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1. Introduction 
 

JBA/Rance Booth Smith Architects have been commissioned to undertake a feasibility report for the site at Woodhouse to accommodate a new 2 form entry primary school.  The commission was 
commenced in September 2020 and was completed in January 2021. 
     

                    

 

 

 

 

 

 

 

 

 

 

 

 

 

2.  Scope of study and limitations 
 
The study specifically looks at the existing site and takes into account the proposed garden suburb development.  
 
Project Outline as identified: 
The objective of the Feasibility Study commission is to assess the viability of building two new primary schools buildings (2FE) on two separate sites in South East Calderdale. There are currently 
plans to create two garden suburbs in this locality and the proposed school sites will be located within them. The school sites, which are located in Brighouse and Rastrick in West Yorkshire, each 
have an area of approximately 1.5 hectares. The proposed Clifton Enterprise Zone, which forms part of the Council’s programme of forthcoming projects for South East Calderdale, is situated close 
to the school sites.  
 
The design of learning experiences which are imaginative, inspirational and active, is a priority area for discussion, planning and action during the feasibility stage. 
It is intended that the new primary school buildings will be completed and handed over by 2024. 
 
Information was provided as part of the tender package and additional information on the garden suburbs was provided by ID Planning in October 2020. 
Surveys of the site have been undertaken but exclude ground investigation and trial holes other than desktop studies.  There has been no involvement in any legal matters regarding the availability 
of the site etc. 
 
The aim of the study is to consider the initial feasibility of the site for the development of a primary school by Calderdale Council, and enable the council to move to the next stage with its 
development. 
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3. Approach and team 
 
A team of consultants were assembled to contribute to the study. 
 
Calderdale Consultancy Framework Manager - JBA:  Peter Harrison 
Architect and Project Manager - Rance Booth Smith Architects: Linda Hollings  
Principal Designer – Rance Booth Smith Architects: Linda Hollings  
Cost Control and Quantity Surveyor – Michael Eyres Partnership: Nigel Slack and Matthew Parry  

Structural Engineers: JBA: Sarah Cropley and Adam Branston 

Transport input – Bryan G Hall – Geoff Bowman 

Mechanical & electrical engineer – ESP – Paul Dyson   

Landscape Architect – JBA – Christophe Watiez 

BREEAM Assessor – WYG Sheila McKenzie 

 

A series of client meetings were scheduled which were carried out over Microsoft Teams.  Separate design team meetings were undertaken to coordinate the input of the above consultants.  Initial 
visits to site were carried out during October/November 2020. 

These comprised site appraisals, ecological surveys, arboricultural survey and topographic surveys.  Additional consultations were sought from other parties and referenced within the teams’ 
reports. 

Information was sought from the various guidance documents pertaining to school design and also the EFA Baseline designs. 
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4. Surveys and Investigations: Ecological and arboricultural, Phase 1 Geo environmental  
 

 
 
Surveys were undertaken and site appraisals considered. 
The site is within agricultural land and is of trapezoidal shape, with a slope of 10m from northwest to southeast.  Footpaths align the boundary on two sides.  It is within the central area of the 
proposed garden suburb. 
 
A Site appraisal sketch was produced which indicated the following: 
 Views into the site are from Ryecroft Road, the more distant M62 to the south, and from the lower south west side of the garden suburb.  
 Overhead electric cables run to the south side of the Woodhouse site and to the west and along Firth House Lane.  
 There is an existing farm to the south of the site which is to remain.   
 Footpaths exist to the east and south site boundaries.   
 The site has a slope across it of 10metres sloping down to the SW, which will impact on both the building and the external playing fields etc. 

 
Site opportunities were considered: The proposed garden suburb road access is from the west.  Road access to the site will be predominately to the north side of the site.  Another access route will 
be from Ryecroft Lane.   
 
Community use is proposed diagonally opposite corner (NE) to the site, across the road. 
The retention of the farm to the south would suggest some privacy/shielding measures to this side might be appropriate.  Footpaths would remain to the south and west boundaries. 
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The site is within agricultural land and is of trapezoidal shape, with a slope of 10m from northwest to southeast.  Footpaths align the boundary on two sides.  It is within the central area of the 
proposed garden suburb. 
 
A Site appraisal sketch was produced which indicated views into the site from Ryecroft Road, the more distant M62 to the south, and from the lower south west side of the garden suburb.  Overhead 
electric cables run to the south side of the Woodhouse site and to the west and along Firth House Lane.  There is an existing farm to the south of the site which is to remain.  Footpaths exist to the 
east and south site boundaries.  The site has a slope across it of 10metres sloping down to the SW, which will impact on both the building and the external playing fields etc. 
 
Site opportunities were considered: The proposed garden suburb road access is from the west.  Road access to the site will be predominately to the north side of the site.  Another access route will 
be from Ryecroft Lane.   
Community use is proposed for the diagonally opposite corner (NE) to the site, across the road. 
The retention of the farm to the south would suggest some privacy/shielding measures to this side might be appropriate.  Footpaths would remain to the south and west boundaries. 
 

 

Geo-environmental Surveys - summary 
 
A desk based geo-environmental study has been undertaken to support development proposals.  The desk study research indicates that the site of the new school is situated on an area which has 
previously been used for agricultural purposes.   Land use in the surrounding area has also been predominantly agricultural and rural in nature.  On this basis the potential for encountering 
contaminated materials within soils beneath the site is low and therefore potential risks arising from historic contamination are also assessed as being low to very low within the context of the current 
development proposals.  The potential for encountering widespread buried historic structures such as building foundations is also very low.  
 
The site is underlain by bedrock strata comprising Pennine Lower Coal Measures which typically comprise interbedded mudstones, siltstones, sandstones and coal seams and available geological 
mapping indicates that the site is located over the mapped outcrop area of a sandstone unit known as the Grenoside Sandstone.   Historic borehole records in the area indicate that the weathered 
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surface of the bedrock is present at depths of between 1 and 1.5 metres below ground level, although it should be noted that there are no historic logs on the area of the site.   Development risks 
from historic coal mining activities in the area are assessed as being low.   
 
