used to access classrooms from the playground; 
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 for secondary pupils, lockers off the circulation space and the area in front of them 

to open doors, which is part of the locker area (typically 0.75m deep), can 

enhance the width of corridors when the lockers are not in use; 

 secure storage for valuable items such as school and personal records, archives 

or examination papers, located to suit the relevant examination board 

requirements; 

 storage bays suitable for mobility equipment around the school; 

 central storage for bulk stock, such as pens or paper; 

 storage for maintenance equipment and cleaners’ and caretaker’s equipment;  

 furniture storage for seating, chairs, tables, exam furniture and staging, and for 

dining furniture when the hall is used for dining. This may be positioned 

immediately adjacent to the main servery in the kitchen, so it can double up with 

the queuing area in front of the servery when the furniture is in use. 

Non-net Area  

The non-net area is made up of variable areas that are not included in the net area of the 

school. It comprises the three categories of space listed below, plus non-net areas 

needed to support any supplementary net areas (see page 33): 

1. toilets and personal care; 

2. kitchen facilities (see figure 14, page 24); 

3. circulation, plant and internal walls.  

The first two categories of space will depend on the number of pupil places, other uses 

such as non-school activities and for kitchens, the type of catering arrangements in the 

school. The last category will generally be directly proportional to the net area, so it is 

important to include any supplementary net area in the total net area before calculating 

the requirement for these areas. 

Toilets and personal care 

The total area of toilet and personal care facilities must include: 

 toilets for pupils: this should provide approximately one for every 20 pupils in total, 

but there must be one for every ten full-time equivalent pupils aged two to four, 

including reception and nursery places, see EYFS; 

 separate toilets for staff: at least one toilet with wash hand basin plus one for 

every 25 full-time equivalent members of staff (not including catering staff); 

http://www.gov.uk/government/publications/early-years-foundation-stage-framework#www.gov.uk/government/publications/early-years-foundation-stage-framework
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rounded up, see the Workplace Health, Safety and Welfare Regulations 1992, 

Approved Code of Practice and Guidance, L24; 

 accessible toilets for disabled pupils, staff or visitors (which may also count 

towards the number of staff toilets above);  

 in schools with pupils in Year 7 and above, changing rooms with showers, near to 

indoor and outdoor sports provision. 

And should also include: 

 changing facilities for staff, which may also offer accessible changing facilities; 

 a specialist hygiene room with fixed or mobile hoist and space for assistants to 

change a pupil. In a primary school this should contain a changing bed and 

accessible WC unless this is included in an adjacent accessible toilet (9m2). In a 

secondary school this should contain an accessible shower, sluice toilet and a 

changing trolley (12m2).  

Some of the spaces listed above may be designed to allow facilities appropriate to: 

 use outside the school day;  

 particular religious requirements, including orientation and ablutions. 

Normally in secondary schools it is sufficient to provide changing facilities for half a year 

group with equal and separate facilities for boys and girls in co-educational schools. 

Showers should generally be in the form of separate cubicles, with about one for every 

seven pupils changing. At least one accessible changing area (with a sanitary fitting, 

wash basin and shower) should be provided, although this may be also be used by staff. 

Kitchen facilities 

The total kitchen area (figure 14, page 24) should include: 

 facilities for preparing food and drink, and washing up afterwards, where needed; 

 food store rooms; 

 facilities for catering staff, including changing areas, toilets and a workstation for 

administration; 

 main servery serving hot food and other items. 

The size of the core preparation area will depend on the equipment needed, which in turn 

will depend on the type of preparation system to be used that ranges from traditional, 

through cook-chill to pre-prepared ‘fast food’. The minimum recommended area in figure 

http://www.hse.gov.uk/pubns/priced/l24.pdf
http://www.hse.gov.uk/pubns/priced/l24.pdf
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14 will suit a cook-chill kitchen, or similar, whereas the minimum size for a full service 

kitchen is 30m2 + 0.08m2 for every pupil dining on site. 

There should be easy access for deliveries and a secure site for bins. 

Circulation, plant and internal walls 

Circulation 

The circulation should be at least 22.5% of the total net area of primary schools (or 20% 

in single-storey schools) and 25% of the total net area of secondary schools. This also 

applies to supplementary area. Within this area: 

 all rooms should be accessed from a circulation route, except store rooms 

accessed directly from learning spaces;  

 corridors leading to more than one or two teaching rooms should have a clear 

width of at least 1.8m wall to wall (2.55m wall to wall where there are lockers);  

 shorter corridors leading to one or two small spaces should have a clear width of 

at least 1.2m; 

 where there is an access route through a space, such as dining or library, to 

another room, a ‘strip’ of circulation at least 1.2m wide should be discounted from 

the usable net area. 

