
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION

APPLICATION No: 16/68465/LBC
APPLICANT: Foregate Limited
LOCATION: Former Lyceum Theatre, Church Street, Eccles M30 0LZ
PROPOSAL: Part demolition of existing building and construction of an eight-

storey side and rear addition comprising 82 apartments, 
commercial unit (Use Classes A1, A2, B1, D1 and D2) measuring 
178 square metres and car and bicycle parking

WARD: Eccles

Description of site and surrounding area 

The subject site is located on the north-east corner of the Church Street and Mather Road junction, Eccles. The 
site measures approximately 1,600 square metres and accommodates the former Lyceum Theatre. This Grade 
II listed building was most recently used as a bingo hall though has long-since been vacated. Though both the 
Church Street and Mather Road walls remain is generally good condition, the remainder of the building is in a 
state of disrepair. This includes the original auditorium at the rear.

The building occupies the southern part of the site only. The rear part is largely open and unkempt.



Figure 1: Former Lyceum Theatre as viewed from Church Street, Eccles

Figure 2: Rear of site as viewed from Mather Road

A housing estate is located immediately to the east. This estate comprises a number of multi-storey apartment 
buildings and spacious communal gardens. Eccles town centre is located a short distance beyond this.



To the west of the site, along Church Street, stands a row of buildings used for a variety of commercial 
purposes. This includes a number of local convenience uses. Land to the north of this and the subject site is 
generally used for residential purposes. 

To the south of the site, across Church Street, lies a public park. A short distance to the east of this stands St. 
Mary’s Church whilst to the west stands a public house (The Dog and Partridge). Both of these buildings are 
locally listed.

Description of proposal 

The following description of the proposed development is as it appears on the amended plans received on 14 
November 2018. These plans supersede all previous iterations of the application plans and form the basis of 
this assessment.

This application seeks permission to demolish all but the street walls and associated structures of the existing 
former theatre on site and construct an eight-storey mixed-use building in its place. This building would be built 
up to the Church Street frontage alongside the existing street wall and be setback from the Mather Road 
frontage. 

At ground floor level the building would comprise a resident’s lobby/reception, post room and 63-space secure 
bicycle store. Access to this store may be obtained via the adjacent under croft car park. This car park would 
comprise 44 parking spaces and may be accessed via Mather Road.

What was the foyer of the former theatre would be largely retained and re-used as a non-residential space. This 
space would measure 178 square metres and could accommodate A1 (shops), A2 (financial and professional 
services), B1 (business), D1 (non-residential institution) or D2 (leisure and assembly) uses. 

The upper levels of the building would be arranged around a central walkway. This walkway would feature a 
landscape garden at first floor level and extend upward through the building. Access to all 82 proposed 
apartments may be obtained via this walkway. 

The addition would be largely finished in brick. Though this brick would complement that of the retained street 
walls, it would not match this brick exactly. This is to provide distinction between the original listed structure and 
new elements.

  



Figure 3: The proposed addition as viewed from Church Street

Figure 4: Alternate view of proposed addition from Church Street 



Publicity

Site notice: Two public notices were displayed on site on 16 November 2018. One notice was placed adjacent 
to the Church Street frontage and the other adjacent to the Mather Road frontage.
Reason: Wider publicity and on the basis the addition would affect the listed structure.

Press advert: Manchester Weekly News, Salford Edition, 29 November 2018
Reason: Wider publicity and on the basis the addition would affect the listed structure.

Neighbour notification 

Notice of the application was sent to 204 surrounding properties on 16 November 2018. 

Representations 

Five objections were received in response to the amended plans. The concerns of objectors are:

 The extent of original fabric to be demolished to accommodate the proposed addition;
 The street walls of the building should be preserved in their entirety; and
 The development does not accord with local and national heritage policy.

Importantly, between July 2016 and February 2017, 65 objections were also received in response to previous 
iterations of the application plans. As previously noted, these iterations have now been superseded. 

Whilst a number of original objectors did not submit representations in response to the amended plans upon 
which this assessment is based, all remain registered parties. 