At this preliminary stage additional information on ground conditions beneath the site should be gained during subsequent phases through completion of intrusive ground investigations to assess the 
engineering properties of the shallow soils and the bedrock beneath the site and confirm the findings of the desk study research.   Completion of such an investigation will allow for development of 
appropriate foundation solutions for the new school buildings and evaluate options for re-use of site won soils during construction and also verify the findings of the desk based risk assessment.   
 
 
(See Appendix for full report) 
 

 

 

 

Arboricultural Surveys 
 
It was noted that there are limited trees on the site although there are some hedgerows.  Where possible those in good conditions could be retained. 
 
(See Appendix for Arboricultural report.) 
 

 

 

Ecological Surveys 
 

(See Appendix for PEA report.) 
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5. Concept sketches / Options appraisal  
 

The site was considered in the context of the proposed garden suburb sketch plans. 
Concept options took account of the site appraisal and site opportunities sketch.  1-4 Options were produced.  These indicated alternative building footprint location and alternatives for access for 
building users with separate access for service and deliveries.  The proposed road and garden suburb layout have been taken into account. 
Option 5 was created as the preferred concept. 
 

 
 
Option 5 was developed into a sketch scheme SK2-10.  This shows the building located close to the main roads, but set back slightly to achieve an improved visual impact.  The entrance is in a 
prominent location on the bend of the road.  The building is set on an approximate N-S access, with the intention of reducing solar gains to internal rooms and classrooms. Parking is from the east 
side with deliveries separated from the east. 
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Pedestrian access is expected to be high with many pupils attending from the garden suburb itself, although provision is made from the footpath from the town centre from the south east corner.  
This access can run through to the building without crossing parking/vehicular routes. 
The MUGA is located on N-S line close to the end of the building. 
The building is located to best suit the site contours although there will be a need for some small retaining walls.  Views into the site from the north and access road west are considered.   
 
This was taken to a client meeting and the following comments were made: 
 Parking seems to encroach too close to the building and may be better extending to the east.  It is possible to separate staff and visitor parking if necessary.  It was agreed that parking close 

to MUGA was a good idea.  
 For a Breeam credit: parking would need to move further from building. 
 Further consideration to drop off/ parking access is required due to proximity, and zebra crossing might be desirable.  
 ‘Dashed’ future expansion is to be indicated to allow possible future expansion/nursery. 
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6. Area requirements and Schedule of Accommodation 
 
A Schedule of Accommodation has been prepared based in the guidance for schools design and number of pupils.  In this case the number of pupils has been set at 420 and there is to be no nursery 
provision.  It has been confirmed that the garden suburb will provide the source of two thirds capacity of the school, although some students may attend from outside the suburb and other from the 
suburb may go elsewhere. 
 
The Schedule of areas has been calculated and reviewed.  Many rooms sizes are specified and fixed, although there is a float allowance, and circulation space is variable depending on building layout 
and planning efficiency.  It has been decided to allow a provision of 17% circulation, in order to provide some flexibility at the later stages of design.  This circulation figure can be altered if required. 
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7. Outline General Arrangement Plans  
 
In parallel with the site layout sketch scheme, sketches of the internal layout of the building were produced, using the Baseline design information for ground and first floors. 

 
This sketch plans were issued to all consultants and sent out to other external parties for their input.  

 Calderdale Council’s Planning Department 
 Calderdale Council’s Building Control Department 
 Calderdale Council’s Highways Department 
 Calderdale Council’s Road Safety Department 
 Statutory Undertakers (including Utility Companies) 
 Sport England 
 Natural England 
 Environment Agency 
 West Yorkshire Police’s architectural liaison officer 

Building Control was consulted at a later stage. 
Comments by those consulted are included under later sections of this study. 
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8. Design rationale and Developed sketch scheme 
 
 
The site layout was developed to incorporate comments from all wherever possible. 
 
School building was reorientated slightly to fit with the contours and to minimise earth moving and regrading of the site.  This means it is along a NNW-SSE line, and it will reduce the requirement for 
retaining walls.  The site gradient across the building is approximately 2m.  The finished floor level can be determined at a level midway in order to assist with the setting of external levels, and 
reduce retaining structures.  It is felt that to accommodate 1m either side of the building can be achieved through landscaped areas and structures. The building has also been moved slightly west to 
maximise space for external pitches.  The building remains essentially orientated N-S to reduce solar gains and the associated energy use. 
 
The parking requirements were reduced following guidance from planning, highways and numbers of staff.  
A grass sports pitch of the size proposed by Sport England is difficult to achieve on the site due to the gradients.  
Although dimensionally this could be accommodated, the gradient of 4-5m across the pitch is felt to be too steep.  However, an all-weather pitch can be accommodated and is shown on the plan. 
The MUGA was relocated to the west side of the school building with the all-weather pitch to the east.  Space for possible future expansion is indicated.  Ideal orientation of the pitches are N-S and 
this is closely achieved.  
Service and public/pupil access remain segregated, and the main entrance remains in a prominent visual position on the corner of the site, accessible by vehicles and pedestrians. 
Housing for bins and external M&E plant is indicated to the services side of the building.  
Cycle and vehicle charging can be easily accommodated close to the building/car park area. 
Habitat is located to the corner away from the school building and remote from the roadside. 
The site will require fencing which could be set into the site slightly to lessen its visual impact.  Acoustic fencing adjacent to the MUGA etc could be provided should noise assessments and planning 
dictate this. 
The location of parking and MUGA/pitches mean that it might be possible for community use of these areas to be arranged separately out of school hours. 
Future expansion could accommodate additional footprint of 2 number classrooms i.e 4 additional classroom spaces.  Alternately the space could accommodate future nursery provision. 
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The internal layout of the school building was revised to incorporate comments made on the location of the school hall by Sport England, to allow possible future extension. 
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Indicative Element Specification 
 