Plant 

An area equivalent to 1.5% to 3.5% of the total net area will be needed to accommodate 

boiler rooms and a server room, as well as hub rooms and vertical ducts. Further area 

will generally be needed if ventilation plant, chimneys or sprinkler tanks are included in 

the gross area of the building.   

Internal walls 

The area of internal walls will occupy an area equivalent to at least 4% of the net area, 

and up to 6%, if the walls are thicker due to existing or different forms of construction.  

Supplementary area 

Supplementary area is used for non-school or support functions not normally provided in 

mainstream schools catering for 3 to 18 year olds. This will include specially resourced 

provision for a specific special need, such as a designated unit, but not typical facilities 

for pupils with SEN.  

It is important to note that a dedicated, additional funding stream needs to be identified 

for any supplementary area, including the associated non-net area, unless that area 

already exists in appropriate accommodation.  
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There are three types of non-school and support area that fall within the category of 

supplementary area listed in figure 18 below and matching those in the net capacity 

assessment method.  

Category Types of facilities  

Early years and 

childcare 

Crèche 

Nursery provision for 0 to 3 year olds 

Child-care provision for out of school hours  

Adult learning and skills Adult learning and skills facilities not available to the school 

during the school day 

Centres for Local Authority Services, such as staff training 

Specially resourced 
facilities 

Additional facilities for pupils with SEN or disabilities such 

as a designated unit 

Non-school facilities funded from other sources and not 

available to the school during the normal school day, such 

as community library facilities or youth centres 

Accommodation for Local Authority designated support 

services, including peripatetic and support staff 

Parent/ community 

rooms and chapels 

Parent or community room not available to the school 

Chapel or similar place of worship not available to the 

school except for that purpose 

Figure 18: Table showing types of non-school and support provision 
 

Specially resourced facilities are those where the premises related costs of maintaining 

the accommodation are covered by specialist funding from the Local Authority or other 

sources. 

Some small non-school areas may be in supplementary area but can also be included in 

the recommended net area for the school, including: 

 separate space not normally available to the school during the school day, such as 

a parents room, an office for community staff who run facilities out of school hours, 

or separate locker or equipment storage for use by separate users such as after 

school/ holiday clubs; 

 area to accommodate the enhancement of school facilities for community use: this 

will include spaces which have been enlarged beyond the recommended 

‘standard’, for instance to allow for spectators in the sports hall; 

 a chapel or contemplation room also used by the school for other purposes. 

http://www.education.gov.uk/schools/adminandfinance/schooladmissions/net/a0076743/assessing-the-net-capacity-of-schools
http://www.education.gov.uk/schools/adminandfinance/schooladmissions/net/a0076743/assessing-the-net-capacity-of-schools
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Part B: The site 

This part of the guide sets out how to establish the site area requirements for a school. 

For middle schools and all age schools the sizes of spaces can be established by 

referring to the relevant areas for primary and secondary schools, as explained in annex 

B. It is in three sections: net site area; non-net site area; and, supplementary area. 

Part A is in three sections, shown in figure 19 below:  

 Net site area, which is the usable site area available to pupils, and is also known 

as the ‘playing field area’ when considering land disposals (Section 77 of the 

School Standards and Framework Act 1998);  

 Non-net site area, which supports the functioning of the site and includes the 

footprint of buildings and access areas such as paths, roads and parking;  

 Supplementary area, which is used for non-school or support functions such as 

specially resourced special needs facilities.  

The gross or total site area is the total of the net and non-net site area. Generally, the 

total site area needed for a new 5 to 11 primary or a secondary school will vary between 

around 111% and 125% of the net site area such that the net site area is 80% to 90% of 

the total. The net site area for infants’ schools is likely to be smaller as there is no 

requirement for soft outdoor physical education (PE) area (such as pitches). The gross 

site area may therefore be as high as 135% of the net site area, as the buildings and 

access area is a larger proportion of the total site. 

 

Figure 19: Categories of space for net and non-net site area 

http://www.legislation.gov.uk/ukpga/1998/31/section/77
http://www.legislation.gov.uk/ukpga/1998/31/section/77
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Net Site Area 

The net site area, also known as the school playing field area in Section 77 of the School 

Standards and Framework Act 1998 ‘protection of school playing fields’, can be divided 

into the following five categories of outdoor space: 

1. soft outdoor PE (zone u or U); 

2. hard outdoor PE (zone X - W); 

3. soft informal and social area (zone W - V); 

4. hard informal and social area (zone Y - X); 

5. habitat areas  (zone Z - Y). 

