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2.0 Affordable Workspace

The aim of this brief is to provide up to 1500m2 of meanwhile-use 
affordable workspace that can be hired by residents and small businesses. 
Re-purposing Site 1 and Site 2 of the first floor car park (please refer to 
site plan) will create the location for cost-effective workspaces to support 
local businesses, creatives, and the recovery of the town centre.

Programme

Concept Design and co-design workshops November 2020 to March 2021
Workspace operator secured to manage the space December 2020
Planning Consent	 April to May 2021
Technical Design	 June to September 2021
Works procurement	 October to December 2021
Construction		  January 2021 to September 2022

Engagement  – continuing the Council’s conversation with the 
community.

Key Stakeholders:
•	 Workspace Operator 
•	 Queen’s Market Traders
•	 Queen’s Market Retailers 
•	 Hamara Ghar Residents and Neighbouring Residents 
•	 Green Street Businesses
•	 	 The Mayor, Cabinet Member and local Ward Councillors 
•	 Greater London Authority

Design Team

The team must demonstrate relevant experience in designing affordable 
workspace solutions and engagement with their stakeholders.

Lead Architect
Sub-Consultants:
	 a) Newham Architect / Design Sub-Consultant
	 b) Structural Engineer
	 c) Fire Engineer
	 d) Mechanical and Electrical Engineer
	 e) Quantity Surveyor
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Site Photo: Site 1

Ground Floor Site Plan: Unit 13 First Floor Site Plan: Site 1 and Site 2
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2.1 Workspace for Hire (Site 1 + Site 2)

Existing Situation

There is a lack of affordable workspace in Newham, and particularly 
around Green Street. The car park above Queen’s Market is not 
operating to its capacity, and a recent study of 500 shoppers revealed 
that the majority do not travel by car to go to Queen’s Market. As such, 
the Council is looking at options to repurpose some of the car park for 
affordable workspace whilst maintaining enough car parking spaces for 
traders and shoppers.

Design Brief

A new 1500m2 affordable workspace should be delivered as part of the 
works. This should occupy Site 1 and Site 2, which are either side of 
Rochester Avenue. The preferred site for the affordable workspace is Site 
1.  Owing to the budget, it is more than likely that only one site will be 
delivered by the Good Growth programme, but options for Site 2 should 
also be considered by the design team.

•	 Site 1 is the area above the traders’ compound, and is 		
	 approximately 	904m2

•	 Site 2 is above the retail units to the western end of the market, 	
	 and is approximately 630m2

Site 1 is currently only accessible via the ramp to the car park, which 
also doubles as a pedestrian access. Site 2 is accessible via this ramp, and 
via the stairs inside the market. A lift will not be required as part of the 
works. Access for people who use wheelchairs will be by vehicle.

A full structural survey has been carried out.  The proposed affordable 
workspaces should be located on top of the existing car park structure, 
and have minimal foundations.

The capital investment is to provide a shell, core, utilities and - if the 
budget allows - interval division of the space. The affordable workspace 
will need new electric, water, and plumbing service connections. Site 1 
and Site 2 will each need a toilet block and kitchenette. Covid-secure 
recommendations on the design of workspaces should be considered, 
but the workspace operator who is contacted to manage the space 
will provide advice on the internal and external layout design.  They will 
provide some fit-out as part of their own capital works.  The workspace 
operator will install Wi-Fi, access (SALTO), management/operational 
equipment and be responsible for designing the remaining fit out of the 
building.  The workspace will require cycle racks either in the alleyway 
between the buildings, or to the front of Site 1 and a refuse storage 
facility within its boundary. The workspace will be open 24/7 and access, 
security, and management of this will need to be considered as part of the 
design. 

It is suggested that the proposal is timber or steel frame because of 
weight and buildability. The preference is to use sustainable materials that 
are durable.  There is the ambition for the workspace to be designed, 

fabricated and constructed so it is demountable and can be moved to 
a new location for re-use if it is decided to redevelop this site in the 
next ten years.  The council and the GLA are keen to ensure this is an 
exemplar solution in terms of sustainability and reuse. It is suggested 
that off-site construction is considered - whether modular, panellised, or 
prefabricated. 

Within the market, Unit 13 (next to the new toilets) will be included as 
part of the affordable workspace offer, to be used as an incubator space 
for non-retail uses. This space will need to be fitted out based on the final 
specification agreed with the workspace provider who will be appointed 
to manage and operate the new building(s). As other retail units become 
vacant (there are 72 in total) these may be added to the affordable 
workspace offer, again for use as non-retail space. 

On the days when the market is not in operation (Monday and 
Wednesday), there would be the opportunity to run events or a market 
to support workspace tenants and other creative industry businesses 
based in Newham and further afield. This would go towards supporting 
the other aspirations of the programme, including community wealth 
building, where local economic control and wealth are invested back into 
the community , and supporting the wider town centre and its recovery 
by encouraging more shoppers and visitors to Green Street. 

Example: Artist Workspace

Example: Affordable Workspace

Example: 16 - 21 Workspace Programme