1 Substructure: piled foundations assumed at this stage with insitu concrete slab.  
 
2.1 Frame: structural steel frame.  
 
2.2 Upper Floors: composite concrete floor 
 
2.3 Roof: Metal deck roofing system and insulation. Rainwater goods powder coated aluminium.  
 
2.4 Stairs: Precast concrete dogleg staircases. PPC steel handrails and balustrade. 
 
2.5 External Walls: Facing bricks. Insulated render block cavity walls. 
 
2.6 External Windows & Doors: Double glazed uPVC and aluminium windows and doors. 
 
2.7 Internal Walls and Partitions:  Metal stud and block walls. Toilet cubicles. Movable wall. 
 
2.8 Internal Doors: Solid core fire resistant timber door sets. 
 
3.1 Wall Finishes: Plasterboard and skim. Plaster. Hygienic wall finish for kitchen. Ceramic tiles to toilet areas. 
 
3.2 Floor Finishes: Carpet tiling. Safety flooring. Sports hall sprung flooring. Barrier matting. 
 
3.3 Ceiling Finishes: Suspended ceilings and/or acoustic rafts. 
 
4 Fittings and Furnishings: Reception desk. Kitchen units. Pocket tables. Whiteboards, blinds, hooks, shelving. 
 
5.1 Sanitary Appliances: Sanitaryware. 
 
5.2 Services Equipment: Kitchen equipment. 
 
5.3 Disposal Installations: Soil and waste. 
 
5.4 Water Installations Hot and cold water. 
 
5.5 Heat Source: Air source heat pump 
 
5.6 Space Heating & Air Conditioning: zoned heating – radiators and underfloor - see service engineer’s specification for further information. 
 
5.7 Ventilating Systems: natural, assisted and mechanical ventilation. 
 
5.8 Electrical Installations: Power and light including emergency lighting. 
 
5.9 Fuel Installations: Electric. 
 
5.10 Lift & Conveyor Installations: hydraulic Lift. 
 
5.11 Fire and Lightning Protection: Lightning protection. Sprinkler system. 
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5.12 Communications and Security Installations: ICT infrastructure. Security and control systems. Internal CCTV. 
 
5.13 Special Installations: Building management system. 
 
5.14 Builder's Work in Connection: Builder's work in connection with services. 
 
8 Site Works: Macadam access roads and car parking. Use of permeable paving where possible.  Macadam play surfaces. PCC paving slabs. Grass football pitch. Steel fencing. Grass seeding and 
landscaping. Car park barrier.  
 
8.6 Drainage Foul and surface water: Plastic inspection chambers. Rainwater attenuation. Hydrobake. 
 
8.7 External Services: CCTV and lighting. 
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9.  Planning, Building Regulations, Sport England and Crime Prevention consultation summary 
 
 

Planning Department Response 
The site sketch layout and internal layout were sent to the local Planning Officer Richard Seamans.  At this early stage he noted that he did not have any adverse comments. It would be appropriate 
at a future date to send the scheme to the developer team for the garden suburb. 
 

 
 
 
Sport England Response: (by email) 
 

 
- Woodhouse 

Thank you for consulting Sport England on the above pre-application proposal. It is understood that the proposal is for a new 14-classroom primary school, and would be located on existing agricultural land; and the proposal would 
include an indoor hall, a multi-use games area (MUGA) and a playing field. 
 
The advice given in this response in in respect of the information provided that sets out that this is a proposal for a new school on a greenfield site that is not an existing playing field and is not a replacement for a 
school, or playing field lost elsewhere. 
 
The existing development site is not considered to be playing field therefore Sport England does not consider this proposal would require statutory consultation, under the terms of the Town and Country Planning (DMP) (England) Order 
2015, at the formal planning application stage. However, it is considered to be a development where consultation is advised under the terms of National Planning Policy Guidance Para. 003 Ref. ID 37-003-20140306; and the 
Government, within their Planning Practice Guidance (Open Space, Sports and Recreation Facilities Section) advises Local Planning Authorities to consult Sport England on a wide range of applications. 
https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-green-space#open-space-sports-and-recreation-facilities .  This application falls within the scope of the above guidance as it relates 
to the creation of new playing fields. 
 
Sport England would assess any application for the proposed development in light of the National Planning Policy Framework (NPPF) (notably Par 97) and against its own planning objectives, which are Protect - To protect the right 
opportunities in the right places; Enhance - To enhance opportunities through better use of existing provision; Provide - To provide new opportunities to meet the needs of current and future generations. Further information on the 
objectives and Sport England’s wider planning guidance can be found on its website:  https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport 
 
Sport England has produced a guide on how sport should be considered by those involved in preparing, assessing and determining planning applications which either affect, propose or create a need for sporting provision. We would 
advise that this is taken into account prior to submitting any planning application: https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#planning_applications 
 
 
In response to this specific pre-application consultation Sport England’s comments are as follows: 
 
It is understood that the proposal is for a new 14-classroom primary school, and would be located on existing agricultural land; and the proposal would include an indoor hall, a multi-use games area (MUGA) and a playing field.  It is 
assumed that this is a new school and not one to replace a school elsewhere. The proposal offers opportunities for not only school sport and activity but community as well.  It could be considered to be consistent with Sport England 
objective of ‘Provide’, providing sports facilities, and we would recommend that England advise that the sport facilities be designed fit for purpose and meet appropriate design and size standards.  Any new facilities should be built in 
accordance with Sport England’s technical guidance notes, copies of which can be found here http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/ 
 
Sport England wishes to draw your attention to the following points: 

1. The sports hall lies in a position within the building that would make it awkward to extend should there be a need to do so in the future. 
2. We recommend that the sports hall dimensions are of such a size that it can accommodate at least one badminton court of dimensions of 17.4 m long, by 9.1 metres wide and 7.5 metres tall with 

appropriate safety run off margins around the court free from obstructions and pillars. If other indoor sports are to be accommodated the size may need to be larger.  I attach a link here to Sport England’s 
Guidance on  “Comparative Sizes of Sports Pitches & Courts (INDOOR) (2015)”  for your reference where you can find the sizes of courts for other sports including basketball and netball. 