The graphs in figures 20 and 21 below show the zones for each category of outdoor 

space. As with the area of buildings, the top of each zone is the recommended maximum 

area for the category, and the bottom is the recommended minimum area. Each is 

calculated for the number of pupil places by using the formulae shown in the graphs and 

annex B. The graphs also show the recommended minimum and maximum net site area, 

and the likely range of gross area needed, based on the minimum and maximum 

proportion of net to gross (see page 35). The range in the graphs allows for variation in 

the shape and contours of the site, and size of the building footprint. 

The total net site area required by an inclusive community school should not normally 

need to exceed the maximum recommended net site area for the number of pupil places 

and age range of the school. However, existing sites with at least this site area available 

must generally keep this area for 105% of the current capacity to allow for future growth, 

see Section 77 of the School Standards and Framework Act 1998.  

Some schools will be on restricted sites and will not have enough outdoor space to meet 

requirements on site. In these situations pupils will need to be provided with access to 

suitable off-site provision. On restricted sites, where space will be at a premium, a flexible 

approach to the site area and the management of the use of that area will be needed, 

and consideration should be given to providing the following, in priority order: 

 firstly, space for hard informal and social area including outdoor play area 

immediately accessible from nursery and reception classrooms (zone Y); 

 then some hard outdoor PE space to allow some PE or team games to be played 

without going off site, ideally in the form of a multi-use games area that can also 

be used as hard informal and social area (zone X); 

 then soft informal and social area for wider range of outdoor educational 

opportunities and social space (zone W); 

 finally some soft outdoor PE can be provided. If this is in the form of an all-weather 

pitch, it can count twice towards the recommended minimum (zone U or u). 

http://www.legislation.gov.uk/ukpga/1998/31/section/77
http://www.legislation.gov.uk/ukpga/1998/31/section/77
http://www.legislation.gov.uk/ukpga/1998/31/section/77
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Figure 20: Gross and net site area for 5 to 11 primary schools 

The top graph shows the recommended minimum and maximum net site area with the related formulae; it 
also shows the minimum and maximum likely total site area as a proportion of the net site area; and shows 
the soft outdoor PE (zone u), which allows for 35m

2
 for pupils in Key Stage 2. The bottom graph shows the 

remaining four of the five categories of net area and related formulae, which applies to all schools.  
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Figure 21: Gross and net site area for secondary schools  

The top graph shows the recommended minimum and maximum net area with the related formulae; it also 
shows the minimum and maximum likely total site area as a proportion of the net area; and shows the soft 
outdoor PE area (zone U). The bottom graph shows the remaining four of the five categories of net area 
and related formulae, which applies to all schools. 

6000 + 35N 
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1. Soft outdoor PE area 

The total area of soft surfaced outdoor PE (zone u for 5 to 11 primary or zone U for 

secondary) should include sports pitches laid out to suit team games including: 

 winter pitches for the school’s preferred team games, such as football, rugby and 

hockey; and, 

 overlapping summer pitches, such as cricket, a 400m athletics track and facilities 

for field events. 

As well as the grass pitches above, the area may also include: 

 all-weather pitches such as synthetic turf pitches, which allow more intensive use 

than grass and, particularly with floodlighting, can also offer a popular community 

resource (Sport England, 2012: Artificial Surfaces for Outdoor Sport); 

 other soft-surfaced facilities that can provide for the PE and sports provision such 

as trim trails and bike tracks. 

The area of all-weather pitches can be counted twice for the purposes of both these 

guidelines and section 77 applications, as they can be used for significantly more than 

the seven hours a week assumed of grass pitches.  

The location, size and shape of grassed outdoor PE areas should be based on a number 

of considerations including the statutory requirements, safety considerations, gradient, 

relationships between winter-games pitches and summer athletics and cricket provision 

(as appropriate), orientation of pitches and accessibility. 

2. Hard outdoor PE area 

In new schools, the total area of hard surfaced outdoor PE (zone X - W) should include: 

 a porous macadam multi-use games area (MUGA), with three netball courts 

overlaid, with critical dimensions of 22m x 33m plus margins for primary or         

60m x 33m plus margins for secondary pupils;  

 further tennis/netball courts in larger schools.  

Laying out a variety of courts within a single multi-use games area makes supervision 

easier and extends the range of games. 

In existing schools, a similar amount of hard surfaced area should be laid out for games. 

 

http://www.sportengland.org/media/30552/Artificial-Surfaces-for-Outdoor-Sports-2012.pdf
http://www.legislation.gov.uk/ukpga/1998/31/section/77
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3. Soft informal and social areas 

A variety of informal and social areas should be created to suit the learning development 

and cultural needs of pupils during breaks as well as before and after school, and for a 

range of more formal curriculum needs. These will include soft-surfaced, usually grassed, 

areas and hard-surfaced courtyards, paths and playgrounds. 

The soft-surfaced areas should be conveniently situated, safe and provide some shade.  

