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Reason as to why the case is at committee:  

Variations sought on a decision linked to other consents previously determined by the 

Planning Committee. 



 

 

This application is subject to a Committee site visit. 

RECOMMENDATION 

The consent be granted subject to the following conditions: - 

1) The development must be carried out in complete accordance with the following 

approved documents 

Approved plans; (drawing nos. Location Plan, J8186-801 GF REF PLAN , J8186-802 

FF REF PLAN, J8186-803 SF REF PLAN,  J8186-804 REF ELEVATIONS, 

J8186-805-A REF ELEVATIONS, J8186-806-A REF ELEVATIONS , J8186-807-A 

REF ELEVATIONS, J8186-808-A W01 WINDOW SCHEDULE, J8186-809-A W02 

AND W03 WINDOW SCHEDULE, J8186-810-A W04 WINDOW SCHEDULE  , J8186-

811-A W05 AND W06 WINDOW SCHEDULE, J8186-812-A W07 AND W08 WINDOW 

SCHEDULE , J8186-813-A W09 TO W21 WINDOW SCHEDULE, J8186-813-A W09 

TO W21 WINDOW SCHEDULE, J8186-814-A W22-23 WINDOW SCHEDULE , 

J8186-815-A W24 WINDOW SCHEDULE, J8186-816-A W25 WINDOW SCHEDULE 

, J8186-817-A W26 WINDOW SCHEDULE,  J8186-818-A W27 WINDOW 

SCHEDULE, J8186-819-A W28 WINDOW SCHEDULE,  J8186-820-A W29 

WINDOW SCHEDULE, J8186-821-A W30 WINDOW SCHEDULE, J8186-822-A W31 

TO W33 WINDOW SCHEDULE, J8186-823-A W34 TO W42 WINDOW SCHEDULE, 

J8186-824-A W43 WINDOW SCHEDULE  , J8186-825-A W44 WINDOW SCHEDULE, 

J8186-826-A W45 TO W47 WINDOW SCHEDULE, J8186-827-A W48 AND W49 

WINDOW SCHEDULE, J8186-828-A W50 WINDOW SCHEDULE, J8186-829-A W51 

WINDOW SCHEDULE, J8186-830-A W52 WINDOW SCHEDULE, J8186-831-A W53 

TO W57 WINDOW SCHEDULE,  J8186-832-A W58 TO W61 WINDOW SCHEDULE, 

J8186-833-A W62 AND W63 WINDOW SCHEDULE, J8186-834-A W64 TO W67 

WINDOW SCHEDULE, J8186-835-A W68 AND W69 WINDOW SCHEDULE, J8186-

836-A W70 TO 75 WINDOW SCHEDULE - Upload date of 11/1/24,  revised drawings 

submitted under 25/00442/S19, - JA-25-030-411 Rev C, JA-25-030-412- Rev A) 

 



 

 

 

SITE 

  

 
 
This application relates to the western side of the building, mainly 2 storey elements, see 

pictures below.   

The application relates to a group of 3 and 2 storey buildings, which include the grade II listed 

Standidge Buildings, located on the south side of Chapel Lane.  Previously in use by Hull 

Lighting, for retail use and for storage, the buildings are currently vacant and being 

redeveloped into apartments.  There is a courtyard accessed off Chapel Lane, within the Old 

Town conservation area and setting of other listed buildings, including the Grade II* listed 

church of St Mary, Lowgate and the grade I Listed Maister House, High Street.  

There are 4 buildings (9 Chapel Lane aka ‘Standidge Buildings’) plus the two neighbouring 

buildings (10 and 11 Chapel Lane) which are all included in the proposed development. 



 

 

 

  
Chapel Lane      Church Alley 
 

   
       Close up of window 
 

   
Chapel Lane window 



 

 

 Chapel Lane door 

PROPOSAL 

Variation of condition 1 (approved plans) of approval ref. 23/03398/LBC - Listed Building 

Consent for alterations involving replacement windows (Revised Proposal and Description) 

involving installation of trickle vents for background ventilation and introduction of lip at base 

to disperse water on windows W9-21, W29-42 located on buildings number 10 and 11 as 

shown below: 

  



 

 

  

As approved      As built  

   
As approved      As built 

  The windows are wooden framed. 

