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Introduction 

 
Socco Cheta is a council owned, former Youth Service facility located on Portland 
Road in South Norwood. It is currently used on a part-time basis by one local 
organisation who operate as caretakers of the space.  The modest high street 
frontage provides access to a deceptively large facility with 4 main rooms and an 
enclosed outside space. It comprises approx. 300m2 of space in total. The building 
was a former Youth Club, believed to have been created from an old cinema.  
 
The council recognises that it has the potential to offer the local community a more 
diverse range of uses, activities and opportunities. To unlock this potential, the 
council is working in partnership with South Norwood’s newly formed town team (We 
Love SE25) to meet a shared ambition to revitalise and breathe new life into this 
building, thus providing a range of activities for the benefit of the wider community of 
South Norwood and Woodside. 
 
Without having had significant investment over the last decade, the building requires 
some repair and modernisation to make it fit for purpose as a community hub. 
 
The building offers the opportunity to create: 

• Flexible community space suitable for a range of uses 
• Affordable space to hire including the main hall (hire rates to be defined in the 

business plan) 
• Conference room / meeting space 
• Affordable touch down / workspace for small enterprises/startups 
• Educational facilities such as a homework centre for children after school, 

employment skills offer, etc. 
• Facilities and services that might be provided to address health inequalities. 

 
The existing permitted use of the site is D1 (Community Use). This could also 
include a food and beverage offer (subject to the necessary building adaptations and 
planning consent) which complements and enhances the main use of the building as 
a community facility.  A floor plan is attached in Appendix 1. 
 
 
What are we looking for? 
 
Croydon Council is looking for an organisation to take on the management of Socco 
Cheta on behalf of the local community, to provide a facility that will form part of the 
“Community Hub” envisaged in South Norwood’s Community Economic 
Development Plan (published by We Love SE25 in May 2017).  The successful 
organisation will need to be financially sustainable to meet its business plan and 
cover all costs, but must run the building for the benefit of the community. Croydon 
Council and We Love SE25 wish to see a facility that is open and attractive to all 
sectors of a very diverse and multicultural community.   
 
The council wishes to see the operators deliver measurable community benefit to the 
local area. This could be through a number of different mechanisms such as: 

• Subsidised provision of space/facilities for use by the local community such as 
affordable room rental for events and activities, educational activities or work 
space 

https://www.croydon.gov.uk/sites/default/files/articles/downloads/South%20Norwood%20Community%20Economic%20Development%20Plan.pdf
https://www.croydon.gov.uk/sites/default/files/articles/downloads/South%20Norwood%20Community%20Economic%20Development%20Plan.pdf
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• Providing facilities or functions that are needed by the local community such 
as low cost business start-up space, affordable childcare, youth activities, 
community cinema, music venues, etc. 

• Create a ‘community pot’ of money that can be allocated to the development 
of the local area after all the building liabilities have been discharged. 

 
It is envisaged that the facility will incorporate aspects that will allow it to be open to 
the public for much of the time, such as a café/restaurant/bar rather than simply 
being open for set events.  The building should present a welcoming, active frontage 
to Portland Road and promote its regeneration.   
 
The Council would welcome a cooperative / partnership approach between a number 
of different community groups/organisations/businesses that creates an interesting 
and eclectic mix of activities.  If this approach is successful, the lease would be 
between the Council and a head tenant (the cooperative) who would be responsible 
for the direct relationships with partner organisations. 
 
To enable prospective operators to view the facilities the Council will hold a series of 
open days at the building in June.  This will also allow individuals and groups to meet 
other members of the local community, understand local needs, share their ideas 
and consider partnerships, cooperatives or other forms of collaboration. Details will 
be published on the council’s website. 
 
The council’s administration made it one of its key election pledges in 2014 to 
introduce the London Living Wage across the Council.  Prospective operators are 
asked to consider paying directly employed staff the London Living Wage.  For more 
detail please follow the links: Living Wage and Cabinet Decision. 
 
