
 

 

 

Ref.: RA/3071 

 

09 December 2016 

 

 

For the attention of Miss V Hurrell 

 

Planning Services 

Peterborough City Council 

Stuart House East Wing 

St John’s Street 

Peterborough PE1 5DD 

 

 

 

Dear Miss Hurrell, 

 

Broadway Theatre, 46 Broadway, Peterborough PE1 1RS 

Application Ref.: 16/02096/FUL 

I write regarding the above planning application for the change of use and conversion of the Broadway 

Theatre into residential apartments. The Theatres Trust strongly OBJECTS to the application. Please 

see our advice below. 

Remit:  The Theatres Trust is the national advisory public body for theatres. We were established 

through the Theatres Trust Act 1976 ‘to promote the better protection of theatres’ and provide 

statutory planning advice on theatre buildings and use through The Town and Country Planning 

(Development Management Procedure) (England) Order 2015, Schedule 4, Para (x), that requires the 

Trust to be consulted by local authorities on planning applications which include ‘development 

involving any land on which there is a theatre.’  This applies to all theatre buildings, including those 

that are out of use, adapted for theatre use, or now in another use. Our main objective is to safeguard 

theatre use, or the potential for such use, but we also seek to provide impartial expert advice to 

establish the most viable and effective solutions at the earliest possible stages of development. 

Advice: The Theatres Trust strongly objects to this application for the change of use and conversion 

of the Broadway Theatre because the development will result in the loss of a viable cultural facility 

without the provision of a retained or replacement facility. The Trust recognises the importance of 

investment and regeneration within town centres and takes a pro-active role in encouraging local 

authorities and the private sector to rejuvenate theatre and cinema buildings and use cultural 

development as a catalyst for wider regeneration. The Theatres Trust contacted the applicant via their 

architect to offer pre-application advice when this proposal was first announced in July 2016, however, 

this offer was not taken up.  

The Trust also supports the resolution from the meeting of the full Council held on 12th October 2016 

(proposed by Councillor John Peach) that “In recognition of the historic importance of the building to 

Peterborough, particularly the Art Deco front and inside features of the Broadway Theatre, we ask the 

Council to consider placing a preservation order on this magnificent building. We also ask that the 

Council does whatever it can to facilitate its continued use as a quality entertainment venue by 



 

 

whatever means possible”. 

Site History 

Broadway Theatre has played an important cultural and social roll in Peterborough since it opened in 

1937, originally as an Odeon Cinema built to plans by Roland Satchwell and Harry Weedon. The 

building was altered in 1960 when the façade was modernized and the circle lounge was subdivided 

for use as offices. In 1973 the cinema was tripled with two additional screens inserted in the rear stalls 

area under the balcony. The Odeon closed in 1991 when the cinema chain moved to a new multiplex 

site.  

The theatre was sold and reopened in 1996 as a cinema and was then restored and renovated in 

2001 to designs by Tim Foster Architects reopening as the Broadway Theatre, and is one of the 

largest receiving theatres in the region. This restoration included the creation of a larger stage with lift, 

an expanded foyer, and provision of back of house facilities. The new decoration scheme was inspired 

by the original foyer floor, and the theatre was reseated and new lighting introduced. Unfortunately a 

major fire in 2009 destroyed the stage and damaged the auditorium and equipment. It again reopened 

and was operated by StageLive during 2011, and has since hosted two highly successful theatre 

seasons in 2013 and 2015 by Bill Kenwright Ltd., and a number of occasional concerts and charity 

events which consistently sell out.  

Theatre Potential 

The Broadway has huge potential to be reopened on a permanent basis and provide important theatre 

and entertainment facilities for a large catchment area and rapidly growing population. The nearest 

major receiving theatres that can stage large musicals and shows are in Leicester, Northampton and 

Cambridge, and apart for the difficulties in travelling to these places, Peterborough is missing out on 

the considerable economic and social benefits of having a receiving theatre of its own. It is unfortunate 

that the venue has never been managed by an experienced theatre operator, has not been actively 

programmed for long period of time, or ever been properly put out to tender to find an experienced 

theatre operator of the type required to programme a 1200 seat receiving theatre. Having not done so, 

rather relying on potential users to approach the owner, puts the veracity of the viability statement into 

question.  

To support this, Council’s 2015 Cultural Strategy (and predecessors) aims to promote cultural 

opportunities and facilities, and has long identified the need for a permanent large scale theatre in 

Peterborough, recognizing it is the only city of its size without adequate theatre facilities. Such a 

facility would complement, not compete with, the existing venues in the City, including the c.400 seat 

Key Theatre and the c.850 The Cresset, a multi-purpose function venue.  

