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Phasing of works and occupation, and proposed uses

Overall, the proposal consist in the erection of 13 micro enterprise units around an
internal courtyard area for a range of A1, A2, A3, A4, A5, B1, D1 and D2 uses, use of
external courtyard area for a range of community based events, theatre productions,
film screenings, concerts, education and training workshops/events and creation of a
‘children’s city’ – a sculptured children’s play area, café area and mini crazy golf
course.

North Site Caravanserai

The description of uses is divided into three sections according to predicted phasing:

Phase 1
Phase 2

Phase 1

A single prototype Caravanserai unit will be built on the northern end of the North
Site, adjacent to Clarkson Road.

This unit will be 3x3m in dimension, built of timber with a waterproof roof covering,
and will not be linked up to any services (water, electricity, WCs etc).

It will be used as a place to meet, host picnics and workshops, but only in as much
as we are able to, considering the constraints of not having any services (for
example, hosting 10-15 people during times when The Place is open so that people
can get refreshments/use the loos there).

The existing hoarding will be completely retained in Phase 1, with a new door
opening formed onto Clarkson Road, towards The Place.

Phase 2

Expected timeframe: Construction, July-August 2011: Occupation, August 2011
onwards.

In Phase 1 we will build on the North Site the Caravanserai: 13 micro-units and one
courtyard space.

The total area will be 1500 sq metres, of which 132 sq metres will be micro-unit floor
space (13 micro-units of various dimensions) and the rest will comprise circulation
and storage space and one internal courtyard – see drawings
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The existing hoarding will be retained until the Caravanserai structure itself is robust
enough to be secure. Once the northern and western facades are complete and
secure, the hoarding on the north-west corner will be moved back to secure the rest
of the site – see drawings.

The courtyard will be used for:

General socialising space for the local community and visitors
Small cultural events, eg theatre and dance performances, film screenings, live
music, cheerleading performances
Education and training workshops and events
Community events and events for local residents, eg birthday parties
Exercise classes, eg Tai Chi, dance, yoga, etc
Neighbourhood feasts/barbeques

We expect to have 200 visitors using the site per day.

For specific events, a greater number of visitors may visit the site. The capacity of the
Caravanserai is 150 people in the courtyard, 200 overall.

The units around the courtyard will be used for:

Workshop space, eg furniture making, repair workshops, up-cycling, graphic design,
clothing
Retail space, eg stalls, boutiques
Food production and retail (cafes/takeaways/restaurants as well as retail of raw
ingredients, eg selling produce grown on the Growing Place allotments)
Coffee shops
A bakery
Community use
Education and training
Accountancy and business development
Health and beauty, eg nail parlours, henna, foot massage, physiotherapy, natural
cosmetics and remedies, hairdressing, etc
Toilets

We expect to have 12-36 micro-unit holders using the micro-units on a daily basis.

First Floor:

The first floor level will provide habitable space (sleeping accommodation) for hosting
core staff teams on a rota to look after the site (eg The EXYZT construction team
during the construction period, etc). A full-time caretaker will also live on site.

Eastern part of the site:

The eastern part of the site will be used for construction, parking, deliveries, etc and
will be closed off to the public where/when appropriate. It will also be used for public
events if and when appropriate. These potential uses will fall under the use
class/types of use: A1, A3, B1 and D2. The Eastern part of the site is to be used in a
flexible way as described in the competition winning submission and the parking
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spaces and placements of containers will be adapted to provide safe and appropriate
public access.

Up to eight containers will be installed on the Eastern part of the site as safe storage
units and as temporary workshop spaces for carpentry.

Phasing of works and occupation, and proposed uses
South Site Children’s City

Expected timeframe: Construction and occupation start simultaneously from July
2011 onwards.

The Children’s City is linked to the Caravanserai as an engaged local project and the
projects will share ideas, community resources, programming, labour and materials.
The separation of the sites enables an independent of phasing in the construction.
The projects are complementary, with the Children’s City focussing on young families
and celebrating the role of parenting in a vibrant local economy.

The Children’s City is an enclosed garden with areas for play, socialising and self-
build. Children under the age of twelve or adults accompanied by children under
twelve will be welcomed into the garden. Unaccompanied adults will not be admitted
(following the model of Coram’s Fields, a children’s playground in Holborn).
Nurseries and primary schools will be the principal users during the day, with local
families and visiting families coming after school, over the weekend and during the
holidays. The site will work to support existing play provision in the area as an
additional resource.

