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ST ANDREWS AND DOCKLAND

Application No.

25/00661/PCOU
Proposal
Application to determine whether prior approval for development consisting of a specified
change of use is required - Change of Use from vacant retail use to 178 apartments (175 x
1 bed apartments and 3 x 2 bed apartments) - on all floors (but to include retention of some
retail floorspace on ground floor (revised proposal) (Use Class MA of The Town and Country
Planning (General Permitted Development) (England) Order 2015 as amended)

Application Address: - Date registered:

Former Debenhams Store 22.07.2025

36 Prospect Street Consultation Expiry:

Kingston Upon Hull 11.11.2025

HU2 8PQ Target date:
16.09.2025

Applicant: - Extension of Time Date:

Mr T Danby 5/12/25

Case Officer: -

Chris Peach

Recommendation: -

Prior approval is required and is granted.

Reason as to why the case is at committee:

Councillor Hale has requested a Planning Committee decision.

There will also be a Planning Committee site visit.
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RECOMMENDATION

That: Prior approval is required, and is granted subject to the following condition(s):

1)

2)

3)

Det 1D (Development to accord with approved plans)
[25-02-B-000 Location Plan, Revised drawings received 14/11/25

Details of a sound attenuation scheme between the following is required: the building
facade; between adjoining commercial units and ground floor apartments, between
the substation and nearest apartment, and between ground floor commercial units
and first floor apartments above. These measures shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of
works, these works shall also take into consideration air quality issues where an
alternative means of ventilation is proposed as an alternative to opening windows in
the front elevations. The scheme shall be capable of restricting noise to a noise rating
(NR) level of:

a) NR25 in bedrooms and living rooms and NR30 in all other rooms (0700 to
2300 hours); and

b) 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.

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. The results of these tests 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)

Prior to the commencement of the use, provision shall be made for the secure

storage of refuse, in accordance with the approved plans. The provision shall be

OFFICIAL



SITE

4)
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retained in accordance with the scheme. A pre-commencment condition is required
to ensure the development provides adequate refuse storage facilities in the
interests of amenity and security, and to comply with policy 14 of the Local Plan.

No apartment hereby approved shall be occupied until the windows approved under
planning permission reference 25/00506/FULL where identified as necessary to
provide adequate natural light have been installed for that apartment. The windows
shall be retained as approved. In order to ensure a suitable level of sunlight and
daylight to the apartment and ensure an acceptable level of amenity and design, in

accordance with Local Plan Policy 14

5) The use approved shall not commence until secure cycle parking facilities have been

provided in accordance with the approved plans. 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).

6) A place of safety of a minimum of 4m AOD shall be provided as part of the

7

development in accordance with the approved plans. A condition is required to

minimise the risk from flooding and to comply with policy 40 of the Local Plan.

Unless otherwise agreed in writing by the Local Planning Authority following the
submission of a site specific flood risk assessment, the property shall be flood
resilient to a height of not less than 300mm above finished floor level. The specified
flood resilience works shall be carried out in accordance with the submitted Flood
Risk Assessment (Reference: R0827 FRA-v1),(in the interest of minimising the effect

of a flooding event and to comply with policy 40 of the Local Plan.)

8) The finished floor level of the building(s) hereby approved shall be a minimum of

9)

335mm above average ground level or adjacent road level, whichever is higher.
Ground levels shall not be increased unless otherwise agreed in writing by the Local
Planning Authority, (to minimise the risk from flooding and to comply with policy 40
of the Local Plan).

Residents shall not be eligible for on-street residential parking permits (to ensure
there is no loss of visitor and business on-street spaces and to comply with policy
32 of the Local Plan).
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This property is a vacant department store, formerly Debenhams, located on Prospect Street
but with frontages onto Brook Street and Ferensway and rear facing North Street. The western
end of the building is within the Paragon Conservation Area and is locally listed.

Brook Street Prospect Street
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Prospect Street entrance Prospect Street
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Ferensway

Inside Debenhams Store

PROPOSAL

This is an application for prior approval under Use Class MA of The Town and Country Planning
(General Permitted Development) (England) Order 2015 as amended) for the change of use
of a vacant retail property to 178 Apartments (175 x 1 bed apartments and 3 x 2 bed
apartments) - on all floors (but to include retention of some retail floorspace on ground floor

(Revised Proposal).
The proposal will provide:
» 1 x 2 bed apartments and 29 x 1 bed apartments on the Ground floor;

* 1 x 2 bed apartments and 64 x 1 bed apartments on the 1st floor;
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* 65 x 1 bed apartments on the 2nd floor;
* 11 x 1 bed apartments and 1x 2 bed apartments on the 3rd floor.
* 6 X 1 bed apartments on the 4th floor;

All 1 bed apartments will be a minimum of 37sgm and all 2 bedroom apartments would be a

minimum of 65sgm, in line with National Space Standards.