The total area (zone W - V) could include: 

 soft-surfaced areas, such as grass, sand or bark mulch, for play, or to sit and 

socialise; 

 grassed banks or terraces that can be used for large gatherings;  

 shrubs or planted areas (including those near buildings); 

 meadowland or woodland, where there is space available. 

4. Hard informal and social areas 

To complement the soft informal and social areas, there should be hard-surfaced 

playgrounds for the encouragement of healthy, active, creative outdoor play, as well as 

for more formal learning activities including outdoor study groups and for pupils to 

engage in outdoor art, theatre, dance and design. There may also be the need for areas 

dedicated specifically to early years (nursery and reception), including some sheltered 

space. 

‘Furniture’ can be created through the introduction of natural materials that blend into the 

landscaping.  

The total area (zone Y - X) may include paths and rooftop play areas in restricted sites. 

5. Habitat areas 

Habitat areas can include a range of outdoor classroom spaces and designs, to provide a 

valuable resource for teaching and learning across the whole curriculum. 

The total habitat area (zone Z - Y) should include grounds developed for a range of 

supervised activities, for instance meadowland, wildlife habitats (such as ponds), gardens 

and outdoor science areas to support the curriculum. Such areas should generally be 

fenced to avoid unsupervised access. 

Parts of this area may be designed to be developed over time by the school. 
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Non-net site area 

The non-net site area will vary depending on the configuration of the site and buildings. It 

will include: 

 the ‘footprint’ of all buildings; 

 access for people and deliveries; 

Access will usually include: 

 entrance paths, roads and related landscaping other than that related to play and 

social areas available to pupils; 

 parking (a few bays for disabled car parking and visitors, car parking for staff and 

community use and bicycle parking, to meet local transport planning 

requirements). 

 refuse and recycling areas (secure or distant from the buildings to meet local 

planning requirements);  

Non-net site area may also include: 

 space for coaches, buses or taxis to safely drop-off pupils, particularly those with 

SEN or disabilities;  

It is most important to consider means of separating children’s access from vehicular 

circulation, delivery areas and parking. 

Supplementary site area 

As discussed on page 33, any school may have supplementary site areas for non-school 

or support functions, for example play space for a crèche or extra car parking for 

community use. Any site area associated with these functions will be supplementary site 

area, and will either need to be funded from other funding streams or on an existing site 

left as additional to the site area needed for the school. 
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Glossary and references 

Glossary 

All-weather pitches: includes synthetic turf pitches and those with polymeric surfaces 
such as shredded rubber bonded with bitumen, latex or polyurethane.  

Extensive space: is a version of the space that can accommodate a wider range of 
relevant activities and FF&E layouts than would typically be required 

FE: Form of entry 

FF&E: Fittings, furniture and equipment 

Float: The difference between the sum of the recommended minimum area of each 
category of space and the overall recommended total net area 

Key stage (KS): Specific part of child’s education and relates to their age and year group 

Mainstream schools: all those except special schools and alternative provision  

MUGA: Multi-use games area 

Restrictive space: Smaller space than would be typically be recommended that will only 
accommodate a very limited number of activities, and FF&E 

SEN: Special education needs 

 

References  

Schedule of Accommodation (SoA) tool (see Gov.uk school building design website) 

Area Data Sheets (ADSs) (see Gov.uk school building design website) 

Baseline Designs, Education Funding Agency, Department for Education: 
www.gov.uk/government/collections/school-building-design-and-maintenance 

EYFS: Statutory Framework for the Early Years Foundation Stage 2012: 
www.gov.uk/government/publications/early-years-foundation-stage-framework 

Net capacity assessment method, Assessing the Net Capacity of Schools: 
www.education.gov.uk/schools/adminandfinance/schooladmissions/net/a0076743/assess
ing-the-net-capacity-of-schools 

Schools Premises (England) Regulations 2012: 
www.legislation.gov.uk/uksi/2012/1943/contents/made 

Section 77 of the School Standards and Framework Act 1998: 
www.legislation.gov.uk/ukpga/1998/31/section/77 

Sport England, 2012, design guidance note: Sports Halls Design and Layouts: 
www.sportengland.org/media/31363/Sports-Halls-Design-and-Layouts-2012.pdf 

Sport England, 2012, design guidance note: Artificial Surfaces for Outdoor Sport: 
www.sportengland.org/media/30552/Artificial-Surfaces-for-Outdoor-Sports-2012.pdf 

