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AVENUE 

 

Application No. 
24/01145/FULL 

Proposal 
Erection of three storey extension to rear, external alterations, and change of use from 
offices/retail to HMO (house in multiple occupation) (total of 24 bedrooms), 1 self-contained 
flat and offices. (Amended plans received). 

Application Address: - 
Hardakers Heating and Fireplaces 
109-111 Beverley Road 
Kingston Upon Hull 
HU3 1TS 
 

Date registered: 
07.05.2025 

Consultation Expiry: 
31.07.2025 

Target date: 
02.07.2025 

Extension of Time Date: TBC 
 

Applicant: - 
Messrs S & S Hakim 

Case Officer: - 
Laura Gibson 

Recommendation: - Approval subject to 
conditions  
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Reason as to why the case is at committee:  

Councillor Karen Woods has requested a committee decision.  A planning reason has not been 

provided with the committee request.   

This application is subject to a Committee site visit. 

RECOMMENDATION 

The application be approved subject to the following conditions: 

1) Det 1D (Development to accord with approved plans) 

Location Plan 24.4014-01; 

Ground & First Floor Plans – as proposed - 24.4014-06 rev J;  

Second & Third Floor Plans – as proposed -24.4014-07 rev H; 

Elevations & Section - as proposed - 24.4014-08 rev E; and 

Roof Plan – existing & proposed – 24.4014-09 rev C ] 

2) Det 2B (Time limit – Full application) 

3) DES1C Details of external materials/surfaces (a) (c)  

4) Details of a sound attenuation scheme shall be submitted to and approved in writing 

by the Local Planning Authority prior to the commencement of works. The scheme 

shall be capable of restricting noise from entertainment venue(s) to a noise rating 

(NR) level of: 
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•   NR25 in bedrooms and living rooms and NR30 in all other rooms (0700 to 2300 

hours); and 

•   NR20 in bedrooms and living rooms and NR25 in all other rooms (2300 to 0700 

hours). 

 

The noise rating values shall be measured as a 15-minute Leq at the octave band 

centre frequencies 31.5 Hz to 8 kHz.  

 

For other noise sources including noise from the commercial premises within the 

same building and external traffic noise a scheme that demonstrates compliance 

with appropriate standards e.g. BS8233 shall be submitted to and approved in 

writing by the Local Planning Authority prior to the commencement of works. 

The scheme shall be implemented as approved and sound validation tests shall be 

undertaken to demonstrate that the required NR levels have been achieved in the 

completed building.  If the required NR levels have not been achieved further 

attenuation works and sound validation testing shall be undertaken. The results of 

these tests, and evidence of other required mitigation measures to demonstrate 

compliance with the other appropriate standards, in the form of a verification report 

shall be submitted to and approved in writing by the Local Planning Authority prior 

to occupation. The scheme shall thereafter be retained (in the interests of amenity 

and to comply with policies 14 and 49 of the Local Plan. A pre-commencement 

condition is required to ensure satisfactory attenuation measures are agreed and 

implemented). 

5) Unless otherwise agreed in writing by the local planning authority, a mechanical 

ventilation scheme shall be installed for use when the openable windows need to be 

kept closed, details of which shall be submitted to and approved in writing by the 

local planning authority prior to its installation. The mechanical ventilation system 

shall be installed prior to occupation of the HMO and self-contained flat hereby 
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approved and shall thereafter be retained and maintained in good working order (in 

the interests of residential amenity and to comply with policy 23 of the Local Plan).   

6) The use hereby approved shall not commence until a vehicle parking area has been 

provided in accordance with the approved plans.  The vehicle parking area shall be 

retained in its entirety for such use (In the interests of amenity, and public safety and 

to comply with policy 26 of the Local Plan).  

7) The use approved shall not commence until secure cycle parking facilities providing 

26 spaces have been provided in accordance with a scheme to be submitted to and 

approved in writing by the Local Planning Authority. The cycle parking shall 

subsequently be retained in its entirety for such use (In order to ensure adequate 

secure provision for cyclists and to comply with policies 25 and 36 of the Local Plan. 

A pre-commencement condition is required to ensure the cycle parking details are 

of a suitable design). 

 

8) Prior to the commencement of the use, provision shall be made for the storage of 

refuse, in accordance with a scheme to be submitted to and approved by the Local 

Planning Authority. The provision shall be retained in accordance with the scheme 

(A pre-commencement condition is required to ensure the development provides 

adequate refuse storage facilities in the interests of amenity and to comply with policy 

14 of the Local Plan). 

 

 

9) NE1D (landscaping scheme) (a) (c) ( e)  
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10) ENCL1C (Means of Enclosure Required) – for rear boundary of site (a) (d) ( e) (f)  

 

11) CLC2B (Reporting of Unexpected Contamination) 

 

12) Details of any external lighting to be incorporated into the development shall be 

submitted to and approved in writing by the Local Planning Authority prior to its 

installation.  It shall be installed before the use commences and shall thereafter be 

retained and used in its approved form (in the interests of minimising the opportunity 

for crime, visual amenity and to provide an adequate standard of development in 

accordance with Local Plan Policy 14). 

 

13) The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment (FRA) by Roy Lobley 

Consulting ref: RLC/1744/FRA01 and the following mitigation measures detailed 

within the FRA: 

a. Identification and provision of a place of safety above 4m AOD as detailed within 

sections 5 and 6. 

b. Finished floor levels are set no lower than the existing finished floor level as 

detailed within sections 5 and 6.  

c. Flood resilience measures shall be incorporated to a level of 3.45m AOD as 

detailed within sections 5 and 6.  