3. Sport England sports hall specific design guidance is available here. 
4. The construction of the playing fields should be informed by an agronomy report prepared by a sports turf agronomist, and be constructed in accordance with Sport England’s “Natural Turf for Sport Design 

Guide” available here. 
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5. The sports pitches on the playing field should be of at least a minimum size suitable for the age of children at the school.  For example the dimensions of a Youth U11/12 (9v9) football pitch are 79m by 
52m (including safety run-offs around the pitch). I attach a link here to Sport England’s Guidance on  “Comparative Sizes of Sports Pitches & Courts (OUTDOOR) (2015)”  for your reference where you can 
find the sizes of pitches and courts for other sports and sizes for different age groups. The L-shaped playing field, depending on dimensions may or may not be easy to work with to accommodate the 
appropriate size(s) of pitches. 

6. The size and design of the MUGA, should be informed by the needs of the sports that the school would want to accommodate.  Design guidance on sizes and surfacing is available here. 
7. There is a range of further sports facility design and cost guidance available on Sport England’s website here that you may find useful. 
8. Sport England would welcome a Community Use Agreement as part of the proposal to open up the school sports facilities, including hall, MUGA and pitches to community use. More information on 

Community Use Agreements can be found here. 

Sport England, in conjunction with Public Health England, has produced ‘Active Design’ (October 2015), a guide to planning new developments that create the right environment to help people get more active, more often in the interests 
of health and wellbeing. The guidance sets out ten key principles for ensuring new developments incorporate opportunities for people to take part in sport and physical activity. The Active Design principles are aimed at contributing 
towards the Government’s desire for the planning system to promote healthy communities through good urban design. Sport England would commend the use of the guidance in the master planning process for new residential 
developments. The document can be downloaded via the following link: https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-and-cost-guidance/active-design 

Sport England reserves the right to object to any subsequent planning application if we do not consider that it accords with our objectives or Paragraph 97 of the NPPF.  

If you require any further information or a conversation about any of the points raised please do not hesitate to contact me. 

Yours sincerely, 

Janet Belfield  
Principal Planning Manager - North 

 
 
 
 
 
Crime Prevention Officer Response: (by email) 
 
 
 
Good morning 
 
Thank you for your email in relation to security recommendations for two new primary schools at Thornhills and Woodhouse in Brighouse. 
 
Both sites lie within a medium risk area for crime in Calderdale and below I have outlined my security recommendations using “Secured by Design” principles. 
 
I note from your email that the schools are to be within a large future project, creating “villages”. However “secured by design” recommends “that new schools should be planned on a single site 
wherever possible. Multi-site schools inevitably generate movement between the sites, with increased potential for unauthorised access and difficulty in managing perimeter security.” 
 
 

 Perimeter fencing around the schools should be to 2.4m high weldmesh construction and to LPS 1175 SR1.  

 Lockable gates should also constructed to LPS 1175 SR 1 and match the height and design of the adjoining fence. There should be no climbing aids. 

 I note from the plans that both schools will have footpaths running adjacent to the grounds. Public footpaths immediately outside the boundary fencing can affect security. If the footpath 
already exists and cannot be re-routed, or deemed a necessity, then the use of defensive planting in addition to fencing should be considered. However, this should not block natural 
surveillance from the footpath. 

 All external doorsets within the shell of the schools, should be to an accepted security standards of either Secured by Design accredited, certified to: PAS24:2016 or STS 201 BR2 or LPS 2081 
SRB (Issue 1 2014) or STS 202 BR2 or LPS 1175 SR 2. Glazing in and adjacent to doorsets must meet the requirements of BS EN 356:2000 class P1A laminated glass to a minimum thickness 
of 6.4mm fitted to the inner pane. Certificates should been seen and verified. 
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All external doorsets shall be certified to the following relevant specific standards:- 
                            BS 7412:2007 (PVC-U) 
                             BS 4873:2009 (Aluminium) 
                             BS 6510:2010 (Steel) 
                             BS 644:2009 (Timber) 
                            BS 8529:2010 (Composite) 
 All windows within the shell of the schools, should be to an accepted security standards and certified to either PAS24:2016 or STS 204 or LPS 2081 SRA (Issue 1 2014) or LPS 1175 SR1. 

Minimum glazing requirement is BS EN 356:2000 P1A laminated glass to a minimum thickness of 6.4mm fitted to the inner pane, certificates should been seen and verified.  
 
Windows must also be fit for purpose and shall be certificated to the relevant material standards:- 

                        BS 4873:2009 (Aluminium) 
                        BS 7412:2007 (PVC-U) 

                                   BS 644:2012 (Timber) 
                                   BS 6510:2010 (Steel) 

 
                The following performance is also required:- 

                   BS 6375 parts 1 & 2  
 

 Clear signage to be erected at all vehicle and pedestrian entrances, to direct people to their desired location. The main entrance/reception desk will have clear signage. This is to prevent 
people wandering around the grounds unnecessarily.  

 The main entrance/reception will have access control to stop any unwanted visitors/strangers and to prevent unauthorised access into the school. 
 Badly designed and located toilets in schools can offer opportunities for bullying, assault, arson and antisocial behaviour. The toilet blocks should be positioned opposite offices, staff work 

rooms or preparation rooms so that passive supervision can work well throughout the school day. At least one of the toilet blocks should be positioned to allow easy access from outdoor 
spaces used during lunch and break times. 

 Any laptop charge/storage rooms should be located on an upper floor with no external windows. The door to the store should have two 5 lever mortice locks fitted to BS3621 standard. 