PLANNING HISTORY 

25/00367/S19 – Current - Variation of condition 1 (approved plans) of approval ref. 

23/03398/LBC - Listed Building Consent for alterations involving replacement windows, 

alternative design to that approved. 

25/00406/S19 – Current - Variation of conditions 1 (approved plans) and 10 (Fire Separation 

Details) of approval ref. 21/01400/LBC - Listed Building Consent for Internal and external 



 

 

alterations in connection with proposed conversion of the buildings from commercial and 

unused warehouses to 36 residential dwellings. 

25/00442/S19 – Current - Variation of condition 1 (approved plans) of approval ref. 

23/03398/LBC - Listed Building Consent for alterations involving replacement windows 

involving installation of trickle vents for background ventilation and introduction of lip at base 

to disperse water, windows W9-21, W29-42 located on buildings number 10 and 11 

25/00510/S19 – Current - Variation of condition 1 (approved plans) of approval 21/01400/LBC 

(Listed Building Consent for:- Internal and external alterations in connection with proposed 

conversion of the buildings from commercial and unused warehouses to 36 residential 

dwellings) Involving: - On-site variations to layout to deal with existing internal features and 

the requirements for thermal and sound upgrade to comply with Building Control as well as 

other variations to deal with minor alterations to the internal arrangement 

23/03491/FULL – Approved with conditions 01.02.2024 - Installation of replacement windows 

23/03398/LBC – Approved with conditions 25.01.2024 - Listed Building Consent for 

alterations involving uPVC and aluminium replacement windows 

23/03292/CONDET – Conditions partially discharged 24.11.2023 - Condition discharge for 

app no 21/01399/FULL condition no's 3, 4, 6, 7, 8, 9, 11, 13, 14, 16, 17, 19, 20 

23/03288/CONDET – Conditions discharged 19.01.2024 - Discharge of condition nos. - 3, 4, 

6, 7, 8, 10, 11, 13, 15, 16, 18, 19 for 21/01400/LBC 

23/03189/NMA – Refused 11.10.2023 - Non material amendment for 21/01399/FULL - 1) 

Change of use from commercial and unused warehouses to 36 residential dwellings. 2) 

External alterations in connection with proposed conversion of the buildings. 

23/03187/LBC – Withdrawn 15.11.2023 - Listed Building Consent for: - Internal and external 

alterations in connection with proposed conversion of the buildings from commercial and 

unused warehouses to 36 residential dwellings (including revisions from previously approved 

scheme, 21/001400/LBC) 

23/03023/CONDET – Withdrawn - Discharge of conditions 

3,4,6,7,8,9,10,11,13,14,15,16,18,19 of approval ref. 21/01400/LBC - Listed Building Consent 



 

 

for: - Internal and external alterations in connection with proposed conversion of the buildings 

from commercial and unused warehouses to 36 residential dwellings. 

23/03022/CONDET – refused 11.10.2023 - Discharge of conditions 

3,4,6,7,8,9,11,12,13,14,16,17,18,19,20 of approval ref. 21/01399/FULL - 1) Change of use 

from commercial and unused warehouses to 36 residential dwellings. 2) External alterations 

in connection with proposed conversion of the buildings. 

21/01399/FULL – Approved with conditions 14.02.2022 - 1) Change of use from commercial 

and unused warehouses to 36 residential dwellings 2) External alterations in connection with 

proposed conversion of the buildings. 

21/01400/LBC – Approved with conditions 14.02.2022 - Listed Building Consent for: - Internal 

and external alterations in connection with proposed conversion of the buildings from 

commercial and unused warehouses to 36 residential dwellings. 

