
Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  1 | 64 
 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

  

  

Prepared for 
Workman LLP 

 
December 2020 
 

 

HERITAGE STATEMENT:  
Significance Appraisal and Impact Assessment 
 

Hanover House  
And E-Block, 
Manchester 

Prepared by 

 

Stephen Levrant Heritage Architecture Ltd 

Canada House, Chepstow Street, Manchester, M1 5FW                                                                            

www.heritagearchitecture.co.uk 



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  2 | 64 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HANOVER HOUSE AND E-BLOCK, MANCHESTER: HERITAGE STATEMENT  

All Rights reserved. 

Copyright © Stephen Levrant : Heritage Architecture Ltd.  

While Copyright in this volume document report as a whole is vested in Stephen Levrant Heritage Architecture Ltd., copyright to individual 
contributions regarding sections of referenced works belongs to their respective authors, and no part may be reproduced, transmitted stored 
in a retrieval system in any form or by any mean whether electronic, mechanical, via photocopying, recording or otherwise, without the 
previous consent from Stephen Levrant : Heritage Architecture Ltd. 

Document production © Heritage Architecture Ltd 2020. 

DRAFT ISSUED: 13th December 2020 

FINAL ISSUED: 14th December 2020 

Heritage Architecture Ltd is Registered in England No. 3053944 • VAT GB656883581.  

Registered office: 5 Technology Park, Colindeep Lane, Colindale, NW9 6BX 

Correspondence to be addressed to: Suite 1.06. Canada House, Chepstow Street, Manchester. M1 5FW. 

 



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  3 | 64 

EXECUTIVE SUMMARY  

i) This Heritage Statement (HS) assesses the impact of the proposed scheme to undertake minor 
alterations and tenant fit out for Hanover House and E Block, a grade II listed building, to provide 
office, retail and leisure units across the ground floor and basement levels of the building. The 
aim of the Heritage Statement is primarily to provide a succinct summary of the building’s 
history and significance, concentrating on the areas that the proposed works relate to, before 
undertaking an assessment to outline the impact of the proposals on the heritage asset and 
identify whether the works would cause such impact that the building’s special historic and 
architectural interest would be altered significantly.  

ii) The statement places the relevant planning and conservation policy to the building alongside 
the proposals in context, ensuring that the HS is proportionate to the building’s significance and 
to the proposed degree of change. 

iii) Therefore, greater weight has been given to assess the direct impact of the proposed change of 
use and physical alterations to the building, whilst the indirect impact assessment ensured 
consideration was given to the any change to the character of the conservation area and the 
setting of the surrounding identified heritage assets. This is due to the nature of the proposed 
works having minimal impact or alteration on the external appearance of the listed building and 
the conservation area. 

iv) Part 1 of this report consists of a Heritage Significance Appraisal, that covers the site’s historical 
background and development before a description of the building fabric, providing a record of 
the current surviving elements of historic and architectural interest. 

v) The appraisal concludes with an assessment of the significance of the building’s fabric for the 
impact assessment to be made. The significance appraisal identifies the relative significance of 
each component of the building that the proposed works interact with. 

vi) Part 2 covers the Heritage Impact Assessment and itemises the impact of the proposed scheme 
on the character and fabric of the heritage asset; the method is a synthesis of the Historic 
England’s guidance on “Conservation Principles” (2008), the policy requirements of the NPPF 
(which requires that new development should be demonstrably ‘sustainable’) and the ICOMOS 
methodology for evaluating impact.  

vii) The impact assessment concluded that the proposed works will have negligible adverse impact 
on the grade II listed building and the Shudehill Conservation Area and lead to less than 
substantial harm. The proposed works have been designed to minimise intervention, efficiently 
utilise the buildings structural form where interventions are introduced and will enable the 
building to return to 100% occupation with a sustainable new use to these areas.
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PART 1:  HERITAGE SIGNIFICANCE APPRAISAL 
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1. INTRODUCTION 

1.1 Purpose of the Heritage Statement 

i) This Heritage Statement has been prepared on behalf of NOMA (GP) Ltd. by Heritage 
Architecture Ltd (HA), an architectural practice specialising exclusively in the historic 
environment. The Heritage Statement is intended to contribute to the decision making process 
which informs the proposed development and enables the potential impact to the heritage 
asset to be reviewed by Manchester City Council. 

ii) The purpose of this report is to provide a Heritage Statement for the Grade II listed Hanover 
House and E Block (listed as the Cooperative Wholesale Society and identified as the Site in this 
report), comprising an appraisal of significance and an assessment of the proposed 
development impact to the external facades, as well as the upper and lower ground floor levels 
of the building. The site is within the northern boundary of the Shudehill Conservation Area and 
borders the Cathedral Conservation Area. The Heritage Statement is intended to inform an 
application for planning permission and a Listed Building Consent application, the description 
of development as stated on the application form for planning permission and listed building 
consent is as follows: 

“Planning permission for the expansion of use classes in the ground and lower ground units of 
Grade II Listed Hanover Building and E-Block to Use Class E( and Sui generis (drinking 
establishment); including the creation of new entrances at ground floor level, external plant 
and associated works” 

“Listed Building Consent for internal and external alterations to the ground and lower ground 
floor along Corporation Street, Hanover Street and Federation Street and Balloon Street, 
including new entrances, installation of plant, signage and associated works” 

iii) E-Block (also known as New Drapery Warehouse) was the first component of the listed pair to 
be built. It was erected between 1903-05 to house the expanding Drapery business of the 
Cooperative Wholesale Society. It was then used as a warehouse and showroom premises for 
wholesale and retail sales until the late 1960s. It has remained unoccupied since this use finally 
ceased in the late 1970s. The city block was completed by the erection of Hanover House 
between 1905-09. This was purpose built to accommodate administrative offices and a meeting 
hall for the ever-growing number of Co-operative members. The building was in use as offices 
by the Co-operative Group until 2016, when the building subsequently went through a major 
scheme of redevelopment to modern office accommodation, the consent for this works also 
included retail provision at ground floor level. Works to the core and upper floors of the building 
are now complete and tenanted, however the upper and lower ground floors were simply 
repaired and left unaltered in anticipation of tenants coming forward to take these areas and 
thus developing proposals for their conversion to a new use. Following the confirmation of 
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tenants, proposals have now been developed for these parts of the building to be refurbished 
and adapted for occupation. 

iv) This statement, and the preceding conservation advice to the project team, has been prepared 
in the context of relevant national and local heritage planning policy. Section 7 of the Planning 
(Listed Buildings and Conservation Area) Act 1990 states that “any works for the demolition of 
a listed building or for its alteration or extension in any manner which would affect its character 
as a building of special architectural or historic interest” require authorisation in the form of 
Listed Building Consent. The National Planning Policy Framework (NPPF, 2019) sets out the 
framework for both plan-making and decision-taking to ensure that heritage assets are 
conserved, and where appropriate enhanced in a manner that is consistent with their 
significance and thereby achieving sustainable development.   

v) Paragraph 189 of the NPPF states that applicants are required to, “describe the significance of 
any heritage assets affected, including any contribution made by their setting.”  Section 3 of the 
Planning Policy Guidance: Conserving and Enhancing the Historic Environment (Paragraph: 009 
ID: 18a-009-20140306) furthers this requirement by stressing that; “Heritage Assets may be 
affected by direct physical change, or by change in their setting. Being able to properly assess 
the nature, extent and importance of the significance of a heritage asset, and the contribution 
of its setting, is very important to understanding the potential impact and acceptability of 
development proposals”.  

vi) In order to understand the capacity for change within the Site, and inform proposals, this 
assessment has been prepared to accord with the above requirements. 

vii) In the interests of proportionality, this heritage statement focuses only on the areas subject to 
the proposed alterations. 

viii) The purpose of this Heritage Statement is, therefore, to define the heritage significance of the 
subject site and its setting (Part 1) and then evaluate the heritage Impact on the fabric, 
character and experience of the identified heritage asset (Part 2). 

1.2 General Methodology – focus on proportionality.  

i) This Heritage Statement is framed by the requirements of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, sections 66(1). This is necessary because the 1990 Act  requires 
that the local planning authority must treat the desirability of preserving the character, fabric 
and settings of designated heritage assets (including conservation areas) as issues which are 
afforded great weight (rather than simply as material considerations) as defined by NPPF 
paragraph 193.   

ii) The Local Planning Authority's assessment of potential harm to the character, fabric or setting 
of a listed building, or to the character and appearance of a conservation area, must be an 
evidence-based planning judgment. This is because the weight which the authority applies to 
determine the degree of direct or indirect impact must be proportionate to the relative 
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significance of the identified heritage asset. Thus, ‘less-than-substantial’ harm should not be 
afforded the same weight as that defined as being ‘substantial’  The NPPF also stresses that all 
analysis and evidence must be proportionate to the relative significance of the heritage asset 
and the impact of the proposed development. This fundamental requirement informs the 
methodology used in this Heritage Statement (both Part 1 and Part 2). 

iii) Therefore, the analysis of heritage significance and impact in this Heritage Statement accords 
with the requirements of the paragraphs 189 and 193 of the NPPF and Historic England’s 
October 2019 guidance, as it presents sufficient and proportionate evidence to enable the 
Council, “to reach an informed decision”. The conclusions of this Heritage Statement are thus 
based on the, “need to be proportionate to the significance of the heritage assets [potentially] 
affected, and the impact on the significance of those heritage assets”. 

viii) The Heritage Impact Assessment (Part 2) comprises primarily of an assessment of the direct 
heritage impacts, defined as follows by ICOMOS in its 2011 guidance:  

• Direct heritage impacts are physical alterations to the fabric or character of the subject 
site arising as a primary consequence of the proposed development. They result in a degree 
of change to the subject site, or alterations to the surroundings in which the heritage asset 
is experienced (i.e. its setting). The overall effect these impacts is defined in this Heritage 
Statement by Table 2 below, having considered the relative significance of the heritage 
asset against the change to its special heritage interest.   

ix) Our assessment of the proposed works to the site concludes that the Heritage Statement will 
need to concentrate on the direct heritage impact to Hanover House and E-Block, whilst only 
minor consideration will be made to the potential impact on the Shudehill Conservation Area 
due to the degree of external alterations proposed, therefore resulting in a proportionate 
Heritage Statement. 