The ground floor would accommodate 4 commercial units, 2 fronting Ferensway and 2 facing
Brook Street. There would be 3 bike storage areas with 290 spaces overall and 2 bin stores.

There would be a residential amenity room on the ground floor and there would be service

rooms on all floors. There would be 5 points of access and servicing from North Street.

Proposed Ground Floor
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BECOND FLOOR

Proposed Second Floor
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Proposed Third Floor

Proposed Fourth Floor

PLANNING HISTORY
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25/00506/FULL — Current - External alterations to the existing building including the installation
of an atrium, installation of new window openings, and replacement of existing windows to

upvc. Revised proposal involving the retention of some commercial units on the ground floor.

There are also other historic consents for the former occupier of the Debenhams store site.

REPRESENTATIONS

Highways Development Control

There is currently no car parking available with the existing building and as such does not meet
the requirement for car parking within the City Centre. However, due to its location within the
City Centre and close proximity to numerous bus services and the railway station the lack of

car parking associated with this application is broadly acceptable.

290 secure undercover cycle spaces have been shown on the ground floor of the development

which is acceptable.
Refuse storage is shown on the ground floor and is also acceptable.

The Highway Authority has no objections to the application subject to a condition for a minimum
of 190 cycle spaces but 290 is excellent as shown on Plan 25-02-D-200 Rev C and the

provision of a Travel Plan.

Environmental Protection

Comments to current plans

No objections to including the corridor/additional acoustic measures in the condition that was
previously recommended for a sound attenuation scheme, as this should address the concerns
around potential noise impact. In the EH comments on 23rd October 2025, EH recommended
the wording was updated to include attenuation between ground floor commercial units and
first floor apartments above. So, EH don’t see why this couldn’t be tweaked to include ground
floor commercial units and service corridors adjoining or below residential apartments, if you
agree. There was still a question mark over the acoustic mitigation for the facade of proposed
ground floor apartments on Prospect Street and there appears to be some further changes
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proposed to the design of this elevation. However, this should also be covered by the

suggested sound attenuation scheme condition.

Housing Standards

Advised need to meet space standards and other legislative requirements. Also agree with the

concerns regarding natural light to the ground floor flats.
Conservation

No objection in principle. Please note however that objections has been raised to the method

of conversion within application 25/00506/FULL

Councillor Hale

We were opposing the loss of ground floor retail, resulting in residential ground-floor usage.
This is on the grounds of loss of amenity, massing and size, lack of facilities and the complete
disregard of the Council’s parking policies, relating to this size of building, in an area where we
have reported planning concerns given its proximity to the Theatre[s]. | refer also to public
concerns given to the objections from local residents and community groups in the area to this

application.

Would however happily engage with the developer with the Community representatives, if this
could help us try and reach a compromise if this offer can be made by officers? (Please see

applicant’s case section in relation to this).

Hull Access Improvement Group (HAIG)

Although this application is not about the internal layout, HAIG are very disappointed that a
building that once provided step-free access no longer does. The designers should be more
imaginative to provide step-free access, we recognise the need for flood risk mitigation. People
who cannot use steps cannot even visit. Shame on the designers for such a poor design. The
fast-track prior approval of this scheme does not include accessibility. Flood risk does form part
of the approval. This needs to be addressed at government level and is not a fault of the local
authority, but they should do their best to encourage accessibility and approach government

and other bodies to make representation about including accessibility.
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Kingston Square Association

Although the Debenhams store is not in Kingston Square, it is a short distance from it and
many of us are concerned about a number of aspects of the plans and the impact this

development could have on the Georgian New Town Conservation Area.
Object on the following grounds:

1. The Highways department has confirmed that for a city centre hotel a development of this
scale should have 38.6 parking spaces if maximum flexibility is applied. These standards
are specific to the city centre and should be adhered to. KSA are not surprised however
that the officers have disregarded the standards and are not objecting to this application on
the grounds of parking. What is the point of having city centre parking standards if they get
disregarded in every application that is not compliant? Have no problem with standards
being applied flexibly but disregarding them altogether is not flexibility.

