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0 | Definitions
‘Client’ herein referred to means Friends Children
Development Initiative and its associated NGOs
‘Designer’ herein referred to means Vector Projects |
Kenya
‘Kenya Building Code’ herein referred to means the
2009 edition
‘M.O.E’ herein referred to means Means of Escape in
case of fire
‘PWD’ herein referred to means Persons With
Disabilities
‘BIM’ herein referred to means Building Information
Modelling, associated software and methodologies.
‘NCC’ herein referred to means Nairobi County
Government
‘CSR’ herein referred to means Corporate Social
Responsibility as provided in the Constitution of the
Republic of Kenya
‘BORAQS’ herein referred to means the Kenyan Board of
Registration of Architects and Quantity Surveyors
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1 | Introduction
Orphans’ Care Homes | Meeting the Need
Regionally, responsibility falls almost entirely on the voluntary
sector in the absence of an infrastructure of state social
welfare provision, specifically a child protection agency and
social services resources provided by Government. The
likelihood of any change in the short term future is remote,
while the need appears to be as acute as ever before.
Thomas John Barnardo was an Irish philanthropist and
founder and director of homes for poor children in London
(National Incorporated Association for the Reclamation of
Destitute Waif Children), to care for and educate, those
whose parents had perished from a Cholera outbreak. From
the foundation of the first Barnardo's home in 1867 to the
date of his death, nearly 60,000 children had been taken in.

Under the auspices of FCDI, their drive is now to develop a
permanent facility on the site, of a scale comparable to that
at the George Fox Centre at Kakamega, being substantially
funded by the Quaker group from Maine USA, known as the
Friends of Kakamega.

F C D I

|

To that end, Florence Shitem and her husband, an English
Architect and BIM consultant, were invited to assist with the
initial design process to concretise the vision in a
documentary form, that can be presented to potential funding
sources to solicit backing for both the construction and,
asset management phases of the project. The result is
contained in the pages that follow.
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Dr Sabina Wangia, a philanthropist, USFW leader,
and academic of international renown, with the assistance of
Pastor John Bulimo, initiated a care home project in 2005 at
a plot adjacent to Lenana School, the freehold of which they
managed to raise sufficient funds to acquire.
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2 | Site
Location | Topography
The flat 0.2 acre site is located on the Western fringes of the
extensive Lenana School athletics fields. Appreciable
woodland cover has survived the neighbouring light industrial
uses of adjacent plots.
The desirable area is prime for mid-range residential
development. NCC guidance here cited indicates permissible
ground coverage of 35% and plot ratio of 75%

Meeting the Brief | Accommodation
Ground floor to have ablution block, centre offices, a
dinning hall and a kitchen.
•
First floor to have rooms that can accommodate the
orphans, hopefully 50 maximum and a study room.
•
Second floor to have self-contained rooms that can
accommodate guests, with kitchenettes; a small office
for the guest-house attendants
•
Third floor to have a large meeting hall and playrooms
Comparative analysis of the Kakamega OCCH yielded a net
child/ bed space ratio of just over 2 m2, sustained entirely by
the use of bunks. However the overall figure rises
substantially when circulation, ancillary and refectory
functions are factored in.
At KOCCH, parallel circulation routes diminish the building’s
spatial efficiency, while corridor access to dormitories
imparts an institutional character. This particular effect we
shall address below, in our approach to the conceptual
question of the home for children without parents.
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The design strategy is to accommodate the public and
assembly functions at ground floor level. This avoids the need
to provide adequate MOE routes for simultaneous evacuation
of an excessively large population at the upper levels. That
would necessitate multiple stairs providing alternative
escapes in two directions.
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3 | Concept
Holism | Alternative Models

“We are committed to . . .

improving alternative child care
systems”
www.sos-childrensvillages.org

So we must ask the question, alternative to what ?

Institution | The Prison Effect
Boarding school dormitories are the ubiquitously accepted
model for those who can return to family homes after the
semester is over. Sometimes adapted from barracks, the
conscious aim of both parents and teachers, is to
counterbalance children’s emotional dependence on parental
love, in order to toughen young people in readiness for public
adult life. It therefore seems inappropriate,
counterproductive, and unfair to orphans, to deprive them of
any home environment other than an architecturally
institutional one.
Furthermore, school holidays in Kenya are characterised by
an urban exodus from the cities, to pastoral ancestry ‘up
country’. This transition mediates both history and
architecture culturally, and is highly effective in
counterbalancing adults’ emotional dependence on modernity !
But the orphan potentially misses out on that connectivity,
identity and renewal.
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“Although we believe that children thrive best in a family
environment, there are sometimes occasions when it is not in
the child’s best interest to be placed in family-like alternative
care. For example:
• To avoid attachment issues and/or repeat separation
trauma where placement is temporary before a child
is reintegrated with his or her biological family. In
such cases, an emergency shelter or transit home may
be a better choice.
• Where the experience or character of the child, the
need to keep siblings together, or the required level of
care, call for small group homes as the most
appropriate form of alternative care.”
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While the urban design direction is towards a simple slab
storey block, similar to that at the Kakamega OCCH, in order
to maximise the construction cost-benefit equation on the
limited site, we sought first and foremost to interrogate the
care philosophy at the heart of the project, with reference to
alternative providers such as ‘SOS’ children’s villages:
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4 | Articulation
Didactics | Playful Ontology
The conceptual diagrams in section 3 therefore point to a
deliberate simulation of two components:
1.