 

1.3 Proposals 

i) The proposed scheme is to refurbish and convert the upper and lower ground floor levels of the 
Grade II listed building into retail and leisure uses. The description of the development is: 

“Planning permission for the expansion of use classes in the ground and lower ground units 
of Grade II Listed Hanover Building and E-Block to Use Class E( and Sui generis (drinking 
establishment); including the creation of new entrances at ground floor level, external plant 
and associated works” 

“Listed Building Consent for internal and external alterations to the ground and lower ground 
floor along Corporation Street, Hanover Street and Federation Street and Balloon Street, 
including new entrances, installation of plant, signage and associated works” 

ii) To facilitate the proposed layouts, localised alterations to the existing building fabric are 
required. In summary these are proposed as follows: 
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• Introduction of three new entrances to Federation Street, with ramped access 
internally. 

• Removal of windows to Hanover Street and Balloon Street to accommodate 
ventilation intake and extract. 

• The removal of two bays of windows and masonry up to ground floor level to 
enable new entrances to be formed into the units. This will include the removal of 
the concrete floor slab to allow stair and lift access to be installed. 

• Introduction of an internal partition with E-Block at ground floor level to separate 
the space for two separate tenants. 

• The removal of three sections of floor slab and the introduction of staircases 
between the ground and basement level of E Block. 

• Installation of new mechanical and electrical services at ceiling height and surface 
mounted to walls. 

• Miscellaneous repair and refurbishment works to bring the spaces to a baseline 
condition ready for the tenants to take occupation. 

iii) For further details of the proposals please refer to the drawings, Design and Access Statement 
and information by Shepherd Robson Architects. 

1.4 Planning history 

i) In 2013 the building gained planning permission and listed building consent for its 
redevelopment under the below consents: 

a. Planning Permission 100005/FO/2012/C1 

External alterations to restore and refurbish building to accommodate office (Class 
B1)use (floors 1 to 6), shop (Class A1) use, or financial and professional services (Class 
A2) use or restaurant and cafe use or (Class A3) (ground floor and basement) or 
commercial storage space (Class B8) (upper and lower basement) including works to 
open connection between Hanover Street and Balloon Street within covered atrium, 
insert bridge links within atrium , alterations to facades including windows and 
entrances, addition of roof level extension and plant room. 

b. Listed Building Consent 100010/LO/2012/C1  

LISTED BUILDING CONSENT for internal and external alterations to restore and 
refurbish building including opening connection between Hanover Street and Balloon 
Street within covered atrium, insertion of bridge links within atrium ,external 
alterations to facades including windows and entrances, addition of roof level 
extension and plant room, all associated with scheme to accommodate office (Class 



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  11 | 64 

B1)use (floors 1 to 6), shop (Class A1) use, or financial and professional services (Class 
A2) use or restaurant and cafe use or (Class A3) (ground floor and basement) and 
commercial storage space (Class B8) (basement). 

ii) These permissions were superseded by applications in 2016: 

a. Planning Permission 112136/FO/2016/C1 

External alterations to restore and refurbish building to accommodate office (Class 
B1)use (floors 1 to 6), shop (Class A1) use, or financial and professional services (Class 
A2) use or restaurant and cafe use or (Class A3) (ground floor and basement) or 
commercial storage space (Class B8) (upper and lower basement) including works to 
open connection between Hanover Street and Balloon Street within covered atrium, 
insert bridge links within atrium , alterations to facades including to windows and 
entrances, addition of roof level extension and plant room and new roof to E-block 
(to replace the existing fire damaged roof) 

b. Listed Building Consent 112137/LO/2016/C1 

Listed Building Consent for Internal and external alterations to restore and refurbish 
building to accommodate office (Class B1)use (floors 1 to 6), shop (Class A1) use, or 
financial and professional services (Class A2) use or restaurant and cafe use or (Class 
A3) (ground floor and basement) or commercial storage space (Class B8) (upper and 
lower basement) including works to open connection between Hanover Street and 
Balloon Street within covered atrium, insert bridge links within atrium , alterations to 
facades including to windows and entrances, addition of roof level extension and 
plant room and new roof to E-block (to replace the existing fire damaged roof). 

 

iii) The major scheme of refurbishment and conversion was undertaken between 2016 and 2018 
which implemented the approved scheme to the buildings core and upper floors. Only works to 
clean and repair the shell of the basement, lower and upper ground floor spaces were 
undertaken as prospective tenants were not identified at the time. The areas have been left 
unaltered since 2018. 

iv) The  2019 listed building consent application was approved in relation to the tenant internal fit-
out works for the core and upper office areas (LBC reference 122982/LO/2019), this does not 
relate to the areas within this application. 

1.5 Authorship 

i) This report has been prepared by Stephen Levrant Heritage Architecture Ltd., an architectural 
practice specialising exclusively in the historic cultural environment. 

ii) Authors: 

Declan Cahill [BSc (Hons); SPAB Lethaby Scholar] Historic Building Surveyor 

Kirsten McKnight; [BA (Hons), MA, MSc, IHBC] Senior Associate 
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Stephen Levrant [RIBA, AA Dipl, IHBC, Dip Cons (AA), ACArch, FRSA] Principal Architect 
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2 THE SITE AND HERITAGE CONTEXT 

2.1 Location and statutory designations 

i) Hanover House and E Block occupy an island site within the NOMA development in the north of 
Manchester City Centre, within a nucleus of heritage assets, the area is currently undergoing a 
regeneration of the 8 hectare (20 acre) former co0operative estate. The primary façade to 
Corporation Street to the west, it is also bounded by Hanover Street to the North, Federation 
Street to the east and Balloon Street to the south. 

 

Figure 1: Map of the subject site demarcated by the red line and its surrounding area (blue triangles indicate 
listed buildings. (Image source: Historic England) 

ii) The site encompasses New Drapery House, otherwise known as E-Block, to the eastern half of 
the site and Hanover House to the western half. 

iii) The building is surrounding by other CWS built buildings that encompasses the NOMA estate. 

2.2 Listed buildings 

i) Statutory listing means that a building is of special architectural or historic interest and is 
therefore of heritage significance. Grading of listed buildings reflects their architectural and 
historic interest; Grade I buildings are of “exceptional interest”; Grade II* buildings are 
particularly important buildings of “more than special interest”; and Grade II buildings are of 
“special interest”. 
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ii) The Site was Grade II Listed on the 20 June 1988. The list full list description is included in 
appendix A, with particular mention to the buildings Edwardian Baroque design and use as 
offices and warehouse as part of the Cooperative Wholesale Society Limited. 

iii) Within a 250m study area of the site there are 17 listed buildings (see Figure 2), including the 
20th Century warehouses and office buildings built by the CWS and CIS (Co-operative Insurance 
Society) south of Miller Street and east of Corporation Street. This collection of buildings range 
in age from the early to mid-20th century and vary from 7-storey warehouses (such as E-Block) 
to high-rise buildings such as the New Century House and Hall (with 14 stories above ground) 
and the CIS tower with 25 floors above ground. The CO-OP’s estate, therefore, dominates this 
part of the city centre.  

iv) However, due to the nature of the proposals, which are largely to the interior of Hanover House 
and E Block, it is considered that the settings of these identified heritage assets will not be 
affected. Consequently, there is no need to assess these surrounding listed buildings. 

2.3 Conservation Areas  

i) The site is located on the north western edge of the Shudehill Conservation Area, designated in 
1987, the building is a positive contributor to the conservation area. 

 
Figure. 2: Shudehill Conservation Area map with boundary outlined in red, listed buildings in blue and the 

subject site highlighted by the green dot. (Image Source: Manchester City Council) 
 

ii) The site sits within the larger 20th century buildings to the east side of Corporation Street and is 
an integral part of the Co-operative Wholesale Societies (CWS) development in Manchester, 
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which can be seen by the proceeding surrounding buildings that were constructed as the CWS 
grew. 

iii) The conservation area has little cohesion between the buildings, with Shudehill interchange and 
car park disconnecting the heritage assets from the Smithfield Conservation Area to the east. 

iv) The site is also located on the eastern boundary of the cathedral conservation area. 

v) Figure 2 provides a comprehensive map of the conservation areas and listed buildings within 
the vicinity of Hanover House. 

2.4 Non-designated Heritage Assets  

i) Local planning authorities may identify non-designated heritage assets. These are buildings, 
monuments, sites, places, areas or landscapes identified as having a degree of significance 
meriting consideration in planning decisions, but which are not formally designated heritage 
assets. In some areas, local authorities identify some non-designated heritage assets as ‘locally 
listed’. 

ii) Manchester City Council do not hold a local list of non-designated heritage assets and we 
anticipate that the location of the site within the Shudehill Conservation area deems that the 
non-listed buildings surrounding the site will be considered as part of this designation. 

2.5 Archaeological potential  

i) Due to the nature of the proposals, it is considered that no archaeological evaluation is 
needed.  
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Figure 2: Map of the subject site (indicated by 12 and 18), the surrounding listed buildings and conservation areas within the proximity. 
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3 POLICY CONTEXT 

3.1 Introduction 

i) In accordance with the 2011 guidance of the International Council on Monuments and Sites 
(ICOMOS) on ‘Heritage Impact Assessments’, it is important to test development proposals 
“against existing policy frameworks and the management plan for the property and surrounding 
area” (para.5-11). Therefore, this section outlines the legislative and Planning policy framework 
within which the proposals for the Site are based and will be subsequently tested.  

ii) The Site is a Grade II Listed Building. The Council is thus, required, by legislation and national/ 
local planning policy, to have regard to both the physical impact of the development upon the 
Grade II listed Site and any potential impact upon the character and appearance of the 
Conservation Areas. In accordance with Historic England’s Guidance, consideration needs to be 
proportionate to the relative significance of the identified heritage assets, and the actual impact 
of the proposed development. The methodology outlined below is one derived from guidance 
set out by ICOMOS to ensure objectivity.   

iii) The key planning policy documents are respectively, the Planning (Listed Building and 
Conservation Areas) Act 1990, the National Planning Policy Framework (NPPF) 2019, and 
associated local and national conservation area guidance. The relevance of the policy 
framework to the development of the Site is discussed below.  

iv) The scheme is informed by Historic England’s guidance on Statements of Heritage Significance 
(2019). This guidance is consistent with the legislative framework and local planning policy is 
focused upon the need to understand the heritage interest of a site and apply policy in a manner 
proportionate to its significance.  

v) The below evaluation of significance and subsequent conclusions have thus been framed by the 
methodology outlined in Conservation Principles, and the following:  

• the relevant legislation relating to both planning and heritage designations. 

