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Introduction 
 
London Borough of Newham (LBN) is seeking an experienced operator to reactivate with their own 
vision the Will Thorne Pavilion in Beckton Park and deliver positive change for the local community.  
Will Thorne Pavilion is owned by the Council and has been unused for a number of years due to it 
falling into a state of disrepair. LBN has secured funding to support the refurbishment of a part of the 
building and would like to work with an operator to enable Will Thorne Pavilion to once again 
become a vibrant and active part of the Beckton community. 
 
The Council are currently leading on the design of this refurbishment project, which will be delivered 
by March 2025. In October 2023 the Council will hold an Open Call Tender to identify an operator 
able to realise a sustainable and affordable café and socially minded community offer from Will 
Thorne Pavilion. 
 
This document provides an overview and details pertaining to the building, the opportunity, 
requirements, deliverables and outcomes. All offers from bidders will need to support the Council’s 
Community Wealth Building ambitions, align with the community vision and design interventions 
presented within the Beckton Parks Masterplan and deliver on other core Council strategies. 
Link to Masterplan Co-Design Report 
 

 
Figure 1 Will Thorne Pavilion 

https://www.newham.gov.uk/news-events/beckton-parks-masterplan/2
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1 About Will Thorne Pavilion 
1.1 History and Heritage  

Will Thorne Pavilion (WTP) is an architecturally striking large community and sports pavilion with an 
event/activity space and extensive changing rooms and ancillary facilities. The Council owned 
building was constructed in the early 1980s and unfortunately has been closed for over a decade, 
with changing rooms now only being used by a small number of local football teams and a Park Run 
group to store belongings and make use of toilet facilities.  
 
Local residents, who often refer to the building as “The Pyramids” have expressed wanting to see the 
Council reopen the building for community uses, to provide a café and toilet offer within the park 
and to provide space for residents and local organisations to hire for activities, exhibitions, 
entrepreneurial pursuits and events such as parties and weddings. 
 
1.2 Location and Orientation 

The Will Thorne Pavilion, Stansfeld Road, London, E6 5LT is on the border of Custom House and 
Beckton Wards in the south of the London Borough of Newham, situated between Beckton Park and 
Beckton District Park South. The building is a five minute walk from the Royal Albert DLR Station, is 
served by a bus route, and is situated along the Capital Ring walking and cycling route. It is also 
within a short walk to residential homes, Beckton Globe library, the Docks and LBN Council offices. 
 
A Children’s playground and football pitches are in very close proximity to Will Thorne Pavilion, with 
ambitions to extend football facilities to a sports hub through delivery of the Beckton Parks 
Masterplan. The Masterplan needs to be recognised in the programming and the operational hours 
of this building and food and beverage offer.  
 
The Beckton Parks Masterplan identifies the building as the central hub for the Beckton Parks; it will 
serve the sports hub to be developed to the south-east of the building and will be a natural stop off 
along the parks play and nature trail that will lead to the lake and play facilities through the 
woodlands to the north of the building and to the meadows and outdoor event spaces to the south 
of the building close to the Beckton Park DLR. The building is also a short walking distance from the 
Beckton Corridor that connects the park to Beckton DLR and the town centre and also from the site 
of the proposed Community Farm and Green Skills Hub.  
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Figure 2 Site Location 
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1.3 Building Layout 

The building is detached, single storey, with few buildings in close proximity. It can be viewed as two 
distinct parts; one part containing 22 changing rooms, toilets, showers and referee rooms and a 
second part with an event space/hall, a reception, meeting rooms, a kitchen, toilets, storage and 
ancillary rooms. The main points of entry are opposite Stansfeld Road (main entrance) and from the 
park. 
 
Part 1: The Sport facilities 
Changing and referee rooms, showers and toilets are contained within the large square part to the 
North of the building. It can be accessed from the numerous entrances and is accessible without 
needing to pass through the area of the building to be refurbished, pertaining to this operator 
opportunity.  
 
Part 1 is single storey with pitched roofs containing sky lights and no windows at ground floor level. It 
is situated adjacent to Will Thorne Car Park.  
 
Part 2: The Community facilities  
The community facilities are in the southern part of the building closest to the Children’s Playground, 
as seen in Figure 2. It consists of an event space/hall, reception, meeting rooms, a kitchen, toilets, 
storage and ancillary rooms.  
 

This is also single storey in height with pitched and the iconic pyramid shaped roofs above the event 
space and kiosk. There are several doors and large windows that provide outlook onto and access 
from the park.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3 Building Layout 



 

6 
 

 

 

1.4 Feasibility Designs 

In 2022 the Council commissioned architects Baker Brown Studios to produce a RIBA Stage 1 & 2 
feasibility study on the refurbishment of the building. Informed by community engagement, the 
study informed the scope of works for the whole building, including initial costings, proposals for 
building layout and suggestions for reducing carbon footprint. 
 