 
Operating Costs and Lease 
 
The Council does not envisage receiving a rental income from the lease of the 
building and its grounds but any lease would be on a fully repairing and insuring 
basis so that it is cost neutral to the council.  A lease of up to 25 years is possible but 
must be for a minimum of 5 years. 
 
Prospective operators will be responsible for marketing and setting any hire charges; 
subject to the Council’s approval. The Council and We Love SE25 will assist, where 
possible, in promoting Socco Cheta in our publications and on our digital media. 
 
The selected operator will be expected to work closely with Croydon Council and the 
We Love SE25 Town Team.  How this could be achieved should be set out in 
organisation’s application.   
 
The measurable community benefits to be delivered by the organisation will be 
clearly stated in the lease, and will be monitored. 
 
Prospective operators will be asked to detail their space requirements, rental offer 
and preferred length of lease. The Council will work with the operator to establish 
standard and turnover lease options. 
 

http://news.croydon.gov.uk/croydon-council-officially-declared-a-london-living-wage-employer/
https://www.croydon.gov.uk/sites/default/files/articles/downloads/20151214%20Cabinet%20Executive%20decisions%20statement.pdf
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The successful operator will fit out the facility to enable them to deliver their agreed 
business plan. The schedule for improvements must be outlined, with information on 
the phasing of works and the funding streams (secured and proposed) for each 
stage as part of the application.  Works required to alter/refurbish the space will be at 
the operator’s cost, and will be subject to the relevant building regulations. 
All revenue and capital costs related to the operation of the building will be the 
responsibility of the operator, for example utilities, business rates, ongoing, planned 
preventative maintenance and replacement over the term of the larger plant in the 
property (such as boilers etc.).   
 
The local organisation which has been acting an unofficial caretakers are currently 
using this space. The extent and basis of future usage will be subject to negotiation 
with the the successful operator. 
 
 
BACKGROUND – Regeneration of South Norwood 
 
South Norwood is an area with a vibrant community and great potential.  Much of 
South Norwood is designated as a Conservation Area, but is on the At Risk register 
due to a prolonged period of economic decline.  An ambitious regeneration 
programme is being scoped out to improve the townscape, develop greater 
economic vibrancy and enhance and promote the rich heritage of the local area.  
 
The council has just completed a major £1.6m public realm scheme for Station Road 
and Market Parade in South Norwood, and has also been supporting the emerging 
Clocktower Market to operate on Station Road on a regular basis.  In addition, the 
council has facilitated the creation of temporary pop-up shops in Portland Road to 
enable three arts based businesses to breathe new life into an area blighted by 
vacant units.  A new festival of Urban Art, Synthesis, took place in September 2017, 
further enhancing the cultural activity in the area and its profile.   
 
There is an active and enterprising local community who are motivated to help 
improve South Norwood.  The area is notable for its range of community groups and 
projects, for example the community gardens which have been facilitated on the high 
street, by the Leisure Centre, and on Love Lane. 
 
This will be a partnership project between Croydon Council and the area’s town 
team, We Love SE25. 
 
 
The Community Economic Development Plan  
 
A local community group, People for Portland Road, successfully applied to a 
Department for Communities and Local Government programme which helps local 
groups to create their own community economic development plan (CEDP).  
Following a series of consultation events and surveys in the local area in late 2016 / 
early 2017, the stakeholders, under the banner of “We Love SE25”, published their 
Community Economic Development Plan in May 2017.   
 
The CEDP sets out 9 projects that the group would like to see implemented in their 
area. “Project 4: Creating a network of affordable, accessible spaces” identifies the 
need for a community hub within South Norwood.  The proposal suggests a 
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multifunctional space to form the centre of the community hub providing a focus for 
all activities and accommodating, as an example, the following: 
• Reception/welcome point 
• Display area/s 
• Cafe seating circa 30 people with serving counter and catering provision (subject 

to planning agreement) 
• Multifunctional Meeting and Events Room for up to 50 people and equipment 

storage (audio, projector, presentation materials, etc) 
• Flexible business support facilities – a mix of adaptable spaces to provide shared 

and private work spaces, such as shared workspace; individual offices, 
workshops. 