• the objectives and policies for the historic environment stated in the National Planning 
Policy Framework (NPPF), Planning Practice Guidance.  

• British Standard 7913 (2013) Guide to the Conservation of Historic Buildings. 

• The methodologies for the assessment of physical and visual heritage impact as defined 
in Historic England Guidance (see below). 

vi) The relevance of the above legislation and planning policy is considered below.       

3.2 The Planning (Listed Building and Conservation Areas) Act 1990 

i) The Planning (Listed Buildings and Conservation Areas) Act 1990, is of relevance to the proposals 
to undertake works to the Listed Building as it provides specific protection for buildings and 
areas of special architectural or historic interest, over and above that provided by development 
management. 
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ii) Works of alteration and demolition of listed buildings are subject to the provisions of Section 7 
of the Planning (Listed Buildings and Conservation Areas) Act 1990 which imposes a “restriction 
on works affecting listed buildings” so that:  

“no person shall execute or cause to be executed any works for the demolition of a listed building 
or for its alteration or extension in any manner which would affect its character as a building of 
special architectural or historic interest, unless the works are authorised”.    

iii) Section 66 of the Act is of relevance as the Site is a Listed Building. It therefore requires the 
Local Planning Authority too “have special regard to the desirability of preserving the building 
or its setting or any features of special architectural or historic interest which it possesses,” when 
considering whether to grant planning permission. 

iv) Additionally, section 72 is of relevance as a building within a conservation area, thus requiring 
the Local Planning Authority to give “special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area.” 

v) Fundamentally, the legislation requires decision-makers to apply proportionate weight to the 
desirability of preserving the significant fabric, architectural character and historic interest of 
designated heritage assets when determining planning proposals, balanced against identifiable 
public benefits. This requires appropriate analysis of the building as a whole, and its physical 
and visual relationship to any neighbouring designated heritage assets (including conservation 
areas). The key Planning consideration is thus whether the proposed development would cause 
any demonstrable, unmitigated ‘harm’ or erosion of the values of the identified heritage assets. 

vi) The Council must, therefore, use its judgement (based on relevant material evidence) to 
understand and objectively define the impact on the affected designated heritage assets, noting 
that change does not necessarily equate to ‘harm’. Therefore, the weight to be applied by the 
Council must be proportionate to the status of the affected heritage asset and the nature of the 
proposed change. 

3.3 National Planning Policy Framework (NPPF) (2019)  

i) The NPPF forms the Government’s policy guidance to local authorities as to how the primary 
planning legislation should be implemented and how applications for planning permission and 
other consents (such as Listed Building Consent) should be determined. It replaces planning 
guidance on a wide range of topics, including heritage, within a single standalone document.  

ii) The policies in the NPPF constitute the Government’s view of what sustainable development in 
England means in practice. In these terms, development proposals which fail to give due weight 
to the conservation of heritage assets are deemed not to be sustainable development, and 
consequently should not be supported. This is because one of the key dimensions of 
sustainability is protecting and enhancing our historic environment (NPPF paragraph 8).  

iii) The NPPF stresses that “great weight” should be given to the conservation of designated 
heritage assets (NPPF paragraph 193), emphasising the more important the asset, the greater 
the weight should be. The need to avoid “substantial harm” to such assets is outlined in terms 
of demolition, alteration, or the compromise of its setting.  
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iv) The NPPF Planning Practice Guide emphasises that, in general terms, “substantial harm is a high 
test, so it may not arise in many cases”. For example, in determining whether works to a listed 
building constitute substantial harm, an important consideration would be whether the adverse 
impact seriously affects a key element of its special architectural or historic interest.  It is the 
degree of harm to the asset’s significance rather than the scale of the development that is to 
be assessed.  

v) Section A of Paragraph 194 goes on to state that any harm or loss made to “grade II listed 
buildings, or grade II registered parks or gardens, should be exceptional;”  

vi) The fundamental design objective is to ensure that the balance of the change to the fabric of 
the listed building will minimise any negative impact on its significance. Consequently, the 
Proposals are informed by the evidence set out in this report. 

3.4 National Planning Practice Guidance (NPPG) (2014 and as subsequently amended) 

i) The National Planning Practice Guidance (NPPG) is an online document which is amended as 
required by the Government. It provides current advice to assist with the interpretation of the 
NPPF. The section “Historic Environment” of the current iteration of the NPPG has been 
reviewed and referenced in the course of producing this Heritage Statement.    

ii) Of particular relevance in this instance is the NPPG’s commentary upon the importance of 
“significance” in decision taking (Paragraph 007). This section advises that “being able to 
properly assess the nature, extent and importance of the significance of a heritage asset, and 
the contribution of its setting, is very important to understanding the potential impact and 
acceptability of development proposals.” This report aims to provide such information. 

iii) Paragraph 018 of the NPPG discusses the assessment of proposals in order to establish whether 
“substantial harm” is being caused to a heritage asset. It is emphasised that “…in determining 
whether works to a listed building constitute substantial harm, an important consideration 
would be whether the adverse impact seriously affects a key element of its special architectural 
or historic interest. It is the degree of harm to the asset’s significance rather than the scale of 
the development that is to be assessed. The harm may arise from works to the asset or from 
development within its setting.” 

iv) Finally, Paragraph 008 of the NPPG is noted in this context as it identifies the importance of pre-
empting or minimising potential harm to heritage assets or their settings by obtaining 
“Understanding the significance of a heritage asset and its setting from an early stage in the 
design process can help to inform the development of proposals which avoid or minimise harm. 
Analysis of relevant information can generate a clear understanding of the affected asset, the 
heritage interests represented in it, and their relative importance. Early appraisals, a 
conservation plan or targeted specialist investigation can help to identify constraints and 
opportunities arising from the asset at an early stage. Such appraisals or investigations can 
identify alternative development options, for example more sensitive designs or different 
orientations, that will both conserve the heritage assets and deliver public benefits in a more 
sustainable and appropriate way.” This approach has been adopted during the development of 

https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment#significance
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the Proposals by offering early heritage advice throughout the design development process and 
through the research carried out for the present Heritage Statement.  

3.5 Manchester City Council Core Strategy, 2012 

i) The relevant, local heritage planning policy maintains the same focus as the NPPF. The City 
Council’s heritage policies focus on the fundamental importance of “preserving or, where 
possible, enhancing the historic environment”.  The following policies will be required to be 
positively addressed by any future proposals which impact on the building.   

ii) Policy CC9 (Design and Heritage) states that development in Manchester City Centre should 
preserve or enhance the heritage assets such as listed buildings.  The policy also establishes that 
new development must support the range of uses the Council expects in the City Centre and 
contribute to a coherent and integrated physical environment.  

iii) Policy EN3 (Heritage) states that new developments (including alterations) must be designed to 
preserve and where possible, enhance the character, setting and accessibility of areas of 
buildings of acknowledged importance. The proposed alterations to the Hanover House and E 
Block must, therefore, positively address the following policy objectives, as established in Policy 
EN3:   

• the proposed alterations should complement the distinctive external aesthetic and 
original features of the Site.   

• the proposed alterations should enable the sustainable use of the Hanover House and 
E Block, while remaining consistent with the significance of the grade-II listed building.  

iv) The Council’s policy also emphasises that: “historic sites and areas of particular heritage value 
should be both safeguarded for the future and, where possible, enhanced for their own heritage 
merits and as part of wider heritage regeneration proposals” (paragraph 12.21, Policy EN3). The 
policy thus evidently requires development proposals to be sensitive to the inherent values of 
the designated heritage asset, with any impact justified by clear, documentary evidence. This 
Heritage Statement provides the relevant evidence. 

3.6   Historic England’s Good Practice Advice Notes 

i) In 2015 Historic England released three Good Practice Advice notes supporting the 
implementation of national policy and the related guidance in the PPG.  The advice notes do 
not constitute a statement of Government policy itself, nor do they seek to prescribe a single 
methodology or particular data sources. Good Practice in Planning Advice Note 2 (Managing 
Significance in Decision-Taking in the Historic Environment, 2015) and Good Practice Advice 
Note 2 (Making Changes to Heritage Assets, 2016) were both utilised as part of this assessment 
in order to gain a full understanding of the relevant issues, alongside the NPPF and NPPG. 

ii) In particular, this report takes account of the advice contained within the revised version of 
Advice Note 2 on understanding how to address changes to a Listed Building. The advice note 
states “the best way to conserve a building is to keep it in use, or to find it an appropriate new 
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use, either that for which t was designed or an appropriate new use which would see to its long-
term conservation.” 

iii) The advice note also outlines that “if alteration is justified on other grounds then reversible 
alteration is preferable to non-reversible.” 

iv) As regards the approach to the impact assessment itself, the report takes account of Historic 
England’s revised advice to the effect that “as setting and views are matters of qualitative and 
expert judgement […] technical analyses […] should be seen primarily as material supporting a 
clearly expressed and non-technical narrative argument that sets out ‘what matters and why’ in 
terms of the heritage significance and setting of the assets affected, together with the effects of 
the development upon them.”  

v) This Heritage Statement accords with the requirements of the NPPF, and the guidance set out 
in Historic England’s Advice Note 12, ‘Statements of Heritage Significance : Analysing 
Significance in heritage Assets’ (October 2019).    
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4 HISTORICAL BACKGROUND AND DEVELOPMENT OF THE SITE 

4.1 Introduction 

i) In order to understand the heritage significance of the Site, as a component of the historic 
environment, it is first necessary to understand its historical development. 

ii) This section of the report analyses and interprets historic maps and primary and secondary 
information in order to provide a sound evidence base. 

iii) Due to the scale of the proposed works, the depth of significance and description has been 
summarised to provide sufficient and proportionate information to understand the significance 
of the effected components of the site. 

