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Reason as to why the case is at committee:

A Listed Building Consent application relating to a building on the Buildings at Risk Register

RECOMMENDATION
That consent be granted subject to the following conditions:

1) Det 2B (Time limit — Full application)



2) Det 1D (Development to accord with approved plans)
[DR-H1105-002 (x 2 drawings), DR-H1105-003, site location plan]

3) Existing timbers should where possible be retained and new side on side timbers
should be installed. The removal of any historic timbers within the roof structure
should be confirmed in writing to the Local Planning Authority prior to the works being
carried out and the works shall be carried out in accordance with approved details.
Any new replacement timbers shall be of dimensions no deeper than the existing
timbers, to protect the historic features of the building in accordance with Local Plan
Policy 16 and NPPF Guidance (paragraphs 202 to 221).

4) Prior to work commencing further details shall be submitted to provide a schedule of
how and where historic floor boards will be re-instated at third floor. The works shall
be carried out in accordance with the approved details. To protect the historic
features of the building in accordance with Local Plan Policy 16 and NPPF Guidance
(paragraphs 202 to 221).

5) No fixing of flitch plates into the walls should be carried out unless further written
details are submitted to and approved in writing by the local planning authority, and
the works shall be carried out in accordance with the approved details. To ensure
that appropriate materials are used, and large areas of concrete are avoided. To
protect the historic features of the building in accordance with Local Plan Policy 16
and NPPF Guidance (paragraphs 202 to 221).

SITE

1 Jarratt Street has a pantile roof and was built ¢.1800 and had alterations around ¢.1870. This
property is a Grade Il listed building and within the Georgian New Town conservation area.
The property is being converted in association with No. 12 Grimston Street.
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PROPOSAL

Listed Building Consent for structural remedial works involving strengthening works to the roof

structure and the works also involve strengthening works to the floor joists at third floor level.
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Plan View of Proposed Alterations to Roof Arrangement

PLANNING HISTORY

23/00347/LBC — Approved with conditions 24.04.2024 - Application for Listed Building Consent
for:- Replacement and repairs to windows at the building 1 Jarratt Street and 12 Grimston
Street.

22/00829/LBC — Approved with conditions 24.04.2024 - Listed Building Consent for internal

and external alterations in connection with proposed change of use of existing buildings and



land to form 6no. apartments and associated landscaping works (including some window

alterations) to 12 Grimston Street and 1 Jarratt Street.

22/00825/FULL — Approved with conditions 05.07.2024 - Change of use of existing buildings
and land to form 6no. apartments and associated landscaping external works (including some
window alterations) to 12 Grimston Street and 1 Jarratt Street (revised description)
REPRESENTATIONS

Conservation

No objection in principle

From completing a site visit the concerns of the applicant are understood, and it is identified
that structural intervention is required into the building. The roof works are not objected to. It
is noted that the roof has been damaged by the installation of roof lights in ¢.2023-4 and

remedial works are necessary.

Detailed comments have been provided that have been incorporated into the recommended

conditions.

Hull Civic Society

No response received.

Conservation Area Advisory Citee (CAAC)

No response received

APPLICANT’S CASE
The application is supported by a Structural Calculation Report

This states:



Following a structural review, a remedial scheme has been developed to stabilise and
‘make safe’ the above elements. It should be noted that a large number of roof and
flooring elements were observed to be unstable, lacked effective contact between
elements and as such did not appear to effectively transfer the applied loads back to the
main structure. The landing and third floor constructions were notably unstable in their
current condition and as such will require essential ‘make safe’ repairs. The structural

drawings and calculations for the proposed alterations are appended to this report.
The applicant has also submitted the following: -
Design & Access Statement Including Heritage Assessment

Level 2 Historic Building Recording May 2025

PLANNING FRAMEWORK

Hull Local Plan 2016 to 2032

Strategic Priority 6 - Protect and enhance the city’s historic assets.
Policy 14 - Design

Policy 16 - Heritage considerations

Other Material Considerations

SPD 2 - Heritage and Archaeology

National Planning Policy Framework

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

East Inshore and East Offshore Marine Plans

None directly relevant



PLANNING APPRAISAL

Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a
general duty on planning authorities in the exercise of its functions regarding applications which
affect a Listed building or its setting to have special regard to the desirability of preserving the

building or its setting or any features of special architectural or historic interest.

It should be noted that the appearance of the roof structure appears worse than pre 2024, this
is since some initial works were carried out to seek to repair the roof. However, subsequently
more structural issues were identified hence the need for this application and the apparent

worsening in appearance.

Image Pre November 2024 Image from November 2024

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 comprises
the Hull City Plan (2017).



In this case the key consideration is heritage and Local Plan policy 16, as well as NPPF

Guidance as contained in paragraphs 202 to 221.

Design and Conservation
Design Issues

In this case the internal roof area has no particular architectural detailing, unlike the rest of the
building, prior to works that stripped them out. The roof and attic floor joist works have been

justified for structural reasons, and they must seek to minimise/avoid further harm.
Harm

When considering the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset’s conservation. The primary question

is whether harm can be avoided, and then whether the harm can be justified.

In terms of avoiding harm, the application has been considered, and it is concluded that no
harm would occur, subject to conditions to ensure matching materials, retention and reuse of
floor boards, and some further details. The applicant has supplied structural information. The
applicant has confirmed that all window and door lintels, supporting walls etc. are to be
appraised and made good prior to the construction of the floor. If this involves the replacement
of any existing materials these works would require further consent. The conservation officer
has confirmed that “The roof works are not objected to. It is noted that the roof has been
damaged by the installation of roof lights in ¢.2023-4 and remedial works are necessary.” On
this basis the works are considered acceptable. The Conservation Officer has been consulted
on the proposed conditions, which seek to ensure that the roof and floor works are of an
acceptable standard. He suggests that conditions would not be appropriate, after careful
consideration planning officers have concluded that a conditional approval is the correct
approach, because there appears to be no issues in principle, and the scope of the works does

not appear to be in debate, so conditions are considered the appropriate approach.
Crime and Disorder

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.

Given the nature of the proposal, it is considered that there would not be, or likely to be, an
increase in crime or disorder or the potential for such an increase due to the scope of this

application, being a Listed Building Consent application only.
Representations/Objections

There have been no objections received to this scheme from any surrounding property owners
and it is considered that the matters raised by the Conservation officer can be addressed by

conditions on a consent.
Equalities

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 of the limited

scope of this application.

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 Local Plan 2017.

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:

This would support further investment in the building leading to local spending and benefits.
Social Objective:

The proposal would assist in delivering the conversion to 6 apartments.

Environmental Objective:

Given the scope of the application there would be little impact in terms of environmental

impacts.

The proposed works would have no impact on the external appearance of the building and the
scope of the works would be very limited, on this basis the impact on the architectural and
historic features of the building would be limited and would result in no harm complying with
Local Plan Policy 16 and NPPF Guidance (paragraphs 202 to 221).



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):

Engaging in pre-application discussions with the applicants;

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