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Part 1: Open to the Public – Item No. 

 
 

REPORT OF THE STRATEGIC DIRECTOR PLACE 

 
 

TO THE CITY MAYOR’S REGENERATION  
 

                                          DECISION - 13th March 2023 

 

TITLE: DISPOSAL OF LAND AT HANOVER COURT, HIGHER BROUGHTON 

 

RECOMMENDATIONS: 

 
The City Mayor is recommended to: 

 
Note the proposals detailed below on the terms as set out in the body of this report 
and on the detailed terms set out in an accompanying Part 2 report for approval 

elsewhere on the agenda. 
 

1. Approve the disposal of land at Hanover Court, Broughton on the terms 
contained in this report. 
 

2. Delegate authority to the Strategic Director of Place and the Section 151 
officer to negotiate and finalise the commercial arrangements and all other 
necessary ancillary agreements to allow the completion of the arrangements 

as detailed in this report 
 

3. Authorise the City Solicitor to progress and complete the associated legal 
formalities and the taking of all steps required to give effect to the above 
recommendations 

 

EXECUTIVE SUMMARY: 

 
Hanover Court, a 16 storey residential tower block, was demolished in 2005 and the 
site has been vacant since this date. 

 
The site is a Housing asset but corporately a decision was taken to hold the land for 

potential future LEA education use. Following a review of Pupil Place Planning data, 
Children’s Services have confirmed that the site is no longer required for locally 
maintained schools. 

 
Beis Yaakov High School (Academy status), which occupies the adjacent site, had 

previously indicated that they were looking to expand the school and expressed an 
interest in acquiring the Hanover Court site to support future school expansion. A 
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deliverable proposition did not however come to fruition and the school were advised 
that the Council would be considering alternative options for the site. 
 

More recently a local Community Group approached the Council regarding a 
proposal to develop the Hanover Court site as a multi-purpose community hub 

together with specialist housing to be built to the specific requirements of Jewish 
residents.  
 

Members were consulted and were supportive of the grant of a six month exclusivity 
period to enable 1:1 negotiations to take place. The exclusivity also provided the 

Community Group time to develop their proposal further. The exclusivity expired in 
February 2022.  
 

Heads of Terms have now been provisionally agreed associated with the disposal to 
the Community Group, by way of 250 year lease, for which approval is now sought. 

 
To ensure transparency and that best value can be demonstrated an independent 
assessment of market value has been undertaken and the Community Group have 

confirmed that the valuation is agreed and Market Value will be paid.  

 
 

BACKGROUND DOCUMENTS: Not applicable 

 

 

KEY DECISION: YES 

 

1.0 BACKGROUND 

 

1.1 Hanover Court, a 16 storey residential tower block, was demolished in 2005 
and the site has been vacant since this date. The site (shown edged red at 
Appendix 1) is recorded as Housing asset on the Council’s Asset Register but 

corporately a decision was taken at the time to hold the land for potential 
future LEA education use, although a formal appropriation was not 

undertaken.  
 
1.2 Children’s Services, following a review of Pupil Place Planning data, have 

confirmed that the site is no longer required for Locally Maintained schools 
and Property Services have been considering options for the site against a 

backdrop of competing demands and council drivers. 
 

1.3 The site clearly has the potential to support housing delivery in the city either 

through Derive, an RSL or private sector developer partner and from a market 
value perspective we consider that residential use of the site would generate 

the highest potential land value. 
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1.4 Given its location however the site has received attention from local Jewish 
organisations with outline propositions coming forward to meet specific local 
needs.  

 
1.5 Beis Yaakov High School (BYHS) (Academy status), which occupies the 

adjacent site, has previously indicated that they were looking to expand the 
school and expressed an interest in acquiring the Hanover Court site to 
support future school expansion. 

 
1.6 Without prejudice discussions commenced with the school to develop the 

proposition in further detail. A deliverable proposition did not however come to 
fruition and the school were advised in October 2020 that the Council would 
be considering alternative options for the site 

 
1.7 In November 2020 a community group approached the Council regarding a 

proposal to develop the Hanover Court site as a multi-purpose community hub 
(which would work in partnership with the existing Broughton Hub) together 
with specialist housing to be built to the specific requirements of Jewish 

residents. 
 

1.8 The group acknowledge that the Council has been actively supporting the 
needs of the local area but believe that there are gaps that need to be 
addressed. 

 
1.9 Since 2011 it is estimated that the overall Jewish population rose 25% faster 

than the rate of growth seen in the overall population, in Salford the Jewish 

community has increased by 48% over the same period placing significant 
additional demands on local service infrastructure. 