The mitigation measures shall be fully implemented prior to occupation and 

subsequently in accordance with the timing / phasing arrangements embodied 
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within the scheme, or within any other period as may subsequently be agreed, in 

writing, by the local planning authority (To protect the development against existing 

and future flood risk and to comply with Local Plan Policy 40) 

14) Prior to the commencement of the use, a flood warning and evacuation plan shall be 

submitted to and approved in writing by the Local Planning Authority.  The 

development shall thereafter be implemented in accordance with the approved 

details or particulars (to reduce the risk of flooding to the proposed development and 

future occupants and to ensure safe access and egress from the site, and to comply 

with policy 40 of the Local Plan). 

 

15) Unless otherwise agreed in writing by the local planning authority surface water shall 

be drained via Sustainable Systems (SuDS). Drainage details shall be submitted to 

the Local Planning Authority for approval prior to the commencement of development 

and shall be carried out as approved unless otherwise agreed in writing by the Local 

Planning Authority (a pre-commencement condition is necessary to ensure the site 

can be adequately drained, and to comply with policy 39 of the Local Plan).  

 

16) DRAI7 (SuDS Maintenance)  

 

17) No meter boxes and letter boxes shall be located on the front elevation of the building 

without the prior written approval of their location by the Local Planning Authority (in 

the interests of visual amenity and to comply with policy 14 of the Local Plan). 
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SITE 

 

 

 

 

The property is an unlisted three storey end-of terrace property and  located on the western 

side of Beverley Road, just north of Wellington Lane.  The property has a range of single and 
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two storey offshoots/extensions to the rear. The site is in commercial use with the ground 

floor comprising a letting agent, whilst the upper floors are vacant.  

The site adjoins the Welly Club to the south.  To the north, no. 113 Beverley Road, is in 

commercial use at ground floor with flats above.  Hudson Street abuts the site to the rear and 

beyond this are two storey terraced dwellings which front onto Wellington Lane and Derby 

Street.  

The site is allocated for housing (no. 447 on the Local Plans proposal map). 

The site is located within the Beverley Road Conservation Area.  

 

 

 

 

Front of site as viewed from Beverley Road:  
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Rear of site as viewed from Hudson Street:  

 

Google maps aerial image of site:  
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PROPOSAL 

Erection of three storey extension to the rear, external alterations, and change of use from 

offices/retail to an HMO (house in multiple occupation) with a total of 24 bedrooms, 1 self-

contained flat and offices.  

Ground floor:  
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First floor: 
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Second Floor and Attic Floor: 
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Elevations: 

 

Roof plan:  
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PLANNING HISTORY 

22/00027/FULL - Change of use of part of upper floors and roof space from offices / retail to 

8 bedroom HMO (house in multiple occupation - sui generis use), installation of rooflights and 

replacement windows to 2nd floor to front, installation of dormer windows and new and 

replacement of windows to rear, and installation of new sliding timber gates to rear – 

approved 13.09.2024 

 

REPRESENTATIONS  

Local Plan - Open Space 

Financial contribution of £2,041 for open space required.  

 

Conservation 
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No objections: 

  

 The proposed external changes to windows match the existing windows, thus no 

objections to the external changes  

 The proposed rear extension does not form a part of the primary conservation area 

frontage and thus does not impact the character or appearance of the conservation 

area thus no objections. 

 The proposal does not reinstate the front boundary treatment and front curtilage 

requirements for ‘residential’ use; thus it is suggested that the front boundary is 

reinstated in line with Beverley Road Conservation Area character. 

 

Urban Design  

Amended communal amenity space to the rear is a positive addition to the scheme and 

resolves one previously raised design concern. However, maintain objection as other design 

concerns are still outstanding:  

- Poor internal amenity – majority of bedrooms are single aspect, north facing bedrooms 

expected to serve as primary living spaces.  This arrangement fails to provide 

acceptable levels of daylight, outlook or ventilation  

- Car-dominated threshold – the proposed front parking layout conflicts with the aims of 

the Beverley Road CAMP, which seeks to restore the historic character and quality of 

the at risk conservation area. An appropriate front boundary treatment should be 

reinstated and some form of landscaping incorporated which is only likely to be possible 

at the expense of a car parking space 

- Blurred access – the shared access between different uses raises concern around 

residents’ security.  Office users will have access to all the residential circulation areas 

and communal areas, as will the self-contained flat in the attic level    
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- Definition – the blurred distinction between uses means that there is no indication that 

the development is someone’s home as there is no obvious front door to the HMO.  

This creates a poor entrance and approach for residents and means they have to share 

hallways with office users and there is nowhere to collect parcels and letters.  

- Laundry room – the internal layout should be reconfigured to at least separate the office 

and residential entrances from one another across the two existing entranceways.  The 

re-configuration would also mean residents do not need to go outside to collect dry 

washing from the laundry room  

Environmental Protection 

No objection subject to the following conditions:  

- Details of a sound attenuation scheme for residential above or adjacent to entertainment 

venues  

- Details of a mechanical ventilation scheme  

- Reporting of unexpected contamination  

 

Housing Standards 

The 24 bedroom HMO will be subject to mandatory licensing.  

Room sizes as shown are adequate within the 16 bed/person HMO – 3 kitchens are provided 

which must have a minimum of 1 full set of facilities to each kitchen being 1 x sink unit and 1 x 

cooker/hob/oven.  At 1 full set of facilities for 1-5 persons, one of the kitchens must provide 2 

x full sets to be adequate for 15-20 persons. 

The improvements to the internal layout of the self-contained flat has mitigated the fire risk and 

is now acceptable.  
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There appears to be a safe means of escape for each occupant of the 2 HMOs, although the 

plans for the property do not show fire precautions.  The conversion of the property should be 

in accordance with the requirements of the appropriate Building Regulations. Alternatively, fire 

precautions should be installed in compliance with the requirements of the LACORS Housing 

Fire Safety Guidance.      