Workplace Health, Safety and Welfare Regulations 1992, Approved Code of Practice and 
Guidance, L24 2nd Ed. 2013: www.hse.gov.uk/pubns/priced/l24.pdf 

http://www.gov.uk/government/collections/school-building-design-and-maintenance
http://www.gov.uk/government/publications/early-years-foundation-stage-framework#www.gov.uk/government/publications/early-years-foundation-stage-framework
http://www.education.gov.uk/schools/adminandfinance/schooladmissions/net/a0076743/assessing-the-net-capacity-of-schools#http://www.education.gov.uk/schools/adminandfinance/schooladmissions/net/a0076743/assessing-the-net-capacity-of-schools
http://www.sportengland.org/media/31363/Sports-Halls-Design-and-Layouts-2012.pdf
http://www.sportengland.org/media/31363/Sports-Halls-Design-and-Layouts-2012.pdf
http://www.sportengland.org/media/30552/Artificial-Surfaces-for-Outdoor-Sports-2012.pdf
http://www.hse.gov.uk/pubns/priced/l24.pdf
http://www.hse.gov.uk/pubns/priced/l24.pdf
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Annex A: Building areas 

Recommended 

minimum areas for 

mainstream schools 

Base area for: Area per pupil place for: 

All 

primary 

Middle 

schools  

Secondary and   

all-age up to 750 All 

primary 

Key 

Stage 

3/4 

Post-16 

up to 16 with 16+ 

1. Basic teaching   - - - - 2* 2.9 3.2 

2. Halls, dining and PE 100 200 300 375 0.3* 0.6 0.6 

3. Learning resources 10 50 75 125 0.1 0.15 0.4 

4. Staff and admin. 30 75 100 100 0.2 0.2 0.2 

5. Storage 20 75 125 150 0.15 0.25 0.3 

Float 80 100 150 250 0.15 0.4 0.3 

Minimum net area 240 500 750 1000 2.9 4.5 5 

Non-net area 110 200 300 400 1.2 1.8 2 

Minimum gross area 350 700 1050 1400 4.1 6.3 7 

Recommended maximum areas for mainstream schools 

Maximum net area 275 575 875 1175 3.1 4.9 5.4 

Maximum gross area 400 835 1270 1700 4.5 7.1 7.85 

Recommended building areas for all types of mainstream school 

* nursery places for 3 to 4 year olds should have 2.3m
2
 basic teaching but do not need hall, dining and PE 

area. 

All age above 750 places, or with more than about 300 11 to 16 places, should use the total of the primary 
and secondary base areas. Split sites (where a significant part of the school is provided in buildings on 
more than one site) may need extra gross area of up to 75m

2
 in some cases, to allow for the replication of 

administrative and kitchen facilities, depending on the distance between sites and the facilities on each site. 

 

Note: The net area includes a ‘float’. When the recommended minimum areas of each category of space 
are added together, the total will be less than the recommended total net area. This difference provides the 
‘float’ that can be used to enhance some areas, depending on the priorities of the school. 
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Annex B: Site areas 

Recommended 

minimum site areas for 

all schools 

Base area for any: Area per pupil place for: 

primary or 
special 
school 

secondary 
or middle 

school 
Nursery 

Reception 
and Key 
Stage1 

Key 
Stage 2-4 
& post-16 

5 to 11 
primary 

1. Soft outdoor PE - 6000 - - 35 20 

2. Hard outdoor PE 400 400 - 1.5 1.5 1.5 

3. Soft informal and 
 social area 600 600 2 2 2 2 

4. Hard informal and
 social area 200 200 1 1 1 1 

5. Habitat 0 0 0 0.5 0.5 0.5 

Float 600 800 2 5 5 5 

Minimum net site area 1800 8000 5 10 45 30 

Non-net  350 2000 1 1 5 3.3 

Minimum total site area 2000 9000 6 11 50 33.3 

Recommended maximum site areas for new schools  
(minimum for existing schools where available) 

Maximum net site area 2000 9000 6 11 50 33.3 

Maximum total site area 2400 11000 7.5 14 63 42 

Recommended site areas for all types of schools 

 

Note: The net area includes a ‘float’. When the recommended minimum areas of each category of space 
are added together, the total will be less than the recommended total net area. This difference provides the 
‘float’ that can be used to enhance some areas, depending on the priorities of the school. 

 

Where there is limited outdoor space available to pupils on a restricted site, consideration should be given 
to providing the following: 

 firstly, hard informal and social area, including outdoor play area immediately accessible from early 
years classrooms; 

 then hard outdoor PE space, ideally in the form of a multi-use games area; 

 then soft informal and social area; 

 finally soft outdoor PE area. 
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Flat 2 

54 Russell Square 

London  

WC1B 4HR 

 

 

Planning and Borough Development 

London Borough of Camden 

Judd Street 

London WC1H 9JE 

 

22 May 2017 

 

Dear Sirs 

Planning application for change of use at 52-53 Russell Square, London WC1B 

Application number 2017/2285/P 

 

