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ON 
 

15 June 2021 

 
 
TITLE:  Consideration of 2 Hanover Gardens and 24 Broom Lane to be added to the 
Local List 

 

RECOMMENDATION: It is recommended that the Lead Member for Planning and 
Sustainable Development: 

i) Agrees that the properties 2 Hanover Gardens and 24 Broom Lane are 
added to the local list of heritage assets. 

 
 

EXECUTIVE SUMMARY:  

Number 2 Hanover Gardens and 24 Broom Lane are a pair of conjoined detached 
dwellings which are of an Art Deco style designed by Joseph Sunlight and built 
around 1912.  During the course of a planning application for works to 2 Hanover 
Gardens, consultants were commissioned to assess the suitability of 2 Hanover 
Gardens and 24 Broom Lane, for inclusion on the national list of heritage assets.  
This commission found that the case for the properties was marginal in terms of the 
national list but it was recommended that if the properties were not nationally listed 
they should be included on the city council’s local list of heritage assets.  

In response to the recommendation from the commission, a three-week consultation 
was undertaken during January/February of this year inviting comments about the 
proposal to include the two properties on the local list.   Four written objections were 
received but it was also indicated that there was considerable local opposition 
against any heritage designation on the properties or in the area as the Jewish 
Community relied on extensions and alterations to accommodate their larger 
families.  The ward members also submitted written representations against the 
proposal. 
 
On the basis of the professional assessment that has been undertaken and an in-
house assessment against the Salford local list criteria, it is considered that the 



properties do have some heritage value and are worthy of inclusion on the local list.  
However, it is clear that the area is of value to the Jewish Community in Salford and 
the inclusion of these properties on the local list would have some impact upon how 
they live, and therefore it is recognised that there are also wider issues that 
Members may wish to carefully consider as part of any decision making process.    .    

 

BACKGROUND DOCUMENTS: 24 Broom Lane and 2 Hanover Gardens 
Preliminary Assessment of Suitability for Listing by Donald Insall Associates, 
November 2020. 

 

KEY DECISION:  No  

 
1.0 Introduction and Background Information  
 
 
1.1 The properties at 2 Hanover Gardens and 24 Broom Lane, in Kearsal ward, are 

currently unlisted and are not located within a conservation area.   
 
1.2 In September 2020 a planning application was received for 2 Hanover Gardens 

for a number of works including the erection of a part single/part two storey 
side/rear extension, loft conversion with dormers to front and rear, gable build-
up, porch to the front, internal and external alterations, planning reference 
20/75807/HH.   

 
1.3 During the course of the planning application, an application was submitted to 

Historic England to consider the inclusion of 2 Hanover Gardens and 24 Broom 
Lane on the national list of buildings of special architectural or heritage interest.  
At the same time the city council were asked to consider a Building Preservation 
Notice, to safeguard and protect the properties until such time as Historic 
England determined the application for inclusion on the national list of heritage 
assets. 

 
1.4 To assess the case for a Building Preservation Notice, external consultants 

were commissioned to undertake an independent assessment of the suitability 
of the listing of the two properties in question.  This found the properties to be 
a marginal case in terms of inclusion on the national list but it was 
recommended that if they weren’t nationally listed, the two properties were 
added to the local list of heritage assets. 

 
1.5 Historic England determined not to add 24 Broom Lane and 2 Hanover Gardens 

to the national list as it was considered that the extent of alteration of the 
properties both internally and externally, had compromised the integrity of the 
overall design of the pair such that it was not of special interest in the national 
context.   

 
 



2.0 Local List 
 
2.1 The local list includes buildings, townscapes, landscapes, infrastructure, public 

art and other objects within the built environment that are considered to make 
a contribution to the character and historical legacy of the city and an area within 
it.  Everything on the local list is recognised as a “local heritage asset” and as 
such is given a degree of protection through the planning system, although it 
does not provide any additional planning controls.   

 
2.2 The current local list was adopted in 2013 and at that time a total of eight 

selection criteria were identified against which any future building, structure or 
feature could be assessed to be included on the list.  The eight criteria included; 
architectural interest, historical interest, age, aesthetic value, local interest, 
group value, landmark value and social or communal value. 

 
2.3 Paragraph 197 of the NPPF requires the effect of a planning application on 

the significance of a non-designated heritage asset to be taken into account in 
determining an application.  It further states “In weighing applications that 
directly or indirectly affect non-designated heritage assets, a balanced 
judgement will be required having regard to the scale of any harm or loss and 
the significance of the heritage asset.” 