Equality Officer 

The amended communal amenity space to the rear is a positive addition to the scheme and 

the redesigned ramped access.  

The previous access comments to reduce the number of bedrooms on the ground floor and 

include accessible bedrooms has been provided and is a welcome introduction to the proposal.  

However, there are design concerns, specifically the laundry room.  There is no accessible 

step free route from the accessible bedrooms to the laundry room.  This needs to be re-

configured.  A laundry room needs to be accessible.  

 

Recycling Officer 

There is adequate room for the 4 x1100L (2 x 1100L black and 2 x 1100L blue) and 4 x 240L 

(brown) bins to be stored to the rear of the property and moved to the highway on Hudson 

Street for collection.  

 

There is also adequate space for bins to be stored for the commercial premises on the 

ground floor.  There is room and access for all bin types, so capacity would be decided by the 

occupier.  If there are 10+ members of staff employed, blue and brown bins must be 

provided.   

 

Highways Development Control 

Based on the proposed development the following car parking levels should be provided. 
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 24 no 1 bed units  23 spaces  

 1 x flat   1 space. 

 25 no cycle secure cycle spaces. 

 

It is proposed to utilise the existing 3 informal car parking spaces to the front of the property 

and create an additional 3 spaces to the rear accessed from Hudson Street. Six spaces in total 

which would not meet the standards set out in the local plan guidance and is not acceptable. 

The applicant proposes to provide 24 no secure/sheltered cycle spaces to the rear of the 

property which does not meet the requirements of the local plan where a total of 25 spaces is 

required.  

 

Beverley Road is a classified road and as such any vehicles utilising the informal car parking 

to the front of the property must enter and exit Beverley Road in a forward gear. Details 

provided by the applicant has demonstrated that access can be achieved and that vehicles 

utilising the three spaces on the frontage can enter and exit Beverley Road in a forward gear. 

 

The application does not meet the requirements of the local plan for both cycle parking and 

vehicle parking. The Highway Authority accepts that low car ownership is associated with these 

types of developments and the site is located on Beverley Road with excellent access to 

alternate modes of travel and as such on this occasion the Highway Authority can accept the 

reduced level of car parking on condition that a minimum of 25 cycle spaces is provided. 

 

The Highway Authority has no objections subject to a condition requiring revised details of 

cycle parking. 
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The Environment Agency 

The application is covered by your Local Flood Risk Standing Advice.  The applicant must 

therefore seek to meet the standard mitigation measures required within Mitigation Note 6.  

 

Biodiversity Officer  

This application would need an ecological survey prior to determination. While the majority of 

the building has been renovated and is currently being used for residential purposes. The 

attached double storey brick building with lean to roof, has several potential roosting features 

including loose roof tiles and missing mortar within the brickwork. Overall, this building is in a 

state of disrepair and requires further investigation. Similarly, a Preliminary Roost 

Assessment of the development site would be appropriate to initially understand the potential 

for European Species, namely bats. 

 

A Preliminary Bat Roost Assessment has been submitted.  The Biodiversity Officer has been 

re-consulted and further comments are awaited and an update will be provided in the late 

representations to the committee.   

 

 

Hull Civic Society 

 

Object on the following grounds:  

 

- Previous application was for conversion of property into an 8 bed HMO, a conversion 

appropriate to the size of the property  
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- Current application adds 20 more rooms in a 3 storey extension  

- Over development of the site  

- Reduction in living quality for potential residents  

 

Councillor Karen Woods 

 

Wish to call the application in for consideration by the full planning committee.   

 

 

2 letters from interested parties objecting on the following grounds:  

 Overlooking/loss of privacy.  

 Loss of light. 

 Will place a strain on existing services in the area, such as schools, doctors, sanitation.   

 Increase in rubbish/litter.  

 Increase in anti-social behaviour.  

 Already too many HMOs in the area.  
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APPLICANT’S CASE 

Planning, Heritage and Design and Access Statement:  

- The upper floors of the premises have been vacant for many years and are in a poor 

environmental condition.  A letting agent occupies the ground floor.  

- The application site is located in a sustainable location which is well served by public 

transport links, and which minimises the need to travel by car.  

- It is allocated for residential use in the Local Plan and has a history of residential 

approvals. It lies in a mixed use area close to other housing.  As such, the principle of a 

residential use is acceptable.   

- The proposal would provide shared accommodation where there is an identified need, 

and in a form which offers good standards of amenity.  Noise from nearby sources can 

and will be mitigated in the design of the scheme.  

- The proposed development will give rise to no harmful impacts in terms of residential 

amenity or highway safety.   

- The proposed development will be safe from flood risk and will not increase the risk of 

flooding elsewhere  

- The development proposed will have a beneficial impact on the significance of heritage 

assets by bringing this underused building back into re-use, any harm caused would be 

materially outweighed by the many public benefits of the scheme 

- For the above reasons, it is hoped that in accordance with the presumption in favour of 

sustainable development, a favourable decision can be made without delay  

PLANNING FRAMEWORK 
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Hull Local Plan 2016 to 2032 

Policy 3 - Housing requirement and site allocations  

 

Policy 4 – Housing regeneration and brownfield land  

 

Policy 6 – Housing space standards  

 

Policy 7 – Houses in Multiple Occupation  

 

Policy 14 – Design 

 

Policy 15 – Local distinctiveness 

 

Policy 16 – Heritage considerations   

 

Policy 25 - Sustainable travel  

 

Policy 26 - Location and layout of development  

 

Policy 32 - Parking standards  
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Policy 36 – Walking, Cycling and Powered Two-Wheelers  

 