 Consideration should be given to the location of the bin store, and any other climbing aids, and should not be positioned so it gives access to the roof. 
 External lighting should not create shadows and should be a minimum 60Ra on the colour rendering index. 
 West Yorkshire police do not advocate security PIR lightning. Dusk till dawn lighting is preferred, 
 CCTV should be to BSEN 50132-2012 standard. Consideration should be given to the location of the hard drive as we see offenders breaking into schools and then removing the hard drive 

so all images are lost. The images ideally should be backed up to an external storage device and the hard drive stored in lockable and secure cupboard/area. 
 Alarm systems should be to BSEN 50131-8 2009. 
 If there are to be any cycle shelters then these should be galvanised steel construction (minimum thickness 3mm) filled with concrete. The minimum foundation depth should be 300mm with 

welded “anchor bar”. 
 

 
If secured by design if going to be considered then I will require an application form which can be obtained from the secured by design website then click on Industry advice and guides page. 
 
If I can be of further assistance please do not hesitate to contact me. 
 
Tracy Hanson 
West Yorkshire Police 
Architectural Liaison Officer 
Calderdale 
 
 
 
 
 



 

 

Two new Primary Schools SE Calderdale FEASIBILITY REPORT 

Rance Booth Smith Architects Ltd 

Building Control Response (by email) 
 
The updated sketch scheme was sent to Building Control Officer Mike Terry who has provided the following response: 
 

The Buildings 

The building are shown as two storey detached buildings. No details are provided of the potential construction of the load bearing elements and external envelope. Perhaps the buildings might be erected with masonry exterior walls 
supported by a steel frame, with suspended concrete first floor under a timber constructed dual pitch roof, supported by the steel frame, together with a solid ground floor slab. 

If the construction might be more esoteric, contain external cladding, or be constructed of modular means, earlier discussions might be profitable to discuss any additional implications please.  

It is assumed that the hall is a lofty space. 

Will the building incorporate an atria or areas of open spatial planning, as this may potentially have a negative impact upon fire safety if not addressed and mitigated in the design. 

As schools have duties under the Equalities Act and Building Regulations M1 applies, I assume that the building and its curtilage will be designed to be wholly accessible, meeting the aspirations and recommendations of BS 8300 Parts 1 
& 2, including the provision of accessible ground floor exits. 

I believe the location of a vertical lift facility, communicating between floors, to be located opposite the hall and near to the left-hand staircase.  

Building Regulations 

Purpose Group V ‘Assembly & Recreation’ – Educational establishment 

Minimum periods of fire resistance 60 minutes (with sprinkler 30 minutes) *  

Compartmentation max floor area 2000m2 (4000m2 if building is sprinklered) * 

 See AD B Vol II Appendix E i.e. BS EN 12845 including Appendix F  

If the floor area exceeds 900m2 a fire fighting shaft is required. 

Proposed fire precautions  

Sufficient fire precautions are required to demonstrate a level of fire safety that complies with Approved Document B (AD B Vol II 2019 Edition with 2020 Amendments), BB100 or BS 9999, for example:  

▪ The general philosophy for means of escape is that there will be satisfactory means to give an early warning of a fire to the occupants together with minimal travel distances, generally in alternative directions. 

▪ The escape strategy should be based on simultaneous evacuation; with actuation of the fire alarm system give an audible warning, if the premises might be used by people with a hearing impairment a visual indication would be of value 
too. 

▪ Category L2 fire alarm system installed throughout the building to BS 5839-1 

▪ The buildings are shown with 6 classrooms to the ground floor and 8 classrooms to the first floor, together with additional (presumably) break out spaces. Planned occupancy may well therefore be 14 classrooms @ 30 pupils + 2 adults = 
circa 448 people plus other staff on site.  What is the planned occupancy please? 

Will the additional ‘break out spaces’ be occupied (SEN, Studio, Practical) from the fourteen classrooms or is it envisaged that pupils might from other locations, thereby increasing the actual occupancy?    

▪ All occupants should evacuate the building in less than 3 minutes. Will each ground floor classroom and the hall space have direct access to external air?  

▪ Means of assisted evacuation is required from the first floor. It would be best if the lift facility were designed as a lift capable of use for assisted evacuation after the fire alarm has been raised, by the provision of additional switchgear and 
a secondary power supply.     
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Will the SEN area include use of soft play areas, where people with mobility impairments might be enabled to exercise free from the constraints of their access equipment? If so consideration should be given to an appropriate and safe 
means of evacuation, e.g. evacuation mats. Where evacuation mats are provided, hoists may be necessary too, to ensure the safe and effective evacuation of non-ambulant children within 3 minutes.  It would be prudent to practice this 
form of evacuation, including how one might lift a young person from the floor safely and without hazard, prior to dragging them out of the building.  An evacuation mat may not be suitable for vertical evacuation via the staircase. It may also 
be prudent to consider the use of a protective ‘bump’ hat for those riding upon the evacuation mat.  

▪ If door access control equipment is to be deployed, it should fail safe in the open ‘unlocked’ position when the fire alarm is activated. Manual release should also be provided alongside the door in the form of a break glass unit.  

▪ Smoke and/or heat detectors should be provided in each room, dependent upon risk of accidental activation, (where ever possible it is prudent to fit smoke detection) to provide the earliest warning of a fire, 

▪ All escape routes should have emergency escape lighting (to BS 5266-1) and signage (in accordance with the Signs & Signals Regulations or BS 5499), both internally and externally. With care much of the emergency escape lighting can 
be fitted within the standard artificial lighting thereby improving the visual appeal of the premises. If the school premises will be used beyond the ‘school day’ (e.g. for breakfast clubs, after school clubs, Staff, parent, community meetings, 
fairs, fetes, galas or shows, the installation of emergency escape lighting is essential. 

▪ The partitions to the central corridors used for means of escape must continue to the underside of the first-floor slab or roof deck to inhibit the spread of smoke and be fire stopped. 

▪ Compartmentation: max floor area 2000m2 (4000m2 if building is sprinklered) * 

▪ Will the corridors be constructed as ‘protected corridors’ with fire resisting self-closing door sets? This arrangement can create difficulties in a school, where teachers often like their classroom doors to be open or ajar? If fire resisting self-
closing door sets are to be used, consider the use of magnetic door hold up devices or swing free devices linked to the premises fire alarm system. Note: leaving classroom doors open or ajar may conflict with requirements to provide 
acoustic protection within the building in-accordance with BB 100 & E4.    