We write on behalf of residents of all 5 flats at 54 Russell Square, the immediately adjacent 

residential property to 52-53 Russell Square. Our building shares a party wall with the property. All 5 

sets of residents are completely opposed to this proposal and suggest that the proposal for a change 

of use put should be completely rejected for the following reasons: 

 A change of use is unnecessary at this time and the Loss of Office report misrepresents the 

position.  Overall, this proposal is counter to Policy DP13 in that it does not demonstrate 

that the site or building is no longer suitable for existing business use and we understand 

that the estate has specifically NOT yet carried out a review to ‘fully examine the possibility 

of retaining, reusing or redeveloping the site for similar or alternative business use over an 

appropriate period of time’ The submission was started over two years ahead of the lease 

becoming available in 2019 and there is thus plenty of time for alternative uses to be 

properly considered in line with Camden policy. This application should be rejected outright 

because it directly contravenes Policy DP13. 

 Noise will greatly impact the day to day lives of all the families and residents whose 5 homes 

share a thin party wall with the proposed school. This will be a major impact on their 

amenity. Contrary to the statement made in the proposal all these homes are likely to be 

occupied while the school is active..  

  The proposal will generate substantially more traffic congestion and pollution than the 

transport report suggests. There is already a major traffic problem in Russell Square and this 

proposal would make a bad situation far worse.  

 The proposal states that there will be no changes made internally or externally. This must be 

untrue. There will have to be major changes to the Grade ll listed building to accommodate a 

school, provide sound proofing, provide catering, and many other resources that a modern 



full curriculum secondary school needs. This proposal should be rejected because it is clearly 

misleading on the level of change that would be needed. 

  There are very serious fire, safety and security issues which are not addressed. 

 There will be an significant loss of jobs within Camden – halving the number of employees at 

the site. 

 

 

1. Background 

The southerly row of houses 52-58 were originally built as residential property in approximately 

1806. Over the years, they have been used as a mix of residential and office accommodation. They 

are currently used as office accommodation. Institutions and public bodies such as the Mathematics 

Institute and other organisations have made good use of these buildings and could continue so to 

do, but they are entirely not fit for use by a secondary school with 180 youngsters. 

2. A change of use is entirely unnecessary and counter to Camden planning priorities 

Our first point is that a change of use is completely against policy DP13 which states that: the council 

will resist a change to non-business use unless it can be demonstrated that the site or building is no 

longer suitable for existing business use and there is evidence that the possibility of retaining, reusing 

or redeveloping the site for similar or alternative business use has been fully explored over an 

appropriate period of time. 

The Loss of Office report was commissioned by the school (not Bedford Estates, the Landlord) and 

obviously is designed to support the application. It was commissioned when the property had only 

been on the market for a short while – and fully two years before a new lease is needed. Clearly 

discussions started between the school and the Estate in 2016 and 

agreement was very quickly reached that a change of use should 

be sought. It would appear that there has been no significant 

marketing for this as a major landmark HQ building with a new 

lease from 2019. All that exists outside the building is one small 

sign that says ‘Offices to let’. This is hardly a major marketing 

campaign selling the benefits of the site and the building. The 

brochure simply lists the possibility of a new lease – again with no 

copy selling the attractive features of this building or the location.   

Alternative use has emphatically NOT been fully explored over an appropriate period of time. WE 

understand that Bedford Estates would undertake such an review only if this application is 

unsuccessful. They said specifically that “In the event that Ecole Jeanine Manuel were to be 

unsuccessful in securing planning consent for use of the building for educational purposes, the 

Estate would undertake a review of the building. Any such review is likely to include a consideration 

of letting the property as an office building and a consideration of alternative uses for the building”.  

To suggest that it will be impossible to let existing office buildings in Russell Square, Bedford Square 

and the surrounding area and that all such buildings as their lease comes up will need to apply for 

change of use does not sound supportable. It would mean every similar building will need a change 

in use and result in the loss of not just 50% of the jobs at this location but a significant loss of 



employment in the area to Camden and the biggest transformation the area has seen since the early 

and mid-nineteenth century when the area moved from predominantly residential to office use. 

Further, if there were to be a change of use, it should surely be to residential since this is a priority 

need for the area and a key Camden planning priority. It would be more in keeping with the nature 

of the property.  

Overall, this proposed change is counter to Policy DP13: 

- It has not been demonstrated that current use is impossible. The property has had only 

minimal marketing and the application has been started over two years ahead of a tenant 

being needed. 

- The Estate have not yet carried out a full review exploring current office use and 

alternative use and we understand that they will do this only if planning consent for this 

change of use is refused. Current and alternative uses have therefore emphatically NOT 

been ‘fully explored for an appropriate period of time’.  

Camden should reject this application in line with policy DP13. 