The 2001 refurbishment of the Broadway modernised the venue to make it suitable to present a range 

of live performance including musicals, drama, concerts, choral shows and comedy, as well as hosting 

conferences and cinema. Considerable attention was given to audience comfort by completely 

reseating the theatre to ensure adequate leg room and comfortable seats. A thrust stage was installed 

to create a performance area 15m wide by 9.6m deep. A range of new dressing rooms and back of 

house facilities were provided as well as a stage lift and stage lighting rigs. New and additional foyer 

and bar space needed for a 1200 seat theatre was created on the first level of the theatre, and also on 

the first level of the adjoining building which is connected to the theatre by a glazed atrium between 

the two buildings.  



 

 

 

There is certainly scope to further improve the backstage facilities, including the provision of a full 

stage house, though that would depend on the nature of the shows future operators would wish to 

attract. However, as demonstrated by the types of shows presented by Bill Kenwright Ltd., the theatre 

can be operated as a major regional venue as it is, albeit with some repairs needed due to the theatre 

having been left largely vacant for such a long time.  

Viability 

The viability statement provided by the applicant provides most financial detail about the period 2004-

2009, when it quite clearly did not provide a profit to the owner.  However, without more detail for that 

period it is impossible to understand what the issues were with the theatre operation at that point, and 

whether the lack of profitability to the owner was the result of poor management of the venue, offset 

by the cost of the refurbishment, or any other operational factor.  

Following its re-opening in 2011, it was operated by a theatre manager who, records show, was not 

competent in any respect. Complaints from theatre producers about unpaid settlements led to an 

investigation by the Stage newspaper, and his subsequent conviction. It is therefore reasonable to 

assume that this period of operation does not demonstrate that the venue is not viable.  

The seasons in 2013 and 2015 operated by Bill Kenwright Ltd did demonstrate that there was an 

audience for theatre and live performance that would attend the Broadway.  It is a not inconsiderable 

achievement to create an audience when there has been no regular pattern of theatre-going, and that 

they managed to achieve a two seasons that were both artistically and financially successful, as 

stated in the attached letter from Bill Kenwright Ltd of 8 December 2016, is a very positive indicator of 

potential viability. 

A business plan has been drawn up by Bill Kenwright Ltd which demonstrates that the theatre could 

operate on a professional and profitable basis, and its preparation by an extremely experienced 

commercial theatre operator is a strong indicator of potential viability. 

As with other businesses, theatres’ viability is dependent on a range of circumstances which are likely 

to change over the years, and therefore it is important to take account of the external factors which are 

likely to impact on the Broadway.  As detailed elsewhere, the theatre itself is in a city with no other 

similar provision, and in an area where transport links make it difficult to attend other towns and cities 

which have major theatres. The demographics of the area are changing substantially, and this is 

forecast to continue, with a substantial increase in population. A theatre with no immediate 

competition, in a centre of growing population, and with the support of the Council who quite clearly 

see the economic, social and cultural benefits of such a facility, is very well positioned to succeed, as 

long as it is professionally operated, programmed and marketed.  

Planning Policy 

Where a new use is proposed for a theatre or cultural facility, in order to satisfy national and local 

planning policy, the Trust always advises the local authority that it must be absolutely assured the 

building is surplus to the cultural requirements for the local community before granting any new use. 

This is because theatre buildings are expensive to construct and often occupy sites within town 

centres or local neighbourhoods where another use would be more lucrative, as is the case here. 

Once lost within the catchment, they are virtually impossible to replace.   

The National Planning Policy Framework (NPPF) includes extensive directions and guidance on the 



 

 

importance of safeguarding cultural assets to benefit local communities, as outlined below: 

 In terms of sustainable development, paragraph 7 notes that the social dimension of planning 

must support strong, vibrant and healthy communities ‘by creating a high quality built 

environment, with accessible local services that reflect the community’s needs and support its 

health, social and cultural well-being’; 

 Paragraph 17 outlines the 12 core land-use planning principles that should underpin planning 

application decision-taking and states this should take account of and ‘support local strategies to 

improve health, social and cultural wellbeing for all, and deliver sufficient community and cultural 

facilities and services to meet local needs.’ 

 Paragraph 27 recognises the role of cultural facilities in ensuring the vitality of city centres and 

states that it is important that uses are not compromised by limited site availability for other uses, 

such as residential development. 

 Most notably paragraph 70 states that in ‘promoting healthy communities’, planning decisions 

should ‘plan positively for cultural buildings’ and ‘guard against the loss of cultural facilities and 

services’.  