Leading on from this, with further community engagement, a first stage of refurbishment works was 
identified, with initial designs worked up for community facilities as the proposed uses for the 
building. This includes the re-opening of the existing event space, lobby/reception, kitchen kiosk with 
indoor and outdoor café seating and refurbishment of toilets for the use of the public.  
 
1.5 Photos and Floorplans 

Please refer to the Photos and Plans document for sketches of initial designs. 
 
2 Technical Information 

2.1 Key Technical Information 

Floor Space & Area 
The Gross Internal Area of the whole building is 1,178sqm. The proposed refurbishment works target 
the following Area Schedule provision; 
 

Spaces as designed m2 

Event Space/hall 185 

Flexible café seating area (a part of the event 
space/hall) 

95 

Kitchen & Kiosk 45 

Toilets 10 to 25 

Reception/office & lobby  40 

Total 280 

 
 
2.2 Access & Parking 

The main pedestrian access is from Stansfeld Road, though the building can also be accessed from 
two other entrances, one of which is via the Park. The proposed works would maintain current access 
routes. The Car Park adjacent to the building is under the management of London Borough of 
Newham Car Park team and therefore any restrictions and conditions are determined by them. 
Currently there is a charge to use this Car Park. There is additional parking along Stansfeld Road and 
another Car Park at the northern end of this road.  
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2.3 Overview of building condition 
 
The building is in a poor condition, having suffered from general deterioration and water ingress, 
thought water ingress to the part of the building that will be refurbished has ceased. Particular 
concerns relating to the condition of the building include the outdated utilities and services which 
are likely to require replacement, and structural issues caused by subsidence. Surveys have been 
carried out by the Council however it is likely that additional surveys will be required to gain a full 
picture of the enabling works required to safely refurbish and reopen the building. 
 
Structural Condition Summary 
 
The Will Thorne Pavilion dates from c.1980. The existing construction is expected as loadbearing 
masonry walls supporting a precast concrete (PC) plank flat roof deck; there are also reinforced 
concrete (RC) upstand beams within the roof space and some areas of the roof may also be insitu 
concrete and RC framed. The perimeter walls are a brick – block cavity construction topped with 
overhanging PC parapets; internal partitions are blockwork or solid brickwork. The pyramid and 
pitched roofs are built off the concrete deck in a timber framed construction with a concrete tile 
finish. The ground floor construction is likely to be either ground bearing insitu concrete or 
suspended precast/ beam and block flooring with sand/ cement screeds.  
 
The main structural defects relate to water ingress from the roofs and cracking to masonry walls. 
There were no obvious signs that the water ingress has caused corrosion issues with structure of the 
concrete roofs nor condition issues with the timber roofs. There are cracking defects to the Western 
elevation walls in the Southern annex, and other local cracking defects across the building. The 
extent of the cracking is generally not a structural concern at this time and is repairable by means of 
Helifix crack stitching, local rebuilding of the walls and filling of the cracks. 
 
The damp and water ingress issues need to be addressed to prevent further/ future deterioration of 
the structure. Noted there are missing tiles at roof level which will allow water to directly enter the 
building, and there are also possible issues with the general roof waterproofing systems and 
drainage. 
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2.4 Proposed Works 

The below table summarises the main works proposed following the Stage 2+ design works. 
Building Element  

Demolition Only relating to demolition of internal walls 

Roof Maintain and repair where required. Budget permitting install roof 
insulation. 

Walls Maintain and repair where required. Potential to remove some 
buttresses around the outside of the building. 
Budget permitting, install wall insulation.   

Flooring To repair where possible and lay new where required. 

Doors & Windows Replace existing with double glazing, and replace doors with statutory 
compliant. Aspiration to install new roof lights to event space/hall & 
flexible café seating area to increase daylight and ventilation. 

Heating & MEP Electrics to be rewired. 
To upgrade electric heating system. 
There is no gas supply to the building, only electricity.  

 
3 The Opportunity 

3.1 Ambition of the Project 

 

The Council is seeking to identify a principal operator for the community facilities within Part 2 of 

the building that is to be refurbished, eluded to in green in Figure 4. The principal 

operator/tenant will work with the architects and the Council during the remaining designing 

works, and crucially the operational phase of the building. An operator should consider how the 

building could be used and operated to serve the park and the wider community. 

 
Figure 4 Operator Opportunity 
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The Council wishes to see Will Thorne Pavilion reopened as a thriving public community building 
once again, providing a necessary piece of public infrastructure to the Beckton Parks and a 
community hub for the surrounding community. 
 