Policy 39 – Sustainable Drainage  

 

Policy 40 - Addressing Flood Risk in Planning Applications  

 

Policy 42 – Open Space 

 

Policy 44 – Biodiversity and wildlife  

 

Policy 45 – Trees  

 

Policy 48 – Land affected by contamination  

 

Policy 49 – Noise Pollution  

 

Other Material Considerations: - 

Beverley Road Conservation Area Character Appraisal Management Plan (CAMP)  

 

SPD 2 - Heritage and Archaeology 

SPD 3 – Environmental Quality 
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SPD 4 – Living with Water 

SPD 5 – City Centre Parking Strategy 

SPD 7 – Hull Residential Design Guide 

SPD 10 – Trees 

SDP 11 - Open Space 

SPD12 – Ecology and Biodiversity  

SPD20 Houses in Multiple Occupation (HMOs) 

National Planning Policy Framework 

NPPF1 Planning law requires that applications for planning permission be determined in 

accordance with the development plan, unless material considerations indicate otherwise. 

The National Planning Policy Framework must be taken into account in preparing the 

development plan and is a material consideration in planning decisions. Planning policies and 

decisions must also reflect relevant international obligations and statutory requirements. 

(para 2). 

 

NPPF5 Delivering a sufficient supply of homes (paras 61 to 84). 

 

NPPF9 Promoting sustainable transport (paras 109 to 123). 

 

NPPF11 Making effective use of land (paras 124 to 130). 

 

NPPF12 Achieving well-designed places (paras 131 to 141). 
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NPPF14 Meeting the challenge of climate change, flooding and coastal change (paras 161 to 

186). 

 

NPPF15 Conserving and enhancing the natural environment (paras 187 to 201).  

 

NPPF16 Conserving and enhancing the historic environment (paras 202 to 221). 

 

East Inshore and East Offshore Marine Plans 

None directly relevant 

PLANNING APPRAISAL 

Principle of Development and Sustainability  

Insofar as the principle of development is concerned, and in accordance with the provisions of 

section 38(6) of the Planning and Compulsory Purchase Act 2004, the starting point for the 

determination of the planning application is the development plan, in this instance  the Hull 

Local Plan (2017).  

The application site is allocated for housing (site no. 447) on the local plan proposals maps. 

Site 447 is allocated for an estimated 20 dwellings.  

The site has an extant permission for an 8 bed HMO on the upper floors.  This proposal would 

retain this and then provide further HMO accommodation with 16 bedrooms and a new self- 

contained 1 bedroom flat.  This would therefore be significantly below the allocation for the site 

however it would contribute towards the city’s revised housing requirement for 998 dwellings 

per year, as revised by the NPPF in December 2024,  and would provide accommodation for 

at least 25 occupants, including for people who are unable to buy or rent self-contained 

housing, and is therefore unlikely to place a strain on existing services in the area.  
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The site is previously developed land and would bring vacant upper floor premises back in to 

use.  The ground floor commercial use, which comprises a letting agents, would be retained 

which would provide an active frontage to and be in keeping with the character and appearance 

of this part of Beverley Road, which includes a mixture of commercial and residential uses.  

The site is located within a sustainable location.  The site is located opposite the Beverley 

Road/Cave Street local shopping centre (LC-8). Bus stops are located adjacent and opposite 

with frequent services to the city centre, north Hull and beyond. The city centre is approximately 

1km to the south.  

The proposal would therefore be acceptable in principle subject to the detailed considerations, 

which are discussed further below.  

Design and Conservation 

Polices 14, 15, and 16 of the Local Plan, on matters of design, local distinctiveness, and 

heritage considerations respectively, are relevant. Paragraphs 131-141 of the NPPF relating 

to achieving well-designed places, and 202-221 on conserving and enhancing the historic 

environment are also relevant. 

The site is located within the Beverley Road conservation area. 

The external alterations in relation to windows and the construction of the dormer windows are 

largely the same as approved in the earlier application for the 8 bed HMO and are considered 

to preserve the character and appearance of the building and the conservation area and are 

acceptable. 

The proposed three storey extension to the rear would be substantial, however it would appear 

subordinate to the host building with both the eaves and ridge level set down from that of the 

main building.  The Beverley Road Conservation Area Character Appraisal and Management 

Plan sets out that the principal scale of developments within the conservation area have varying 

heights of two and three storeys and the proposed extension would be in keeping with this and 

would be of a comparable height to other extensions located to the rear of adjacent properties 

to the north.  
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The proposed extension would be of a relatively simple design reflecting its location at the rear 

of the building. It would comprise a pitched roof which would be compatible with the host 

building and surrounding development. The extension would be constructed of facing brick for 

the external walls, and a tile for the roof, both stated as matching the existing building, with 

uPVC windows and doors.   

The rear of the site is currently occupied by a collection of single and two storey extensions of 

a variety of designs and materials and comprising development which is identified in the 

Beverley Road Conservation Area Character Appraisal and Management Plan as negative 

aspects of this part of the conservation area.  The proposed development would involve the 

removal of these and is therefore welcomed. Their replacement with a new three storey 

extension with a much smaller footprint would open up the rear of the site and  improve  the 

character and appearance of the rear of the site and this part of the conservation area.   No 

details of the new boundary treatment to enclose the rear of the site have been provided and 

therefore further details are required by condition.   

The proposal has not taken the opportunity to enhance the character and appearance of the 

conservation area through the introduction of a new boundary treatment to enclose the front of 

the site or provide new landscaping within this space, as this would in part, restrict access to 

the existing parking provision at the site.  However, given that the front of the site is currently 

open and comprises an area of hardstanding, the proposal would at the very least preserve 

the character and appearance of the frontage of the site and this part of the conservation area 

Overall, it is considered that through the re-occupation of the upper floors of the building and 

the replacement of the collection of extensions to the rear of the site with a new extension, the 

proposal would result in benefits and would at least preserve the character and appearance of 

the conservation area.  