4.2 Historical Background and Development of the Site  

i) The following map regression provides a concise history of the sites plan form. 

 

Figure 3 – OS map of 1848 (surveyed 1845) showing the subject site prior to the construction of the present 
buildings. (Map Source: National Library of Scotland) 
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Figure 4 – OS map of 1894 illustrating clearance for the formation of Corporation Street. (Map Source: 
National Library of Scotland) 

 

Figure 5– OS Map of1909 (revised 1905-1906) showing the development of the site as a whole. (Map 
Source: National Library of Scotland) 
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Figure 6– OS Map of1946 (revised 1938) showing the development of the other larger buildings around 
Hanover and E Block as the CWS expanded at the beginning of the 20th century. (Map Source: National 
Library of Scotland) 

 

Figure 7– OS Map of1956 (revised 1938) confirming the development of island sites by the CWS, clearance 
along Miller Street has begun in order to make way for New Century House, Hall and the CIS Tower. 
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ii) There are a number of early depictions of E-Block and Hanover House, two of which are included 

in figures 8 and 9 below. 

iii) Hanover House and E-Block were listed as a single building at Grade II in 1988, although 
acknowledging that the two buildings were constructed in two developments, even though they 
were constructed for the CWS. 

4.3 New Drapery House / E-Block – 1903-1905 

i) E Block was designed by CWS architect F.E.L. Harris, A.R.I.B.A. to accommodate the CWS Drapery 
Warehouse, as well as accommodating a showroom, to replace similar premises on Danztic 
Street. The building was the first designed by the CWS architecture department of the surviving 
NOMA estate and is a fine example of Edwardian Baroque architecture. 

 

Figure 8: View of the corner of Balloon and Federation Street. The New Drapery Building (E-Block) towers 
over the streetscape and the much smaller building fronting onto Corporation Street. The overpowering 
scale of the new warehouse overlays the historic street grain, heralding the changes to be brought forth 
in the area. (Source: CWS Annual 1904). 

ii) The construction of the building signified the success of the CWS’ Drapery enterprise that had 
only started ten years after is creation. 

iii) Built with over 1.5 million red bricks and stone carved details, the building is six storeys with a 
double level basement and attic space. Sandstone details were utilised around window 
openings for lintels, quoins and cills. 
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iv) The building was designed predominantly for functionally with windows and rooflights 
providing natural light and ventilation, as well as large open plan floor spaces being created for 
both storage and showroom displays. 

v) However, as can be seen, decorative embellishments were incorporated into the buildings 
design with a corner turret, Dutch gables, columns externally and tiling, fine timberwork and 
cast-iron panelling internally. 

vi) The lower ground level was open to the public, accommodating the flannels and blankets, 
sheeting, linseys showroom. The Lower Basement was used for storage purposes and to house 
equipment such as a fan room. 

vii) The ground floor was devoted to the Offices and Packing room whilst the first-floor 
accommodated flannelettes, shirtings and quilts. 

viii) Externally, the brickwork and sandstone masonry were cleaned, repaired and re-pointed during 
the primary phase of works between 2016 and 2018. These survive in good condition. 
Additionally, all windows were overhauled and refurbished. 

ix) The lower ground floor retains its original wall covering of glazed bricks, whilst all modern 
partitions and finishes have been removed. The floor and ceiling finishes have all been removed 
with the concrete and timber floor structure exposed. The original columns and floor beams 
survive and have been painted to provide adequate fire protection. Minor original features 
survive such as steel riser doors, timber windows (boarded up and connected to the ground 
floor windows), ventilation grills / ductwork and steel wall brackets. Original ventilation flues 
have been blocked up with brick. 

x) The ground floor retains glazed bricks to cill level, with exposed bricks above that which were 
originally plastered. The ceiling and floor do not have their plaster or timber finish with the 
concrete and timber substructure exposed. Again, the original columns and floor beams survive 
and have been painted to provide fire protection. Windows remain intact but the lower section 
(below cill) are boarded up for security reasons preventing natural light and ventilation into the 
lower ground floor of the building. Timber internal window cills, steel riser cupboard doors, and 
minor ventilation ductwork survives. Original ventilation flues have been blocked up with brick. 

xi) Key features identified in the Conservation Plan that survive in these areas include: 

a. Exposed original structural elements such as cast-iron columns and beams  

b. Exterior elevations, including rear/central courtyard, gates  

c. Original column head details and exposed structural elements  

d. Open floor plan  

e. Features pertaining to the industrial/warehouse features such as large gates, lift 
doors, rooflights.  

f. Exposed original structural elements such as cast-iron columns and beams 
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4.4 Hanover House – 1905-1909  

i) Hanover House was also designed by CWS architect F.E.L. Harris, A.R.I.B.A. in an Edwardian 
Baroque style, although different from the adjoining E Block that it was conjoined to. 

 

Figure 9: View of Hanover House from the north-west, the buildings twin (now demolished can be seen to 
the right further down Corporation Street. 

ii) The bold polished Aberdeen granite plinth provides a strong foundation for the giant pilasters 
above, the building also uses red brick and sandstone as a familiar pallet to E Block. 

iii) The building had three distinct entrances, the primary Corporation Street entrance for office 
workers, the members entrance on Balloon street and most probably a service entrance on 
Hanover Street.  

iv) The construction of Hanover House marked a new chapter in the historical development of the 
CWS. It follows the opening of the CWS architect’s department in 1897, in charge of designing 
and supervising construction of the quick developing Estate. The 5,000 sq. ft. plot (465 sq. mt.), 
on which both Hanover House and the E-Block stand today, was purchased in 1899 at a cost of 
£98,587 starting what is known today as the Listed Estate.  

v) The Hanover House was, for many years, one of a pair. The second of the pair was the adjacent 
G-Block building to the south, built simultaneously and-demolished in the late 1970s to make 
way for the Co-operative Bank’s new headquarters. 
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vi) Hanover House was originally intended to house CWS’ architects department, as well as office 
space, board rooms, committee rooms etc. but also to meet the pressing demand for a large 
meeting hall. 

vii) The construction incorporated the advancement of construction technology of its time: ferro-
concrete as structural elements and a 2” cavity wall system. The steel construction was by the 
firm Reuben Bennett, Manchester.   

viii) Amongst the advanced technological features at  Hanover House, the most impressive were the 
spacious electric lifts (to bring the large numbers of members up to the Mitchell Memorial Hall) 
and the heating system of warm air ducted from the boiler plant in ‘E’ block, distributed through 
ten masonry built ducts which ran vertically within the external walls. High quality finishes were 
used such as ‘dark grey polished granite’ and ‘marble’ at the entrances, ‘panellings, partitions 
and fittings throughout’ were ‘of first class polished mahogany’. The corridors were in 
mahogany frames with panelling at lower level and glazing above. Stained glass designs at the 
top of the windows represented agriculture, flour, dairying, spinning, cotton, coal and other 
industries in the Hall with the CWS motto “Labour & Wait” in the dining room (Wheatsheaf 
1907).   

ix) Aside from the impressive exterior, adorned with cartouches with the engraved names of cities 
in which the CWS traded, the most remarkable areas of the building were the handsome 
entrance halls adorned in fine polished stones and multi-coloured tiles. 

x) Externally the granite plinth, sandstone window bays and brick columns survive, with original 
steel casement windows. The windows within the granite plinth to the basement level also 
survive.  

xi) The basement originally housed the audit department before accommodating the staff dining 
room. There is an active basement link to the Old Bank on the north side of the building and to 
the E-Block. The basement survives as a single open plan space, with original glazed brick, some 
of which has been painted over. Steel columns and beams are overclad with timber that have 
largely been painted over from their original decorative scheme that gave a timber panelled 
effect. Also, the ferro-concrete structure survives as well as some chamfered edges and some 
panels. Timber parquet and red clay tiles survive to the floor, with sections having been lifted 
and are stored on pallets. These areas have been infilled with a concrete screed. Some of the 
floor has been boarded over and a vinyl floor laid over. Original ceiling plaster and early 
decorative paper survive, although the detailing is largely lost due to the layers of paint. A 
timber screen with glazed panels partially survives to the southern end of the space. Original 
components of the buildings hot air ventilation system survive with ductwork and ventilation 
grilles. Timber skirtings also survive. 

xii) The ground floor was originally open floor office space and is now divided into two halves either 
side of the primary Corporation Street entrance. To both the northern and southern halves of 
the ground floor original painted plaster to walls survives, as well as original timber floorboards 
that have been overlaid with vinyl and screed. Original ceiling plaster survives, however some 
minor sections have failed. Ferro-concrete columns and beams are again timber clad and have 
been painted. Original components of the buildings hot air ventilation system again survive 
although some ventilation grilles are missing. Timber skirtings and some other minor joinery 
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items survive. The original corner entrance doors do not survive, and the stairs have been 
overlaid and a new handrail installed. 

xiii) The next section of the report provides a photographic record and description of the areas subject 
to the current proposals. 
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5 BUILDING DESCRIPTION 

5.1 Introduction 

i) This section of the report provides a detailed, illustrative, description of the existing building in 
order to disaggregate and inform the appraisal of significance in Section 6. Reference to the 
existing floor plans and significance plans (Appendix B and within the Sheppard Robson 
Architects drawing package) should be made. 
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5.2 The Exterior 

  

Figure 10: View of E-Block from the corner of Hanover 
Street and Federation Street showing the simple 
sandstone and red brick exterior with repetitive 
timber sash window fenestration. 

Figure 11: View of the three window bays of E Block 
from Hanover Street with basement windows 
boarded over. 