The event space/hall should provide a multi-functional space, suitable for hire for a range of 
functions, such as meetings, events, group sessions and classes, to name a few. A new food and 
beverage offer will be provided to building users, Park visitors and passers-by at affordable prices to 
Newham. This will come forward as an indoor café with flexible indoor and outdoor seating. Toilets 
within the building will be made publicly accessible by an Operator during the building opening 
hours. 
 
Currently the football pitches and changing facilities within the building are used on an ad-hoc basis 
by local teams and a Park Run group meet and set off from Will Thorne Pavilion every Saturday 
morning. These organisations should retain access to the building and this offer is likely to increase 
over the coming years. 
 
The Council are seeking an operator who can bring their own vision to this opportunity at Will Thorne 
Pavilion which is aligned with the Council’s plans for Building a Fairer Newham and Community 
Wealth Building. Taking into consideration the previous engagement (see Appendix 1) and the co-
design of the Beckton Parks Masterplan, continuing to engage with the local community will be key 
to ensuring the project’s sustainability and success in meeting these ambitions.  
 
Public engagement sessions held in 2022 and 2023 have found a consistent request for a food and 
beverage offer at Will Thorne Pavilion; as it is felt that in Beckton Town Centre there is a very limited 
offer, with few healthy options existing. Additionally, toilets within the building are to be made 
accessible to the public. Residents have raised this as being important in supporting all residents in 
spending more time in the park as well as supporting local enterprise and cultural activities. This too 
is a key priority for this building re-opening. See appendix 1 for more engagement responses. 
 
The more compatible areas of focus for the programming and offer from this public community 
building are: 

1. Resident’s physical and mental wellbeing,  

2. Social activities for all ages, 

3. Community activities and events, 

4. Indoor and outdoor sport, play and recreation,  

5. Nurturing and educating respect for nature and biodiversity, 

6. Place and park activation, 

7. Facilities and equipment for hire  

Other focus areas of programming will be considered. The future operator of Will Thorne Pavilion will 
need to work closely with the Council to shape and deliver the vision for the offer and operation of 
Will Thorne Pavilion, in alignment with the borough’s Community Wealth Building ambitions. 

 

 

https://www.newham.gov.uk/council/building-fairer-newham-corporate-plan
https://www.newham.gov.uk/council/community-wealth-building
https://www.newham.gov.uk/council/community-wealth-building
https://www.newham.gov.uk/news-events/beckton-parks-masterplan/2
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3.2 Project Requirements 
The Council is looking for an operator/tenant(s) to deliver on the following areas: 
 

 The creation of 2 x Full Time Equivalent jobs 

 To manage and operate indoor toilets for use by visitors and members of the public 

 To manage and operate the existing event space/hall 

 To manage and operate a food and beverage in line with council priorities including Climate 

Now (specifically Chapter 12, Health) and SMART Food.  

 
The Council are wanting to promote affordable, SMART food and beverage offers so that residents 
can access nutritionally balanced food and drink. A food and beverage provider will need to work 
with the SMART food team to ensure that the food and beverage offer aligns with the SMART 
principles. See the SMART Food PowerPoint upload on the webpage for further details. 
 
The future operator/tenant(s) will need to work closely with the Council to ensure the food and 
beverage offer and service is in alignment with the borough’s Community Wealth Building ambitions 
as well as ensuring that necessary Food Certificates and Hygiene Standards can be satisfied and met. 
 
3.3 Information on Financing 

The Council has long aspired to improve this asset but until recently has not had capital financing 
available to instruct a suitable refurbishment plan. 
Part of the capital funding required has now been secured for the refurbishment and activation of a 
section of Part 2 of this building. The use of this funding is conditional on the Council achieving a 
number of outputs. Any future operator/tenant(s) will be obliged to demonstrate in response to a 
tender and their operation on site, how they will achieve these outcomes. 
 

3.3.1 The required outputs for this project are: 

 Establishment of 2 x Full Time Equivalent (FTE) jobs  

 Bringing back into use a public facility 

The refurbishment of a section of Part 2 of the building, along with a suitable operator/tenant(s) 
bringing back into use a community facility will satisfy this output. A future operator/tenant(s) would 
need to, through their activities on site, create the equivalent of 2 or more full-time equivalent jobs.  
 