Designing out crime and designing in community safety should be central to the planning and 

delivery of new development. Section 17 of the Crime and Disorder Act 1998 requires all local 

authorities to exercise their functions with due regard to their likely effect on crime and disorder, 

and to do all they reasonably can to prevent crime and disorder.  

An objection has been received from a local resident that the proposal would result in an 

increase in anti-social behaviour in the area, however no evidence has been provided to 

substantiate this claim.  The likely tenants of the proposed residential accommodation are not 
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known and could not be controlled through this planning application.  The applicant has stated 

that the entire site will have fully monitored CCTV externally and within internal communal 

areas.  Details of any external security lighting can also be required by condition.  

There is therefore no specific evidence to show that there would be, or likely to be, an increase 

in crime or disorder or anti-social behaviour or the potential for such an increase, as a result of 

this particular individual proposal.   

Amenity of prospective occupants 

 

Policy 7 of the local plan sets out that HMOs should meet the minimum internal space 

standards set out in Table 5.5.   

 

The previously approved 8 bedroom HMO would be retained but with a slightly larger kitchen 

on the first floor (increasing from 17.5m² to 19m²).  This accommodation was previously 

considered to meet the space standards, and this remains the case with the revised layout.   

 

In terms of the additional 16 bedroom HMO accommodation, 3 kitchens would be provided, 

one on each floor (ground, first and second) and ranging in size from 14.2m² to 33.7m².   

 

Where cooking facilities are shared in an HMO, there should be one set of cooking facilities 

for every five occupants, to include cooker, hob, sink and drainer, refrigerator and adequate 

space for the storage and preparation of food. This is to a maximum of two sets of facilities 

per kitchen. One of the kitchens must therefore provide two x full sets of facilities and there is 

space to provide this.   

 

There would be an additional communal lounge measuring approx. 13.7m² located on the 

second floor.    
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All bedrooms (excluding en-suite bathrooms) are more than 10m² (minimum size for one 

occupier), ranging in size from 11.1m² – 23.1m².   All bedrooms would feature an en-suite 

bathroom. This provision is more than the HMO licence standard which requires one bathroom 

per five occupants and is therefore acceptable. 

The proposal would meet the space standards as set out in Table 5.5 of the Local Plan and 

would comply with part 5 of policy 7.    

The proposal also includes a self contained 1 bedroom flat in the roofspace.  This would 

comprise a 1 bedroom 1 person flat and as it would have a total internal floorspace of 51m² 

and it would be more than the national minimum space standards and would therefore comply 

with local plan policy 6.  

Urban Design has raised some concerns in relation to the layout and orientation of the 

accommodation. Although the HMO bedrooms within the proposed new rear extension would 

be north facing, all the communal rooms would be located within the main building, which face 

east or west, thereby providing residents of these bedrooms with accommodation which offers 

an alternative orientation and outlook.  Each of the bedrooms within the proposed rear 

extension would be served by a good sized window and being located on the southern side of 

the site and overlooking the private outdoor amenity space to the rear of the site, would not be 

unduly enclosed and would have an acceptable outlook. Furthermore, there are a number of 

other bedrooms located within the main building, and which do not face north, therefore 

providing a variety of options and spaces for future occupants of the accommodation.   

The residential accommodation can be accessed from both the front and rear of the site.  

Through the provision of a series of internal doors, the internal layout is such that there is 

sufficient separation between the retained commercial use and the proposed residential uses.  

The office staff would only have access to one communal stairwell if they would need to gain 

access to a place of safety for flood risk purposes and would not have direct access into the 

residential areas.  Furthermore, the applicant has stated that the entire site will have fully 

monitored CCTV externally and within internal communal areas, thereby reducing any security 

concerns. 
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There is an area of communal outdoor amenity space at the rear of the site for residents of the 

proposed residential accommodation, which is acceptable.    

There is sufficient space for the storage of refuse and recycling bins at the rear of the site, for 

both the commercial and residential uses, where they would not be visible from an area 

accessible by the public and where they can be presented on the adjacent highway (Hudson 

Street) for collection.   This provision can be secured by condition.  

The site is not located in a purely residential area  An office use would be retained at ground 

floor level. Adjacent uses include the Welly Club to the south (which has opening hours 

Sunday to Thursday 10:00 – 03:00; and Friday & Saturday 10:00 – 03:30), the property to the 

north comprises a commercial use on the ground floor (with a previous permission for a hot 

food takeaway) with flats above, the opposite side of the road falls within the local shopping 

centre and includes a variety of commercial uses at ground floor, including some late night 

food and drink uses, some with residential accommodation above.  The future residents of 

the proposed residential accommodation could not therefore expect the same level of 

amenity as if they were located within a purely residential area.   However, they should still 

expect a reasonable standard of amenity. 

 

A noise impact assessment was submitted with the previous application for an 8 bed HMO 

and suitable conditions were recommended in terms of a sound attenuation scheme in order 

to protect the amenity of residents of the HMO from noise from the adjacent Welly Club, as 

well as from other noise sources including from the ground floor commercial use within the 

building and external traffic noise.   

 

A noise impact assessment has been submitted which reflects the changes to the proposal.  

This confirms that the required Noise Rating (NR) levels for entertainment noise are 

achievable through the inclusion of particular mitigation measures (including sound 

attenuation to party walls and ceilings and enhanced glazing and provision of secondary 

glazing).    
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Environmental Health has confirmed that they are satisfied with the findings of the noise 

impact assessment, subject to conditions to secure the mitigation measures and validation 

testing of the measures.  For times when residents of the residential accommodation would 

need to keep their windows closed, in order to achieve the required noise rating (NR) levels, 

an alternative means of mechanical ventilation would be required.  Further details can be 

secured by condition.    