 
1.10 The area of Higher Broughton has a high concentration of the Charedi Jewish 

Community (also referred as strictly observant). The Charedi Community has 

a high number of large families and would prefer to use internal community 
services rather than mainstream providers. This includes retail shops, health 

and medical services, early years’ childcare, youth services and educational 
settings. 
 

1.11 In addition, over 60% of Charedi families in Salford do not drive or have 
access to a car which means they generally rely on accessing services which 

are close to their homes. They also do not have internet access in their 
homes. 
 

1.12 Subject to Planning the Community Group is proposing to develop the site to 
include:  

 
(i) Community Hub, small retail space and shared workspace for new 

business start-ups, office space for Community Groups and a fitness 

centre with separate facilities for men and women. It is proposed that 

Ezra Care will be the anchor tenant of the Community Centre. Ezra 

Care is a local, established and recognised charity, who provide a 
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range of support services for people suffering from illness and work to 

relieve pressure on the NHS by supporting patients both at home and 

in hospitals. Ezra Care have the resources, stability and relationships 

in the Community to oversee the varied usages and to ensure the 

viability of the centre. 

  

(ii) Housing, there is a huge need for housing in the local community. 

The proposal would look to develop between 19 – 23 houses (4/5 
bedroom) the properties will be built to the specific requirements of 

Jewish residents such as providing a Kosher kitchen/ sukkah. The 
vast majority of houses will be made available on an affordable basis  

with a mixture of shared ownership and social rent. 

 

1.13 Members were consulted and were supportive of the grant of a six month 
exclusivity period to enable 1:1 negotiations to take place. The exclusivity also 

provided the Community Group time to develop their proposal further. The 
exclusivity expired in February 2022. 
 

1.14 High level discussions have been held with planners associated with the 
proposal and feedback has been positive. 

 
1.15 The Community Group has undertaken extensive, and fully representative, 

community consultation between July – December 2021 which included 

meetings with local Members, members of Salford’s Orthodox Jewish Forum 
and Community Leaders and Groups. Feedback received by the Community 

Group has been overwhelmingly supportive.  
 
2.0      DETAILS 

 
2.1 The Community Group has instructed an architect to develop their proposal 

further however costs are now escalating, and the Community Group have 
requested assurance that, subject to planning and market value being paid, 
that the Council will agree to a disposal. 

 
2.2 To ensure transparency, and that best value can be demonstrated, an 

independent valuation of the Hanover Court site has been undertaken and the 
Community Group have confirmed that the valuation provided is agreed. 

 

2.3 Heads of Terms associated with the disposal of land at Hanover Court have 
been provisionally agreed and can be found at Appendix 2. Full commercial 

terms can be found in the accompanying Part 2 Report. 
 
2.4 From a property perspective, provided Market Value for the land is secured, 

we consider that this is a worthy proposal given the potential support the 
project will provide for the benefit of the local Jewish community. 

 

2.5 Alternative options would of course include the general marketing of the site, 
with all submitted bids being considered on merit, or the direct delivery of 

housing by the Council / Derive.  With regards to the former such an approach 
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would clearly enable the city council to fully test the market and demonstrate 
best value/best price obligations have been achieved.  However property 
services are of the view that the provisionally agreed purchase price is fully 

representative of market value and this position has been endorsed through 
independent valuation advice.   

 
2.6 In respect of service delivery, engagement with housing colleagues has 

indicated that the site is not considered suitable due to the specific 

requirements of Jewish residents (size, kosher kitchen, sukkah etc) who would 
be the most likely occupiers of the residential accommodation in this location. 

 
3.0      RECOMMENDATION 

 

The City Mayor is recommended to: 
 

Note the proposals detailed below on the terms as set out in the body of this report 
and on the detailed terms set out in an accompanying Part 2 report for approval 
elsewhere on the agenda. 

 
1. Approve the disposal of land at Hanover Court, Broughton on the terms 

contained in this report. 
 

2. Delegate authority to the Strategic Director of Place and the Section 151 

officer to negotiate and finalise the commercial arrangements and all other 
necessary ancillary agreements to allow the completion of the arrangements 
as detailed in this report 

 
3. Authorise the City Solicitor to progress and complete the associated legal 

formalities and the taking of all steps required to give effect to the above 
recommendations 

 

 
 

KEY COUNCIL POLICIES:  
 

 Health and Social Care 

 Education and skills 

 Housing 

 Social impact 
 

 
 

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:  
 
There are no specific equality impact matters following from the proposals contained 

in this report. 

 

ASSESSMENT OF RISK: Low 
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LEGAL IMPLICATIONS Supplied by: Deborah Scott (Shared Legal Service) 

 

Section 123 of the Local Government Act 1972 enshrines the statutory duty on local 
authorities to achieve best value in the context of land disposals. It says that a local 

authority may dispose of land held by it in any manner it wishes providing it is not for a 
consideration 'less than the best that can reasonably be obtained'. It is also 
Government policy that local authorities and other public bodies should dispose of 

surplus land wherever possible.  