The café will be operate as a hosting agency on the site and will be manned by a
team of three resident skilled, trained playworkers working closely with the
community. The site will be the subject of many varied community and education
projects.

• There will be one strand of activity working in tandem with local growing and
allotment projects (eg Growing PlacE16) to explore gardening and growing
food that can be cooked in the café. Green houses, space for composting and
a variety of backdrops for vertical greening will make this garden of special
value.

• The mini golf course will be built with the involvement of local children as
designers, constructors and decorators. It will introduce them to a wide band
of design and management skills.

• The play value of the mini golf is a sense of achievement in honing motor
skills and tactics. It is a strategic game which can be played at many different
levels. Players improve rapidly as they experiment with different weights and
elasticity in their choice of ball and the strokes they choose. Tournaments will
be arranged in different age bands. Regular training will be offered by UK
champion players in return for the use of the course for a short season of
Olympic Mini Golf.
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• The garden will offer an ideal venue for small children’s parties and other
neighbourhood family gatherings. Some covered space will be erected as
needed to encourage these events.

• Art and performance will be integrated into the garden which can offer a
different setting for making small and large sculpture, experimenting with new
media and staging family performances.

First stage up to October 2011
Building the Fan Base

August 2011
Community liaison, visiting projects, local discussions about the programme for the
Children's City. Initial set up on site.

September 2011
Gardening workshops following the arrival of plants and furniture from Wayward
Plant’s Urban Physic Garden.
Establishing nature and time frame for Children’s City events with local schools and
early years centres.
London Open House fund raising weekend 17th/18th September with exhibition of
children's work.

September/October 2011
Mini golf and greenhouse construction with University of East London architectural
students.

Second stage up to April 2012
Community Construction

Resident playworkers’ house built and occupied. 

Entrance gate, café and WCs constructed

Regular making sessions: Harvest, Halloween, Guy Fawkes, Diwali and Christmas 

The first of nine Children's City stories by a well know author published with
illustrations by local children – and associated launch events

Third stage
Family Friendly Olympics

Open invitation to children's poets, artists and performers from UK and abroad to
stage events on the site.

Fringe Olympic Mini Golf tournaments with age banding.

Fourth stage
Post Olympics 

Established destination for children's culture in London

Building on the reputation of the garden as an inspirational setting for children's play
and creativity, the garden will grow in strength from season to season, planning
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relocation or relocations to other meanwhile sites in the borough. 

Opening times

The opening times for the Caravanserai and the Children’s City will be 8am to 11pm.

Events Management Plan

We will draw up a standard Events Management Plan considering the need for
marshalling, promotion of sustainable means, event notification arrangements, and
signage for small-scale events (up to 200 people). All community groups and local
neighbours wanting to organise events at the Caravanserai and Children’s City will
be provided with the Events Management Plan, advised on the requirements, and we
will facilitate their arrangements for meeting the requirements.

For larger events we will customise the Events Management Plan according to the
type of event and expected number of visitors.

We will very clearly indicate on all promotional material for events that we are not
providing public parking spaces (except for disabled parking) and that the
surrounding streets are within a Controlled Parking Zone.

Site areas

The Northern site is 4,780 sq metres. The Southern site is 1,880 sq metres.

Layout

The site is set between a major road and transport hub, a residential area and a
construction site. The Canning Town Caravanserai acts as a buffer zone between
these areas. The Northern site contains the main Caravanserai structure around
three interlinked courtyards to the west and a large open space behind. The
Southern site is a largely outside space forming the garden of a Children’s City, with
a small enclosed kitchen and playworkers house.

We are creating a protected public route through the site which is parallel to the main
road but has a very different flavour, connecting the different uses including the
Growing Place, The Place, the Caravanserai and the Children’s City. It will allow
Olympic visitors on the Olympic walking route to get a real taste of the Canning Town
Meanwhile Uses.

Landscaping

Landscaping will be carried out in collaboration with the local community to create
beautiful and intriguing temporary places. The existing grassy bank adjacent to
Silvertown Way will be retained. All existing trees on and adjacent to the sites will be
retained. The site will have permeable ground cover to ensure maximum surface
water drainage. The mini golf and all other surfaces hard surfaces such as the
decking will be permeable and self-draining.

Appearance

The Canning Town Caravanserai and Children’s City will be beautiful, playful and
engaging structures with a certain degree of natural “rawness” expressed through the
use of natural materials: the majority of the construction will be a timber structure.
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The construction will be detailed in a simple but sensitive and attractive way: the
visibility of construction techniques and detailing will play an educational/engaging
role with visitors.

