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01 - Introduction
The Market
Since February 2020, the indoor market hall
at Wards Corner has been closed, much to
the dismay of traders. Following years of
mismanagement, the alleged abstraction of
electricity by the previous market operator
resulted in the disconnection of the mains
supply, forcing the closure of the premises.
The market operator then declared insolvency,
forcing Transport for London to take control
of the market as ‘operator of last resort’. On
inspection of the building’s fabric by surveyors,
serious defects emerged, preventing the
market hall’s reopening until remedial work
has taken place. The closure of the market has
had serious adverse impacts for the traders
and wider community.
In response, Unit 38 have been commissioned
by the West Green Road/Seven Sisters
Development Trust to work alongside the
Seven Sisters Market Tenants Association to
develop proposals for a temporary market on
the surrounding Wards Corner Site to be selfmanaged by the traders through the Tenants
Association. This proposal sits alongside the
Trust’s proposition for a temporary Community
Resource Hub in the ground floor of the Wards
building to support traders, businesses and
residents recover from the impacts of Covid-19
and the closure of the market.

The existing market is of great social,
cultural and economic importance to the
Latin American community in London; the
ongoing closure is a source of extreme stress
for market traders, who are struggling with
the complete loss of their incomes. The brief
for the temporary market calls for a design
solution that reflects the existing character of
the market and adequately meets the various
needs of market traders. Consequently, the
design centres the following principles:
• enhancing the existing market, which is a
highly successful social and economic hub
for working-class communities
• reflects the vibrancy of the existing market
and enables customisation of units
• co-design of the market alongside traders,
who best understand their needs.
The temporary market and Community
Resource Hub will support traders and the
wider community recover from the impacts of
Covid-19 and transition to a new permanent
market. The Trust remains committed
to working with all parties to pursue the
community plan to restore the Wards building
and bring it back into full use, including an
improved and expanded market to be self
managed by the Seven Sisters Market Tenants
Association.

3/24

01 - Introduction
A Successful Community
Since 1982 the Seven Sisters indoor market
has not only operated as a thriving place of
commerce and trade, but as a community
hub for residents of Tottenham and beyond.
Businesses in the market are 100% BAME
owned, it is internationally known and
celebrated as the Latin Village.
The remarkable zero pitch-vacancy rate
demonstrates the strength of the market, an
ecosystem of businesses which support eachother through mutual aid and the synergy
of the different services on offer; from legal
advice and money exchanges to beauty
salons, cafes and grocery stores.
In 2019 there was a total of 44 businesses
supporting 160 jobs1 with the potential for
more to be supported and expanded, offering
opportunities for more BAME traders and
enterprising young people to try out their
ideas.
Traders already have invested hundreds of
thousands of pounds in the market and would
have invested more if their rents hadn’t been
flowing out to an external operator.
A recent QMUL report found that over 85
percent of Latin Americans in London engage
with their culture at either the Elephant and
Castle shopping centre and Seven Sisters
indoor market.2

160 100

%

Jobs directly supported by the
current configuration of the
market at Wards Corner.1

85

%

Of the Latin American
community in London have
been found to rely on either
Wards Corner or Latin Elephant
as a cultural hub - both sites
have been lost under this
administration.2

44

Of businesses are owned by
Black and Minority Ethnic
groups at Wards Corner.1

Independent businesses are
currently operating on the
Wards Corner site.1

38

0

Years for which Wards Corner
has been in operation as a
successful trading venue,
despite the dilapidation of the
building brought about by its
‘managed decline’.1

The number of vacant trading pitches
in the market, in spite of decades
of neglect, mismanagement and
intimidation, demonstrating the
market’s resilience.1

Now both the Latin Elephant and Latin Village
have closed, there is no remaining cultural hub
in London for a community of over 145,000.

1. Davey, K (2019) Wards Corner Viability Report, : Architectural Heritage Fund
2. McIlwaine, CJ, Juan Camilo, C & Linneker, B 2011, No Longer Invisible: the Latin American Community in London. in No Longer Invisible :
the Latin American Community in London. Trust for London, London.
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02 - Brief
A Co-Design Approach
A key component of Unit 38’s design
methodology is co-design and participation,
the results of which have directly informed the
project proposals.
To this end, Unit 38 carried out four briefing
and co-design workshops during September
and October 2020. Topics covered include
the operational requirements of individual
businesses, aspirations for the look and feel of
the market, aesthetic references, logistics and
concerns such as security, affordability and
construction time-scales.