▪ To maintain high levels of occupant fire safety, protect the central internal escape route, and offer the greatest levels of asset protection, it would be best if the corridor walls were carried through the ceiling and fire stopped to the back of 
the first floor or roof deck, or to provide a fire resistant ceiling of some merit (perhaps in excess of 30 minutes), where the enclosing walls only reach to the ceiling and do not separate the ceiling void above.   

▪ The externally accessed plant room should be isolated be a fire compartment and the walls be of at least 30 minutes fire rated construction and fire stopped. The plant room should be protected by an automatic fire detector linked to the 
premises fire alarm. 

▪ All elements of the structure to receive 60 minutes fire resistance, (30 minutes if an automatic fire suppression system is fitted). 

Will the site be located within a fenced perimeter? If so how will the occupants escape the confines of the fence during an emergency without the use of a key, fob or code? Any secure gates should release on the activation of the premises 
fire alarm. 
 
If the external footways travelling away from final exit doors pass adjacent to the external fabric of the building (within 1.8m) any fenestration should be sealed shut and fire resistant for a minimum of thirty minutes.  

Provision of automatic water fire suppression system – sprinkler 

The authorities Fire Safety Policy states:- “In accordance with agreed policy and concordat the Local Authority will consider providing sprinkler installations to provide automatic fire suppression (to BS  12845:2004 inc A2:2009) to all newly 
built schools, major extensions and works of significant refurbishment”. 

The benefits of installing a sprinkler system are an increased life safety standard for the occupants, together with enhanced asset protection, albeit at increased capital costs and additional annual revenue costs, but also enabling benefits 
to be gained during the design and construction by virtue of a relaxation of Building Regulation requirements where an automatic water fire suppression system is installed. 

Whilst a fire event in a sprinklered classroom could be tidied up and the room back in operation within 24 hours, the same fire in a none sprinkler protected room may well take the room (and adjacent spaces) out of use for months whilst 
the works of repair are procured, tendered and undertaken. 

Building Bulletins 

Additionally, educational premises are expected to meet the rigours of Building Bulletins, namely 

BB 93     Acoustics 
BB 100   Fire Safety 
BB 101   Ventilation, thermal comfort & air quality 
BB 102   Designing for disabled children and children with special educational needs in mainstream schools 
BB 103   Floor guidelines for mainstream schools 
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Internal Layout 

Specific questions regarding the tabled sketch, namely: 
Please clarify use of all rooms and spaces 
Ground floor central corridor does not include a final exit to the right-hand end. 
The central, shared bathroom to the ground floor classrooms does not indicate a final exit door. 
Please provide details of arrangements for cloakroom facilities. 

The central spine corridor at both ground and first floor should be isolated about the mid-point by a fire resisting FD30S, self-closing, double swing, cross corridor door set (and any associated side screen), carried to the soffit of the floor or 
roof above and fire stopped. The door leaf should incorporate a vision panel. The door may be held open on a magnetic door hold open device linked to the premises fire alarm, with smoke detection provided each side of the door, within 
a 2m distance. The purpose of the door is to prevent the risk that the whole of the corridor might be smoke logged in the event of a fire. 

The vertical lift facility should be isolated from the central spine corridor at each level by the use of a fire resisting FD30S, self-closing, door set (and any associated side screen), carried to the soffit of the floor or roof above and fire stopped, 
to prevent the risk of smoke passing about the building via the lift facility. 

Please provide details of any potential use of the sterile central, spine corridor. At first floor level a number of boxes, spaces or pieces of furniture are indicated. Please describe their use and purpose. 

The two staircases communicating between the ground and first floor should be constructed as ‘protected’ staircases, isolated from the adjacent accommodation by thirty minutes fire resistance with fire resisting FD30S self-closing, door 
set (and any associated side screen), carried to the soffit of the floor or roof above and fire stopped. The protected staircase should include a final exit at ground level. The ‘protected’ staircase should be maintained sterile and empty. It 
should not be used as a learning space, nor as a storage area. 

The hall is to be used as the dining room and is linked to the kitchen. If there is to be a dominant servery opening between the kitchen and hall, one way of maintaining ease of use and ensuring asset protection is to isolate the hall and 
kitchen entity from the remainder of the building by 30 minutes fire resistant construction including fire resisting FD30S self-closing, door sets. 

It is noted that that currently the hall is shown without the benefit of multiple final exits doors leading to external air. Access and egress is presently indicated by a single pair of double doors opening against the direction of escape. Currently 
the maximum safe occupancy of the hall is 60 people. If the doors exit from the hall, opening in the direction of escape, care should be taken to avoid obstruction of the corridor and the risk of strking people, by setting the doors within an 
alcove to prevent obstruction of the corridor.  It would be better to add a number of additional final exist from the hall. 

Both once at ground level and twice at first floor level, there appears to be the provision of a ‘dead end’ corridor, where occupants may have to pass adjacent accommodation before having a choice of direction of escape. Such instances 
may require additional protection measures to be provided. 

Please be aware of the need for separate gender (male & female) toilets within schools, also HM Government’s concern for the proliferation of gender-neutral facilities. Please see the MHCLG note attached.  

Please be aware of changes to AD M2 from the beginning of January 2021 regarding the provision of ‘Changing Places’ within places of ‘Assembly & Recreation’. Although schools are not included, the amendments to the Approved 
Documents suggest that where schools are used by the community, that guidance may be created requiring the inclusion of changing places accommodation. Please find the amendment to AD M2 attached. 

As with any new none domestic construction, the premises will need significant thermal insulation standards and great care during construction to meet the challenging air tightness standards to ensure compliance. The efforts required on 
site to achieve an appropriate standard should not be underestimated.   

