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03809/25/LBA   APPLICANT: East Lindsey District Council 
 

VALID: 18.12.2025   AGENT: Stem Architects Ltd 
 
PROPOSAL: Listed Building Consent - Internal alterations to existing theatre to 

replace the main hall ceiling in modern materials. 
 

LOCATION: SPILSBY THEATRE, CHURCH STREET, SPILSBY  
 
1.0 REASONS FOR COMMITTEE CONSIDERATION 

 
1.1 Although the site is owned by the Spilsby Sessions House Charity (SSH) 

the application is made by East Lindsey District Council. As such, 
determination requires committee consideration in the interests of 
transparency of decision making. 

 
2.0 THE SITE AND SURROUNDINGS 

 
2.1 The site is the Old Sessions House, which is located in the market town 

of Spilsby, to the west of the town centre, bordered by Church Street, 
West End and Spence Street. The Sessions House is a prominent 
landmark when approaching the town from the West. West End leads to 

the King Edward VI Academy, the Spilsby Parish Church of St James is 
little further east along Church Street, and the Catholic Church is 

opposite the Sessions House. Otherwise, the immediate surroundings are 
predominantly residential. The Sessions House is a Grade II listed 
building. 

 
 2.2 The Town Centre Boundary, as defined in the Local Plan, is a short 

distance to the east at the junction between Church Street and South 
Road. 

 

 2.3 The site is situated within the Spilsby Conservation Area and there are 
various other listed buildings nearby.  

 
2.4 There are matures trees between the main building and the road. These 

are not subject to a Preservation Order but are protected by virtue of 

being within the Conservation Area.  
 

2.5  The "Old Sessions House" was originally constructed in 1827 as a court 
and gaol (House of Correction). The majority of the original prison, which 
was considerably larger than the parts that now remain, was demolished 

in the 1870s, with alterations and new construction to form magistrates' 
court and police station. But the building retains its imposing sandstone 

Greek Doric portico and sandstone-dressed adjoining buildings, with 
further brick buildings to the rear dating from the 1870s. The building's 
use as a police station and courthouse ended in the 1970s, and in 1984 it 

became a theatre. In 2015 the main theatre space closed when the roof 
became unsafe. It was in such a poor condition that it was added to the 

Theatres Trust Theatres at Risk Register. Structural support was 



introduced to the building, however ongoing deterioration led to a section 
of the bar ceiling collapsing. It is currently in no active use and internally 

the building appears like a building site.  
 

2.6  The Sessions House is situated on one of the main roads that leads to 
the centre of Spilsby and, due to its imposing architecture, makes a 
prominent contribution to the street scene. As a result of being located 

between West End and Spence Street, the site occupies a corner plot and 
is therefore visible from multiple viewpoints, making it a predominant 

building within the surrounding townscape. The Spilsby Conservation 
Area Appraisal (draft 2007) notes the building as being a landmark 
building.  

 
2.7  The Session House’s aesthetic value is derived from its Greek Revival 

design and imposing facade, reflecting judgement and imprisonment. 
The later buildings also hold a degree of aesthetic value displaying 
decorative features including the bay window to the former Sergeants 

office and arched lintels with central keystone over the windows, 
cornicing under the eaves and brick string course detail. To the rear of 

the Sessions House, architectural details present on the various buildings 
and use of different bricks denote the phases of development that the 

site underwent, with the Station House being one of the few examples of 
yellow brick used within Spilsby (Spilsby Conservation Area Appraisal 
Draft, 2007). This mixture of brick and use of different architectural 

details provides interest in the street scene as well as revealing details 
about the phases of development of the site. The site provides 

architectural evidence as to how it would have been used as a 
courthouse and makes a positive aesthetic contribution to the Spilsby 
Conservation Area. Overall, it is considered to have a high degree of 

aesthetic value. 
 

3.0 DESCRIPTION OF THE PROPOSAL 
 
3.1 Recent planning approvals at the site allow the repair and alterations to 

the building to create a multi-functional theatre and community space in 
the main hall, with adjacent areas providing support spaces including a 

café and bar, meeting room, creative workspaces/offices and heritage 
display. These works were approved under planning application no. 
02123/25/FUL and LBC no. 02122/25/LBA on the 18th July 2025. 

 
3.2 These were comprehensive and detailed approvals relating to the whole 

building.  The overriding aims of the project are twofold: - To save this 
important historical building, and to make it more accessible to the 
public; and - To secure the future of the theatre in Spilsby and the 

surrounding area by improving its facilities to allow for a much more 
varied offering. Determination was made under the backdrop of bringing 

the building back into use and carrying out much needed repairs without 
which the building is at great risk of being lost. 