6
Co-design workshops and
consultation events held todate with market traders.

18
Responses to our survey of
traders requirements for the
temporary market.

20
Businesses who wish to
be accommodated in the
temporary market.
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02 - Brief
Testaments

“We are always like a family here, we always
help each other.
I’m really sad the market’s closed, we’re out of
our jobs, but we’re not planning on leaving.
It’s a shame that TfL were not clear with us
from the beginning, the temporary market
could be open by now.
Since it didn’t happen, we are still suffering”

“It’s been devastating for the market. Not
just for the traders but for everyone in the
community. This is where there is a little bit
of us; There’s people from the Dominican
Republic, Venezuela, there’s Brazilians- its
not just one Latin country, its all of them
together. For this market not to be open is
devastating for the whole community – we
need this. New people that come from other
countries who don’t speak English, they
come here and they find solidarity, a lot of
traders try and help them out.
I grew up in the market and I have such an
emotional attachment to this place, its taught
me that its my community and it is who I am.
Without it I’m left with nothing. The message
I want to give to Sadiq Khan is to open up –
what will it take, all this has been going on
for so long, please do something right for the
community here. Our only hope is for Sadiq
to open it up, we will stay together, we will
fight until its open.”

“We’re lost a lot, we’ve lost the heart of our
community.
Without the market, we’ve lost our identity, our
home.
We’ve lost what has been essential to us,
we’ve lost our friends, we’ve lost our clients
To Sadiq: Please help our community because
we’re suffering a lot…
We want an honest process, we think they
(TfL) can help, they just don’t want to…
Without the market, we’ve lost our identity,
we’ve lost our home...people have gone, we
want to bring our community back!”

“The market represents our identity as we are
a Latin community, it is a cultural space for the
entire family.
Through our businesses, we like to help others
who are coming from other parts, we’re a
family who help each other.
The last 7 months have been really difficult for
me. We’ve had our space taken away, if it were
up to us, we’d be back working.
Alongside the pandemic, it’s caused me
depression and anxiety over because we don’t
know what’s going to happen.
To Transport for London and The Mayor of
London: I want my community back.”
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02 - Brief
Trader Requirements

The table opposite, translated
from Spanish, shows a redacted
version of the information
provided by individual traders to
inform the brief of the temporary
market.

Nature of
business:

No. of units
in existing
market:

Size of unit
[approx]:

Amenities
required to
trade:

No. of
customers
at one
time:

Equipment required to trade:

What do you like about
your existing stall:

What activities would
you like to see in the
temporary market, and
how would you like the
market to look:

What do you
think would
make you happy
with your
temporary stall:

Any other comments:

Latin Products
(Supermarket)
and Restaurant

3 Units

26.2 sqm

Electricity Sockets
Running Water
Bulk or Dry
Storage

5 - 10

Kitchen, refrigerators, counters and exhibition.

Where I am now is very
small.

That would be very
cultural.

What wouldn’t
we feel Like at
home Like family
...

How long does the market take
to avoid it, we want it as soon as
possible please we are desperate... thank you!!

Limited Company

1 Unit

8.3 sqm

Electricity Sockets
Running Water

2

1 massage table, 1 shower head, 2 chairs,
shelving and a cosmetic table.

Privacy for my clients.

Family activities. I would
like it to look safe, clean
and neat.

Nice and safe
spaces for everyone.

I beg and claim that our
workplace be returned to us
without further deception, lies or
mishaps.

Hair Dresser

1 Unit +
Mezzanine

8.5 sqm +
Mezzanine

Electricity Sockets
Running Water

4

2 chairs for women, 2 chairs for men, 2 mirrors, and 2 dressing tables, 1 shower head,
3 showcases, shelving, 1 sofa for clients, 1
hairdresser assistant.

The space was cosy, the
lighting was excellent
and I loved the decoration.

Recreation for children,
an ice cream parlor for
them.

That we give
them good customer service.

May we bring a new illusion to
our Latino community, which until now is very sad for not having
our operation.

Beauty Therapy

1 Unit

9 sqm

Electricity Sockets
Running Water

5 - 10

Pedicure chairs, pedicure products trollies,
manicure tables, manicure UV lamps, table
LED lamps, waxing bed, trolley for waxing,
massage/facial bed, product trollies for facial,
products storage cupboards, wall cupboards,
Radio Frequency, Cavitacion, Ultrasound,
Cryolipolysis, laser hair removal, Microdermabrasion, High Frequency, Vacum therapy,
Electrolysis, UV Sterilyser, Presotherapy, Nails
drills machines.