The organisation of orphan children’s care into family
sized units or ‘houses’ organised vertically, and
positioned up to afford expanded horizons.
2. A mimetic architectural transition juxtaposing the
vernacular as a progression towards the horizon (or
‘view’), looking down on urban modernity
contemplatively, and representing an axis of
‘attachment’ and ‘detachment’ to and from it.

The four ‘houses’ sitting on the first floor podium may be
lightweight steel framed constructions thus a) allowing more
money to be spent on achieving a clear-spanning concrete
portal frame, that creates unimpeded space in the ground
floor, and b) reducing the concrete loading on foundations,
making them cheaper.

Practicalities: Facility Resourcing
Each ‘house’ accommodates ten children in bunks, but with
more generous break-out space than was found at KOCCH.
Each provides an adult’s bedroom, but doesn’t necessarily
mean each house must have a resident attendant: the houses
could be linked in pairs by connecting internal doors, allowing
less than one adult’s supervision in each.
Guests would rent the adult bedroom and stay with the
children of the house, but even that could be adapted by
providing a separate entrance door from the access veranda.

The single staircase positioned in the middle of the range
accords with MOE travels distances for open gallery access ≤
14m in one direction. However, in order to accommodate
special needs PWD children, further thought must be given
how to achieve that in the ground storey, since the cost of
providing a lift is prohibitive, and the site dimensions
preclude a ramped access to first floor level, of an
acceptable gradient for wheelchair access of 1:15
Rev 1.1
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Presently the resident carer lives with her family on site, and
it remains to be seen how the arrangement can be adapted to
suit the proposal. However, the architectural typology is
essentially a raised maisonette block with exterior gallery (or
‘veranda’) access, and should therefore be capable of bespoke
adaptation to suit flexible requirements quite readily: simply
by joining a pair of ‘houses’, the single guestroom would
become a twin bedroom.
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Of course, the risk is of incongruous pastiche, but in this
exception we commend it, both as an opportunity to revisit,
reinterpret and re-posit the vernacular form in town, but also
for practical reasons of cost.
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5 | Environmental Strategy
Specification | Low Impact
By reducing the volume of concrete to create a three storey
block, and by utilising loft space for water tanks and
additional accommodation (a ‘box’ bedroom), the proposals
seek to achieve the aspirations of the brief with minimum
embodied energy, low environmental impact, and maximum
Life Cycle analytics.
Trees would be planted around the garden and carpark
forecourt.
Low-tech alternative solar collectors can be improvised to
provide adequate passive warm water for washing.
Locally fabricated components under an adequate QC regime,
suffice to achieve a value addition to the community’s
economy.

Flushing WCs represented a large proportion of water
consumption at KOCCH. Effective dual-flush devices must be
provided to all WC fittings.
To avoid the need for costly below-ground collection tanks,
each house is provided with 3000 litres storage capacity in
its loft. Relatively inexpensive in-line booster pumps would be
provided to each to maintain levels and meet daily demand.

Maintenance | Operation
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Fixtures, fittings and finishes must be low cost but robust and
durable, not an easy balance to achieve where the more
robust are often more costly. Meticulous scrutiny of
procurement proposals for these items must be enforced, to
avoid operational and maintenance costs escalating out of
control, or the interiors dilapidating after only a short period
of service.
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Water | Rain Collection
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6 | Construction
Ground Storey | Concrete + Masonry
Clear span concrete portal frames approx. 750 mm deep
create the premium benefit of unimpeded ground floor space,
particularly for the multi-purpose hall, allowing a variety of
functions to be accommodated.
The frames and intermediate longitudinal beams carry a twoway spanning podium slab transferring the load of the lightweight upper storey ‘houses’ to the foundations.
Masonry wall infill between the frames of stone are finished
in render.

Upper Storeys | Steel + Lath

External walls may be finished with expanded metal lath, or
traditional Tsheti and finished in local red soil cement render
with a PVA additive for crack control
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The roof should be a durable light-weight profiled mabati such
as Saflock, Gal sheet or decoroof shingles in units able to
cover the conical shapes.
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The loadbearing structure of the two-storey ‘houses’ is hollow
steel sections, extending up to the roof trusses whose conicpyramidal structure is designed to carry the 3 tons of water
in the loft tanks, safely to the concrete podium.
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7 | Programme
Design Development | NCC Submission
Once the schematic proposals are agreed by the FCDI
steering committee, the success of fundraising to cover the
costs of Civil and Structural engineering design, necessary
for the NCC and NEEMA approvals, will drive the pace of
progress towards an approved scheme. It is unlikely an
engineering firm would undertake the work entirely at risk,
nor entirely under CSR, but members might know of one that
might be worth approaching on that basis.
Notwithstanding, a substantial disposable sum, proportionate
to the size of the development (refer to the area and cost
breakdown in appendix 2), is necessary to initiate County
Government approval of both architectural and engineering
designs and calculations