 

3.3 Works relating to these approvals are well under way on site. The 
building is clad in scaffolding including covering the roof.  

 



3.4 This current application for listed building consent relates solely to the 
replacement of the existing ceiling within the main hall. It is proposed 

that the existing floral embellishments are detached, conserved, and 
repaired; along with the retention and repair of the cornice around the 

room perimeter; with the main (relatively plain) ceiling removed and 
replaced with modern materials. It seeks to ensure that the proposed 
works have parity with the original aims of the previous approved works 

and are intended to ensure the safety of the public, maintaining 
accessibility and the future of the theatre in Spilsby. The proposals will 

also result in an improvement in relation to the fire strategy of the 
building and the acoustic strategy of the theatre in respect of 
neighbouring receptors. 

 
3.5 The proposed amendments have been put forward following the findings 

of a condition appraisal (submitted with this application) of the existing 
main hall ceiling and subsequent discussions and concerns in relation to 
the integrity of the existing ceiling and the ability to repair this in its 

current state. As a result of all this the proposed replacement of the 
ceiling is intended to be done in a way that retains historic features 

where possible, maintains and reflects the identity and vernacular of the 
building and aids in creating a safe and accessible environment moving 

forward within the building. 
 
3.6 The removal and replacement of the existing ceiling in the main hall of 

the Sessions House is proposed for the following reasons: 
  - Existing water ingress to the building has caused localised damage to 

the structural integrity of the existing ceiling;  
 - Structural movement to the main roof structure has caused significant 

cracking to the plaster, which will be further exacerbated by works to re-

establish reliability within the structure; 
 - Acoustic panelling added to the ceiling (and requires removal) is highly 

likely to cause further damage to the existing ceiling;  
 - Whilst repairs to the existing plasterwork can be undertaken; repair 

would clearly be required to a large proportion of the ceiling, with the full 

extent not fully clear until other remedial works are undertaken;  
 - As a result, there are underlying concerns regarding the ongoing 

integrity of the ceiling following repair and the risk that creates to the 
use of the main hall as a theatre auditorium; 

 - The proposed replacement of the ceiling provides the opportunity for 

acoustic requirements to be achieved within the ceiling, rather than 
within the roof space as previously approved. This is considered to be 

both more effective and more sympathetic to the existing building; and 
  - As a result of the new build-up there is also an opportunity to provide 

fire resistance to the ceiling to protect the structure of the building in the 

event of a fire, as well as improvements to the thermal integrity of the 
building and the building’s subsequent energy performance. 

 
3.7 The application is accompanied by specialist reports. These are: 
 

- Auditorium Ceiling Condition Appraisal and subsequent Addendum 
produced by Spencer Hall Historic Building Conservation (SHHBC). 

This gives more details in relation to the integrity of the existing 



ceiling. These also cross reference to Heritage Statement – Robinson 
Wild Consultants. April 2025. Structural Feasibility Report – The 

Morton Partnership. December 2024 and  Timber Report – Floyd 
Consulting. August 2024 (not submitted with the application)  

- Design and Access Statement 
- Heritage Impact Assessment  

 

 4.0 CONSULTATION 
 

4.1  Set out below are the consultation responses that have been received on 
this application. These responses may be summarised, and full copies 
are available for inspection separately. Some of the comments made may 

not constitute material planning considerations. 
 

 Publicity 
 
4.2 The application has been advertised by means of a press notice/ site 

notice and neighbours have been notified in writing. 
 

4.3 The Ward Councillor has been made aware of the application via the 
Weekly List. 

  
 Consultees 
 

4.4 TOWN COUNCIL – no reply    
 

4.5 LCC as highway Authority – No objection   
 
4.6 ENVIRONMENTAL HEALTH – No reply  

 
4.7 Conservation Officer. Verbal discussion offering general support but need 

to secure methodology/ detail.  
 
4.8 LCC as Archaeology advisors to LPA - the proposal is unlikely to have an 

impact on significant archaeological remains. Consequently, no further 
archaeological input is necessary for this application. 

 
4.9 THEATRES TRUST  - The ceiling subject to this application was observed 

to be in a poor condition. This is reflected within the Auditorium Ceiling 

Plasterwork Appraisal included with this application, which helps justify 
why replacement is required.  

 
 The more decorative elements of this ceiling will be retained. This entails 

the moulded cornice around the ceiling’s perimeter being protected and 

remaining in situ during these works. The decorative floral 
embellishments will be removed, stored and re-used within the 

replacement ceiling plasterwork. This approach is welcomed and 
mitigates the impact of loss of historic fabric. Furthermore, the 
appearance and style of existing plasterwork will be replicated.  