 
2.4 The fact that a building or site is on a local list means therefore that its 

conservation as a heritage asset, which is an objective of the NPPF, is a 
material consideration when determining the outcome of a planning 
application.  Applications for planning permission can therefore be refused on 
the grounds of harm to a non-designated heritage asset. 

 
 
3.0 24 Broom Lane and 2 Hanover Gardens 
 
3.1 Hanover Gardens was developed/built in 1912.  The properties 24 Broom 

Lane and 2 Hanover Gardens are a pair of conjoined detached dwellings, 
located on the corner of Hanover Gardens and Broom Lane in Broughton.  
They are double fronted houses of an Art Deco design, built of red brick with 
purple brick and tile detailing, (contrasting with the other houses of Hanover 
Gardens which were brown or cream brick), and were designed by Joseph 
Sunlight.   The rear elevations of both properties are plain, of red brick and 
number 24 has a single storey lean-to extension. They were the last to be 
erected in the Hanover Gardens development and mirror the dwellings on the 
opposite corner at 1 Hanover Gardens and 26 Broom Lane. 

 
3.2 In November 2020, Donald Insall Associates were commissioned to consider 

the suitability of the properties for inclusion on the national list of heritage assets 
of special historic and architectural value.  They concluded the following:  

 
 The houses are considered to be of high historical significance for their role in 

the early 20th century for the growing middle-class Jewish community in 
Salford, their representation of early “garden city” principles, their association 
with local architect Joseph Sunlight and the inherent link with his other 



development such as Sunlight House on Deansgate in Manchester and now 
grade II listed.  

 The houses are considered to be of marginal value in terms of special interest 
in terms of the planning of the development which represents “garden city” 
principles with properties set back from the road behind large front gardens, 
their original boundary walls, their role as “gateway” buildings within the group 
with distinctive architectural treatment and butterfly arrangement 

 The properties were of national interest in respect of their connection to local 
architect Joseph Sunlight, & his assimilation of the Garden City ideals 

 The properties have the potential to be the best-preserved and most 
interesting of Sunlight’s residential work  

 The properties have strong group value with 26 Broom Lane/1 Hanover 
Gardens on the opposite corner, although this has been eroded to some 
extent by the extension to No.1 Hanover Gardens. 

 Group value with the remainder of Hanover Gardens & Marston Road. 
 
3.3 On the basis of the above it was concluded that the properties represented a 

marginal case in terms of architectural special interest although this was 
difficult to assess fully without an internal inspection, but that they did have 
sufficient historical interest to warrant full consideration by Historic England.   

 
3.4 It further concluded that if Historic England found the buildings not to be 

worthy of national listing, the properties were worthy to be placed on the city 
council’s local list of heritage assets.   

 
4.0 Consultation 
 
4.1 On the basis of the recommendations of the professional advice relating to the 

suitability of the properties to be included on the local list, an in-house 
assessment was undertaken against the eight selection criteria for inclusion 
on the local list, (that were established at the time the local list was originally 
adopted) in conjunction with the professional advice received.  This 
assessment which is included in Annex A at the end of this report, found that 
the properties did comply with each of the criteria and therefore were 
potentially worthy of inclusion against all eight criteria. 

 
4.2 The residents of the proposal properties and those immediately adjoining/ 

adjacent were notified about the proposal and invited to make comments 
during February of this year.  The ward councillors were also sent 
notifications. 

 
4.3 In response to the notification, four letters of objection were received, and the 

local ward councillors also submitted written representations against the 
proposal as they were concerned about the future “inconvenience and 
aggravation” the proposal would cause.  The grounds of objection received 
from local residents are set out below: 

 

 The Jewish Community has limited housing stock for an ever-growing 
Community with large families so they need as much space as possible via 
extensions and alterations to accommodate larger families. 



 Of all the properties on Hanover Gardens, 2 Hanover Gardens and 24 Broom 
Lane are the least worthy of heritage protection. 

 Neither house has any distinguished characteristics which make it worthy of 
listing, in both architectural and historic context. 

 The front porch and the original windows and shutters have been removed at 
2 Hanover Gardens and internal alterations have been made. 

 The properties were built in the early 20th century from a period which requires 
greater selectivity for additional protection. 

 The Rabbi’s are concerned that if Hanover Gardens is designated then the 
other surrounding streets will follow as there is no difference between the 
streets. 

 The status quo should remain. 
 