 

 
Diagram presented to the local community illustrating the range of potential activities in the ‘hub’ and prompting additional ideas 
and debate.  
 

As part of the CEDP process We Love SE25 identified Socco Cheta as a local asset 
that could be developed into a community hub. 
 
 
We Love SE25 
 
We Love SE25 are now formally established as a town team.  They have established 
their Terms of Reference and Constitution and will work with Croydon Council to take 
forward improvements for the area and deliver their CEDP. 
 
As such, they will play a key role in this project, assisting the council in selecting a 
suitable operator for the building, and overseeing performance to ensure that the 
service meets the needs of the community.  
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Good Growth Fund for South Norwood 
 
Croydon Council will be launching a GLA funded engagement programme over 
summer 2018 to build on the CEDP and develop proposals for community-led 
regeneration in South Norwood. These plans will form the basis of a bid for further 
funding from the GLA’s Good Growth Fund later this year.  
 
If the Good Growth Fund bid is successful, it could be a potential funding source for 
improvements at Socco Cheta, subject to the successful operator’s business plan 
and alignment with the broader Good Growth Plan for South Norwood. 
 
The Council can signpost the successful operator to other relevant funding 
opportunities. 
 
 
How to submit a proposal 
 
Organisations should email proposals by 16 July 2018 to: 
michelle.normanly@croydon.gov.uk 
 
Proposals will be assessed as follows. 
 
• How the proposal meets the five core aims  
• How the proposal meets the key principles for operation  
• The sustainability of the financial model proposed. 
 
Core aims  
 
The Council has identified five core aims for the re-activation of the space. 
 

1. To re-launch Socco Cheta as a community hub to create positive outcomes 
and enhanced life chances for the local community.  
 

2. Must demonstrate the capacity to open at least 6 days a week with a robust 
and efficient staff / team capable of enabling and operating a community hub, 
including the management of the proportional hire of rooms at affordable rates 
to community groups and social enterprises. 

 
3. To sustain activities and delivery of social outcomes through a social 

enterprise model, using a blended revenue model of earned income, grant 
and statutory funded provision. 

 
4. To offer a healthy food / beverage offer. The running costs of the facility, 

including utilities, business rates and insurance, will be the responsibility of 
the food/beverage operator.  
 

5. To provide a community facility that seeks to address local inequality. As a 
council, we are actively working to reduce inequalities.  As such, we welcome 
applications from organisations whose business proposal addresses this. 

  

https://www.london.gov.uk/what-we-do/regeneration/funding-opportunities/good-growth-fund-supporting-regeneration-london#acc-i-51983
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The challenge for the operator is to provide a community hub which acts as a 
multifunctional facility that can achieve a suitable balance between low net operating 
costs and the ongoing flexibility and sustainability of the facility. 
 
 
Key principles 
 
The successful operator must: 
 
1. deliver its service for the community. The operator will analyse demand, take into 

account the local population profile and local activity priorities in order to deliver, 
promote and maximise services for the local community. 

2. work with Croydon Council and We Love SE25 to identify, develop and support 
activities to address localised health needs and equalities. 

3. manage competing demands for programming and use of space to ensure that 
the benefits of the centre are fully maximised. 

4. make parts of the facility available for use or hire to local groups through an offer 
that is reflected in the rental charges and timetabling. 

5. market available space to rent to target user groups and develop a database of 
users and supporters so that uses can evolve as demand changes. 

6. agree to work with the current occupiers and to incorporate their continued use of 
an agreed allocation of space in exchange for an affordable hire fee. 

7. demonstrate a willingness to: 
7.1. Work with smaller partners and all types of community groups; 
7.2. Contribute to the holistic regeneration of Portland Road and South 

Norwood; 
7.3. Consider job creation and provision of apprenticeships. 

8. endeavour to pay directly employed staff the London Living Wage.  
 