  

Figure 12: View of ancillary window adjacent to the 
loading bay that ran the full depth of the building to 
Balloon Street. 

Figure 13: View of the junction between E Block and 
Hanover House on Hanover Street, with the granite 
plinth and Hanover Street entrance surround. 
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Figure 14: The chamfered corner of Hanover House 
between Hanover Street and Corporation Street, not 
the substantial increased use of sandstone between E 
Block and Hanover House. 

Figure 15: Corner detail of Hanover House with 
basement window and sandstone mullions and 
transoms of the steel casement windows. 

  

Figure 16: View looking south down Corporation 
Street along the ground and basement floor of 
Hanover House with repetitive window bays. 

Figure 17: Northern section of the Corporation Street 
façade of Hanover House, ullustrating repetition in 
the façades fenestration. 
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Figure 18: View of the primary Corporation Street 
entrance to the building. 

Figure 19: Southern section of the Corporation Street 
Façade, again illustrating repetition in facades design. 

  

Figure 20: View of the primary central section of the 
Corporation Street Façade. 

Figure 21: Chamfered corner of Hanover House at 
Corporation Street and Balloon Street providing 
symmetry in the buildings façade. 

  

Figure 22: View of the corner of E Block from Balloon 
Street and Federation Street. 

Figure 23: View looking north down Federation Street 
showing the repetition in E Block’s design. 
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Figure 24: The simple window bays of E Block that 
maximised natural light gains down to the lower 
ground floor floor as well. 

Figure 25: Sandstone cill detail to the ground floor 
window on Federation Street, also provided the head 
of the window to the lower ground floor level. 
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5.3 Lower Ground Floor Level – E Block 

  

Figure 26: View through lower ground floor from 
the southern end looking north, with open plan 
form and floors and ceilings stripped back. Note the 
extent of glazed bricks to walls. 

Figure 27: One of the surviving lower ground floor 
windows currently boarded over. 

  

Figure 28: General view of the ceiling showing how 
the structural columns and beams have been 
previously painted for fire protection. 

Figure 29: One of the original hot air ventilation 
openings now blocked up. 

  

Figure 30: The original steel riser doors. Figure 31: Another lower ground floor window to 
Balloon St. 
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5.4 Ground Floor – E Block 

  

Figure 32: General view of the ground floor, again 
with the ceilings and floors stripped back, with glazed 
brickwork rising to around 1m above floor level, all 
original plaster has  

Figure 33: View looking down the eastern elevation 
showing repetition of window openings along 
elevation. 

  

Figure 34: View of the lower ground floor window 
detail that also acted as additional light and 
ventilation to the ground floor. 

Figure 35: Internal view of a window bay to 
Federation Street showing refurbished sash and case 
windows with windows below cill level covered over. 
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Figure 36: General view of the ceiling showing 
survivng structural steelwork and floor slab above. 

Figure 37: General view of exposed floor structure.  

  

Figure 38: Survivng steel riser doors and exposed 
brickwork. 

Figure 39: General view of the southern end of the 
ground floor, showing the column detail (note that 
there isn’t any detail at the column base only at the 
column head) and ventilation stack with exposed 
grate. 
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5.5 Basement Level – Hanover House 

  

Figure 40: General view of the basement of Hanover 
House showing the difference in aesthetic as the area 
was originally used as a canteen.  

Figure 41: Surviving timber parquet floorings and red 
clay tiles. 

  

Figure 42: View towards the south west corner of 
the basement showing the glazed brick and 
surviving timber and glazed partitions. 

Figure 43: An area of the timber parquet floor which 
has been lifted  
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Figure 44: View of surviving glazed brickwork and 
plastered walls with abundance of M&E at ceiling 
level, 

Figure 45: View of the surviving timber and glazed 
partition installed c1913 when the basement was 
reconfigured as the staff dining room.  

  

Figure 46: Early surviving ceiling paper over the 
ductwork of the original hot air ventilation 
ductwork. 

Figure 47: Exposed steel column with early 
decorative paper unpainted. 

  

Figure 48: General view of basement windows on 
Corporation street (southern end of elevation) 
showing surviving glazed bricks (partially painted) 
and concrete floor structure. 

Figure 49: Surviving ventilation grill and ductwork at 
ceiling level of the original hot air ventilation 
system. 
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Figure 50: Detail of the soffit underneath the 
primary Corporation Street Stairs will timber 
cladding mimicking decoration columns. 

Figure 51: Parquet timber flooring and glazed bricks 
stored in the basement that were previously 
removed / salvaged during the primary phase of 
refurbishment. 

  

Figure 52: Column head detail with primary and 
secondary beams of the floor structure. 

Figure 53: Column base detail with beading to 
provide panel effect. 

 

5.6 Ground Floor – Hanover House 

  

Figure 54: General view of northern area of the 
ground floor showing current condition of space. 

Figure 55: Non-significant floor coverings over 
earlier timber flooring. 
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Figure 56: View of ceiling ventilation ductwork. Figure 57: Column head detail with scrolled 
corbelling. 

  

Figure 58: Surviving timber skirting boards, with 
some areas having been decorated white. 

Figure 59: General view looking north through the 
ground floor space. 

  

Figure 60: View of the bay windows to Corporation 
Street. 

Figure 61: View of ceiling with ventilation ductwork 
integrated with structural design. 
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Figure 62: General view of southern area of ground 
floor. 

Figure 63: Timber floor coverings with boarding and 
vinyl over. 

  

Figure 64: Surviving skirting boards to perimeter of 
space. 

Figure 65: Column head and structural beam details 
with ventilation ductwork again integrated. 

  

Figure 66: View towards existing corner entrance to 
Corporation Street and Balloon Street with modern 
handrail. 

Figure 67: View towards bay windows of 
Corporation Street. 
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Figure 68: View of ceiling with section of failed 
plaster. 

Figure 69: General view of ceiling ductwork and 
structural beams. 

  

Figure 70: Close up column detail with scrolled 
corbel detailing. 

Figure 71: Close up column detail with scrolled 
corbel detailing and cornice. 
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6.    ASSESSING HERITAGE SIGNIFICANCE  

6.1 Introduction and methodology  

i) The below analysis of the significance of the Site allows for an assessment of the current 
integrity, sensitivity and authenticity of the heritage asset and its components. This has been 
used to inform and substantiate the capacity for change within the areas for proposed 
alterations. The focus is on providing necessary and proportional amount of information, in 
order to manage any proposed alterations, based on the perceived level of heritage significance.  

ii) The following assessment of significance will inform the subsequent Heritage Impact 
Assessment in Section 7, which considers the effects of the Proposals, in heritage terms, upon 
the significance of the physical fabric. This in turn allows for, in a policy context, the extent of 
“harm” upon the heritage asset incurred by the proposals to be established within the terms 
defined by the NPPF. The assessment of significance accords with the requirements of the NPPF 
and takes account of Historic England’s guidance. 

iii) Statutory criteria, as set out in the ‘Principles of Selection for Listing Buildings’, DCMS, 2018, 
provides a list of principles for assessing significance based on architectural and historic interest, 
age and rarity, aesthetic merits, selectivity and national interest. Historic England’s criteria 
outlined in ‘Conservation Principles, Policies and Guidance, 2008’ have also been considered.    

iv) The key criteria for statutory listing of buildings and structures are special historic or 
architectural interest. Consequently, in order to determine the significance of a certain 
component of a heritage asset; the sum of its architectural and artistic, historic, or 
archaeological interest needs to be disaggregated and determined.  

v) In line with current Historic England guidance, the significance of a heritage asset is determined 
by an analysis of the relevant aspects of the following:  

Archaeological interest 
There will be archaeological interest in a heritage asset if it holds, or potentially holds, 
evidence of past human activity worthy of expert investigation at some point. 

Architectural and artistic interest 
These are interests in the design and general aesthetics of a place. They can arise from 
conscious design or fortuitously from the way the heritage asset has evolved. More 
specifically, architectural interest is an interest in the art or science of the design, 
construction, craftsmanship and decoration of buildings and structures of all types. Artistic 
interest is an interest in other human creative skills, like sculpture.  

Historic Interest 
An interest in past lives and events (including pre-historic). Heritage assets can illustrate 
or be associated with them. Heritage assets with historic interest not only provide a 
material record of our nation’s history but can also provide meaning for communities 
derived from their collective experience of a place and can symbolise wider values such as 
faith and cultural identity. 
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vi) The assessment of the significance is based on both desktop research and on-site visual 
survey. The following assessment of significance sets out and ascribes areas of relative 
significance across the Site using the following levels of significance.  

Table 1:  Definition of significance terms used in this Heritage Statement  

High heritage significance relates to those components of the structure deemed to be of 
special interest. They are important to the understanding of the site’s design concept and 
play a considerable role in reflecting their archaeological, architectural, artistic or historic 
interest.  

Medium heritage significance relates to those components of the site deemed to be of 
some interest. They will make a modest contribution to the understanding of subject site’s 
design concept and play a minor role in reflecting their archaeological, architectural, artistic 
or historic interest.  

Low heritage significance relates to those components of the site deemed to be of more 
modest interest. They make a relatively insignificant contribution to the understanding of 
the architectural design concept and retain a slight role in revealing the building’s evidential 
historic aesthetic or communal values.  

No significance /Detrimental features and elements that do not contain any special interest. 
These can detract from the significance of the building and maybe evidence of poor 
craftsmanship or ad-hoc refurbishments.  

Unknown heritage significance features or components where the relative importance or 
interest requires determination by further investigation.  