4.4 The representations received also indicated that there is considerable local 

opposition to any heritage designation whether in relation to local listing or 
conservation area designation.  

 
5.0 Appraisal 
 
5.1 Up until the time of the planning application at 2 Hanover Gardens there had 

been very little change or alterations undertaken to either of the properties other 
than a small rear extension and the replacement of front windows at 24 Broom 
Lane. Following the submission of the planning application, the owner of 2 
Hanover Gardens has undertaken some initial work to his property under his 
permitted development rights, including the removal of the porch and flanking 
lights and the replacement of the windows.   More recently still, initial works 
have commenced to replace the hip roof with a gable (again under his permitted 
development rights).   

 
5.2 Some of the comments received in response to the consultation, questioned 

the heritage value of the buildings. However, the independent assessment 
clearly identified elements of both architectural and historic interest in both 
properties, (summarised in paragraph 4.2 of this report) as did our own in-house 
assessment (see annex 1).  Therefore, it is considered that the properties do 
have some value in heritage terms.   

 
5.3 If a property is included on the local list it does not preclude new development 

or additions to properties altogether, and it also doesn’t generate any additional 
planning controls.  What it does mean however is that it becomes a material 
consideration for any proposal requiring planning permission.  It may also mean 
that the extent that a property can be acceptably extended may have to be 
reduced compared to other properties, to safeguard the integrity of the original 
dwelling, or in the worst case scenario, a proposal may even be refused. 

 
5.4 It is clear from the representations received against the proposal from both the 

local residents and also the ward councillors, that the area is of value to the 
Jewish Community.  This is further evidenced from the ward profile which 
reinforces this.  In the 2011 Census, the Jewish Community accounted for 41% 
of the total population for the Kersal ward (5,199 out of a total population of 
12,694 )(based on the former ward boundaries).  Furthermore, the Annual 



Population Survey estimates in 2016 suggested that this 2011 figure could have 
increased significantly to a population of 8,315.  

 
5.5 It is generally accepted that the Jewish Community have larger than average 

families and therefore often seek to increase living accommodation through 
additions and extensions to existing dwellings.  This can also be seen in the 
planning applications that are submitted within the area from members of the 
Jewish Community.  They therefore need their homes to be adaptable and able 
to accommodate these extensions and additions.  As a consequence, if it is not 
possible to extend or alter a property for whatever reason, this may well 
detrimentally impact upon their lifestyle and also cause unnecessary concern. 
It is clear that there is a distinct, well-established Jewish community in this 
neighbourhood. The ability for households to adapt homes in the 
neighbourhood to meet their need for more space clearly supports the 
development of the community, helping families to remain within the area. It is 
recognised that there will be concerns that planning designations could affect 
the ability of households to remain within this community, which could have 
negative local social impacts. It will therefore be very important that this 
community/social value is fully recognised and is very carefully weighed up in 
the planning balance for the proposal.     

 
5.6 On balance, officers consider that the properties are worthy of inclusion on the 

local list on the basis of the initial professional assessment and the subsequent 
in-house assessment.  Alongside this however, it is recognised that a number 
of concerns have been raised from members of the local community about the 
impact such a listing may have on the local Jewish community in particular, and 
that there may be a loss of social and community value if the properties were 
to be included on the local list.  It will be very important that all of these matters 
are taken into careful consideration and are likely to be very finely balanced in 
reaching any decision.  

 
6.0 Recommendation 
 
6.1 It is recommended that the Lead Member for Planning and Sustainable 

Development: 
 

i) Agrees that the properties 2 Hanover Gardens and 24 Broom Lane are 
added to the local list of heritage assets.  

 

KEY COUNCIL POLICIES:  

Unitary Development Plan saved policies  
 

 

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: A community impact 
screening opinion was undertaken.  This identified that whilst this area was 
predominantly occupied by the Jewish community, people of other religious groups 
may also choose to reside here.  It was therefore considered that the proposal would 



not have any disproportionate or differential negative impact on the Jewish 
population over and above any other religious group who may also have larger 
families and who may also wish to live in this part of the city.  It was therefore 
concluded that the proposal did not have a disproportionate impact on any of the 
protected groups.   

 

 
ASSESSMENT OF RISK:  

 

SOURCE OF FUNDING: n/a 

 
LEGAL IMPLICATIONS: Comments from Robert Irvine: Decisions to add property to 
the list of local heritage assets should be based on sound evidence that the property 
meets the Council’s published criterial for inclusion on the list.  This report sets out 
the Council’s criteria and explains that external consultants were commissioned and 
have recommended that these properties be included on the list of local heritage 
assets.  If these properties are included on the list, then their presence on it will be a 
material planning consideration, to be taken into account in the determination of any 
planning applications affecting the properties. 
 