 
 With reference to paragraph 215 of the NPPF (2024), we consider this 

scheme to generate less than substantial harm. However, this is 



mitigated by the public benefits of enabling restoration and re-use of this 
valued asset, ensuring the main auditorium ceiling is safe and has 

appropriate acoustic and fire protection.  
 

 We therefore support the granting of listed building consent. 
   
 Neighbours 

 
4.10 None received 

 
5.0 RELEVANT SITE HISTORY 
 

5.1 In 1982 several deemed Planning Permissions were granted by 
Lincolnshire County Council for varying alternatives uses proposed at the 

time. One such application is S/165/1684/82 to ‘use court rooms and 
ancillary accommodation as an art gallery (other than for business 
purposes), museum, Public Hall or Exhibition Hall at Sessions House’. It’s 

this permission that has been implemented to facilitate the existing 
theatre use.  

 
5.2 Other permissions granted at the time are 1487/82 (change of use to 

dwellings), 1495/82 change of use to health centre, a clinic, a day 
nursery or surgery), 1496/92 (change of use to a building of public 
worship), 1498/82 (change of use to a boarding or guest house), 

1499/82 (change of use to Offices). 
 

5.3 2122/25/LBC - Listed Building Consent - Part change of use and 
alterations to existing theatre and bar to provide community spaces, 
cafe, meeting room, offices, heritage display and outdoor seating area. 

Approved  
 

5.4 2123/25/FUL - Planning Permission - Part change of use and alterations 
to existing theatre and bar, which is a listed building, to provide 
community spaces, cafe, meeting room, offices, heritage display and 

outdoor seating area and construction of a vehicular access. Approved. 
 

5.5 3570/25/LBC - Listed Building Consent - Internal and external alterations 
to existing theatre to include an external escape route, first floor toilets, 
rainwater goods and part demolition of existing building. Undetermined. 

 
6.0 PLANNING POLICY 

 
6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 

requires that planning applications are determined in accordance with 

the development plan unless material considerations indicate otherwise. 
The Development Plan comprises of the East Lindsey Local Plan (adopted 

2018), including the Core Strategy and the Settlement Proposals 
Development Plan Document; and any made Neighbourhood Plans. The 
Government's National Planning Policy Framework (NPPF) is a material 

consideration. 
  

  East Lindsey Local Plan 



 SP11 relates to the design aspects of the proposal, having particular 
regard to Heritage Assets.  

 
 Neighbourhood Development Plans 

 
 None in relation to Spilsby 
 

 National Planning Policy Framework (Dec 2024, including minor 
corrections in Feb 2025)  

 
 Section 16 is titled ‘Conserving and enhancing the historic environment’. 

Key parts include:  

 
 202- Heritage Assets ‘are an irreplaceable resource, and should be 

conserved in a manner appropriate to their significance, so that they can 
be enjoyed for their contribution to the quality of life of existing and 
future generations’  

 
 210. In determining applications, local planning authorities should take 

account of: a) the desirability of sustaining and enhancing the 
significance of heritage assets and putting them to viable uses consistent 

with their conservation; b) the positive contribution that conservation of 
heritage assets can make to sustainable communities including their 
economic vitality; and c) the desirability of new development making a 

positive contribution to local character and distinctiveness.  
 

 212. When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given 
to the asset’s conservation (and the more important the asset, the 

greater the weight should be)… 
 

 215. Where a development proposal will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal including, where 

appropriate, securing its optimum viable use.  
 

 218. Local planning authorities should require developers to record and 
advance understanding of the significance of any heritage assets to be 
lost (wholly or in part) in a manner proportionate to their importance and 

the impact, and to make this evidence (and any archive generated) 
publicly accessible 

 
 Background Documents 
 

 None 
 

7.0 OFFICER ASSESSMENT OF THE PROPOSAL 
 
 Main Planning Issues 

  
7.1 The main planning issues in this case are considered to be: 

 



7.2 Recent planning approvals at the site allow the repair and alterations to 
the building to create a multi-functional theatre and community space in 

the main hall, with adjacent areas providing support spaces including a 
café and bar, meeting room, creative workspaces/offices and heritage 

display. These works were approved under planning application no. 
02123/25/FUL and LBC no. 02122/25/LBA on the 18th July 2025. 

 

7.3 These were comprehensive and detailed approvals relating to the whole 
building.  Determination was made under the backdrop of bringing the 

building back into use and carry out much needed repairs, without which 
the building is at great risk of being lost. 