 
Financial viability 
 
Your business plan must: 
 
1. provide a description of activities, development goals and milestones and how 

you will meet these. 
2. set out your space requirements and how you intend to occupy the building. 
3. state the length of lease you are looking for. 
4. state whether you have the capabilities to manage the whole building or intend to 

sublet part to a third party operator, e.g. a café operator.  
5. include an outline of proposed rental charges for the use of the various spaces 

within the building. 
6. include an Income and Expenditure budget which corresponds to your plans and 

activities, which also takes into account ongoing running costs.  
7. detail your market testing and options analysis. 
8. set out in detail the fit out requirements, costs and proposed timetable for the 

works. 
9. outline phased plans (if appropriate) for ongoing development of the space over 

the duration of the lease. 
10. provide a breakdown and / or funding strategy specifying how you are going to 

raise capital and revenue. State clearly your identified funding streams and 
milestones. 
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11. provide proof of secured funding. 
12. specify key risks associated with the project and how you propose to mitigate 

these. 
13. Demonstrate your background and track record and why you are best placed to 

take on this exciting project.  
14. Identify named personnel (CVs should be attached) 
  
 
Competition process - 2nd Stage 
 
Shortlisted organisations will be asked to provide three years of audited accounts. 
Where a shortlisted organisation is new and unable to provide accounts, they will be 
asked to provide sufficient evidence to demonstrate that they have the financial 
wherewithal and plans to support their proposal for the specified term of the lease. 
 
 
Policies and procedures 
 
The successful organisation will be required to have the policies, procedures and 
documents listed below before the opening of the Community Hub. These are not 
required documents for the application process, however if shortlisted organisations 
have them in place, they can be submitted as supplementary information.  
 
• Equalities and Diversity policy ( including accessibility support and procedures) 
• Health and Safety policy and procedures 
• Safeguarding policies and procedures (covering children, young people and 

vulnerable adults) 
• Complaints procedure 
• General Data Protection Regulations (GDPR) policy 
 
We would also recommend: 
• Code of Conduct for employees and users of the building 
• Good Recruitment guidelines 
• Anti-Bullying policy and procedure 
 
The council can provide assistance to the successful organisation to develop these 
policies and procedures if required. 
 
  



   

8 
 

Timescale and Process: REVISED TIMETABLE 
 

The council will carry out a stock condition survey to assess the condition of the 
building and the approximate cost of any essential repairs.  This information will be 
available to prospective operators at the end of June. 

Date Activity 
w/c 21/05/2018 Publish invitation via website 

16/07/2018 Closing date for proposals (5pm) 
w/c 01/08/2018  Review proposals. Update councillors / We Love SE25 
w/c 01/08/2018 Agree shortlist and notify (2nd stage) 

03/09/2018 – 
14/09/2018 

Interview panel for shortlisted proposals (dates to be 
agreed) 

17/09/2018 – 
28/09/2018 

Selection and due diligence 

31/10/2018 Award of contract and final lease agreement signed 
 Building handover and launch date dependent on extent 

of works required 
 

 

Assessment of Proposals 
 
Proposals will be assessed as follows:  
 

• 30% of evaluation will be assigned to core aims  
• 70% of evaluation will be assigned to the quality of the response 

o principles for operation (25%);  
o financial viability (45%)  

 
Marks will be assigned based on the following principles: 
 
Score  Rating  Details  

0 Inadequate  Applies when a Bidder has clearly not understood the 
Council’s requirement, or to instances where no response 
is offered. The information is omitted/no details provided  

1 Poor  Applies when the response indicates deficiencies or 
limitations that indicate that the proposal only partially 
meets the Council’s requirements. The response does not 
address the criterion, or the Evaluator is not confident that 
the applicant understands the requirements covered by this 
criterion and/or will be able to satisfactorily meet the 
criterion requirements  

2 Adequate  Applies when the response indicates minor deficiencies or 
limitations that indicate that the proposal is inflexible, 
despite meeting the Council’s minimum requirements, or 
only partially meets the Council’s detailed requirements. 
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The Evaluator has some reservations that the applicant 
understands the requirements covered by this criterion 
and/or will be able to satisfactorily meet the criterion 
requirements.  