REPRESENTATIONS  

Hull Civic Society 

Consults expired 13.06.2025 

 

Conservation Area Advisory Cttee (CAAC) 

No objection. Conservation Area Advisory Committee approve of the continued use of timber 

for the replacement windows 

 

Historic Buildings and Places 

Consults expired 20.06.2025 

 

Council For British Archaeology 



 

 

Consults expired 20.06.2025 

 

The Georgian Group 

Consults expired 20.06.2025 

 

The Society for The Protection of Ancient Buildings 

Consults expired 20.06.2025 

 

The Victorian Society 

Consults expired 20.06.2025 

 

Twentieth Century Society 

Consults expired 13.06.2025 

 

Historic England (LBC) 

Consults expired 13.06.2025 

 

Conservation 

Object and raises concerns regarding: - 



 

 

1. The detail of the glazing bar does not appear to match the submitted plans. It would 

need to be checked if the application is retrospective, or they are intending to install 

new windows.  

2. The visibility of the trickle ventilation.  

3. The reflective nature of the double-glazed units.  

Also to be reviewed, is the door in accordance with the approved plan? 

The introduction of the factory finish has given the appearance of the windows a very modern 

appearance, which can be mistaken for a material other than timber. The switch to a timber 

bead again adds to the modern appearance of the window. 

The amended drawings also change the design of top rail to introduce exposed trickle vents. 

Within Conservation best practice guidance, it is commonly accepted that exposed trickle 

vents should not be installed within windows installed within a listed building or a conservation 

area. They are clear indicators of modern intervention and removes the traditional 

appearance of a window. A further review is required to determine if ventilation with all the 

rooms is required and why hidden vents cannot be installed into the windows.  

Obscure glazing creates an in-active element to the windows and the modern appearance of 

such glazing would not be appropriate within the immediate setting of the Grade II* listed 

building 

Overall, the S19 variations removes the intention of the original application that windows of a 

traditional appearance would be installed. The installed windows instead introduce modern 

elements which should be avoided when installed within the setting and curtilage of a listed 

buildings and within a Conservation Area. 

APPLICANT’S CASE 

The applicant has submitted a Heritage Statement that concludes. 



 

 

“Overall, the scheme represents a balance of modern requirements and heritage 

conservation. It demonstrates that necessary improvements (for ventilation, safety, and 

durability) can be achieved in a historically sensitive way. The applicant has shown clear 

intent to maintain the aesthetic value of the property, and the outcome will be a building that 

continues to contribute positively to the Old Town’s historic character.” 

PLANNING FRAMEWORK 

Hull Local Plan 2016 to 2032:  

Strategic Priority 2 - Allocate land to meet the future need for the right type and quantity of 

homes. 

Strategic Priority 4 - Support and enhance the role of District, Local and Neighbourhood 

centres. 

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

Strategic Priority 10 - Keep residents and businesses safe, particularly from events predicted 

by climate science, such as flooding. 

Policy 4 - Housing regeneration and brownfield land 

Policy 5 - Type and mix of housing 

Policy 6 - Housing space standards 

Policy 9 - City Centre 

Policy 14 - Design 

Policy 15 - Local distinctiveness 

Policy 16 - Heritage considerations 

Policy 17 - Energy efficient design 

Policy 21 - Designing for housing 

Policy 31 - City Centre car parking 



 

 

Policy 32 - Parking standards 

Policy 40 - Addressing Flood Risk in Planning Applications 

Policy 42 - Open Space 

Policy 44 - Biodiversity and wildlife 

Policy 49 - Noise Pollution 

Policy 52- Infrastructure and Delivery 

Other Material Considerations: - 

SPD 2 - Heritage and Archaeology 

SPD 3 – Environmental Quality 

SPD 4 – Living with Water 

SPD 5 – City Centre Parking Strategy 

SPD 9 - Vitality and Viability of Centres 

SPD 13 – City Centre Design Guide 

SPD 15 – Affordable Housing 

Other Material Considerations: - 

SPD 2 - Heritage and Archaeology 

SPD 9 - Vitality and Viability of Centres 

National Planning Policy Framework 

210. In determining applications, local planning authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of heritage assets 

and putting them to viable uses consistent with their conservation.  