As and when the designs are firmed up, it might be prudent to continue further in-depth discussions with my learned colleague Phil Deacon, who will lead on the project, including consultation with the Fire & Rescue Service. Phil can be 
contacted via email at Philip.deacon@calderdale.gov.uk or via his mobile, on 07800 675 436. If have attached your sketches, so that Phil might be able to see them. 

As the projects move toward fruition and construction, Phil will be able to advise which of our Surveyors will deal with each project. I hope this helps. Please do not hesitate to contact me if you require any additional information.  

Kindest regards, Mike        

 

Mike Terry 
 
Building Control Manager 
Building Control 
 
 
Note: a response to Mr Terry was made but many of the queries above would be concluded at the next stage. 
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10. MEP/Building Services Strategy (including environmental considerations) 
 
See Appendix 
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11. Structural, Civils and Drainage Strategy 
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12. Cost Plan 
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13.    BREEAM considerations 
 

BREEAM Statement – Woodhouse Primary School 
 
WYG have been appointed to provide BREEAM AP services for the feasibility review of the new build Woodhouse Primary School in Calderdale.  
The project is still at very early concept design and some of the information required to confirm the BREEAM rating are not currently available. This assessment is therefore based on the currently 
available site information and the designers and BREEAM Assessor experience. 
The pre-assessment report provides details of the available credits and a road map to the required BREEAM rating. At this stage it would be possible to commit to most credits because the site and 
building is a blank canvas, however realistically these would be unlikely to be retained and credits could be lost as more information becomes available. It was felt that it would be more beneficial to 
identify a sensible approach to the commitments and build up the scoring as information becomes available. The current rating therefore identifies a ‘Very Good’ rating with the potential to increase 
to the ‘Excellent’ rating via several additional commitments.  
The BREEAM requirement for the project is ‘Excellent’ based on a 2014 assessment rather than the current 2018 scheme. The new 2018 scheme is significantly more difficult as BREEAM strives to 
push the boundaries of sustainability. Whilst the 2014 scheme is no longer available the Assessor has completed a BREEAM review, under this early version, to establish what rating the scheme 
would have achieved. This shows that the current commitments in the 2018 tracker (62.82%) would achieve the ‘Excellent’ rating under 2014 (72%).  
The AP input provided for the BREEAM at this stage must be continued at the next stage and through detailed design and construction to ensure the best-case rating can be achieved. There are a 
number of concept design actions identified in the pre-assessment which must be completed early in the next stage, where the designers want to achieve the commitment. It is recommended that 
these are considered strongly, particularly for the higher ratings. 
 
 
 
 
See appendix for BREEAM Pre Assessment Report and BREEAM 2018 Design stage tracker 
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14. Highways/Transport Statement 
 
 

See Appendix for Transport Statement 
 
Note:  There are works which are recommended which are outside the boundaries of the site. 
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15. Landscape  
 
Proposals are indicated in the attached sketch layouts. 
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Alternative Layout 
 
It is noted that the gradient of the site means that it is not conducive to accommodate additional grass sports pitches, even though dimensionally these could be achievable.   See sketch and indicative 
gradients. 
 
Extensive earthworks are possible but costly, and has been identified in the budget figures. 
 
It is also noted that community pitches are proposed close to the school as part of the garden suburb and this may impact on the decision to try and accommodate a grass pitch on the school site. 
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16. Principal Designer/CDM regulations  
 
Consideration of the designers CDM duties were followed during these early stages.  A number of the required surveys and investigations have been carried out that would be necessary under CDM 
2015. 
 
The location of the site benefits from space during construction, being within an agricultural area, although there would need to be further consideration if other contractors are on site at the same 
time undertaking the roads and adjacent site works.  
As part of the development of the school site a Principal Designer would need to be appointed and notification made to HSE of the planned project. 
 
The Principal Designer should become part of the design team, being consulted as necessary, and made aware of the H&S decisions that are being taken by the designers. 
 
They should confirm that design team meetings are being held, and that Health and Safety is a specific agenda item.  They should be checking to ensure that designers are considering health and 
safety, and that foreseeable risks are eliminated or controlled as the project progresses.  Evidence that designers are doing this might include review of their Hazard Sheet or H&S notes on 
drawings, however this needs to be an ongoing process throughout the design stages. 
Each designer has their own ‘hazard management sheet’ but likelihood of risks, and severity of risks should both be graded.  Designers should ideally only note those risks which are unusual or 
particularly relevant for the project to ensure that there is clarity in the pre-construction information. 
The consultant should be a member of an associated body eg. Association of Project Safety. 
 
Guidance Document L153 is a useful reference source for the duties and regulations themselves, and also the Principal Designers Handbook, a publication by APS and RIBA jointly, along with 
information on the APS website, and also that of the Health & Safety Executive. 
 
 
17. Procurement and delivery strategy 
 
Consideration has been given to alternative forms of procurement: traditional and design and build.   
The project could go down a Traditional Contract route where the client will appoint the Design Team to design the preferred option. The contractor will then be appointed under a lump sum 
construction contract which will have penalties for late completion. This form of contract would suit circumstances where changes may be required through the design process as a result of unforeseen 
works and would provide the client with more certainty over design and product specification. 
 
This option would require more up front design time as the more details which are fixed, and the fewer variations instructed after the contract is signed, will provide better cost certainty for the client. 
Areas which are not fully concluded prior to entering into contract will open the client up to potential additional costs which may be higher than if covered in the tendering process. The contract needs 
to ensure there are no areas of ambiguity as to what is design/fabrication information and who is contractually liable for providing this. Any areas where the design/specification require input from 
specialist suppliers such as curtain walling/windows/rainscreen cladding//mechanical & electrical systems should be included within the Contractors Design Portion as necessary. This option requires 
more certainty about unforeseen elements and requires sufficient survey information to be carried out prior to the design and tender process to enable elements of the below ground/site works to be 
detailed and tendered, for example surface water, pitch and foul drainage design. 
 