 

7.4 ELDC secured £8.1m of Levelling Up Funding from Government, now call 
MHCLG (Ministry of Housing, Communities and Local Government) Grant 

Funding), for the redevelopment of Alford Windmill, Alford Manor House 
and Spilsby Sessions House (SSH). The funding allocated to SSH is 
£4.9m out of the £8.1m pot. This funding was secured on the basis that 

ELDC will hold the funds and manage the construction works as the 
Trust’s did not have the relevant knowledge or experience to complete 

complex building projects of this nature. As ELDC hold and manage the 
fund they are deemed the Client and have taken temporary ownership of 

the building through the Build License for the duration of the survey 
works and construction activities, with a view to hand back the property 
on completion of the works. SSH Trustees will then take full responsibility 

for the maintenance and operation of the building. 
 

7.5 This application seeks to secure additional works to those that were 
approved under the original scheme. These works fit with the original 
aims and are designed to make improvements beyond those that were 

previously approved. These are outlined at paragraph 3.4 above and 
further detailing and justification is given in the submitted Design and 

Access Statement and Heritage Impact Assessment and specialist 
reports.  

 

7.6 The aim of the Ceiling Condition Appraisal was to note condition, record 
visible defects and investigate whether the ceiling could be saved and 

restored. Paint analysis and mortar analysis were also undertaken. An 
addendum to that report, following discussions with the project structural 
engineer, has been submitted.  

 
7.7 That addendum report notes ‘As site works continue, the extent and 

magnitude of decay suffered to a building which has been open to the 
elements for as long as this has, is becoming more apparent. The 
deleterious impact of exposure on the buildings construction materials 

has made confidence in the materials difficult and concerns continue over 
which elements retain structural integrity…and…serious concerns have 

been voiced as to how stable the current building materials are and 
whether they can be preserved successfully’. 

 

7.8 The addendum also notes ‘As revealed in our earlier report, about a third 
of the ceiling has also been covered with acoustic panelling - the removal 

of which is highly likely to damage the underlying plaster further’. 



7.9 Reference is also made to the ‘well reported incidents such as the Apollo 
Theatre collapse in 2013 and the Piccadilly Theatre collapse in 2019, 

risks of plaster falls are certainly real within public buildings. While such 
incidents are of course rare, the potential for serious injury or fatality 

means the risk is taken very seriously by the industry and has to be a 
factor in how we approach this restoration’. 

 

7.10 The addendum Concludes: 
 

 ‘The combined impact of the issues highlighted above may well make the 
risk and effort to save the (relatively plain) ceiling, uncertain, possibly 
even fruitless and expend a significant amount of time and in turn cost 

against the project. In short, whatever repair measures are considered, 
it will not be possible to guarantee the outcome and even then, without 

continual monitoring, any repair option is still potentially susceptible to 
failure.  

 

 On the proviso that the keels are still sound behind, what therefore may 
be the best compromise, might be the retention and repair of the cornice 

around the rooms perimeter - which in the most part appears sound - 
and the detachment, conservation and repair of the floral 

embellishments (which together could be considered to give the room 
the majority of its character). Integrity of the replacement flat 
plasterwork can then be guaranteed and the introduction of all necessary 

services can be completed without fear of further damage to an already 
vulnerable ceiling. 

 
 We do not often promote the idea of replacement over retention and 

conservation, but in this instance, given proposed functionality and the 

very real risk to the general public, we think after deep consideration 
that this is perhaps the most commonsensical approach’. 

 
7.11 Given the above specialist advice, the proposed ceiling replacement will 

be located in the same position as the original, utilising existing ceiling 

members and retaining and reinstating existing architectural details 
including the cornice to the perimeter of the main hall and the decorative 

floral embellishments. The modern ceiling build up has been designed to 
fit within the depth of the existing lath and plaster ceiling, therefore 
providing no change in appearance where the proposed new ceiling will 

meet with the existing cornice. Further a layer of plasterboard will be 
utilised to recreate the simple geometric pattern from the existing 

ceiling. This will be accurately surveyed to ensure that it is recreated 
faithfully within the proposed new ceiling. The result will be a ceiling that 
will look identical in appearance from the main hall as the original ceiling. 

 
7.12 The intention is to carefully separate and protect the existing 

architectural elements to be retained utilising decorative plaster 
specialists, before removing the main bulk of the flatwork to the ceiling. 
This will result in the loss of the lath and plaster flatwork to the plaster 

ceiling; however, given the reasoning within the DAS and the appraisal of 
the ceiling; it is considered that there are limited options to save the 

existing ceiling with no guarantee of survival of large parts of the ceiling. 