3 Compliant  The Evaluator is reasonably confident that the applicant 
understands the requirements covered by this criterion 
and/or will be able to satisfactorily complete the 
requirements covered by this criterion to a reasonable 
standard.  

4 Good  Applies when the response not only meets the Council’s 
requirements, but offers additional benefits. The Evaluator 
is confident that the applicant understands the contract 
requirements covered by this criterion and/or will be able to 
satisfactorily complete the requirements covered by this 
criterion to a high standard  

5 Excellent – 
Adding 
Value  

Applies when the response meets the Council’s 
requirements and provides significant additional benefits 
e.g. in terms of community engagement, service provision 
or use of the building.  

 

 
Useful information 
 
• Community Economic Development Plan (CEDP) 
• Asbestos Management Plan – a more intrusive asbestos survey, known as a 

refurbishment and demolition survey, would be required. This would be at the 
operator’s cost. 

• The Community Strategy is the overarching strategy for the borough. It sets our 
overall strategic direction, the priorities and outcomes we will focus on, and 
provides the framework for delivery that will guide and direct the activity of Local 
Strategic Partnership boards. 

• Opportunity and Fairness Plan outlines the key areas of focus for the council and 
its partners from public, community, faith, voluntary and business sectors. 

• Croydon’s Safeguarding Children Board information for everyone in Croydon who 
is concerned about safeguarding children and meeting their needs. 

• Croydon’s Safeguarding Adults Board information on safeguarding vulnerable 
adults from abuse, and the work of the Croydon Safeguarding Adults Board. 

• London Living Wage The council is a London Living Wage employer and 
encourages all Croydon employers, big or small, to become London Living Wage 
employers. The Living Wage is an hourly rate of pay, which is calculated 
according to the cost of living. 

• Good Employer Croydon – free membership and accreditation for qualifying 
employers. 

• Croydon Observatory – www.croydonobservatory.org – It is an information 
sharing, mapping and reporting website with data and information about Croydon 

• Annual costs for statutory duties (e.g. fire safety checks, gas boiler servicing, 
water system servicing etc.) and utilities available on request. 

 

https://www.croydon.gov.uk/sites/default/files/articles/downloads/South%20Norwood%20Community%20Economic%20Development%20Plan.pdf
https://www.croydon.gov.uk/sites/default/files/articles/downloads/Site%20Asbestos%20Management%20Plan%20-%2044b%20Portland%20Road%20-%208th%20December%202017.pdf
https://www.croydon.gov.uk/sites/default/files/articles/downloads/Community_Strategy_2016_21.pdf
https://www.croydon.gov.uk/sites/default/files/articles/downloads/Opportunity_and_Fairness_Plan.pdf
http://croydonlcsb.org.uk/
http://www.croydonsab.co.uk/
https://www.livingwage.org.uk/
http://www.goodemployercroydon.com/
http://www.croydonobservatory.org/
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Further information: 

To discuss this opportunity further please contact Michelle Normanly, Regeneration 
Manager at michelle.normanly@croydon.gov.uk. 
  

mailto:michelle.normanly@croydon.gov.uk
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Appendix  1: Gallery (photograph’s courtesy of We Love SE25) 
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Appendix 2: Floor Plan – 44B Portland Road, SE25 4PQ 

The building is deceptively large, having only a narrow frontage on Portland Road, it 
broadens at the end of the entrance corridor up some steps to provide 3 large 
adjoining halls and a smaller room. There is also a private garden, accessible from 
both of the largest rooms. This space is overlooked by residential properties. Toilets 
are located on the ground floor at the end of the entrance corridor. All neighbouring 
properties are residential. 

See 44b Portland Road.pdf file in supporting documents 

https://www.croydon.gov.uk/sites/default/files/articles/downloads/44b%20Portland%20Road.pdf
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