 

FINANCIAL IMPLICATIONS: N/A 

 

PROCUREMENT IMPLICATIONS: N/A

 

HR IMPLICATIONS:  N/A

 

CLIMATE CHANGE IMPLICATIONS:  N\A  

OTHER DIRECTORATES CONSULTED: N/A

 

CONTACT OFFICER: Amelia Lucas 
 
TELEPHONE NUMBER: 0161 793 3287

 

WARD(S) TO WHICH REPORT RELATE(S):  

Kearsal

 



 

Annex 1: Assessment of 24 Broom Lane and 2 Hanover Gardens against 
established local listing selection criteria 

 
No. Criteria Description Assessment of proposal 

properties 
 

1 Architectural 
interest 

Buildings and structures of an 
architectural design, decoration 
and craftsmanship that contributes 
positively to their environment and 
offer a composition that affords 
value, in its proportions, materials 
and construction 
 

The planning of the wider 
development represents 
Garden City principles on a 
small scale. 
 
The boundary walls are 
original to the development. 
 
Their role as “gateway” 
buildings within the group with 
distinctive architectural 
treatment and “butterfly” 
arrangement.  
 
The external elevations are 
little altered especially at no. 
24 Broom Lane. 
 

2 Historical 
interest 

A building, object or place that is 
connected with Salford, Greater 
Manchester or the north west’s 
social, economic and cultural 
growth and development, or is 
concerned with a person or event 
that plays a significant role in local 
or regional cultural heritage. 
 

Their role in the early 20th 
century development of this 
area of the city for the growing 
middle-class Jewish 
community of Salford. 
 
Their broader role in the 
suburbanisation of the Greater 
Manchester area. 
 
Their representation of an 
early, albeit small-scale shift 
to “garden city” principles,  
 
Their historic association with 
renowned local architect 
Joseph Sunlight 
 

3 Age Local heritage assets will be 
considered from all periods.  
However, particular attention will 
be given to buildings that pre-date 
1919 and therefore contribute to 
the principal industrial era under 
which the city established itself.  
Nevertheless, there are many 20th 
century buildings of impeccable 

The houses were developed 
in 1912 and are relatively 
unaltered, no.24 Broom Lane 
in particular. 



design that must be considered 
due to their own cultural merits. 
 

4 Aesthetic 
value 

The appearance of buildings, 
monuments, places and 
landscapes, including groups of 
buildings that individually or 
together form a set piece or 
characterise a townscape.  
Particular attention will be given to 
style, design, materials, 
composition and layout. 
 

The properties which are of a 
“butterfly” arrangement, are a 
conjoined pair of double 
fronted houses of an Art Deco 
design faced in bright red 
brick with purple brick 
detailing, tiled aprons, swept 
leaded porches   and shutters 
(both now missing at no.2 
Hanover Gardens) and low 
hipped slate roofs defined by 
a deep dentil cornice.   
 

5 Local interest 1. People and events – 
buildings and landscapes 
associated with influential 
people and events. 

2. Industrial heritage – 
buildings and landscapes 
that represent most strongly 
Salford as a place different 
from other areas of the 
region or even within 
Greater Manchester 
 

These houses were designed 
by local architect-developer 
Joseph Sunlight. 

6 Group value The collective value of a 
townscape or landscape where 
individually assets have limited 
value, yet together comprise a 
common theme important to the 
growth of the city or with attractive 
aesthetic properties. 
 

The properties have strong 
group value with 26 Broom 
Lane and 1 Hanover Gardens 
which are opposite the 
proposal properties, albeit that 
1 Hanover Gardens has had a 
full height in-fill extension. 
 
The houses also have group 
value with the remainder of 
the development on Hanover 
Gardens and Marston Road. 
 

7 Landmark 
value 

Assets that have historically 
marked important moments in the 
landscape, provide punctuation to 
streets or mark arrival points. 
 

As “gateway” buildings they 
introduce the wider Hanover 
Gardens development and 
provide punctuation to the 
southern end of Hanover 
Gardens. 
 

8 Social or 
communal 
value 

Assets that are of value to a 
particular residential, commercial, 
historical, religious or interest 
group. 
 

The houses were originally 
developed for the growing 
middle-class Jewish 
community of Salford. 

   


