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Part 1 – Open to the public 

 
 

REPORT OF 
 

The Strategic Director for Place 
 

TO 
 

Lead Member for Planning, Transport and Sustainable Development 
 

ON 
 

17 January 2023 

 
 
TITLE:  Consideration of the potential addition of Cleveland House, 224 Eccles Old 
Road to the Local List of Heritage Assets 

 

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

i) Approves the addition of Cleveland House, 224 Eccles Old Road to the 
local list of heritage assets. 

 
 

EXECUTIVE SUMMARY:  

An application has been submitted by a local resident for the consideration of 
Cleveland House on Eccles Old Road be added to the Local List of heritage assets.   

Cleveland House is a detached property dating from towards the end of the 19th 
century and is a part three, part two storey building with a detached former stable 
block at the rear.  It was built originally for William Hinmers who was a county Justice 
of the Peace and a member of Eccles Congregational church.  It was then occupied 
by further wealthy residents; Salfordian James Higson who was a Salford Councillor 
and also a JP and later by Thomas Osborne, a corn miller and hay merchant.  The 
property remained in residential use until the late 1930s when it became a nursing 
home.   It was acquired by the city council in 1949.  More recently it was in office use 
until February 2021 when it became vacant and has remained so ever since.   It has 
recently been put up for sale by the city council.  

 A three-week consultation relating to the potential addition of the property to the 
local list was undertaken during July 2022. This involved writing to the neighbouring 
properties, with comments invited about the potential local listing. One 
representation was received from residents who had no objections to the proposal as 
they consider it to be a building of local importance but who did have some concerns 
that it may prohibit any future change of use of the property.   
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Desktop research and an in-house assessment against the eight established local 
list criteria have been undertaken.  It is considered that the property does have 
sufficient local heritage value and is therefore worthy of inclusion on the local list of 
heritage assets.    
  

 

BACKGROUND DOCUMENTS:  

 

KEY DECISION:  No  

 
 

1.0 Introduction and Background Information  
 
1.1 Cleveland House, located at 224 Eccles Old Road is situated in the Pendleton 

and Charlestown ward.  It is not listed (national or locally) and not located 
within a conservation area.  An application has been submitted by a local 
resident for its addition to the local list of heritage assets.  See annex 1 of this 
report for photographs of the property.  

 
1.2 The property which is sited within a substantial sized plot was originally 

constructed as a detached dwelling house for one of the city’s wealthy 
residents towards the end of the nineteenth century.  It was extended shortly 
afterwards resulting in a large and imposing detached dwelling with a 
detached stable block at the rear.  It was in residential use until the late 1930s 
when it became a nursing home.   

 
1.3 The property was acquired by the city council in 1949.  More recently it was in 

use as offices for the NHS but it became vacant in February 2021 and has 
remained vacant ever since.  In October 2022 it was put up for sale by the city 
council.   

 
 
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.   

 
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 against 
which any proposed addition to the local list is appraised are; architectural 
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interest, historical interest, age, aesthetic value, local interest, group value, 
landmark value and social or communal value. 

 
2.3 Paragraph 203 of the National Planning Policy Framework (NPPF) requires 

the effect of a planning application on the significance of a non-designated 
heritage asset to be taken into consideration 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 Having regard to the NPPF, the fact that a building or site is on a local list is a 

material consideration when determining the outcome of a planning 
application.  This does not necessarily mean that planning permission will 
automatically be refused; in many circumstances it may simply require 
additional consideration of the design of the proposal to ensure that it is in 
keeping with the character and aesthetics of the property and does not detract 
from its heritage value.  However, similarly it must be acknowledged that 
inclusion on the local list is likely to be important in the consideration of 
proposals that have an impact on the character of the property to the extent 
that they would be detrimental to its value as a non-designated heritage asset.  
Applications for planning permission can be refused on the grounds of harm 
to a non-designated heritage asset. 

 
2.5 In addition, it should also be noted that should a prior notification application 

for the demolition of the building be submitted this could only be considered in 
terms of the proposed method of demolition and proposed restoration of the 
site.  Any local heritage value is not of consideration.     