 

3. The building is entirely unfit for use as a school building and represents a fire hazard 

The building is entirely unfit for use as a school for over 200 staff and students. It is an historic 

building with original plaster and lathe wall linings and ceilings. The floors are timber with separate 

ceiling and floor supports which results in substantial voids in the floor construction again providing 

a concealed route within which fire can spread very quickly.  The internal walls are similarly timber 

stud and lined with lathe and plaster again providing a fire route though the internal void spaces.  

This would represent a major fire hazard for this number of people. The building has one narrow 

twisting central staircase serving the four floors and an emergency escape through our loft space – 

which under the terms of our lease is used for storage.  Whilst this escape may be just about 

workable for the current office workers, it must be very suspect for a school of 200 young school 

students.  With the historic fabric having inherent compromises it is considered that young lives 

should not be exposed to these risks.  There is no external space for the children to be 

accommodated on the site and Fire Drills are likely to be required on a regular basis and it would be 

further dangerous to have 200 distressed students discharging from the building directly onto the 

busy roads that surround the building and the Square.   

The building meets none of the criteria that one would expect for a modern secondary school which 

should offer configurable teaching spaces, be bright and modern, with open spaces for students, 

good catering facilities, drama spaces, CDT facilities, science labs, sports facilities, ready access to 

safe spaces for students to meet and on a site of its own where students should feel safe when they 

step outside the school.  

Specifically on the fire risk, planning permission should not be granted until a full report on fire 

safety has been commissioned and it is confirmed that the building is safe in its current layout for 

occupation by 200 students. If it is not, the changes necessary to make it safe should be stated and 

considered against Heritage guidelines. 



If the building falls short of being ideal for office use, it surely falls far, far shorter on suitability as 

a secondary school. This is an entirely inappropriate use for a Georgian building of this type.  

4.  The statement that ‘The proposals will not result in any internal or external changes to the 

building’ cannot be true. To be used as a school, the building will require very significant 

building changes. 

It is a complete misrepresentation to suggest that the building will not need to be altered to be used 

as a school. There are a myriad number of issues that will need to be addressed from public areas 

through to toilets and catering. The proposal will result in the occupancy numbers going from 50 to 

over 200 – a fourfold increase – so either the current building had four times the facilities it needs, 

or significant changes are needed. 

 

Further, when this school took occupancy of the site they currently occupy in Bedford Square they 

immediately made changes to the school without permission – so they have a track record of 

ignoring planning regulations. 

If the school is to offer a modern curriculum in to a high standard for students aged 11-18, all sorts 

of special facilities will be need. It cannot be the case that the existing office building can meet these 

needs without change. Where are the Science labs for A level or equivalent science? How will CDT be 

delivered? Are toilet facilities adequate? How will catering be delivered? On all of these issues the 

proposal is silent – but the school will surely need to address these issues if it gets change of use 

approval and these are bound to need significant alterations. 

The school should be required to state clearly all the alterations that are needed to turn this 

building into an efficient secondary school building before change of use is granted so that 

planning can make an informed decision on the impact of this change on Heritage considerations. 

The attached ‘Building Guidelines’ could perhaps serve as a standard against which this might be 

judged. (attached DFE Building Bulletin 103). 

 

5. The school would greatly increase traffic congestion and pollution in Russell Square- and make 

a bad situation even worse – see also attached traffic survey. 



The transport report submitted in support of the application is, in our view, entirely misleading. It 

suggests that vehicle trips will remain at much the same level and proposes this through a 

theoretical analysis. The reality is that the school in Bedford Square has many students being 

dropped off by car in the morning and picked up in the evening. They block the road and park 

illegally and the school makes little effort to manage the situation. There is virtually no vehicular 

traffic for the current users of 52-53 Russell Square at any point during the day. 

 

Photos show the level of traffic chaos caused by parents dropping off in the morning. 

Rather than a theoretical analysis, there should be an actual survey of the drop off numbers at the 

Bedford Square site at the start of the school day and a similar survey of vehicle drop offs at the 

same time period at 52-53 Russell Square. We attach as an appendix a survey undertaken on the 

morning of 12th May by us. 

Whilst the school states that it will use the site as a secondary school, this usage cannot be required 

by planning – and so any planning judgement must be made on the assumption that one possibility 

is it could be used in exactly the same way as Bedford Square – which is chaotic – see separate traffic 

survey.  

Catering arrangements. 

The application is silent on catering 

arrangements – and yet 200 students 

will need to be fed each day. It would 

be reasonable to assume that the 

same arrangements may pertain as in 

Bedford Square: dining area with 

prepared food brought in daily by 

truck. There is nowhere on the plan for communal eating areas and therefore changes will need to 

be made which are not revealed in this planning application. At Bedford Square, their supplier is 

Whole Foods and the waste is removed at 10pm daily by First Mile. There appears to be no provision 



shown on the proposed drawings for refuse storage so the mountain of bags will be left on the 

footway. The trucks will have to unload food into the building as they do in Bedford Square causing 

further congestion and disruption for residents. 