6.2 Statement of significance 

i) The special architectural and historic interest of Hanover House and E Block is recognised by 
its Grade II Listed designation. The significance of the building, as a whole, lies in the 
architectural and historic interest as purpose-built accommodation for the Co-operative 
Society as office, warehouse and showroom space with open plan floor plates.  

ii) Appendix B includes the full sections of the NOMA Conservation Plan for the site which include 
morphological plans, whilst these are slightly out of date due to the 2016-2018 refurbishment, 
they provide a baseline for the buildings significance and helped to inform the below 
significance assessment. 

iii) The building really consists of two buildings, E Block which was the first to be constructed 
between 1903-1905 and Hanover House which was built between 1905-1909. However, as 
they were both constructed by the Co-operative society and are connected through the 
basement levels.  

iv) E Block is built in a refined Edwardian Baroque style externally, with the internal area focussed 
on functionality. Whereas, Hanover House is more ornate externally, built again in an 
Edwardian Baroque style, primarily because it was built to face Corporation Street. Internally, 
it also has a high consideration for functionality, however more ornate detailing was provided 
to the structural columns and beams as well as some of the finishes. Refer to appendix B 
where we have included extracts from the 2011 conservation management plan. 
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v) There is a wealth of historic fabric that survives to E Block and Hanover – these are all of HIGH 
SIGNIFICANCE to the architectural and aesthetic interest of the building and include: 

a. Brick, sandstone and granite masonry externally 

b. Cast iron / steel and ferro-concrete structure and floor slabs, including the decorative 
detailing at columns heads 

c. Sash and case as well as timber / metal casement windows, including the internal 
ventilation arrangement to the E Block ground floor windows 

d. Glazed bricks as an internal finish 

e. Internal timber panelled partitions with glazed panels 

f. Floor finishes including timber parquet, timber boards and red clay tiles 

g. Internal joinery including skirting boards, and cladding to columns / soffits. 

h. Components of the original M&E equipment including the hot air ventilation ductwork 
and grills 

i. Original ceiling plaster and paper finish 

j. Steel riser doors 

k. Surviving brackets and fixings to walls 

vi) Alterations that took place from the mid-C20th are of NO SIGNIFICANCE to the architectural 
and aesthetic interest of the building and include: 

a.  Modern paint finishes over ceiling paper and glazed bricks 

b. 20th century floor coverings including vinyl, floor tile and OSB boards 

c. Gypsum plasterboard and skim 

d. Timber boarding over lower ground floor windows 

e. Modern brickwork blocking ventilation openings 

f. Modern M&E equipment including cable trays, pipework, conduit and lights. 

g. Modern handrail to south west corner stair to Hanover House 

h. Stair treads and covering to corner stairs of Hanover House 

i. External corner door to Hanover House at Corporation Street and Balloon Street. 

vii) The building’s original use as part of the co-operative estate can still be appreciated externally. 
Internally, the areas have been stripped back to their original finishes / structure, with minor 
survival of original fixtures and fittings, but the plan form allows for an understanding and 
appreciation of this original use.  
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viii) The building is a positive contributor to the Shudehill Conservation Area. 
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PART 2.     HERITAGE IMPACT ASSESSMENT 
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7 IMPACT ASSESSMENT 

7.1 Scope of Potential Impact 

i) This assessment of the Heritage Impact on the external and internal areas subject to the current 
proposals, of the Grade II Listed Hanover House and E Block, is intended to evaluate the Listed 
Building Consent application for the proposed external interventions and internal adaptation to 
retail and leisure uses.  

ii) The aim of this assessment is to demonstrate the cumulative impact of the proposed alterations 
to the building as a whole. Thus, the key purpose of the impact assessment is to consider 
individual changes and the cumulative impact that the proposals will have on significance. In 
accordance with planning policy the proposals aim to balance the degree of change, to deliver 
both a continued and sustainable use while contributing to wider conservation objectives 
established in national and local policy. 

iii) The proposals are necessary to ensure the viable use of the heritage asset, including regular 
maintenance and upkeep. A summary of the potential impact of the proposals on the Grade II 
Listed building is provided below (Section 7.3).  

iv) There is no recognised standard methodology for the appraisal of physical impact on listed 
buildings. Therefore, the method used below is a synthesis of the Historic England’s guidance 
on “Conservation Principles” (2008), the policy requirements of the NPPF (which requires that 
new development should be demonstrably ‘sustainable’) and the ICOMOS methodology for 
evaluating impact. The development is to secure the protection or enhancement of the historic 
environment. 

v) The current proposals aim to minimise the loss or compromise of the building’s significance. 
However, it is evident that (in accordance with Historic England guidance) the sustainable re-
use of the building requires a degree of intervention and change. Consequently, in evaluating 
the overall impact of the works, careful consideration has been given to the balance of benefits 
in order to reach a proportionate and justifiable conclusion. 

vi) The proposals are designed to put the Grade II listed building in sustainable, active use. These 
works will see the minimal amount of alterations and ensure the areas which contain 
architectural features of interest are preserved and or enhanced. The 2016 consent sought to 
remove a total of four window bays to the Corporation Street elevation, which was subject toa 
condition (listed building consent condition no. 14), whilst the new proposals reduce the 
intervention to two window bays. 

7.2 Assessment methodology 

i) The impact of the proposals on the individual components and the overall integrity and 
significance of building’s components may be measured as: adverse; negligible; or beneficial. 
The key objective has been to minimise any adverse impact, and, where necessary, to ensure 
that it is outweighed by the overall beneficial impact on the building. 
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ii) The scale of the overall impact of the proposed works on the significance of the fabric of the 
building and its grounds are evaluated as: 

Table 2: Criteria for defining the effect and degree of direct and indirect heritage impact.  

Definition of magnitude and 
nature of heritage impact.  

Direct heritage impacts  

(physical alteration or change to 
the site’s character) 
 

Indirect heritage impact  

(visual change to the experience or 
setting of the site and its context). 

Major adverse Impact. 

Substantial harm of this 
nature, which results in total 
loss of significance or 
fundamentally affects the 
significance of defined 
heritage assets, should 
normally be avoided.  

Development resulting in 
demolition of a significant historic 
fabric component which results in 
total loss of significance, or 
fundamental compromises the 
setting of a designated heritage 
asset.  

Substantially harmful change to the 
fabric and character of a designated 
heritage asset, or the setting of the 
identified designated heritage assets.  

Where the development severely 
erodes the heritage interest of the 
identified heritage assets in the view, or 
the ability to appreciate those values 
and thus results in total loss of 
significance. 

Moderate Adverse Impact. 

Less-than-substantial harm 
will need to be demonstrably 
mitigated and justified by clear 
public benefits.   

Development resulting in 
extensive harmful alterations (but 
not total demolition) of a 
designated heritage asset or its 
setting. 

Less than substantial harm to the fabric 
and character of a designated heritage 
asset, or the setting of the identified 
designated heritage assets.  

Where the development erodes to a 
clearly discernible extent the heritage 
interest of the heritage assets in the 
view, or the ability to appreciate those 
values.  

Minor Adverse Impact. 

The negative impact on the 
setting or overall character will 
need to be clearly balanced by 
appropriate mitigation.   

Development resulting in 
alterations to a designated 
heritage asset which result in 
minor compromise of its fabric or 
erosion of its character. 

Minor compromise to the fabric and 
character of a designated heritage 
asset, or the setting of the identified 
designated heritage assets. 

Where the development erodes to a 
minor extent the heritage interest of 
the assets in the view, or the ability to 
appreciate those values.  

Negligible adverse impact.   

This does not mean that there 
will be no physical or visual 
change, rather that the 
resultant difference would not 
diminish the value of the 
heritage assets’ significant 
physical fabric, their settings 
or significance to any 
appreciable degree. 

Development resulting in 
negligible direct impact on a 
designated heritage asset which 
results in the removal of a minor, 
original fabric component, but 
avoids diminishing its character 
and its special architectural or 
historic interest. 

Negligible perceptible change to the 
character of a designated heritage 
asset, or the experience and 
understanding of its special interest.  

The degree of change would alter, but 
not diminish, the intrinsic values of the 
identified heritage assets, or the 
experience and appreciation of the 
buildings or the designated area to any 
appreciable degree. 

Neutral Impact. 

This does not necessarily mean 
that there will be no physical 

Development which comprises an 
imperceptible physical impact 
resulting in no apparent change or 
achieved by removing a 

Imperceptible change to the fabric and 
character of a designated heritage 
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or visual change, rather that 
the resultant difference will be 
imperceptible or appropriately 
balanced.  
 

component of no heritage value 
which detracts from the special 
interest of the building fabric. 
 

asset, or the setting of the identified 
designated heritage assets. 

A neutral impact occurs when the 
development does not affect the values 
of the heritage assets in the view, or the 
ability to appreciate its significance. 

Negligible beneficial impact. 

The resultant difference will be 
imperceptible but have a 
positive impact on the 
understanding or appreciation 
of the heritage asset.  

Development resulting in a 
negligible beneficial direct impact 
on a designated heritage asset 
which results in the removal of a 
minor non-original fabric 
component which is detracts from 
the character and its special 
architectural or historic interest. 

Negligible perceptible change to the 
character of a designated heritage 
asset, or the experience and 
understanding of its special interest. 
The degree of change would 
imperceptibly enhance the intrinsic 
values of the identified heritage assets, 
or the experience and appreciation of 
the buildings or the designated area.  

Minor Beneficial Impact. 

The proposed change would 
result in a demonstrable 
improvement to the overall 
character or setting of a 
heritage asset.   

Development resulting in 
alterations to a built heritage asset 
which deliver a minor beneficial 
physical impact or enhancement 
of the site’s special interest. 

Minor enhancement to the fabric and 
character of a designated heritage 
asset, or the setting of the identified 
designated heritage assets.  

Where the development enhances to a 
minor extent the values of the heritage 
assets in the view, or the ability to 
appreciate its significance. 

Moderate Beneficial Impact. 

The proposed change would 
result in a considerable 
improvement to the overall 
character and appreciation of 
a heritage asset with clear 
beneficial enhancement of its 
heritage values.   

Development resulting in 
alterations to a built heritage asset 
resulting in moderate beneficial 
physical impact, or an 
enhancement of the site’s 
character. 

Evident improvement of the fabric and 
character of a designated heritage asset 
(or the setting of the identified 
designated heritage assets) resulting in 
an enhancement of its cultural heritage 
values.  

Moderate enhancement to the setting 
of the built heritage asset. Where the 
development will enhance to a clearly 
discernible extent the heritage interest 
of the heritage assets in the view, or the 
ability to appreciate its significance. 