Alternatively the contract could be awarded through one of the many variations of Design and Build Contracts in which the main contractor will be appointed to design and construct the works. This 
would provide the client with a single point of responsibility for delivering the project however this form of contract is generally not seen as appropriate for more complex projects or projects where 
design quality is seen as a key consideration. Using this form of contract may well result in higher tenders as the Contractor needs to ensure that all eventualities are covered however this would 
provide the client with more cost certainty. 
 
From the above comments it is felt that traditional form of procurement would be the best option, utilising a form of contract such as JCT or NEC.  In this case it is felt that JCT Standard Form of 
contract with Quantities, which would include elements of contractor design, would be appropriate. 
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18. Method of construction/buildability appraisal 
 
Another option to consider would be going for a modular/ volumetric form of construction. This would have the benefit of a reduced time on site which would minimise disturbance in terms of noise 
and time. It could however also restrict the flexibility and be limiting due to modular size and access and is limiting in terms of design and aesthetics. If the decision is made to investigate/go down this 
route it will be necessary to decide which manufacturer’s system to use early as they each have individual components sizes and restrictions. This requirement to design to pre-determined individual 
manufacturer’s sizes reduces the flexibility of tendering a design and can therefore inflate costs. On this school scheme a significant element of the cost will be the below ground and site works and it 
will need to be determined quickly who has responsibility for this. i.e. will the modular contractor carryout these works and take on the liability or will a main contractor appoint the modular contractor. 
 
It is felt, in this case, the advantages for using this type of construction are not appropriate for this site. 
As a green field site, access is not restricted or limited.  Timescale is reasonably flexible rather than very tight.  Cost is likely to be higher using modular building without achieving the benefits of this 
method of construction. 
 
 
 
 
 
 
 
 
19.  Outline Construction Programme  
 
 
The brief indicated completion and occupation of the schools by 2024. A programme has been drafted based on traditional procurement.  An assumption has been based on timescale to get the 
project initiated and approved and some allowances have been made during the programme for cabinet approvals.  The contract period has been drafted to allow some slack/or contingency. 
 
 
 
Note: 
 
The progressions of the garden suburb has not been taken into account although it would be necessary for infrastructure to be brought to site before the school building could be completed and 
handed over. 



 

 

Two new Primary Schools SE Calderdale FEASIBILITY REPORT 

Rance Booth Smith Architects Ltd 

 



 

 

Two new Primary Schools SE Calderdale FEASIBILITY REPORT 

Rance Booth Smith Architects Ltd 

 
20.  Risk management Register 

 
A Risk Register was produced at the start of the feasibility study.  This has been reviewed periodically during the project and those entries on the register monitored and addressed as far as possible.  
There are a number of entries which will remain a risk for some time during the development of the project and therefore they are still on the Register.  Additional entries can be inserted at the detail 
stages of design.  
 

 
 



 

 

Two new Primary Schools SE Calderdale FEASIBILITY REPORT 

Rance Booth Smith Architects Ltd 

 
21.  Conclusion and Next Steps 
 
 
 
The Woodhouse site is located in a proposed garden suburb.  The investigations carried out by this study has not identified any issues that would prevent progressing with its development.  There are 
of course issues outside the scope of the study that will still need to be addressed, including and most importantly, availability of site and budget allocation etc 
 
Further investigation of ground conditions will need to be undertaken although an allowance has been included in the cost plan for abnormals not yet discovered. Although piling has been indicated 
this may not be necessary once further site investigation has been carried out. 
 
The site does allow for some future proofing and flexibility. 
 
The cost plan indicates budgets in line with benchmarking information, however this can be impacted considerably if BREEAM excellent is to be achieved.  Given that the BREEAM standards have 
been elevated, it might appear reasonable to target a very good rating instead. 
Environmental measures have been included where cost benefit is felt to be a reasonable assumption at this early stage. 
 
It is important that those highways measures suggested by the Highways consultant, which are external to the site boundary, are passed on to the developer of the garden suburb, so that they can 
be incorporated as part of their works.  All infrastructure and services are assumed to be brought to the site boundary by the developer. 
 
It is understood that new spine roads for the Garden Suburb developments should be well advanced to facilitate access for the construction of the schools, however, in the circumstances that they 
are not, temporary haul roads could be provided by others.  However, these are not included for in the costs provided. 
 
It should be noted that the natural gradient of the site does present a constraint to developing a grass sports pitch, and whilst dimensionally this could be achieved, this would require extensive 
additional earthworks and ground retention.  The budget estimate identifies alternative figures for this.  (See alternative sketch in Section 15 Landscape.) 
 
It is noted that the options: with and without grass pitch, are both compromised solutions in respect of construction of a new school on a green field site. 
 
As such, further study into whether additional land could be secured outside the defined red line boundary pertaining to this study, to the west side, might be worth investigating, as this area may be 
at less of a gradient, and may accommodate a grass pitch with reduced earth works. (See sketch in appendix for location).  If it was decided to locate the grass pitch to the west of the building, the 
MUGA could then be re-sited in the location of the All Weather Pitch, which would no longer be necessary. 
 
 
 
 
 
Should the project be progressed, a full team of consultants should be appointed, and the design should be further developed by interrogating the proposals within this study to ensure that a fully co-
ordinated and cost checked design is produced, in terms of architectural intention, structural rationale, and mechanical/electrical strategy, prior to the submission of a detailed Planning 
Application.  The following information will be required during Stage 3 and ready to accompany the planning application: 

 Detailed site investigation for relevant areas (Phase II including bore holes) 
 Further consultation, such as; Planning, Building Control, etc. 

Possible early Contractor engagement/input into the deliverability of the scheme might be of benefit. 
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Arboricultural Survey 

Ecological Survey (P.E.A) 

Geo environmental Report 

 

Services: 

MEPS Feasibility Report  

LZC Technologies Feasibility Assessment 

BREEAM Pre-Assessment Report 

 BREEAM 2018 Design Stage Tracker 

Highways/Transport Report 

 

Building Control attachments 
 
 
 
Additional Land sketch 
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