 

Subject to the above conditions,  it is considered that the future residents would enjoy 

adequate levels of amenity in terms of their noise environment.  

 

In light of the above, and subject to suitable conditions, the proposed standard and layout of 

accommodation is considered to be acceptable and would comply with local plan policies 6, 

7, 14 and 49.  

 

 

Impact on amenity 

 

 

Local Plan Policy 7 (2) states that conversion of a property into a house in multiple 

occupation (HMO) will not be allowed if it would: a. result in a concentration of similar uses 

adversely affecting local amenity and the character of the area; b. introduce a potential 

source of noise and disturbance greater than that normally associated with a dwelling to the 

detriment of neighbouring residential amenity, which could not be mitigated by careful 

planning of room layout and the use of sound insulation; or c. create unacceptable parking 

problems to the detriment of local amenity. 
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Policy 7 also includes criteria relating to whether there is an overconcentration of such uses 

which adversely affects the character of an area.  Part 4 of policy 7 states that where an 

Article 4 direction exists for small HMOs, and if the concentration of HMOs and flats exceeds 

50% in a specific street, then further HMOs will not be allowed.  

 

The site is located within an area where an Article 4 direction exists for small HMOs (Spring 

Bank and Beverley Road South), which came into force on 8th August 2019.   

 

Applying the above policy on an arterial road such as Beverley Road is problematic due to 

the length of Beverley Road which extends approximately 3 miles from the city centre to the 

northern limits of the city boundary. It is therefore logical for the calculation to be made on a 

specific section of Beverley Road and in this case that is considered to be the section of 

Beverley Road which is located within the Spring Bank and Beverley Road South  Article 4 

area and which comprises the section of Beverley Road between Norfolk Street and up to 

Park Lane (to the west) and Stepney Lane (to the east).    
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For the benefit of the calculation, flats above shops have not been included as constituting 

conversions as they do not usually involve a unit being converted from its original use.  These 

properties commonly comprise a single address of mixed uses with residential units above 

commercial premises.   

Given the licensing legislation has differing definitions of a HMO to planning legislation, the 

data also has its limitations, however, the details from the licensing section has been cross 

referenced against details available to the planning authority in the planning records and is the 

most recent and robust data available. 

Including all the properties within the Article 4 area on Beverley Road (a total of 144 properties) 

the number of properties converted into flats and HMOs is 29 which equates to 20.1% which 

is below the permitted threshold of 50%. This figure would increase to 20.8% if this application 

was approved, which would still remain significantly below the permitted 50% threshold.   
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Taking only the 30  residential units (out of the total of 144 properties) into account in this 

stretch of the street, 29 units are currently in use as flats and HMOs, with only 1 property in 

use as a single occupancy dwelling, giving a figure of 96.6%.  This figure is above the 50% 

threshold within Policy 7 and appears high; however, the figure is not fully representative taking 

into account the length of the street (within the Article 4) which covers just over 1km, and the 

commercial nature of the area with a high number of shop units, commercial units, and 

community uses, located both within and outside of the shopping centres.  Also, the figures do 

not take into account the distance between many of the residential properties which are 

punctuated by shop units and other uses.  Furthermore, only six out of the thirty residential 

properties are in use as HMOs (approx. 20%) with the reminder (80%) in use as flats.  The 

overall number of HMOs along the street is therefore very low and well below the 50% 

threshold.   

The property in question is located within a terrace of three storey buildings.  There are three 

properties within the terrace, including the application site, and at present none of them are in 

use as HMOs.  The adjoining property to the north, no. 113 is in commercial use at ground 

level with flats above.  Nos. 115-117 Beverley Road are in use as flats.  The adjoining property 

to the south comprises the Welly Club.  As such, and in line with SPD20, the proposal would 

not therefore result in a family dwelling house being sandwiched by HMOs on both sides.  

Furthermore, the proposal would not result in more than 2 HMOs located adjacent to each 

other.    

It is therefore considered that the proposal would not result in a concentration of similar uses 

that would adversely affect local amenity and the character of the area in this instance, 

particularly taking into account the fallback position that the site has an extant consent for use 

as an 8 bed HMO.   

Whilst the proposal would increase the number of bedrooms from 8 to 24 and provide an 

additional 1 bedroom flat, given that the local plan suggests an indicative 20 dwellings for the 

housing allocation,  the mixed commercial and residential character of the surrounding area 

and the sites location on a busy arterial route within close proximity of the city centre, it is 

considered that the proposal is unlikely to introduce a potential source of noise and disturbance 

which would result in an adverse impact on the amenity of the surrounding area.    
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It is also considered that subject to the conditions in relation to noise (as discussed in the 

section above), the proposed development would not result in material harm to the operation 

of existing entertainment venues and other commercial premises within the surrounding area 

and therefore complies with local plan policies 7, 14 and 49.  

Objections have been received from an interested party that the proposed development would 

result in overlooking/loss of privacy and a loss of light.  There would be no windows in the rear 

elevation of the proposed three storey extension to the rear.  As the proposal involves the 

replacement of existing windows in the upper floors of the rear elevation of the host building 

and the installation of 4 new dormer windows in the rear roof space which would be located 

approx. 28m from the rear and side garden boundaries of the nearest residential properties to 

the rear, which front onto Derby Street and Wellington Lane, it is considered that the proposal 

would not result in a material loss of privacy or overlooking to neighbouring properties to the 

rear (west).  Likewise, windows in the north side elevation of the proposed extension would 

face onto the rear yard of the application site and the roof of the existing projections at the rear 

of the adjoining property to the north, no. 113 Beverley Road and as such would not materially 

harm their existing amenity levels. Given the siting and orientation of the proposed extension 

in relation to neighbouring properties, the presence of blank gable walls in neighbouring sites 

and the fact that it would be separated from the nearest residential properties to the west by 

Hudson Street, it is considered that the proposed development would not result in a material 

loss of light to or outlook from neighbouring properties. As such, the proposal would not 

materially harm the amenities of neighbouring occupiers.  