This application quite clearly does not retain or provide for any replacement or alternative cultural 

facility of equal value. It fails to adequately demonstrate that the Broadway Theatre is an unviable or 

surplus facility and therefore any proposal to demolish or change its use fails to address the social 

aspect of sustainable development in terms of the social and cultural well-being of the local 

community. A community and cultural needs analysis is required by the applicant to provide the level 

of justification that is essential to demonstrate this venue is surplus to the community’s needs.   

In addition, the Peterborough Local Plan also provides local policy to also safeguard and promote 

local cultural facilities. The Vision in Section 3 states Peterborough aims to be a ‘place of truly 

sustainable growth’ with a ‘focus on social development’, and a City with a ‘distinctive cultural identity’ 

and improved ‘cultural opportunities throughout the district’. Equally important are objectives OB4, 

OB13, OB21 and OB23 which all aim to support the leisure and culture offer within the City. 

Policy CS4, The City Centre supports the development of major new cultural and leisure 

developments to meet the needs of the city. While the Broadway is an existing facility, albeit a 

currently unprogrammed one, its loss would significantly undermine the ability to provide cultural 

facilities needed to support city and city centre growth, and should therefore be refused.    

Policy CS10 Environment Capital seeks to ensure that no development compromises the ability of the 

City to achieve its desired status as the leading sustainable city in the UK. The continued use of a 

viable theatre building for the purpose it was adaptively designed for would represent best sustainable 

practice, rather than substantial demolition of the theatre and the construction of a new theatre 

elsewhere that would subsequently be required to meet the needs of the local community. This 

proposal therefore fails to meet the City’s environmental sustainability goals. 

Policy CS18 states that ‘existing cultural, leisure and tourism facilities will be protected and enhanced’. 

The basis for the Policy is to ensure there is a strong cultural sector in Peterborough, which is seen as 

fundamental in the creation of a vibrant city and the need to improve the existing evening economy. 

Culture should be at the heart of all planning decisions to ensure development creates sustainable 

places that meet the needs of current and future generations. As with the comments above regarding 

the NPPF, this application quite clearly does not retain or provide a replacement facility and it fails to 



 

 

adequately demonstrate that the Broadway Theatre is an unviable or surplus facility. The application 

therefore fails the requirements of Policy CS18. 

In addition, while not a statutory listed building, the Broadway is within the Park Conservation Area 

and is clearly of local interest for its social history and has considerable streetscape presence and 

Historic England recommended it be locally listed. Even with the retention of the Broadway façade, an 

apartment building of this scale is out of character with the remaining development in the conservation 

area and would therefore cause harm to the historic significance of the area. We note the theatre has 

now been included a locally listed non-designated heritage asset in the draft local plan that will shortly 

begin public consultation.   

Conclusion 

In order to support this application, Council would have to be absolutely satisfied the theatre is surplus 

to local cultural and community requirements and that the proposal does not conflict with national or 

local planning policy.  

In our view, the applicant has failed to demonstrate this and the Theatres Trust strongly objects for the 

following reasons:  

1. The applicant has failed to demonstrate that, if managed by an experienced theatre operator, 

the theatre is not viable. 

2. The Broadway Theatre is a well-equipped theatre and the only venue of its size in 

Peterborough and the wider area suitable to host touring productions. Its loss would be 

contrary to the aims of the Cultural Strategy and to the vision and objectives of the 

Peterborough Local Plan. 

3. The loss of a valued and viable cultural facility is contrary to both the National Planning Policy 

Framework and Council’s local planning policy CS18 regarding the safeguarding of cultural 

facilities and promotion of social and cultural well-being. 

4. The loss of a valued and viable cultural facility is contrary to the principles of sustainable 

development in both the National Planning Policy Framework and Council’s local planning 

policy CS10. 

5. The loss of a valued and viable cultural facility is contrary to the principles of city centre 

development in both the National Planning Policy Framework and Council’s local planning 

policy CS4 regarding vitality and support for cultural facilities in the city centre. 

6. Substantial demolition of the theatre and construction of a considerably larger residential 

building would harm the southern area of the Park Conservation Area, contrary to its 

management plan. 

7. Historic England have recommended the Broadway Theatre be locally listed, and has been 

included in the draft local plan being prepared. 

8. The loss of the Broadway Theatre would be contrary to the motion passed by Peterborough 

City Council on 12th October 2016, which sought to retain the Broadway as a ‘quality 

entertainment venue’. 

 

 



 

 

The Theatres Trust would be willing to discuss alternate development opportunities with the applicant 

that would enable the theatre to be retained for the benefit of the local community. 

Please do contact us should you need further information. 

 

Yours sincerely,   

 
Ross Anthony 

Planning Adviser 
 

 