Site history

A number of Listed Building Consents and related planning permissions have previously been issued on site. 
Those of most relevance to this application are:

- 04/48818/LBC - Part demolition of existing building, internal alterations, alterations to elevations, 
increase in roof height and construction of a three-storey enclosed stairwell to accommodate 23 new 
apartments. Permission issued 8 November 2004;

- 05/51089/FUL and 05/51404/LBC - Demolition of rear extension, alterations to elevations, increase roof 
height and construction of a five-storey rear extension to accommodate 37 apartments and two retail 
units, associated landscaping and car parking. Permission issued 1 December 2005; and 

- 08/55885/FUL and 08/55886/LBC - Part demolition of listed building, retention of Church Street 
elevation and part Mather Road elevation and construction of a six-storey extension to accommodate 
92 apartments, A1 unit and D1/D2 unit. Permission issued 24 July 2008.

Consultations

The following responses have been received from consultees -

 Greater Manchester Archaeological Advisory Service (GMAAS) - The complete demolition of the 
building as originally proposed represented ‘substantial harm’ (as defined by the National Planning 
Policy Framework (NPPF)). The street walls and associated elements of the building would now be 
retained. If the Local Planning Authority resolves to grant permission, the building should first be 
surveyed and recorded for future generations.

 Historic England - The street walls of the building would now be retained and this is welcome. These 
parts of the building make a positive contribution to the street scene and allow its original use to be 
observed. 



The loss of the auditorium would however remove elements which are fundamental to the function and 
significance of the original use and this would cause a high level of harm. This would however be ‘less 
than substantial’. On this basis, consideration should be given to the provisions of Paragraph 196 of the 
NPPF. This paragraph requires an assessment of the public benefits of a scheme, including, where 
appropriate, securing the optimum viable re-use of a listed building. 

Though Historic England does not object to the application, the Local Planning Authority should be 
satisfied that clear and convincing justification has been provided for the loss of the auditorium in 
accordance with the provisions of Paragraph 194 of the NPPF. This includes that no alternate options 
exist, including the retention of a greater amount of original fabric to better preserve the significance of 
the building. 

 Theatre's Trust - The Trust withdraws its previous objection as this relates to the extent of the building 
to be demolished. The Trust however maintains its objection to the loss of this community/cultural 
facility. 

Planning policy

Development Plan Policy

Unitary Development Plan ST15 - Historic Environment
This policy states that historic and cultural assets that contribute to the character of the city will be preserved 
and, wherever possible and appropriate, enhanced.

Unitary Development Plan CH1 - Works to, and Demolition of, Listed Buildings
This policy states that proposals for the alteration, extension, change of use or demolition of a listed building will 
be considered in relation to the effect on the importance of the building; the particular features of the building, 
the buildings setting and contribution to the local scene and extent to which the proposed works would bring 
substantial benefits for the community. Proposals involving the alteration, extension, change of use or partial 
demolition of a listed building will be permitted only where it would preserve or enhance the character and 
features that would contribute towards the reasons for its listing.

Unitary Development Plan CH2 - Development Affecting the Setting of a Listed Building
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building.

Unitary Development Plan CH5 - Archaeology and Ancient Monuments
This policy states that planning permission will not be granted for development that would have an unacceptable 
impact on an ancient monument, site or feature of archaeological importance, or its setting. Planning conditions 
will be imposed to record and evaluate, excavate and preserve remains of local archaeological value, prior to 
the commencement of the development.

Other material planning considerations

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)
Planning (Listed Buildings and Conservation Areas) Act 1990

Local Planning Policy

There are no local finance considerations material to this application



Appraisal 

Following the publication of the NPPF it is now necessary to consider the weight which can be given to the 
policies of the Council's development plan.
 
It is considered that those policies of the plan relevant to this application can be afforded due weight given the 
criteria of each is consistent with the NPPF.

Built form and heritage impacts

Retained Policy CH1 of the Salford UDP states that the total or partial demolition of a listed building …will be 
permitted only where:

a. It is not practicable or economically feasible to continue to use the building for its existing or a previous 
use; and

b. It can be clearly demonstrated that there is no other viable use of the building and no alternative viable 
means of securing its preservation…

This is complemented by Retained Policy CH2. This policy states that planning permission will not be granted 
for development that would have an unacceptable impact on the setting of any listed building.

Historic England is of the view that the proposed development, including the demolition of the auditorium and 
retention of the street walls, represents a high, albeit less than substantial, level of harm.