 

 

b) the positive contribution that conservation of heritage assets can make to 

sustainable communities including their economic vitality; and  

c) the desirability of new development making a positive contribution to local 

character and distinctiveness.  

212. 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 (and the 

more important the asset, the greater the weight should be). This is irrespective of whether 

any potential harm amounts to substantial harm, total loss or less than substantial harm to its 

significance.  

213. Any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Substantial harm to or loss of:  

a) grade II listed buildings, or grade II registered parks or gardens, should be 

exceptional;  

b) assets of the highest significance, notably scheduled monuments, protected 

wreck sites, registered battlefields, grade I and II* listed buildings, grade I and 

II* registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional.  

214. Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset, local planning authorities should refuse consent, 

unless it can be demonstrated that the substantial harm or total loss is necessary to achieve 

substantial public benefits that outweigh that harm or loss, or all the following apply:  

a) the nature of the heritage asset prevents all reasonable uses of the site; and  

b) no viable use of the heritage asset itself can be found in the medium term 

through appropriate marketing that will enable its conservation; and  

c) conservation by grant-funding or some form of not for profit, charitable or public 

ownership is demonstrably not possible; and  

d) the harm or loss is outweighed by the benefit of bringing the site back into use.  



 

 

215. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use.  

216. The effect of an application on the significance of a non-designated heritage asset 

should be considered in determining the application. In weighing applications that directly or 

indirectly affect non-designated heritage assets, a balanced judgement will be required 

having regard to the scale of any harm or loss and the significance of the heritage asset.  

217. Local planning authorities should not permit the loss of the whole or part of a heritage 

asset without taking all reasonable steps to ensure the new development will proceed after 

the loss has occurred.  

218. Local planning authorities should require developers to record and advance 

understanding of the significance of any heritage assets to be lost (wholly or in part) in a 

manner proportionate to their importance and the impact, and to make this evidence (and any 

archive generated) publicly accessible. However, the ability to record evidence of our past 

should not be a factor in deciding whether such loss should be permitted.  

219. Local planning authorities should look for opportunities for new development within 

Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to 

enhance or better reveal their significance. Proposals that preserve those elements of the 

setting that make a positive contribution to the asset (or which better reveal its significance) 

should be treated favourably.  

220. Not all elements of a Conservation Area or World Heritage Site will necessarily 

contribute to its significance. Loss of a building (or other element) which makes a positive 

contribution to the significance of the Conservation Area or World Heritage Site should be 

treated either as substantial harm under paragraph 214 or less than substantial harm under 

paragraph 215, as appropriate, taking into account the relative significance of the element 

affected and its contribution to the significance of the Conservation Area or World Heritage 

Site as a whole.  

221. Local planning authorities should assess whether the benefits of a proposal for 

enabling development, which would otherwise conflict with planning policies, but which would 



 

 

secure the future conservation of a heritage asset, outweigh the disbenefits of departing from 

those policies. 

PLANNING APPRAISAL 

This application is made under section 19 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 which allows for an application for variation or discharge of conditions and 

the local planning authority may vary or discharge the conditions attached to the consent and 

may add new conditions consequential upon the variation or discharge. 

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 it’s setting to have special regard to the desirability of 

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

There are several applications relating to this site on the schedule and they ‘interlink’ to 

address the differences between the approved scheme and the works carried out.  Each 

application must be considered on its own merits.  It is important to note that works appear to 

have stopped whilst these matters are being resolved, and the Enforcement Team are 

monitoring the situation and future potential actions will depend on the outcome of the 

applications before the Planning Committee. 

Critically the rear buildings on the site have not had any works carried out.  Ongoing 

discussions are taking place as to how the approved scheme can be further implemented 

going forward.  The determination of the applications before the Planning Committee will help 

inform the direction going forward.  

Design and Conservation 

Design Issues  

In this case the proposal relates to one part of the site and windows to the front and west 

elevation of site. 