A reputable, BORAQS registered Quantity Surveyor must be
engaged to prepare Bills of Quantities (BQs) for a single
stage competitive tender process, that would usually take
eight to ten weeks. After which time, once a construction
contract is let and an adequate supervisor appointed to
administer it, the building could be complete and ready for
occupation within nine months

Funding | Raising the Cash
No stone should be left unturned to secure the funds for this
project. Tax relief, donations and covenants with financial
benefits, should be carefully managed by an accountant or
competent finance controller appointed by the FCDI, to the
project.
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The fund raising phase should be adequately resourced by the
FCDI committee, or the vision may not otherwise see the light
of day. A team of volunteers drawn from the FIC community
should be enrolled to lead the charge.
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Procurement | Tender Process
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Appendix 1 | Architectural Drawings
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Spreadsheet | FCDI CP 1.0
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Subtotal Vehicular

Subtotal Circulation
Multi-purpose Hall
Kitchen & Store
Classroom
Office
Utility
Washroom
Terrace/ Balcony/ Amenity
Plant Rooms/ Tanks
Security/ Strong Room
Bin Stores
Subtotal Ground Floor Lettable (ex Vehicular)
Subtotal Ground Floor Landlord (ex Vehicular)
Total Ground Floor (ex Vehicle)
Ratio Lettable/ Landlord

Circulation FOH
Circulation BOH
Circulation Stairs
Circulation Lifts

Vehicle circulation
Vehicle Parking

ACTIVITY SPACE AREAS

DEVELOPMENT INDEX - TBC
PLOT (SITE) AREA
Gross Coverage Area (inc carpark)
Gross Coverage Ratio
Gross Building Area (ex carpark)
Gross Building Area (inc carpark)
PLOT RATIO (EX CARPARK)
PLOT RATIO (INC CARPARK)

Plot No.

%
%

%

394
128
522
75%
627
63%

Total Upper Floors
Ratio Lettable/ Landlord
TOTAL LETTABLE AREA
TOTAL LANDLORD AREA
TOTAL AREA (Ex Vehicle)
TOTAL RATIO LETTABLE/ LANDLORD (Ex Vehicle)
TOTAL AREA (Inc Vehicle & Parking)
TOTAL RATIO LETTABLE/ LANDLORD (Inc Vehicle)

14

26

27
77
26
26
26
6
13
0
3
2
2
153
54
207
74%

11

16

40
68
27
106
29
10
18
17
240
74
315
76%

N/a

Inc

N/a

Inc

63
42
105

Area m2
(net)

797
266
33%
498
603
62%
76%

Area m2
(gross)

Rev-0

Subtotal Circulation
Living Rooms
Guest/ Carers bedroom (4 Pax)
Childrens Bedrooms (40 Pax)
Washrooms
Mini-Kitchens
Plant Rooms/ Tanks
Stores/ BoH/ Ancillary
Subtotal Lettable Accommodation
Subtotal First Floor Landlord

3

Qty

Friends Church Development Initiative: AREA SCHEDULE

UPPER 'HOUSES' (Maisonettes): 4 no.
Circulation FOH
Circulation BOH
Circulation Stairs
Circulation Lifts

GROUND

FLOOR LEVEL

DRAFT
For comment
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USE CLASS

H2
A3
H1
G1
B2

USE CLASS

Base
Kes/m2
100%
H2
75%
A3
75%
H1
75%
G1
133%
B2
75%
Dining Hall
133% Landlord Plant & BoH
66%
Landlord FoH & Stairs
25%
Carpark
66%
Boundary Wall

Multiplier

0
1
2
3
1

Spaces/
m2
(gross)

Total Required
Total Provided
Shortfall

Shell + Services + Sanitary Fixtures + Finishes
Shell + Services + Fittings + Finishes
Shell + Services + Fittings + Finishes
Shell + Services + Fixtures + Finishes
Shell + Services + Kitchen Fittings + Finishes
Shell + Services + Fittings + Finishes
Shell + Services + MEP Equipment
Shell + Services + Finishes
Shell + Services + Finishes
Shell + Services + Finishes
TOTAL BUDGET AREA
TOTAL INDICATIVE BUDGET COST

INDICATIVE BUDGET PROVISION

Dormitory - NO REQUIREMENT
Place of Instruction
Guestrooms
Office
Kitchen

CARPARKING PROVISION

Vector Projects | Kenya

Kes

234
29
43
29
43
88
81
31
105
15
683

m2
(gross)

234
29
43
29
29

m2

11,683,688
1,101,588
1,602,537
1,104,364
2,841,832
3,306,776
5,415,140
1,015,767
1,311,709
495,000

Kes

29,878,401,311

50,000
37,500
37,500
37,500
66,500
37,500
66,500
33,000
12,500
33,000

50,000

Kes/m2

0
0
1
1
1
3
3
-0

Qty