Therefore, whilst the introduction of modern materials to replace the 
ceiling (rather than lath and plaster) will ultimately have a negative 

impact on the existing listed building; it is considered that the benefits to 
the ongoing use of the building and additional beneficial implications for 

the acoustic and fire strategies, as well as thermal efficiency, outweigh 
the negative impact to the asset in this case. 

 

7.13 In decision making, the LPA have a duty in the 1990 Act to pay special 
regard to the preservation of the listed building and any features it 

possesses S16(2) & S66(1)).  
 
7.14 Consistent with the previous recent applications, a common goal with 

this application is to bring the building back into use and carry out much 
needed repairs. Without this project the whole of the building is at great 

risk of being lost. The level of detail provided - including Heritage 
Assessment, Design & Access Statement alongside specialist ceiling 
condition surveys is considered proportionate to the works proposed.  

 
7.15 The proposals display all the required characteristics for Council support 

as set out in section 1 of Strategic Policy 11 (SP11) – Historic 
Environment of the Core Strategy in that they will “secure the continued 

protection and enhancement of heritage assets in East Lindsey, 
contribute to the wider vitality and regeneration of the area(s) in which 
they are located and reinforce a strong sense of place.   

 
7.16 The information provided in the application meets the expectations of 

Paragraph 207 of the NPPF in that the significance of the heritage assets 
which may be affected by the proposals has been assessed. 

  

8.0 CONCLUSIONS 
 

8.1 Spilsby Sessions House is a prominent landmark Grade II listed building, 
positioned towards the town centre. Since 1984 the approved and 
established use is that of a theatre. However, it has been closed for 

several years due the poor condition of the building. £4.9m of Levelling 
Up Funding from Government, now call MHCLG (Ministry of Housing, 

Communities and Local Government) Grant Funding), has been secured 
to facilitate essential repairs and alterations to rejuvenate this building 
and bring it back into use.  

 
8.2 Recent approvals at the site allow the repair and alterations to the 

building to create a multi-functional theatre and community space in the 
main hall, with adjacent areas providing support spaces including a café 
and bar, meeting room, creative workspaces/offices and heritage display.  

 
8.3 The proposal as a whole focuses and continues the main theatre use but 

broadens this into creating a hub for research and development, 
rehearsal and production of theatre and circus arts, making Spilsby’s 
Sessions House a centre for creative excellence in East Lindsey and 

Lincolnshire. This includes as a venue for live events and cinema to 
feature music, comedy, theatre and children’s theatre and a mixed 



programme of cinema screenings. Without this project the building is at 
great risk of being lost. 

 
8.4 This current application for listed building consent is a very detailed 

submission and includes many specialist reports. 
 
8.5 Whilst there are elements of the proposals which will result in some harm 

to historic fabric and the inherent significance of the historic ceiling, this 
harm will be outweighed by the ability to make the building safe and 

usable again. In terms of the overall project, of which the ceiling works is 
just one part, the works will contribute to increased public access to the 
Sessions House and engagement with heritage and culture. 

Consequently, there will be demonstrable public benefit from the project 
which will outweigh the harm to historic fabric and significance that the 

alterations to the ceiling will cause.  
 
8.6 When taking the proposals alone or in combination with others, it is 

considered that overall there will be substantial beneficial impacts on the 
significance of the Sessions House. 

 
8.7 This conclusion has been arrived at having taken into account all other 

relevant material considerations, none of which outweigh the reasons for 
the officer recommendation made below. 

 

9.0 OFFICER RECOMMENDATION: Listed Building Consent be granted 
subject to completion of the following conditions 

 
 CONDITIONS 
 

 1. The works hereby permitted shall begin before the expiration of three 
years from the date of this consent. 

 
 Reason: As required by Section 18 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 as amended by Section 51 of the Planning 

and Compulsory Purchase Act 2004. 
 

 2. Notwithstanding the submitted details, prior to work commencing on 
the removal of any part of the ceiling, a methodology statement for the 
removal and reinstatement of the main auditorium ceiling must be 

submitted to the Local Planning Authority for written approval. Details 
must include how cornices are to be repaired/reinstated; how floral 

pattress are to be removed, repaired where necessary and reinstated; 
how the main ceiling is to be removed whilst protecting the cornices that 
are to remain; and the methods of replastering and recreating cornice 

mouldings. Removal and reinstatement must be undertaken in 
accordance with the approved methodology statement.  

 
 Reason: To ensure the development is appropriate to the listed building 

and is carried out in a way to preserve or enhance the heritage asset in 

accordance with SP11 of the Local Plan and the NPPF. 
 