3.4 Financing 

The initial costings of the project requires that the scope of works be reduced to refurbishing a 
designated part of the building in order to keep within the budget of £660k (see Photos and 
Floorplan document). The appointed operator isn’t expected to provide any capital funding towards 
the refurbishment works; however the operator will need to provide furniture and any particular 
kitchen or other equipment that they may require to operate from Will Thorne Pavilion. The operator 
should indicate in the tender any additional capital that they would like to bring to the project  
 

https://www.newham.gov.uk/downloads/file/1882/climate-emergency-action-plan
https://www.newham.gov.uk/downloads/file/1882/climate-emergency-action-plan
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3.5 Potential Uses and Activity Supported 

The Council is seeking an operator/tenant(s) with a clear vision for the building use aligned with the 
ambitions for the project (refer to Section 3.1) and having regard to the principles and design 
proposals included within the Beckton Parks Masterplan. The latest Will Thorne Pavilion design 
entails a number of small works and changes to the existing layout of the building and there is scope 
for the operator to influence how the spaces could be used.  
 
Use Class E(b) and F2(c) have been established within the site as per planning permission ref: 
79/D/449. 
Class E – Commercial, Business & Service 
E(b) Sale of food and drink for consumption (mostly on the premises) 
Class F – Local Community & Learning 
F2(c) Areas or places for outdoor sport or recreation (not involving motorised vehicles or firearms) 
Please refer to the Planning Portal Use Classes 
 
Initial discussion with the planners have expressed that activities within Class F2 - Local Community, 
generally would not require a change of use, however formal confirmation can be gained through 
submission of a lawful development certificate. Please refer to The Local Plan for more planning 
guidance. It should be noted, however, that certain other proposed Use Classes at the site would be 
subject to a change of use and therefore planning approval would be required.  
 
Activities that may be suitable for the building include private event hire, workshop and classes, 
meetings and events, community kitchen, facilitating indoor and outdoor sport, play and recreation, 
nature based and natural craft activities, and a cafe.  
 
Prospective operators should be conscious of context of the neighbourhood and adjoining land uses 
(e.g. residential) which may preclude some activities. In addition, the proposed activities will need to 
contribute to the boroughs Community Wealth Building ambitions and must generate activity that 
satisfies required outputs (refer to 3.3.1) 
 
An overall vision and proposed activities and use(s) for the building will need to be developed and 
expressed in the formal tender process. Guidance on the type of activities acceptable to the Council 
for the benefit of residents and existing local organisations will be based on iterative discussion. It is 
expected that the operator will engage with the local community to support the development of a 
detailed scope/programme of activities for the operation of the space. 
 
3.6 Tenant Expectations 

LBN are keen to hear from the following; 
 

 Sole tenant  

 A principal tenant with one or more sub-tenants (operator and sub-lease model) 

 Prospective tenant seeking to partner with other tenants which are yet to be identified 

 Other 

https://www.newham.gov.uk/news-events/beckton-parks-masterplan/2
https://www.planningportal.co.uk/permission/common-projects/change-of-use/use-classes
https://www.newham.gov.uk/planning-development-conservation/planning-policy-local-plan/2
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3.7 Rental Expectations 

A rent-free period of approximately ten years will be agreed, however a service charge to cover 
management, maintenance and compliance costs (in proportion to the part of the building to be 
leased) will need to be met by the operator / tenant.  
 
3.8 Lease Terms 

The default position of LBN is that future tenant(s) would take on a ten-year (subject to negotiation), 
effectively fully repairing and insuring (FRI) lease. The Council are open to discussions around 
alterations to this lease length.  
 
The Council will maintain the building structure and common areas, the cost of which will be passed 
onto the tenants on a floor-area occupied basis (known as the service charge). 
 
The lease should be between LBN and a single lead tenant, even where sub-leasing arrangements 
exists. The full details of any lease agreement will form part of future discussions with preferred 
operator / tenants. 
 
3.9 Fit Out Options 

Design work is being prepared to be submitted for planning permission. It has considered the 
services, capacity and spaces that will be required by an operator. The refurbishment works will 
include a basic level of fit-out across all of the spaces. It will be possible for the operator to 
contribute to the final internal layouts, the finishes and make adjustments for fitting out the 
equipment and furniture that the operator will provide. 
 
The cost of additional fit out beyond what the council can offer, will be borne by the future 
operator/tenant(s). 

 
4   Next Steps 
 
Prospective future operator/tenant(s) that are interested in this opportunity are asked to register 
their interest with the Council. This can be arranged by emailing to regeneration@newham.gov.uk 
using the subject line “WTP Opportunity”.  
 
You will then be assisted with signing up on the Council’s procurement portal so that you will be able 
to receive and respond to the full tender pack. You should contact the Council no later than 8 
October to start this process. 
 
All clarification questions or general queries should be sent to regeneration@newham.gov.uk.  
 
 
 
 

mailto:regeneration@newham.gov.uk
mailto:regeneration@newham.gov.uk
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5. Appendix 
 
Responses recorded from the first round of engagement 
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 Responses recorded from the second round of engagement 
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