 
3.0 Cleveland House 
 
3.1 The detached property which is set within spacious grounds was built around 

1878 as a single residential dwelling for one of the city’s wealthy residents.  It 
was substantially extended to the rear with a two storey addition during the 
1880s and this also included the erection of a detached stable block along the 
northern boundary.  The two storey extension was designed by local 
architects Maxell and Tuke who were based in Manchester and notably 
designed Blackpool Tower.  

 
3.2 The property is constructed in Flemish bond construction from red brick with a 

central entrance door flanked by a single storey bay window to either side.  
There are brick headers and stone cills to windows, decorative eaves 
including brick corbelling detail and it has a slate roof.  The two- storey 
extension built during the 1880s was large, of a similar construction but also 
included a rather unusual tower/turret feature on the eastern elevation with a 
weathervane and decorative curved tiles on its roof.  The property has also 
had a single storey rear extension subsequently to this. See Annex 1 of this 
report for photographs of the property. 
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4.0 Consultation 
 
4.1 In July of this year the residents of the proposal property and those 

immediately adjoining/adjacent to it were notified about the proposal to add 
the property to the local list and invited to make any comments.  The ward 
councillors were also sent notifications.  One letter of representation was 
received from residents who had no objections to it being included on the 
local list but had concerns that its listing may prohibit it’s change of use, 
especially any changes necessary to the interior of the building. No concerns 
were raised about the application from ward councillors. 

 
4.2 In response to the representation, and as referred to in paragraphs 2.3 and 

2.4 above if planning permission were required, any local listing status would 
become a material consideration.  This would not necessarily mean that 
planning permission would be refused, but greater consideration may have to 
be given to the detail of any proposal to ensure that it remained in keeping 
with the character of the property and would not have a detrimental impact 
upon its value as a non-designated heritage asset.   

 
5.0 Appraisal 
 
5.1 Desktop research was undertaken followed by an in-house assessment of the 

property against the eight local list established criteria (see annex 2 of this 
report for this detailed assessment).   The main points from the assessment 
are set out below. 

 
5.2 The property was built during the late 19th century when the city was growing 

rapidly, and properties were required for the more wealthy residents.  The 
property remains largely in its original form and is a good example of its type.  
It also features a large two storey extension which included an unusual 
tower/turret feature and a stable block at the rear along the northern 
boundary.  This extension was designed by the same architects who later 
designed Blackpool Tower.  It stands on a prominent corner on Eccles Old 
Road with Lancaster Road and also has some value with properties 208 to 
214 further along Eccles Old Road which were also constructed around a 
similar time.  This part of Eccles Old Road became known as “Millionaires 
Row”.     

 
5.3 When the property was in use as a residential dwelling a couple of the former 

residents William Hinmers and James Higson, were both Justices of the 
Peace with the latter, a Salfordian by birth, also being a Salford Councillor.  
As such they both clearly played a role in the local community and the local 
cultural heritage of the city.  After this, the property became a nursing home 
and has subsequently remained in health and social care use for Salford 
residents.   

 
5.4 Taking all of the above factors into account (and the assessment at annex 2), 

including its former residents, its former use and local value and also the 
architectural and aesthetic value of the property, it is considered that the 
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property is of sufficient heritage value to be deemed appropriate for inclusion 
on the local list of heritage assets. 

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

Sustainable Development: 
 

i) Approves the addition of Cleveland House, 224 Eccles Old Road to the 
local list of heritage assets.  

 

KEY COUNCIL POLICIES:  

Unitary Development Plan saved policies  
Salford Local Plan: Development Management Policies and Designations (scheduled 
for adoption January 2023 and will replace all of the Unitary Development Plan 
policies). 
 

 

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: It is not considered that 
the proposal would have a disproportionate impact on any of the protected groups. 

 

ASSESSMENT OF RISK: low – inclusion on the local list does not affect the 
requirement for planning permission but rather becomes a material consideration for 
any proposal requiring planning permission.  This does not necessarily mean that 
planning permission will be refused; it may simply require additional consideration of 
the design of the proposal. 