Actual data of the congestion caused by the school currently should be used for the purposes of any 

comparison with current office use rather than a theoretical analysis. It cannot be the case that will 

be no change in traffic as this proposal suggests. 

6. It would greatly affect the amenity of residents of adjourning buildings with high levels of 

noise. 

The building is now 200 years old and was original designed as a bachelor house and the party walls 

were therefore constructed between residential units where the noise levels were minimal.  With 

the current office use when they occasionally have an event with many people this can be heard in 

this building.  As an occasional event this is tolerable, but to have this all day every day it would not 

be the case. 

There are 5 residential flats in 54 Russell Square occupied by couples past retirement age. All are 

occupied during the time the school will be open. The peace and calm of the setting is a right 

guaranteed by their lease – that there will be no exceptional noise or disturbance. All the flats share 

the party wall with 52-53 and whilst quite office workers cannot be heard through the wall, large 

classes of 30 students engaging in active learning will surely have a massive impact on the peace and 

quiet within the main living rooms of most of the flats. Students will pound up and down stairs as 

they change classrooms. No amount of sound proofing is likely to be adequate and thus the ‘quiet 

enjoyment’ of the property that is currently enjoyed will be completely shattered. 

This proposal should be rejected on the grounds of its impact on Amenity. 

 

7. It would badly affect the immediate surroundings of 54 and 52-53 Russell Square. It is also 

likely to cause major disruption to the public in Russell Square itself. 

Behaviour at school gates is notoriously noisy and impossible to constrain. Pavements are already 

blocked every day in at the school in Bedford Square and the situation will be even worse in Russell 

Square. Rubbish, often 2 meters high, blocks the pavement all evening in Bedford square. 

Further, there is no school playground or space for students to gather and interact. Their only option 

will be the immediate vicinity – the steps and streets on either side of the building being particularly 

badly affected. 

Russell Square is also likely to be badly affected – it is a public space used by thousands of visitors 

every week and if the school were to use it for students as they do in already in Bedford Square, it 

have a massive impact on an already very crowded Square. 

8. It will reduce the number of jobs from this site by 50% 

Currently about 54 full time staff are employed at the site. The school will employ half this number 

of teachers – thus losing 31 full-time jobs for Camden. 

 



9. The school will not offer relevant or accessible educational benefits to the Borough. It does 

not offer the National Curriculum and will be working in buildings that are unsuitable and do 

not conform to the guidelines for Mainstream schools.  

This is a proposal for a private school with annual fees of £16,410 offering bilingual education on the 

French Curriculum. The proposal makes much of the educational benefit of this school to the 

Borough but there are a significant number of reasons why this should be discounted. 

Firstly the curriculum is not aligned with the UK National Curriculum.  The school’s mission is stated 

as: Our curriculum is based on an enriched version of the international sections programmes of the 

French Ministry of Education.  Whilst this will be a choice for some – presumably French citizens 

working in the UK - it is highly unlikely to be something that a typical Camden resident would want 

for their child or something that would align with Camden planning priorities in Education.   

The school charges annual fees of £16,410 which would surely mean that its benefits cannot be 

described as being available to the wider Camden community. Further, the submission confirms that 

80% of students come from out of the Borough. 

The buildings must be completely unsuitable for use as a secondary school – particularly as the 

submission states that there will be no internal or external alterations. This point is already covered 

more fully in point 4 above – but is obviously relevant to planning priorities in Education where the 

Borough will want to ensure that Education takes place in suitable buildings. 

When it moved into its present building in Bedford Square the school immediately made alterations 

without having secured planning position.  

Conclusion 

We strongly argue that this change in use should not be granted.  

No change of use is needed and the proposal is counter to Policy DP13 since current use and 

alternative uses have not been fully explored over an appropriate period of time. It should therefore 

be rejected as against policy. 

The building is completely unfit for purpose and will pose a major fire hazard which should be 

addressed before change of use is granted. 

 It will have a very significant noise impact on adjacent homes and so should be refused on grounds 

of impact on amenity. 

It will bring a major increase in vehicular traffic and raises many safety and other issues and should 

be rejected on traffic impact grounds. It will make a bad problem far worse. 

It will undoubtedly need major changes to turn this office building into an efficient secondary school 

having no impact on amenity. Because no detail of these changes is given, and indeed it is stated 

that no changes will be made, the application significantly misrepresents the situation and should be 

refused outright. 

 



 

 

Bob Osborne 

David Marchant 

On behalf of residents of 54 Russell Square 
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