Parking/Highways 

Policy 26 requires new development to have an acceptable impact upon highway safety and 

the surrounding road network and to provide access to a range of transport modes.   

Policy 7 of the Local Plan sets out that conversion of a property into a house in multiple 

occupation (HMO) will not be allowed if it would create unacceptable parking problems to the 

detriment of local amenity.  

Policy 32 identifies minimum parking standards to be considered for new development. 
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Policy 32 of the local plan sets out that development should comply with the parking standards 

and guidelines as given in Appendix C, but with flexibility having regard to the accessibility of 

the site; type, mix and use of development; availability of, and opportunities for, public 

transport, and the need to reduce high emission vehicles.     

The existing 3 informal car parking spaces would be retained to the front of the site and 3 new 

parking spaces, which includes 1 disabled parking space, would be provided to the rear, 

accessed off Hudson Street.  It is anticipated that the retained ground floor office use would 

utilise the existing spaces to the front, as per the existing situation, and residents would utilise 

the parking spaces to the rear, although they could also utilise the parking to the front outside 

of office opening hours.   

The Local Plan standard for a 24 bedroom HMO, is 23 vehicle spaces, whilst a further 1 vehicle 

space would be required for the self contained flat  resulting in a total requirement of 24 vehicle 

spaces for this development.    

The proposal would therefore result in a shortfall in vehicle parking in terms of local plan parking 

standards.  

Increasing the number of vehicle parking spaces on site would result in the  amenity space 

being reduced in size and the development being more car dominated which would be contrary 

to the Council’s sustainability objectives and would be to the detriment of occupants’ access to 

open space.  According to the Office for National Statistics (ONS. Census 2021) Sculcoates, 

in which the site is located, has a high percentage (55.5%) of households with no access to 

vans or cars.  Car ownership levels are also likely to be lower in HMOs than in self contained 

dwellings and in this instance the site is in a highly sustainable location and close to essential 

facilities.  Bus stops are located adjacent (northbound) to and opposite (southbound) the site 

with frequent services to the city centre, north Hull and beyond. The site is adjacent to a main 

cycle route and 26 cycle parking spaces are proposed to serve the development, which would 

further aid mode choice.  Revised details of the cycle parking are required to ensure that its 

design and siting are acceptable, and this can be secured by condition. The sustainable 

location of the site and the proposed cycle parking provision reduces the need for car use and 

further mitigates the need for vehicle parking.  

The proposed development would bring the currently vacant upper floors of the building back 

into beneficial use and replace a collection of outbuildings at the rear of the site with an 
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extension which is more in keeping with the character and appearance of the building and the 

conservation area.  Keeping buildings in historic areas in use is the best way of securing their 

future upkeep and this must be weighed against the shortfall in off-street parking provision.  In 

this case, it is considered that the benefits would outweigh any disadvantages associated with 

a shortfall in off-street parking provision.  

As such, it is considered that the proposal would not have a material adverse impact on 

highway safety and would comply with local plan policy 25 and paragraph 109 of the NPPF 

which seek to reduce reliance on the private car and encourage more sustainable forms of 

transport, including walking, cycling and public transport use.   

Biodiversity 

Policy 44 of the Local Plan requires development to seek to achieve a net gain in biodiversity. 

This is in line with and supported by the Natural Environment and Rural Communities (NERC) 

Act 2006 and the Environment Act. This requires all developments to deliver a minimum 10% 

gain in biodiversity. 

In England, biodiversity net gain is required under a statutory framework (“the Framework”) 

introduced by Schedule 7A of the Town and Country Planning Act 1990 (inserted by the 

Environment Act 2021). This Framework is referred to as ‘biodiversity net gain’ in Planning 

Practice Guidance to distinguish it from other or more general biodiversity gains.  In this case 

the application is exempt from this requirement as specified within the Framework as currently 

buildings occupy the majority of the site, apart from a small forecourt at the front which 

comprises an area of hardstanding.  

Ecological Impact/Protected Species 

Due to the potential for European Protected Species, notably roosting bats within the site, a 

survey has been carried out and submitted in support of this application. This has concluded 

that no bird’s nests were observed in the building; there was no evidence to suggest the 

presence of bats and that the building supports a bat roost; and there was no evidence of 

roosting barn owls and no suitable access for barn owls to roost in the building.  The building 

was assessed as having a negligible suitability to support roosting bats and the development 

would pose negligible impacts to local bat population and can commence with adherence to 

the method statement included within the survey.  This can be secured by condition.  The 
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survey also recommends that bird boxes are erected throughout the site, in order to increase 

nesting opportunities and achieve biodiversity gains with the development.  This can also be 

secured by appropriate condition.   

Further comments are awaited from Ecology in relation to the submitted preliminary bat roost 

assessment to ensure that its content and recommendations are acceptable.  Subject to no 

adverse comments or requests for further survey information being received, and subject to 

any suitable and required conditions, as outlined above, it is considered that there would be no 

adverse impact on areas or species of ecological significance because of the proposed 

development and the proposal would comply with Local Plan Policy 44.  A further update will 

be provided in the late representations to the committee.   