Particular attention will be given to the Western façade which is visible from
Silvertown Way, Canning Town bus station and the DLR and Jubilee Line platforms.
Lighting design will be important in making the site attractive during evening hours.
The Caravanserai’s distinctive roof and the Blue House in the Children’s City will
animate this long façade.
A site line into the Caravanserai will be provided for people using the pedestrian
crossing across Silvertown Way at the southern end of the North site.

Access points

Canning Town Caravanserai will have multiple public access points – see drawings.
Principal access points to the North Site will be at the northern and southern ends of
the site. The northern access will create a new public realm environment to tie into
The Place and Growing Place beyond. The southern access will provide a link to the
Children’s City which has an identical entrance porch and gates into the café garden.
Disabled access will also be provided on the Eastern side to make a convenient link
to the disabled parking spaces.

The Children’s City is accessed by users from its north end with a vehicular access
point at its southern end set back 7 metres from the roadway requiring a dropped
curb pavement crossover – see drawings. Schools will sometimes arrive by minibus
and this yard is a safe place to load and unload small children and people with
special access requirements. The recycling and delivery of materials will also use this
access point.

Transport for visitors

The site is very well connected in terms of public transport. As such, and in line with
the sustainable intentions of the project, we encourage all site users to use public
transport as far as possible – much like the London Borough of Newham does with
visitors to Newham Dockside.

The communication and publicity for any events held on site, as well as the
Caravanserai’s own website, will provide detailed information on public transport and
cycling options, including links to the London Cycle Network.

Secure cycle parking will be provided. In Phase 1 we will encourage cyclists to use
the secure cycle parking provided by The Place (currently available and not used to
full capacity); in Phase 2 we will build new secure cycle parking on the Caravanserai
site and the Children’s City site. 50 cycle parking spaces will be provided at the
Caravanserai (30 for visitors at the North entrance and 20 on the Eastern side for
occupiers) and 10 at the Children’s City.

We are providing cark parking space for up to 15 car parking spaces, 5 disabled
parking spaces, 7 minibus parking spaces and 1 coach/lorry parking space. The
disabled car parking spaces will be set out in accordance with BS8300 and will be
available for use by visitors, who will be asked to book the space prior to their visit
wherever possible (free of charge).

The car parking and minibus parking spaces are primarily for the use of micro-unit
holders on an as-needed basis for set-up, loading/unloading, etc. Again, we
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encourage all users – both visitors and micro-unit holders – to use public transport or
walk or cycle to the site wherever possible.

Deliveries

During the construction process of Phase 1 we expect to have fewer than 20
deliveries per week.

During the construction process of Phase 2 we expect to have fewer than 20
deliveries per week.

Once the construction is complete we will have regular deliveries to the site to
service the site activities. We expect to have up to 50 deliveries per week to service
the micro-units. In addition to this there may be larger one-off deliveries for larger
scale events; we expect this to be fewer than 2 deliveries per month.

Inclusive access

Inclusive wheelchair and baby-buggy access will be provided to ensure that everyone
can access and enjoy the principal areas and uses of the site. The Caravanserai
structure will have level access throughout, with ramped access provided at a 1:12
gradient to access the structure. Disabled toilets will be provided within the
Caravanserai structure, all of which will be accessible by wheelchairs and baby-
buggies. A suitable surface treatment will be provided from the disabled parking bays
to the ramps into the Caravanserai to ensure ease of access. Some of the site will
not be wheelchair accessible; for example it would not be practicable to ensure
wheelchair access to the landscaped area around the western part of the site, but we
are committed to making accessibility as universal as possible in the circumstances.

The Children’s City garden, including the minigolf surfaces, will all be designed to be
accessible by wheelchair. Schools will sometimes arrive by minibus and this yard is a
safe place to load and unload small children and people with special access
requirements.

Economic Statement

The Caravanserai aims to create a vibrant micro-economy for Canning Town,
supporting new and emerging local businesses through the provision of affordable
micro-units, business development support, and supporting collaboration and skills
sharing amongst the micro-unit holders and inspirational practitioners. Please see
Appendix 1: Statement of Community Benefits.

Sustainability Statement

We want this project to be exemplar in its sustainable program. This will range from:
sourcing sustainable materials and technologies; minimising waste by re-using a
majority of waste/by-products; recycling all recyclable waste; an intelligent use of
design to minimise energy consumption; etc.

The Caravanserai structure is built in a way that it can be dismantled and rebuilt, so
that it can be re-used beyond it’s meanwhile use on the Canning Town site.