In accordance with Paragraph 196 of the NPPF therefore, consideration should be given to the public benefits 
the scheme may generate, including the optimum viable re-use of the building. Though Historic England does 
not object to the application, it advises that if the Council resolves to grant permission, it must first be satisfied 
that clear and convincing justification for the part demolition of the building has been provided. This includes 
whether or not better alternatives exist, such as the retention of a greater degree of original fabric.

The form of the proposed development is the result of a financial analysis of the site and related viability issues. 
Whilst this more formulaic approach is not typical, it was necessary in this case given the significant investment 
now required to ensure the safe and appropriate redevelopment of the site. Importantly, during pre-application 
discussions, the Council’s Consultant Surveyor confirmed that the form of the development now proposed is the 
optimum outcome. To this end, clear and convincing justification has now been provided for the extent of 
demolition (and form) now proposed in accordance with Paragraph 194 of the NPPF. Part of this justification is 
the fact that the previous permissions issued for the redevelopment of the site were not financially viable. This, 
to a degree, confirms that no alternative exists. This has again been confirmed by the Council’s Surveyors.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering an 
application affecting a listed building or it’s setting, 'special regard' should be given to the 'desirability of 
preserving the building and its setting or any features of special architectural or historic interest which it 
possesses.’ In this regard, 'preservation’ is defined as 'the avoidance of harm'. 

Chapter 16 of the NPPF complements this. This chapter recognises that all heritage assets are irreplaceable. 
Paragraph 192 states that ‘Local Planning Authorities should consider the desirability of sustaining and 
enhancing the significance of a heritage asset and putting it to viable re-use consistent with its conservation.’ In 
addition to this, Paragraph 193 states that ‘great weight should be given to an assets conservation, irrespective 
of its level of significance.’ 

Given the condition of the building, there is limited retrievable historic fabric behind the existing street walls. All 
remaining elements are in such poor condition that their value has now been significantly diminished. The image 
overleaf shows the internal condition of the building.



Figure 5: Internal condition of building

The retention of the street walls would preserve the imposing and prominent presence of the building along this 
stretch of Church Street and continue to provide an illustration of what the building previously was; an urban 
working-class theatre. 

Ideally, the new development along Church Street would be setback behind the retained street wall. This would 
however undermine the viability of the scheme and, in turn, the deliverability of this important local regeneration 
project. On the basis the development would be finished in a different brick to the retained street walls however, 
it will be read as an extension to, and not an original element of, the listed structure. 

Given all this, it is considered that the level of harm caused would be less than substantial and the form of the 
proposed development strikes an appropriate balance between the provisions of Sections 66 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and the difficulties associated with developing a site of this 
nature. 

On the basis the development represents less than substantial harm, consideration must again be given to the 
public benefits the scheme may generate. In this case, this includes the retention and, in turn, ongoing 
preservation of valued historic building fabric and its incorporation into a new local regeneration project. This 
ensures the continued presence of this long-established listed structure. In addition to this, the former foyer of 
the theatre would be retained and re-used for non-residential purposes. This might include community-related 
uses. This, together with any commercial use which might also occupy this space, would provide for a degree of 
public access to the building. This, in turn, would allow for a broader appreciation of its significance. This would, 
in addition to recommended conditions requiring the installation of heritage interpretation boards on site, 
generate public benefits in accordance with Paragraph 196 of the NPPF.

Recommended conditions also require the submission of a method statement detailing how the retained 
elements of the listed structure would be supported during the demolition and construction phases as well as 
details of all materials to be used. These details are required to ensure the finish of the addition appropriately 
complements that of retained listed elements.

Conclusion

There has long been a desire to secure and appropriately develop this site. The existing structure is listed and 
has become increasingly derelict since it was last vacated. The current owner has previously secured a number 
of consents/consents to redevelop the site however none have proven viable.



The applicant has now devised a form and quantum of uses which are viable and this drives the scheme now 
proposed. Whilst this form is perhaps larger than officers would typically accept alongside a listed structure, 
mechanisms have been employed to ensure a clear distinction will exist between listed and new elements. This 
includes the use of various materials and visual breaks between the old and new.

On this basis, and given the advice of the Council’s Consultant Surveyors that this scheme represents the 
optimum building form for this site, it is recommended that consent be granted.
  