I like that my place is
near to the parking area,
rear door and because
my disability I can’t walk
more than 10-20 metres
without getting a support
or using my wheelchair,
and I am close to the
toilet.

The market is a great
entertainment for most
adults and children too.
Because it is an indoor
market it is safe for the
little ones to play around
while their parents have
time for themselves.

The fact that we
can all be reunited again and our
clients see that
our community
is back will be a
great.

Please take in the account that
I am disabled and I will need a
parking place.

Restaurant

3 Units

25 sqm

Electricity Sockets
Running Water
Cooking Gas

20 - 25

They need to at least give us what we already
have.

I like everything is my
Colombian coffee

For the unless they do
it fast - to be able to be
busy.

To work.

That TFL does not want to do
anything for us and what the
government is. If TFL wants to do
something, you’ve been doing it
for a long time, they are playing
with the minds of each trader. I
really don’t know what to believe
and that psychologically is doing
us a lot of damage.

Hair Dresser

1 Unit

18.3 sqm

Electricity Sockets
Running Water

3

Hairdresser washing basin, hairdresser
chairs, manicure desk, hairdryers, storage,
mirrors and counters.

Everything.

Not sure. Something
that have the same
appeal as the old market. Full of colours and
vibrant people.

To have the conditions to cater
for my clients.

Nope.

Hair Dresser

1 Unit +
Mezzanine

8.5 sqm +
Mezzanine

Electricity Sockets
Running Water

5

Comber, head washer, manicurist table,
display cabinets, wax stretcher, 3 hairdressing
chairs, shelving, dressing table to put hairdressing things, hairdresser assistant.

I like everything - the
position,the people, the
site.

An area just for children.

That it is not
cold.

That the units are well distributed
in the temporary market.

Tailor

1 Unit

8.8 sqm

Electricity Sockets

3

Sewing machine, shelves, fridge.

The ubicacion.

More organized, more
attractive to customers.

To work.

That we start as soon as possible.

Hair Dresser

1 Unit

8.8 sqm

Electricity Sockets
Running Water

2

2 reclining chairs, 2 large mirrors, 1 wash unit,
shelves, waiting chairs.

There were a lot of customers.

Very Latin.

Be comfortable and have
everything well
equipped as
before.

That we can all work in the Latino
community.

Restaurant

2 Units

17.5 sqm

Electricity Sockets

20 - 25

I need everything.

Everything.

Beautiful.

The comfort.

Do not continue to abuse us.
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03 - Site
Market Businesses
The brief for the temporary market is to
accommodate the traders that currently are
unable to operate their business from the
interior of the market.
Currently businesses facing the street continue
to trade, while traders inside the market have
been forced to close. A new temporary market
would allow these traders to begin trading
again.
The brief for the provisions of the temporary
market are to match the areas of the internal
units, as well as the servicing requirements for
individual businesses. This will vary from trader
to trader, but will include running water, hot
water, drainage, and gas for cooking.

0

10m

Operational market space
Inactive market space

1:250 @ A3
UNIT 38

Toilets and office space
Vacant corner building
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03 - Site
Site Condition
The site has mostly been in use as a service
yard to the indoor market for several years,
while some areas have been left empty and
neglected.
The vacant lot facing the high street has
become overgrown and a spot for fly tipping.
However, access would be simple from the
rear allowing the site to be cleared without
disrupting the high street.

01 - Corner building

The parking area behind the market currently
sees very little activity as the market is closed.
The ground is in good condition and would
pose few issues in erecting any structures.

04 - Gap in terrace looking towards high road

02 - North-west entrance to rear of site

03 - Rear of corner building

02

03
05

Site map

01

04

05 - Service yard at the rear of the market
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03 - Site
Key Site Constraints
The diagram opposite highlights the key
constraints to developing a temporary market
on the site, including access for TfL and
neighbouring businesses, and possible service
routes. Access to the corner building is subject
to agreement with TfL.

Suffield Road

Proposal to
remove fence for
use as temporary
market
Access
route for
refuse
vehicles

The site has four entrances from neighbouring
streets, two facing the high street and two on
to Suffield Road. This creates a clear route for
customers entrances off the high street and
service access off Suffield Road. The two sites
opening on to the high street are unmade
ground and would require clearing, levelling
and a new floor finish.
Bin
store

n

ve

Se

There are existing drainage gullies that run the
length of the carpark that can be utilised by the
temporary market, avoiding the need for any
groundworks. Electricity and water can both
be provided from the mains within the indoor
market, on the dividing wall between the
market and the vacant corner building.