Noise Assessment
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The Caravanserai sits on the western part of the site next to Silvertown Way, which is
a noisy road with quite a high level of traffic. As such the Caravanserai acts as a
buffer between Silvertown Way and the residential terraces to the east. The
Caravanserai is at a distance of over 50 yards from the residential terraces along
Clarkson Road.

As the Caravanserai is a timber structure, the construction will generate a lot less
noise than conventional construction sites. The noise will come from woodworking
machinery and small-scale power tools.

We do not expect the day-to-day activities of the Caravanserai to be particularly
noisy. It will be a working environment with cafes, production and retail, with some
ambient level music, chatter and other noise.

Specific events such as performances, live music, dance classes etc will have music
but these will mostly be contained within the internal courtyards.

Some events may be held on the eastern side of the Caravanserai, between the
Caravanserai and the residential terraces along Clarkson Road. In this case, a
specific Noise Assessment will be carried out considering the type of event and
number of visitors expected, and specific consultation carried out with residents in
the surrounding terraces.

Lighting Strategy

The lighting strategy is to provide attractive and playful lighting throughout the site
through low-energy lighting, for example using LEDs. The roof of the Caravanserai
will be translucent and subtly lit from below, creating a beautiful, gently glowing
structure visible from the street, from the station and from the block of flats to the
south.

Light spillage towards the residential terraced houses to the east and south of the
site will be carefully controlled.

Parking and Access Statement

The site is very well connected in terms of public transport. As such, and in line with
the sustainable intentions of the project, we encourage all site users to use public
transport as far as possible – much like the London Borough of Newham does with
visitors to Newham Dockside.

The communication and publicity for any events held on site, as well as the
Caravanserai’s own website, will provide detailed information on public transport and
cycling options, including links to the London Cycle Network.

Secure cycle parking will be provided. In Phase 1 we will encourage cyclists to use
the secure cycle parking provided by The Place (currently available and not used to
full capacity); in Phase 2 we will build new secure cycle parking on the Caravanserai
site and the Children’s City site. 50 cycle parking spaces will be provided at the
Caravanserai (30 for visitors at the North entrance and 20 on the Eastern side for
occupiers) and 10 at the Children’s City.

We are providing cark parking space for up to 15 car parking spaces, 5 disabled
parking spaces, 7 minibus parking spaces and 1 coach/lorry parking space. The
disabled car parking spaces will be set out in accordance with BS8300 and will be
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available for use by visitors, who will be asked to book the space prior to their visit
wherever possible (free of charge).

The car parking and minibus parking spaces are primarily for the use of micro-unit
holders on an as-needed basis for set-up, loading/unloading, etc. Again, we
encourage all users – both visitors and micro-unit holders – to use public transport or
walk or cycle to the site wherever possible.

Refuse disposal/site waste

Recycling bins will be provided to dispose of refuse, though we aim to reuse and up-
cycle as much as possible. Each micro-unit will have their own bins, to be emptied
every day into larger collective refuse bins. The on-site caretaker will be responsible
for opening the gate and providing convenient access for refuse collection.
On the Children’s City site organic waste from the Caravanserai site and most waste
from the café will be composted in composting bins in the delivery yard.

Community Involvement

Interaction with the community lies at the heart of the project, and we will be involving
the local community at every stage. We have already consulted widely and have
started engaging through events such as the Spring Festival at Rokeby School and
local community meetings. We want this project to be one which the local community
not only owns, but is also intimately involved with and proud of.

We build all of our projects ourselves, and the Caravanserai is a low-tech modular
structure, so that we can involve the local community in building parts of the structure
with us, creating a real sense of common ownership.

Ventilation

All of the micro-units will have direct openings to the outside for ventilation purposes.
Appropriate ventilation will be provided for the bakery and food production facilities.

Flood risk

The site will have permeable ground cover to ensure maximum surface water
drainage.

Response to points raised by Newham Design Review Panel

The project was presented to the panel on 10 May 2011. In response to the points
raised, we can make the following comments:

There will be continuous residential occupation of both the North Site and south Site,
as described above.

Our business plan is well advanced and fund-raising is in progress. We recognise the
importance of secure financial backing.

We aim to occupy the site as soon as is possible – currently we are planning for from
July 2011 onwards.

There are now three public entrances to the site.
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The Children’s City will have a minimum five-year life, and we hope at the end of its
tenure, the ideas and energy grown there can transplant to other sites in Newham.
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Appendix 1: Statement of Community Benefits

Overview

Canning Town Caravanserai is a living installation produced collaboratively by
architects, artists, thinkers, makers, community groups and local residents. A
protected public square, enclosed by “pods” used by local community groups and
entrepreneurs, will bring a feeling of intimacy to the large site and host a rich
program: neighbourhood feasts, “nurturing nature” gardens, workshops, skills
exchanges, and apprenticeships for local young people.