 

 

  

In this case the main difference relates to the presence of trickle vents, opening style, and 

finer window details such glazing bar width and pane depths.   

  

As can be seen from a typical example above the changes relate to the opening, top hung as 

opposed to tilting and also trickle vents, plus some windows are now obscure glazed. 



 

 

In all the cases the proposal involves integral glazing bars as per the original approval, not 

fixed glazing bars.   

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 given 

the extant permission and the city centre (non-commercial area) that residential conversion 

is a realistic use of this listed building and it is the detailed harm to achieve this conversion 

that should be considered in detail. 

Change to a heritage asset does not automatically result in harm to its significance. It can 

also be positive or neutral and it only becomes harmful if the identified special interest is 

eroded. Also, conservation is an active process of managing change to heritage assets in 

ways that sustain, reveal, or reinforce their heritage interests. In this case there are positive 

heritage impacts from the repair of the listed building and securing a long-term future use.  

Such matters are supported by national and local planning policies and guidance. 

In this instance, as the harm would be confined to the details of some window replacements 

of the listed building, the harm to the overall listed building would be ‘less than substantial’. 

Under such circumstances, paragraph 215 advises that this harm should be weighed against 

the public benefits of the proposed development. 

The main heritage benefit would be the conservation of the building following the proposed 

alterations.  There are a number of interlinked applications seeking revision to the approved 

plans, see elsewhere in the schedule.  It is considered that the cumulative effect, with some 

modifications to the external doors to Chapel Lane, would be acceptable, under a separate 

consent.  This is because the changes that have occurred have, mainly, not led to a loss of 

historical or architectural features that would be unacceptable.   

The Planning Practice Guidance advises that harmful development may sometimes be 

justified in the interests of realising the optimum viable use of an asset, notwithstanding the 

loss of significance caused, and provided the harm is minimised.  



 

 

Proposed development affecting a heritage asset may have no impact on its significance or 

may enhance its significance and therefore cause no harm to the heritage asset. Where 

potential harm to designated heritage assets is identified, it needs to be categorised as either 

less than substantial harm or substantial harm (which includes total loss) in order to identify 

which policies in the National Planning Policy Framework (paragraphs 194 to 196) apply. 

Within each category of harm (which category applies should be explicitly identified), the 

extent of the harm may vary and should be clearly articulated. 

In this case, in terms of harm, the proposal is considered to be likely to lead to less than 

substantial harm, this is due to the alterations that have been carried out, being similar in form 

and design to the existing and approved.  The proposed windows including the revised 

opening style and some obscure glazing would preserve the property and features of special 

architectural or historic interest.   

In this case it is considered that due to the limited changes proposed that an approval is 

appropriate.  The comments from Conservation have been considered but there is considered 

to be suitable justification and details provided to make a positive recommendation in this 

case.  

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. 

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 scope of 

the application, relating to windows only. 

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.  

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. 

The overall scheme would provide social benefits from new flats. This would boost the supply 

of housing from previously developed land in a central location near services and facilities.  

Economic Benefits 

There would also be economic benefits too from the spending of future occupiers in the local 

area, as well as from the conversion of the building. This would stimulate employment, the 

commissioning of services, and the retention of building craft skills.  

Environmental Benefits 

The proposal would provide environmental benefits by way of re-using an existing building 

thereby avoiding the need for new build consuming building materials and land and provide 

residential accommodation which would meet current building regulation needs in terms of 

thermal efficiency.  

Social Benefits 



 

 

The overall proposal should also ensure that that future occupiers of the flats would have 

acceptable living conditions overall when considering access to natural light, outlook, noise 

and disturbance, and waste storage provision.  

In this case it is considered that due to the details and extent of the works, that an approval 

is appropriate.  This is because the changes that have occurred to the original design are still 

considered, mainly, to work with the original features and have not resulted in an 

unacceptable loss of significant features.  The revised details are considered to comply with 

Local Plan Policies 14 and 16 and with the guidance within the NPPF (Paragraphs 202 to 

221). 



 

 

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): 

Engaging in pre-application discussions with the applicants; 

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