Open space/ Community Infrastructure Levy (CIL)/Trees   

As the site comprises a housing allocation site (no. 447) and is not included in Table 12.5 (on-

site open space requirements) of the Hull Local Plan, in line with local plan policy 42, it does 

not require the provision of open space on site or off site, via a financial contribution secured 

by a legal agreement.  

As the proposal would comprise the change of use and extension of the property to provide an 

HMO, with the proposed self contained flat to be provided within the existing building roofspace 

(as opposed to within the proposed new build extension), in line with local plan policy 45, there 

is no requirement for the provision of 3 new trees per flat with this development.  

As the site is located within housing market value zone 3, it is not therefore liable to CIL.   

Energy efficiency and renewables 

Policy 17 of the Local Plan promotes design which reduces energy and water use and mitigates 

flooding, pollution and over-heating.  

The proposed development would bring the vacant upper floors of the existing building back 

into beneficial use thereby reducing the need for the construction of replacement buildings.  

The installation of new and replacement of existing windows aim to improve the thermal 

efficiency of the existing building whilst the proposed extension to the rear would be built to 

modern building and energy efficient standards.  The submitted flood risk assessment sets out 

how the development will mitigate flood risk, and the site will incorporate a mechanical 
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ventilation system for periods when the openable windows within the front of the building 

remain closed to prevent over-heating.     

Flood Risk 

The application site is located within flood zone 3a (i) (low hazard) of the high risk area of the 

national high risk flood zone, as identified by the Environment Agency.  Flood depths could 

reach up to 600mm and therefore the applicant must seek to meet the standard mitigation 

measures required within Mitigation Note 6.    

The office use retained on the ground floor would constitute a less vulnerable use, whilst the 

proposed HMO/residential use would constitute a more vulnerable use in flood risk terms.  

An FRA has been submitted which confirms that the existing building ground floor level of 

3.15m AOD, which is approx. 950mm above adjacent land level, would be retained and the 

new extension to the rear would have finished floor levels no lower than this.  This would 

provide more than the required 900mm of flood protection measures.  Although not required 

due to the above levels, an additional 300mm of flood resilience measures to 3.45m AOD is 

also proposed.  An internally accessible place of safety above 4m AOD would be available for 

all occupants, of both the proposed residential and the retained commercial uses, on the upper 

floors of the building.  The FRA also sets out that a flood response plan will be provided.  

The above flood protection measures would comply with flood mitigation note 6 and would be 

acceptable in terms of flood risk and can be secured by condition.  

Policy 39 Local Plan Policy 39 sets out that all development should incorporate sustainable 

drainage systems (SuDS) unless it has been demonstrated this is not technically or 

economically feasible.  

The submitted plans show that permeable paving and new soft landscaping would be installed 

within the communal garden at the rear. There is also space to provide other measures such 

as water butts and/or rain gardens and further details of all SuDS and their future maintenance 

can be secured by condition.  Subject to appropriate conditions, the proposal would comply 

with local plan policy 39.  

Equalities  
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Under the Equality Act 2010 S149, the Council has a duty to consider equality issues.  A Public 

Authority must, in the exercise of its functions have due regard to (a) eliminate discrimination, 

harassment, victimisation and any other conduct that is prohibited under the Act: (b) advance 

equality of opportunity between persons who share a relevant protected characteristic and 

persons who do not share it; and (c) foster good relations between people who share a relevant 

characteristic and persons who do not. 

This proposal has been considered against the duty of the Council to consider equality issues.  

This development is considered to comply with these requirements because the amended 

plans now include 4 accessible bedrooms (each with an accessible bathroom) on the ground 

floor within the new extension to the rear with level access via a new ramp.  1 disabled parking 

space is also proposed to the rear.  The applicants have confirmed and amended plans have 

been received which now show that the ground floor laundry/washroom room in the rear of no. 

111 will be for use only by the landlord, with suitable laundry facilities provided within the 

communal kitchens.  The amended plans have therefore addressed previous comments raised 

by Equalities. 

Conclusion and Contribution to sustainable development 

In accordance with the provisions of Section 38(6) of the Planning and Compulsory Purchase 

Act 2004, the starting point for the determination of this application is the Hull City Local Plan 

2017.  

It is concluded that the proposal accords with relevant development plan policy as described 

in the various preceding sections of this report and in the absence of other, overriding material 

considerations to the contrary, the application is recommended for approval.  

In addition to the need to determine the application in accordance with the development plan, 

regard also needs to be had to other material considerations (and which would include the 

requirement to be had to other policies, such as those set out in the National Planning Policy 

Framework (2024). The NPPF contains a presumption in favour of sustainable development 

and when having regards to the three objectives of sustainable development, it is concluded 

as follows: 

Economic Objective: 
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The proposal would provide an affordable means of residential accommodation and 

subsequent occupiers would spend in the local economy supporting local businesses and 

services.  

Social Objective: 

The proposal would provide increased housing choice and help meet the housing target for the 

city and contribute to supporting a strong vibrant and healthy local community being within 

easy walking distance of facilities. 

Environmental Objective: 

The proposal would make effective use of a brownfield site bringing the upper floors of the 

building back into beneficial use therefore reducing the pressure on greenfield sites for the 

same development.   

The proposal would, subject to condition comply with policies 6, 7, 14, 15, 16, 26 and 32 in the 

development plan and there are no material considerations, including the objectives of the 

NPPF to suggest a determination other than in line with the development plan.  
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Not to go in report but needed for decision notice 

DMPO Article 35 Statement 

The local planning authority have worked with the applicant in a positive and proactive manner 

based on seeking solutions to problems arising in relation to dealing with the planning 

application in the following way(s): 

Discussing potential solutions with the applicants during the processing of the application.  
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