s

er

st

Si
ad

Ro

Overhead temporary
building supports

0

20m

Proposed temporary market boundary
Drainage gullies

Unmade ground (to be levelled)
Neighbouring buildings

Inspection chambers
Building entrances
Service access

Corner building
Proposed demolition

Electricity mains
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04 - Feasibility
Stall Typologies
Utilising readily available extendible chalets,
customisable units can quickly and cheaply be
erected on site. Traders would be assisted in
designing and customising their own unit.
The diagrams here illustrate how the individual
chalets can be combined as per the suppliers
guidance to form larger units. The chalets can
also be combined side by side in longer runs,
giving greater flexibility in the internal layout of
the units.
Other systems were explored including
shipping containers and catering vans.
However, it was deemed containers would
require too much modifying and fitting out
to make suitable for traders. Catering vans
would be far more expensive and difficult to
modify by traders to their individual needs and
unsuitable for over half the businesses which
do not serve hot food.
This modular unit chalet unit, a Casa, will mean
that each trader can be provided with the same
amount of floor space as they currently rent
within the market.

CASA 01
A small retail unit or nail bar.
The smallest Casa, suited to a single market
unit such as nail salons, small offices or retail
units.

CASA 02
A medium retail unit or salon.
A Casa formed of two units, suited to a hair
salon, coffee bar or larger retailer.

CASA 04
A large retail unit or restaurant.
A Casa formed from four units to give a large
internal area suitable for restaurants, bars and
larger retailers.
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04 - Feasibility
Site Option A
The first option for the site uses the two
entrances from the high street to create a new
arcade wrapping around the market building.
The fenced off area to the south-west is left
untouched.
This option provides enough space for all the
existing traders within the market and creates a
clear route through the site with two prominent
entrances from the high street.

4 unit Casa

2 unit Casa

Site Office

Storage Container

WC trailer
Disabled portaloo

0

20m

Operational market space
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04 - Feasibility
Site Option B

4 UNIT CASA ARRANGEMENT

The second option for the site uses the fenced
off area to the south-west to create a small
courtyard with outdoor seating surrounded by
larger restaurant units.
This option provides the greatest number of
units for businesses, and creates a legible
route through the site for visitors. Developing
the site to the south-west would increase costs
and potentially limits the sites flexibility in the
future, by limiting on-site storage/parking for
any future maintenance work.

4 unit Casa

2 unit Casa

Site Office

Storage Container

WC trailer
Disabled portaloo

0

20m
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04 - Feasibility
Site Option C
The third option keeps the parking space and
access to the rear of the building, creating two
smaller temporary market areas.
This option is the least suitable for the traders,
as it makes circulation more difficult for
visitors. It also provides the least number of
units for businesses.

4 unit Casa

2 unit Casa

Site Office

Storage Container

WC trailer
Disabled portaloo

0

20m
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04 - Feasibility
Design Strategy
Option A is the most viable option as it
balances the requirements of the existing
traders with the overall cost of the temporary
market.
Creating a covered market ensures the traders
can continue to operate in any weather
conditions. It also ensures the viability of many
of the businesses, taking in to consideration
ongoing social distancing policies.
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04 - Feasibility
Canopy Construction
The canopy would be the only part of the
market to be fabricated, as it is dimensioned to
use the narrow site as efficiently as possible.
A simple scaffold structure would be laid
across the site, with timber decking formed
a raised floor around the market. This allows
servicing and drainage to pass under, meaning
no groundworks are required.
The chalets are then assembled on the timber
decking and fixed down to the structure. The
roof canopy is then fixed to vertical scaffold
poles laid out on the same grid as the chalets.

Roof structure

Gutters
Scaffold beam with fascia

A clear, non-combustible PVC roof is fixed over
the structure using standard marquee fixings
to prevent water ingress. A gutter sits at the
base of the canopy, draining to either end,
and is concealed by a timber fasica piece that
provides signage to each market unit.