 

SOURCE OF FUNDING: n/a 

 
LEGAL IMPLICATIONS: Comments from Justin Hobson.  Legal issues have been 
considered within the body of the report.  A local list is a non-statutory discretionary 
function of the Council.  Any decision to add/remove a heritage asset to/from the 
local list would have the potential to be subject to judicial review on the normal 
grounds. 
 

 

FINANCIAL IMPLICATIONS: Martin Anglesey, Finance Officer, 2 December 2022 

There are no implications to existing budgets regarding this proposal. 
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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):  

Pendleton and Charleston
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Annex 1: Photographs of the property 

Cleveland House front elevation. 

 

 

 

 

 

 

 

 

 

 

 

 



8 
 

Two storey rear addition dating from the 1880s 
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The turret/tower feature 
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Former stable block along northern boundary 
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Annex 2: Assessment of Cleveland House 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 
 

A good example of an original 
Victorian villa that contributes 
to the streetscene and 
surrounding environment.  It is 
a large, part two, part three 
storey, red brick detached villa 
of Flemish bond construction 
which was built for the wealthy 
residents of the city.    
 
The property was built in two 
stages.  The rear two storey 
element was built slightly later 
than the front and included a 
two storey tower/turret 
structure to the side/rear with 
a weathervane and decorative 
curved tiles and eaves tiles.  
This rear extension was 
designed by Manchester 
architects Maxwell and Tuke 
based at 29 Princess 
Street,Manchester, who 
designed Cambridge Hall in 
Southport and also Blackpool 
Tower. 
 
There is a detached single 
storey former stableblock also 
included in the site, adjacent 
to the rear northern boundary.    

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. 
 

The property was part of what 
became known as 
“Millionaires Row” and was 
originally built as a residential 
dwelling for William Hinmer, a 
county Justice of the Peace 
(JP).  It was then occupied by 
James Higson who was a 
Salford councillor and also a 
JP and subsequently Thomas 
Osborne who was a corn 
miller and hay merchant.  
Around 1937 it became a 
nursing home and was then 
acquired by the city council in 
1949.  It has subsequently 
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No. Criteria Description Assessment of proposal 
properties 
 

become a base for health and 
social care services for 
Salford residents (although it 
is now vacant). 

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

Built 1878.  The rear element 
was built shortly after this   
during the 1880s, although the 
precise date is unknown.         

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. 
 

A large and imposing, 
attractive property in Flemish 
bond construction with many 
original features retained.  
  
Double fronted with central 
doorway and entrance porch 
with single storey bay 
windows at ground floor. 
Stone cills and brick arched 
headers to all windows.  
 
Decorative eaves including 
brick corbelling detail below a 
slate roof.   
 
Unusual two storey 
tower/turret structure to 
eastern elevation of rear two 
storey extension with 
decorative shaped roof tiles 
and a weathervane.   
 
The property has some 
relationship and similar 
aesthetic characteristics with 
properties to the east at 208 – 
214 (evens) Eccles Old Road 
and also 220 and 222 Eccles 
Old Road, which all 
demonstrate the wealth of 
some of the residents of the 
city at the time and the growth 
of this part of the city. 
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No. Criteria Description Assessment of proposal 
properties 
 

 
 

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 
 

Originally built for and home to 
William Hinmer a county 
Justice of the Peace and 
member of Eccles 
Congretational Church. It then 
became home to James 
Higson, a master painter and 
decorator and Salfordian by 
birth who later became a 
Salford Councillor and also a 
Justice of the Peace.  
Subsequently it became home 
of Thomas Osborne 
Warburton a corn miller and 
hay merchant until around 
1937 when it then became a 
nursing home where it is 
understood over 500 babies 
were born between 1939 - 
1949.  It remained in use for 
health and social services 
provision in Salford until 
February 2021. 

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 property has some 
townscape relationship with 
properties further to the east 
on Eccles Old Road which 
were also built for wealthy 
residents of the city at the 
time.    

7 Landmark 
value 

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

The property is located on a 
prominent location on the 
corner of Eccles Old Road 
and Lancaster Road.   

8 Social or 
communal 
value 

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

None. 

  

 

 

  