As we build the installation and run on-site activities, the local community and visitors
are invited to appropriate the space, so that guests become hosts at the Canning
Town Caravanserai. Our project celebrates the journey as much as the destination;
the process as much as the product; and the vital participation of the community that
will both build and inhabit a celebration of their own making.

Community and Educational Strategy

We consider each aspect of the project as a partnership between the project team
and the local community.

We will seek local involvement and run apprenticeship schemes at every stage of the
project: from the research and development/feasibility stage, to
design/construction/activation, to the medium/long-term development and legacy.

In this way we will be generating social capital every stage of the process, rather than
spending time and money in developing a project which will eventually involve local
people at a later date. As such, we will be including the local community in the
funding solution, and by making delivery part of the project itself, we will have real
results to show to potential funders/investors throughout the process.

Legacy

We are committed to developing a legacy beyond the Meanwhile use of the site.
Whether or not there will be any physical trace of the project on site or in the
neighbourhood, we will cultivate support structures for the social and economic
networks created, and the apprentices trained, during the project.

What this means in practice

Jobs

We are looking to create a small number of jobs for local people through the
Caravanserai, but the main economic benefits of the project will be through
supporting local entrepreneurial activities, and training and employing local young
people through skills training placements.

We also seek to source materials/services from the local area as much as possible,
thereby supporting existing local businesses.

Entrepreneurial activities

Canning Town Caravanserai will provide around forty to fifty micro-units for local
businesses, entrepreneurs, new start-ups, community groups etc. These will be
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provided rent-free for a period of three to six months, followed by a rent review for
commercial activities. At least 50% of the units will be let to local business/community
groups/artists etc, while the remaining number will be let to complementary external
business/community groups/artists etc as a way of providing valuable exchanges,
support and cross-fertilisation opportunities between the local economy and the
London-wide economy. We see this as a fundamental part of sharing skills and
knowledge across the city, which ties into Newham’s policy of zipping-up the arc of
opportunity of the Royal Docks to the population of Newham as a whole.

We will support existing local businesses and new entrepreneurs/start-ups through
mentoring schemes and business development workshops.

There will be three main areas of commercial activities within the Caravanserai:

Production and repair Artisan/craft workshops
Repair workshops (shoe repair, technology repair etc)
Micro artist studios
Cultural production
Graphic design

Food Fresh fruit/vegetable stalls
Cafes/micro restaurants with a focus on healthy eating

Spa/Health and wellbeing Masseurs/osteopathy
Nutrition support
Exercise support – integrating exercise into daily
activities
Hairdressing, henna parlours and beauty treatments
An off-shoot of Wayward Plants Physic Garden, on the
health and medicinal properties of plants, with a plant
exchange centre

In addition to this, we will be inviting local schools, libraries, employment support,
community groups etc to host satellite units at the Caravanserai – bringing public
services out on to the street if/when appropriate.

Skills training

We will run skills training schemes at every stage of the project: from the research
and development/feasibility stage, to design/construction/activation, to the
medium/long-term development and legacy. In this way we will provide local young
people with skills and experience in areas that we often take for granted, eg how to:
approach businesses for sponsorship/investment; think about funding and
development strategies; write funding applications; implement ideas; manage
projects and people; as well as giving them an insight into how projects change and
evolve over time and how to make projects sustainable – environmentally,
economically and socially.

Education

We will develop a programme of workshops with local schools, hosted both at the
schools and at the Caravanserai, using our skills and expertise to support the
educational objectives of the schools for different age groups.
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The southern part of the Caravanserai will be an area specifically designed for young
children, so that we can host school activities at any point during the building and
activation period of the main Caravanserai (ie even if there is construction activity on
the northern part of the site, the southern part will be a safe space for children to be
in) . This area will be RoSPA certified, and any Caravanserai staff on this site will be
CRB checked. At the same time, this play area seeks to give children an opportunity
for exploratory, adventurous and open-ended play, where children can take managed
“risks” in an essentially safe space.

Social space

The principal aim of the Canning Town Caravanserai is to create a social space
which brings people into proximity with one another in an exciting new setting; where
people can spend time, see their neighbours, meet new people, etc. As part of this,
we will organise different activities in the installation to engage people of all ages,
including regular neighbourhood dinners.