Major beneficial Impact. 

The proposed change would 
result in substantial 
improvement to the overall 
character and appreciation of 
a heritage asset, revealing 
and/or enhancing important 
characteristics of its heritage 
values.   

Development resulting in 
restoration or alterations to a 
designated heritage asset which 
comprises substantial restoration 
of its fabric and historic character 
and an enhancement of its cultural 
heritage values.  

 Substantial improvement of the fabric 
and character of a designated heritage 
asset (or the setting of the identified 
designated heritage assets) resulting in 
a significant enhancement of its cultural 
heritage values.  

Substantial restoration or 
enhancement of the setting of the built 
heritage asset where the development 
will enhance to a fundamental extent 
the heritage interest of the heritage 
assets in the view, or the ability to 
appreciate its significance. 
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7.3 Direct heritage impact (physical and character change) 

i) The following section sets out in tabular form each of the proposed interventions/works to each 
part of the building, setting out the proposed impact of each intervention and any mitigating 
circumstances. 

Building 
element 

Proposal Impact/Explanation 

External Elevations – Corporation Street 

Bay Windows Removal of two full bay windows 
at ground floor level, including the 
sandstone mullions and transoms, 
to enable the new entrances to be 
implemented. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Corporation Street 
Elevation. 

Granite 
Masonry 

Removal of two sections of granite 
arches and cills. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Corporation Street 
Elevation. 

Basement 
Windows 

Removal of 6no. basement 
windows and replacement with 
ventilation louvres. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Corporation Street 
Elevation. 

Bay Windows Installation of two modern glazed 
entrances. 

The work will result in a neutral impact on 
the building, the new entrances are a 
modern intervention that will enable access 
into these parts of the building and 
therefore bringing them back into use.  

Corporation 
Street to 
Balloon Street 
corner door 

Removal of non-original corner 
door, frame and timber panel 
above. Infilled with modern 
glazing to match the two new 
entrances. 

The proposal will have a minor beneficial 
impact in removing an intervention that 
detracts from the buildings aesthetic and 
installing high-quality materials that are in 
keeping with the buildings high-quality 
material specification. 

External Elevations – Balloon Street 

Windows Removal of 11 windows and 
installation of new intake and 
extract louvres the ventilation 
requirements of the retail units. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Balloon Street 
Elevation. 

Windows Installation of protective steel 
bars to 2no. basement windows of 
E Block. 

The installation will have a negligible 
adverse impact in altering the buildings 
aesthetic, whilst safeguarding historic 
fabric. 
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External Elevations – Federation Street 

Sash windows 
and cill at 
Ground Floor 
Level 

Removal of 3no. sash and case 
windows, three ground level 
windows and cutting of three 
sandstone cills to enable three 
new doorways.  

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Federation Street 
Elevation. 

Ground Floor 
sash and case 
windows 

Removal of 3no. sash and case 
windows and installation of new 
windows with louvre over. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Federation Street 
Elevation. 

Windows Installation of protective steel 
bars to 11no. basement windows 
of E Block. 

The installation will have a negligible 
adverse impact in altering the buildings 
aesthetic, whilst safeguarding historic 
fabric. 

External Elevations – Hanover Street 

Windows Removal of 10no. windows and 
installation of ventilation louvres 
and fixed glazing. 

The works will result in a minor adverse 
impact by eroding historic fabric of high 
significance from the Hanover Street 
Elevation. 

Windows Installation of protective steel 
bars to 5no. basement windows of 
E Block. 

The installation will have a negligible 
adverse impact in altering the buildings 
aesthetic, whilst safeguarding historic 
fabric. 

Cumulative Impact on the external character and appearance 

Visual impact  Alteration to the external 
elevations of the building further 
obscuring the original design 
intent of the building. 

Cumulatively, the proposed alterations will 
have a moderate adverse impact on the 
heritage asset, with the impact being 
balanced through bringing these parts of 
the building back into use. 

E-Block – Lower Ground Floor 

Floor A new plyboard sub-base is to be 
installed in preparation of the 
tenant fit out. 

The proposed works has a negligible 
beneficial impact through preparing the 
area for re-occupation. 

Walls Cleaning and repair of the glazed 
bricks. 

The proposed works will have a minor 
beneficial impact through bringing historic 
fabric back into good condition so that it can 
be better appreciated and avoid further 
decay. 

New partition Installation of new partition to 
split the space for two tenants. 

The sub-division of the space will have a 
negligible adverse impact on the plan form 
of the building, whilst the works will be 
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implemented to be reversible as to mitigate 
damage to historic fabric. 

Ceiling Painting of ceiling in white. The proposal will have a negligible adverse 
impact on the appreciation of the floors 
original construction. 

M&E Fit out Installation of new M&E 
equipment at ceiling level and to 
walls. 

The work will have a negligible adverse 
impact on the building, through altering the 
appreciation of the internal floor to ceiling 
height that was mitigated in the buildings 
original design through integration of 
building services. 

New staircases 
to ground floor 

Forming of 3no new openings to 
the floor slab and installation of 
new staircases between the 
ground and lower ground floor 
level. 

The proposal will have a minor adverse 
impact due to the removal of historic fabric 
and alteration to the plan form. 

Tenant Fit Out The tenant fit ensures works to 
the interior are undertaken in line 
with the Conservation Strategy in 
regard to internal finishes. 

The proposed allowances could potentially 
have an accumulative result of a neutral 
impact on the buildings historic fabric, 
whilst the works will be implemented as 
identified in the Conservation Strategy, the 
actual extent of works is yet to be identified. 

E Block - Ground Floor 

Floor A new plyboard sub-base is to be 
installed in preparation of the 
tenant fit out. 

The proposed works has a negligible 
beneficial impact through preparing the 
area for re-occupation. 

Walls Cleaning and repair of the glazed 
bricks, with brickwork retained as 
exposed. 

The proposed works will have a neutral 
impact through bringing historic fabric back 
into good condition so that it can be better 
appreciated and avoid further decay. Whilst 
retaining the brickwork above exposed 
when it was historically was plastered 
reduces the overall positive impact that 
could be gained in undertaking works to the 
walls. 

Ceiling Painting of ceiling in white. The proposal will have a negligible adverse 
impact on the appreciation of the floors 
original construction. 

M&E Fit out Installation of new M&E 
equipment at ceiling level and to 
walls. 

The work will have a negligible adverse 
impact on the building, through altering the 
appreciation of the internal floor to ceiling 
height that was mitigated in the buildings 



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  55 | 64 

original design through integration of 
building services. 

New staircases 
to ground floor 

Assessed above.  

Tenant Fit Out The tenant fit ensures works to 
the interior are undertaken in line 
with the Conservation Strategy in 
regard to internal finishes. 

The proposed allowances could potentially 
have an accumulative result of a neutral 
impact on the buildings historic fabric, 
whilst the works will be implemented as 
identified in the Conservation Strategy, the 
actual extent of works is yet to be identified. 

Hanover House - Basement 

Floor Cleaning of floors in preparation 
for a tenant to come forward. 

The proposal will have a neutral impact. 

Walls Removal of paint to glazed bricks, 
repair and re-grouting of joints 
where required. Replacement of 
failed plaster with new plaster and 
re-decoration of external walls. 

The proposed works will have a minor 
beneficial impact on the historic fabric 
through replacing decayed fabric, repairing 
fabric that is in poor condition and putting 
the wall finishes back into good condition. 

New partitions Installation of new partition to 
split the space for two tenants. 

The sub-division of the space will have a 
negligible adverse impact on the plan form 
of the building, whilst the works will be 
implemented to be reversible as to mitigate 
damage to historic fabric. 

M&E Fit out Removal of redundant modern 
M&E, installation of new M&E 
equipment at ceiling level and to 
walls. 

The proposed works will have a negligible 
adverse impact through obscuring the 
buildings original innovative M&E design 
and surviving components. 

New staircases 
to ground floor 

See below.  

Tenant Fit Out The tenant fit ensures works to 
the interior are undertaken in line 
with the Conservation Strategy in 
regard to internal finishes. 

The proposed allowances could potentially 
have an accumulative result of a neutral 
impact on the buildings historic fabric, 
whilst the works will be implemented as 
identified in the Conservation Strategy, the 
actual extent of works is yet to be identified. 

Hanover House – Ground Floor 

Floor slab Removal of floor slab to enable 
the installation of 2no. new 
staircases between the lower 
ground and upper ground floors.  

The proposal will have a minor adverse 
impact due to the removal of historic fabric 
and alteration to the plan form. 
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Corner 
entrance stairs 
and floor slab 

Remove the corner stairs and floor 
slab before extending the existing 
floor slab at ground floor level 
through the area. 

The proposal will have a negligible 
beneficial impact through removing a non-
original intervention and restoring the plan 
form. 

Floor Removal of modern vinyl and OSB 
board to floors before repairing 
timber floorboards. Section of 
floorboards to be removed to 
enable the staircases to be 
installed. 

The prosed work will have a negligible 
adverse impact on the floor, although the 
removal of the modern floor finish and OSB 
board is beneficial, the removal of the 
sections to create the new stair access and 
potential overlay of the floor has an adverse 
impact due to the removal of historic fabric. 

Walls and 
columns 

Removal of paint layers and re-
decoration. 

The proposed works will have a negligible 
beneficial impact to the wall finishes 
through removing layers of paint that 
disguise the decorative features, whilst re-
decoration will bring the fabric into good 
condition. 

Ceiling Patch repair of plaster to 2no. 
ceiling locations and re-
decoration. 

The proposed works will have a negligible 
beneficial impact through bringing the 
ceilings back into good condition. 

M&E Fit out Removal of redundant modern 
M&E, installation of new M&E 
equipment at ceiling level and to 
walls. 

The proposed works will have a negligible 
adverse impact through obscuring the 
buildings original innovative M&E design 
and surviving components. 

New staircases 
to lower ground 
floor 

Introduction of 2no. new 
staircases and lift access to enable 
the entrances from Corporation 
Street to access the ground floor 
and basement levels. 