Recommendation

It is recommended that Listed Building Consent be granted subject to the following conditions:

1.  The works hereby approved must be begun not later than the expiration of three years beginning with the 
date of this consent.

Reason: In order to comply with the requirements of Section 18 of the Planning (Listed Building and 
Conservation Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following plans:

 Dwg. No. 603/PA/203 entitled ‘Ground floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/204 entitled ‘First floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/205 entitled ‘Second floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/206 entitled ‘Third floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/207 entitled ‘Fourth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/208 entitled ‘Fifth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/209 entitled ‘Sixth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/210 entitled ‘Seventh floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/211 entitled ‘Roof plan’ prepared by Ochre Building Design Ltd. and dated August 
2018;

 Dwg. No. 603/PA/212 entitled ‘Church Street elevation’ prepared by Ochre Building Design Ltd. and 
dated August 2018;

 Dwg. No. 603/PA/213 entitled ‘Mather Road elevation’ prepared by Ochre Building Design Ltd. and 
dated August 2018;

 Dwg. No. 603/PA/214 entitled ‘Eastern elevation’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/215 entitled ‘Northern elevation’ prepared by Ochre Building Design Ltd. and dated 
August 2018.

Reason: For the avoidance of doubt and in the interests of proper planning.

3. No development shall take place until a Level 3 or 4 programme of archaeological building recording has 
been submitted to and approved in writing by the Local Planning Authority. This programme is to be undertaken 
by a suitably qualified buildings archaeologist and include a detailed background study referencing appropriate 
historic documentation and cartographic, image and index sources as well as details of how all results will be 
disseminated to the local and wider communities.

Reason: In accordance with the provisions of Retained Policy CH5 of the Salford Unitary Development Plan and 
Paragraph 199 of the National Planning Policy Framework.



Reason for pre-commencement condition: The archaeological interests of the building can only be recorded 
prior to the commencement of the development. 

4. Prior to the commencement of the development hereby approved, except for remediation works, the applicant 
shall submit to and have approved in writing by the Local Planning Authority:

 Details at a scale of 1:10 of the junctions between retained elements and the new addition; and
Details at a scale of 1:10 and/or 1:50 where appropriate of all restoration works to the Church Street 
canopy, including its railings. These details shall match the original known details as far as practicable.

All agreed details shall be implemented prior to the first occupation of the development hereby approved and be 
maintained thereafter.

Reason: To ensure that the special architectural or historic interest of this heritage asset is safeguarded in 
accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the 
National Planning Policy.

Reason for pre-commencement condition: The manner in which retained elements will be supported and 
finished must first be understood prior to the commencement of development.

5. No development shall take place, including demolition or excavation works, until a Method Statement 
detailing how the retained elements of the building will be supported during both the demolition and construction 
phases has been submitted to and approved in writing by the Local Planning Authority. The approved Statement 
shall be adhered to throughout the construction period. 

Reason: To ensure that the special architectural or historic interest of this heritage asset is safeguarded in 
accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the 
National Planning Policy.

Reason for pre-commencement condition: The manner in which retained elements will be supported must first 
be understood prior to the commencement of demolition works.

6. Notwithstanding any description of materials upon the application plans, no above ground construction works 
shall take place until samples or full details of all materials to be used externally have been submitted to and 
approved in writing by the Local Planning Authority. This includes samples/details of all facing bricks. These 
bricks shall complement the retained street walls though differ in colour, appearance and/or texture. Details of 
all mortar(s), window frames, glazing, balustrades and rainwater goods are also required. Only the materials so 
approved shall be used in accordance with the terms of this permission.  

Reason: To ensure that the special architectural or historic interest of this heritage asset is safeguarded in 
accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the 
National Planning Policy.

7. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority details of a heritage interpretation panel(s) to be displayed 
on site. This panel(s) shall set out the history of the site and the former theatre which occupied it and be 
displayed in a prominent location. The panel(s) shall be displayed as agreed and maintained thereafter prior to 
the first occupation of the development.

Reason: To allow for the future appreciation and understanding of the former theatre which occupied the site in 
accordance with the provisions of Retained Policy CH1 of the Salford Unitary Development Plan and the 
National Planning Policy Framework. 