Scaffold structure
Casas

Timber decking

0

1

2m
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04 - Feasibility
Precedent
The images here give an impression of the
character of the temporary market. Combining
the community character of the indoor market,
with the historic typology of the covered
arcade, and the colourful facades of Pueblito
Paisa in Colombia.
Image from top left are:
Blue House Yard, Wood Green, London
Pueblito Paisa, Medellin, Colombia
Indoor Market, Seven Sisters, London
Greenwich Covered Market, London
The Royal Arcade, London
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05 - Views
High Road Entrance
We propose a new main entrance on the High
Road. This area will create an active covered
public space, matching the character of the
high street.
Large signage fixed to the building props will
advertise the temporary market to passersby.
New planters will frame the entrance and bring
much needed biodiversity to the high street.
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05 - Views
Wards Corner Entrance
We propose a new entrance beside the Wards
Corner building from Seven Sisters Road. This
area will create a lively and enticing entrance
to the market, animating the corner.
The two entrances share a common language,
making them both recognisable as the same
market entrance. Planters line the shallow
ramp that brings pedestrians up to the level of
the chalets.
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05 - Views
Rear Arcade
We propose to create an ‘arcade’ to the rear of
the market, formed from the canopy roof and
parallel rows of shops and restaurants. The
arcade will provide a covered walkway linking
the Wards Corner and High Road ‘gateways’.
A new fascia conceals the gutter and supports
for the canopy will also providing a shop sign
for each of the individual market traders which
they can decorate themselves. The canopy
allows the market to operate in any weather
conditions, and making outdoor eating and
drinking due to social distancing policies more
inviting all year round.
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06 - Technical
Services Strategy
Significant thought has been given to the
functionality of the design and the servicing
requirements of the units.
A services design strategy is being prepared
in consultation with specialists, utilising the
existing mains electrical and water supplies
located in the existing building.
Drainage will be installed to units by a
subcontractor specialising in temporary
markets and events, making connections to
the inspection chambers and storm water
drains located within the buildings demise.
A site office will be provided for the market
operator, who will oversee day-to-day
operations including deliveries, routine
maintenance and adherence to health & safety
requirements.
It is envisaged overnight security will be
provided on the site, with removable access
barriers fitted over the main entrances during
non-trading hours.

Proposed header
tank at high level

Storage facilities, refrigeration and toilets
will be provided by mobile units located
throughout the site and serviced by a
dedicated contractor.

Mains water
outlet

Vehicle movements will be restricted during
operational hours, with access controlled by
the site manager.

0

20m

Grey water drainage to existing inspection chambers and storm water drains
Power
Potable water
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06 - Technical
Phasing
The temporary market programme has been
discussed with TfL and a strategic approach
to the phasing of the site is presented here.
First the site is made secure, and the minor
demolition of fences and refuse stores is
carried out. A site compound is set up on
the south-west corner, accessible from the
road. The site is then built out from north to
south, allowing trades to follow each other
sequentially around the site.
The phasing of the scheme has been
considered in relation to the consented
Community Plan. Several options have been
explored that would allow market traders to
continue operating in the temporary market
while repair works were carried out to the
indoor market. Using the same site compound
as the temporary market would allow vehicles
to pull in off the road and trade traffic would
not cross customers routes in the temporary
market.

Fence to be
removed

Site
compound

Vehicle
access

Made
ground

Refuse store
removed
Made
ground

Site hoarding, demolition and made ground

Site compound, storage and welfare

Timber decking
Access to
indoor market

Decking and installation of casas, working from north to south

Future route from site compound to indoor market
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07 - Programme

The programme has been through several
iterations following meetings with TfL and
incorporates our understanding of TfL’s
procurement processes. The temporary
market and a renovated corner building, could
be delivered in a 28-week programme.

WEEK

01

02

03

04

05

06

07

08

09

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

DESIGN
Design Team Tender & Appointment
Corner Building Survey
Design Development
Structural Engineering Design
Services Engineering Design

The use of pre-fabricated and hireable
equipment is recommended to achieve
this fast-paced programme. Using systems
designed for events and festivals will reduce
risk on site and avoids the need for any
groundworks or wet trades.

Scaffolding Design
Planning Application
Permission to Proceed Review
Design Risk Allowance
TENDER PERIOD
Tender Package Agreed
Tender Submission Period
Tender Review
Tender Negotiation
Financial Control Period
Appointment
CONSTRUCTION
Site Mobilisation
Bespoke Roof Fabrication (off-site)
Works to Corner Building
Make Ground
Scaffolding Installation
Services Installation
Decking Installation
Chalet Façade Fabrication
Chalet Structure Delivery & Erection
Chalet Fit-Out & Decoration
Roof Installation
Site Finishing
Snagging & Close-Out
Construction Risk Allowance
Handover
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08 - Conclusion

This feasibility study sets out a viable
strategy to construct a temporary market
for traders at Wards Corner. By using prefabricated components that can be hired for
the temporary use, it ensures the project is
sustainable, efficient and cost effective.
Market traders have been involved in the
briefing and design of the scheme, and
are supportive of it’s provisions for their
businesses. The casas would be able to be
customised easily by each trader to bring the
same character of the indoor market to the
new temporary market.
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