The proposal will have a minor adverse 
impact due to the alteration to the plan 
form. 

Tenant Fit Out The tenant fit ensures works to 
the interior are undertaken in line 
with the Conservation Strategy in 
regard to internal finishes. 

The proposed allowances could potentially 
have an accumulative result of a neutral 
impact on the buildings historic fabric, 
whilst the works will be implemented as 
identified in the Conservation Strategy, the 
actual extent of works is yet to be identified. 

7.4     Indirect heritage impact (Visual impact and change to settings)   

i) Historic England’s Setting of Heritage Assets (Historic Environment Good Practice Advice in 
Planning Note 3, Second Edition (December 2017)) calls, in general terms, for a more discursive 
approach to Visual Impact Assessments and a reduced reliance on matrices and technical 
assessment. In particular, the guidance states that “technical analyses of this type should be 
seen primarily as material supporting a clearly expressed and non-technical narrative argument 
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that sets out ‘what matters and why’ in terms of the heritage significance and setting of the 
assets affected, together with the effects of the development upon them.”1 

ii) As the NPPF makes clear, significance derives not only from a heritage asset’s physical presence, 
but also from its setting.  

iii) With this in mind, the following Visual Impact Assessment is presented in the form of a text 
discussion comprising an assessment of the extent of change to the settings of the identified 
heritage assets which would arise as a result of the proposed development, the impact of that 
change, and whether any such changes could be considered to amount to either ‘harm’ or 
‘substantial harm’ within the terms set out by the NPPF.  

iv) Corporation Street – The alterations to the Corporation Street elevation will alter the building’s 
original architectural design, although to counter this the proposals have been designed to be 
read as modern interventions and retain the surviving symmetry of the elevation. The changes 
do however change how the streetscape will be read, especially when viewed from the south 
looking north with the Grade II listed Old Back building in the distance. The proposals will have 
a minor adverse impact on the appreciation of the building in its setting alongside Old Bank. 
The proposed works erode the character of the Shudehill Conservation Area, however do not 
impact the character or setting of the adjacent Grade II listed Old Bank Building. 

v) Balloon Street – Along with Hanover Street, the elevation to Balloon Street is a secondary 
elevation of the building, however this elevation still retains thoughtful architectural design to 
continue the Corporation Street and Federation Street Elevations around the buildings. The 
proposed works will have a negligible adverse impact in altering the building’s contribution to 
the character of the Shudehill Conservation Area, but does not impact the character or setting 
of the surrounding heritage assets. 

vi) Federation Street– The building was designed with corner entrances and to have a repetitive 
fenestration arrangement. The proposals will introduce entrances along Federation Street and 
remove windows, bringing M&E intake and extract where they have historically been absent. 
Although the proposals have been designed to retain rhythm in the elevation, they will have a 
minor adverse impact in changing the character of Federation Street elevation and therefore 
eroding the character of the Shudehill Conservation Area, the changes however do not impact 
the character or setting of the surrounding heritage assets. 

vii) Hanover Street– Similar to Balloon Street are very much the secondary elevations of the 
building, however still retains thoughtful architectural design to continue the Corporation 
Street and Federation Street Elevations around the buildings. The proposed works will have a 
negligible adverse impact in eroding the buildings contribution to the character of the Shudehill 
Conservation Area, but does not impact the character or setting of the surrounding heritage 
assets. 
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7.5 Impact Assessment Conclusions 

i) The direct impact assessment provided a tabulated assessment of impact on the building with 
the following total impacts resulting from the works: 

a. 1 cases of moderate adverse impact 

b. 10 cases of minor adverse Impact 

c. 12 cases of negligible adverse impact 

d. 7 cases of neutral impact 

e. 5 cases of negligible beneficial impacts 

f. 3 cases of minor beneficial impacts 

ii) Cumulatively, the direct heritage impact has the potential to result in a negligible adverse 
impact to the special interest of the heritage asset, with the proposed works eroding historic 
fabric both externally and internally. The greatest impacts to the building are in the alterations 
to Corporation Street, Federation Street, and the potential impact to the internal plan form. 
Whilst the full extent of works internally is yet to be established, designs presented at for this 
assessment only subdivide the ground floor of E-Block, the tenant fit-out guide identifies that 
all works will be in conjunction with the Conservation Strategy and therefore works to the 
internal fabric should only improve the condition. Although at present the extent of these works 
is yet to be established. 

iii) The proposed works have been designed to be as the minimal intervention possible to enable 
access and use into these parts of the building without causing major levels harm to the 
building’s special interest.  

iv) It should be noted that the proposals have been largely scaled back from the 2016 proposals 
through a design process to be less intrusive to the appreciation of the buildings architectural 
form, most importantly at street level. 

v) The indirect heritage impact assessment provided a proportionate assessment of how the 
proposed works may impact the character and setting of the Shudehill Conservation Area and 
any surrounding heritage assets. The proposed works would result in: 

a. 2 cases of minor adverse impact 

b. 2 cases of negligible adverse impact 

vi) Overall the indirect heritage impact has the potential to cause a minor adverse impact on the 
character of the Shudehill Conservation area in eroding the visual amenity. However, the 
proposed works in bringing the building back into use, and also being accessible by the public, 
will enable greater engagement with the building and therefore has a public benefit that 
balances the adverse impacts. 
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8 CONCLUSION  

8.1 Overview of significance and impact  

i) Hanover House and E Block is a grade II listed building and located within the Shudehill 
Conservation Area. 

ii) The significance appraisal of section 6.2 disaggregated the individual fabric components of the 
building, assessed and identified the components significance to enable a clear understanding 
of the fabric and components contribution to the building’s significance as a designated heritage 
asset. 

iii) The impact assessment has demonstrated that the proposed works will have a minor adverse 
direct heritage impact and a minor adverse indirect heritage impact on the building as a 
designated heritage asset and the Shudehill Conservation Area. 

8.2 Planning balance 

i) The proposals enable the building to be put back into 100% occupation through undertaking 
alterations that will enable the ground floor and basement levels to be accessible for the first 
time by the public.  

ii) When considered against the extensive repair works already undertaken as part of the 2016 
consent and the reduction in interventions, in particular to Corporation Street, the proposals 
provide considerable heritage benefits whilst protecting the heritage asset from significant 
change that would outweigh this benefit. 

iii) Ultimately, the proposed works will cause less than substantial harm to the building and the 
Shudehill Conservation Area, which therefore means that the proposed works comply with 
planning policy and achieve the aims of bringing the heritage asset back into a sustainable 
new use. 

 

 

  



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  60 | 64 

REFERENCES  

The following sources have been referenced and used to inform this report.  Due to its name change 
all publications by English Heritage are referred to as Historic England.  

• Planning (Listed Buildings & Conservation Areas) Act 1990.  

• Department of Communities and Local Government (2019). National Planning Policy 
Framework.  

• Department of Communities and Local Government (2019) Planning Practice Guide. 
Conserving and enhancing the historic environment 

• Historic England (2019). Understanding Place: Conservation Area Designation, Appraisal 
and Management.  

• Historic England (2008).  Conservation Principles. Policies and Guidance.   

• Historic England (2017). The setting of heritage assets. 

• Historic England (2016).  Making Changes to Heritage Assets. Historic England Advice 
Note 2.  

• Historic England (2015). Historic Environment Good Practice Advice in Planning.  Note 2: 
Decision-Taking in the Historic Environment. 

• Stephen Levrant Heritage Architecture Ltd. Hanover House & E Block. Heritage 
Assessment; Significance and Impact. May 2016. 

• Stephen Levrant Heritage Architecture Ltd. Hanover House & E Block. Conservation 
Strategy. December 2020. 

 
 

 

 

 

 

  



Hanover House and E-Block  – Heritage Statement D e c e m b e r  2 0 2 0  
 

© S L H A                                                          P a g e  61 | 64 

APPENDIX A: HISTORIC ENGLAND LIST ENTRY  

COOPERATIVE WHOLESALE SOCIETY 

Overview 

Heritage Category: Listed Building 

Grade: II 

List Entry Number: 1025287 

Date first listed: 20-Jun-1988 

Statutory Address: COOPERATIVE WHOLESALE SOCIETY, CORPORATION STREET 

Location 

Statutory Address: COOPERATIVE WHOLESALE SOCIETY, CORPORATION STREET 

The building or site itself may lie within the boundary of more than one authority. 

District: Manchester (Metropolitan Authority) 

National Grid Reference: SJ 84139 98878 

Details 

MANCHESTER 
 
SJ8498 CORPORATION STREET 698-1/17/71 (East side) 20/06/88 Cooperative Wholesale Society 
 
GV II 
 
Offices and warehouse. 1905-9, by F.E.L.Harris, dated 1907; rear block dated 1903. Red brick with 
dressings of polished granite and sandstone (roof concealed). Large rectangular plan. Neo-Baroque 
style. Four storeys with basement and full attic storey, 9 bays divided 3:3:3 by giant pilasters, and by 
coupled Corinthian columns at attic level, plus canted corners finished as drums at attic level. 
Massive round-headed central doorway with flanking niches and side windows set in black polished 
granite surround with frieze lettered "COOPERATIVE WHOLESALE SOCIETY LIMITED"; segmental-
headed basement windows; large canted mullion-and-transom windows to ground and 1st floors; 
giant colonnades to 2nd and 3rd floors, the 3rd floor windows with keyed open segmental 
pediments; small attic windows set in large round-headed arcades rising from paired free-standing 
Doric columns, roundels between the heads of the arches; balustraded parapet. Return sides similar. 
Rear faces Federation Street. Interior not inspected. 
 
Listing NGR: SJ8413998878 

Legacy 

The contents of this record have been generated from a legacy data system. 
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Legacy System number: 388033 

Legacy System: LBS 

Legal 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as 
amended for its special architectural or historic interest. 

End of official listing 
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APPENDIX B: EXTRACT FROM THE NOMA CONSERVATION PLAN AND UPDATED SIGNIFICANCE 
PLANS  
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