   

The onus is on the local authority to be able to demonstrate that in discharging this 
statutory function it has acted properly, rationally and with due regard to its fiduciary 
duty to avoid the risk of challenge and transactions potentially being set aside by the 

Court. This will involve a robust audit trail including valuation evidence.  
   

A council can be found in breach of section 123 if it has “(i) failed to take proper advice; 
(ii) failed to follow proper advice for reasons that cannot be justified; or (iii) has followed 
advice that was so plainly erroneous that in accepting it the local authority must have 

known, or at least ought to have known, that it was acting unreasonably.”  
   

In this instance the site, following a review of Pupil Place Planning data, is no longer 
required for Locally Maintained schools and is accordingly surplus to Council 
requirements.  Whilst the Council has not marketed the site generally, it has considered 

proposals from Beis Yaakov High School (Academy status), which occupies the 
adjacent site, to support future school expansion. A deliverable proposition did not 
however come to fruition and the school were advised that the Council would be 

considering alternative options for the site.  The proposal from the community group to 
develop the Hanover Court site as a multi-purpose community hub (which would work 

in partnership with the existing Broughton Hub) together with specialist housing to be 
built to the specific requirements of Jewish residents has been considered on the basis 
that there is significant local community need for the additional facilities/activities 

proposed.  The social benefits will assist in providing justification for the proposed 
disposal should a challenge materialise and in addition, an independent valuation has 

been undertaken and the Community Group have agreed pay the agreed market value 
for the site. 
 

The Shared Legal Service will work with Council officers in finalising Heads of Terms 
to progress the scheme.   

 

 

FINANCIAL IMPLICATIONS Supplied by: David R Mills 

 
There is an option to tax on the site so VAT at standard rate (20%) would need to be 

applied to any lease or freehold sale of the property/land. 
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PROCUREMENT IMPLICATIONS Supplied by: Not applicable 

 

HR IMPLICATIONS Supplied by: Not applicable 

 

 
MEMBER COMMENTS:  

 

There has been a significant engagement with local members in relation to this 
proposal that culminated in a meeting of relevant ward members on 8th November 

2022. 
 

Most members were supportive of the proposals at that engagement.  
 
Councillor King questioned the need for the gym/recreation elements of the proposal 

given the existing provision within the wider area but was supportive of the other 
aspects of the scheme. 

 
Councillor Walters was not supportive of the proposal and has provided the following 
comments: 

  
“I have serious concerns about this, on the following bases: 

  
1) There is no evidence that sale to this "community group", even at an 
independently-valued sales price would represent best value to the City. 

  
2) There is no evidence that this "Community Hub" etc is supported by the 

community.  
  
3) There is no evidence that the proposed developers/self-appointed Community 

Group have the necessary experience and skill base.  
  

Whilst Affordable Housing (specifically housing suitable for those with disabilities) is 
desperately required and I support this initiative, another Hub, unless skilfully 
designed and managed by suitably qualified persons will become yet another waste 

of urgently-needed Real Estate, which could be fully developed for Affordable 
Housing and/or for educational purposes. 

  
Whilst I am a huge supporter of providing exercise and sport facilities for the 
community (current culturally- appropriate facilities are lacking), and even though I 

believe that there is an intention to place gym facilities in this new Hub, I am not 
convinced that the management have the skills to provide what is required. 

 
I am particularly concerned that self-appointed and unelected “community 
representatives” were claiming to represent the community in delivering a project that 

they had been consulted on and widely agreed to. I dispute that an appropriate 
community consultation has taken place, and despite requesting this be done, this 

request was refused. From extensive discussion with many constituents, I was 
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unable to find one person who was even aware of the alleged ‘consultation’ that had 
taken place, and indeed many reacted in horror at the suggestion that Hanover Court 
should be sold off in this way. The view of the community is that school and housing 

are required, not community centres or gyms. 
  

In conclusion, I intend to use every (legal) method available to prevent this from 
happening, up to and including Judicial Review. I am now taking independent legal 
advice, and shall be instructing counsel, at my own expense, as appropriate. 

  
As previously mentioned, I would expect significant community opposition at the 

planning stage too”.  
 
 

 

CLIMATE CHANGE IMPLICATIONS Supplied by:  Not applicable 

 

OTHER DIRECTORATES CONSULTED: None 

 

CONTACT OFFICER: Angela Martens  TEL NO: 779 6077 

 

WARDS TO WHICH REPORT RELATES: Kersal and Broughton Park 

 