2. Although the flats appear to comply with minimum space standards many of them will offer
poor quality living including:

3. Onthe ground floor single aspect flats overlooking the footpaths with small windows offering
very little natural light and ventilation.

4. These flats would also suffer from noise as they are very close to the road in Prospect and
Brook Streets and the pavement would be right outside people’s bedrooms.

5. Flats on the north side of the building would get virtually no natural light.

6. As with many other city centre applications the accommodation is designed for single
people. The city requires more family accommodation. It would be possible to create
better quality 2 and 3 bedroom apartments in this building.

7. The smell (and any associated public health risks) will surely increase if 190 toilets and
showers and associated laundry facilities are added.

8. The plans appear to show that residents would have to carry their bikes upstairs to the cycle
store.

9. The council has invested in developing an exciting vision for the city centre which KSA have
contributed to and endorse. KSA urge the Planning Officers and Committee to develop
robust planning policies that will enable that vision to be realised. It would be helpful if a
feasibility study could be undertaken to establish what the demand actually is for cheap-to-
build/maximum-profit high density residential accommodation. There is a huge amount of
large empty space in the city centre. If it is all going to become mega developments of

minimum standard compliant accommodation, we will not achieve the city centre vision.
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APPLICANT’S CASE

After investing so much resource into it, the applicant is still comfortable as this currently stands
that this scheme can be made to work. Any further loss to the development proposal at this
stage will make the scheme financially unviable and will be unable to take this scheme forwards

which will then leave the issue of what can be done with this building?

The applicant has confirmed that they could add the ramp to the drawings and get as much in
as possible (approximately 3-4m). However, when they come to build it, building control would

flag it as non-compliant and request that it be amended to a staircase.

The applicant has confirmed that a meeting with the Ward Councillors has taken place.

The application has been revised since submission through the removal of ground floor
residential units facing Brook Street with commercial store replacements, four units.
PLANNING FRAMEWORK

Under the “The Town and Country Planning (General Permitted Development) (England) Order

2015”. The prior approval procedure provides that only the following can be considered:
Class MA — commercial, business and service uses to dwellinghouses
(a) transport impacts of the development, particularly to ensure safe site access;
(b) contamination risks in relation to the building;
(c) flooding risks in relation to the building;

(d) impacts of noise from commercial premises on the intended occupiers of the

development;
(e)where—
()the building is located in a conservation area, and

(ithe development involves a change of use of the whole or part of the ground

floor,

the impact of that change of use on the character or sustainability of the conservation

area,;
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(Hthe provision of adequate natural light in all habitable rooms of the dwellinghouses;

(9)the impact on intended occupiers of the development of the introduction of residential
use in an area the authority considers to be important for general or heavy industry,

waste management, storage and distribution, or a mix of such uses;
(h)where the development involves the loss of services provided by—
(ha registered nursery, or

(ia health centre maintained under section 2 or 3 of the National Health Service

Act 2006, the impact on the local provision of the type of services lost; and

(Ywhere the development meets the fire risk condition, the fire safety impacts on the

intended occupants of the building.
Article 3 (9) to the same instrument stets that:

Schedule 2 does not grant permission for, or authorise any development of, any new
dwellinghouse—

(a)where the gross internal floor area is less than 37 square metres in size; or
(b)that does not comply with the nationally described space standard issued by the
Department for Communities and Local Government on 27th March 2015.

PLANNING APPRAISAL

This prior approval notification is related to a planning application for external alterations
including new windows and the creation of an atrium with the building (see 25/00506/FULL
elsewhere in the schedule). Only if that planning application is approved should this prior
approval be granted, because otherwise many of the proposed apartments would not be able
to receive adequate natural light in all habitable rooms, see further comments below. All
relevant matters relating to the prior approval are detailed below.

The local planning authority may grant prior approval unconditionally or subject to conditions

reasonably related to the subject matter of the prior approval.

(a) transport impacts of the development, particularly to ensure safe site access;
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Not considered an issue for concern in this case. Whilst there are a large number of units
proposed, given the city centre location, in very close proximity to the Transport Interchange,
and provision of cycle parking the transport impacts are mitigated.. Refuse storage is also
covered by another related application, through which provision can be conditioned on any
consent for these works. It is acknowledged that the absence of car parking has been raised
in the representations however it must be stressed that this falls largely outside the scope of
transport impacts’. The NPPF paragraph 116 advises “Development should only be prevented
or refused on highways grounds if there would be an unacceptable impact on highway safety,
or the residual cumulative impacts on the road network, following mitigation, would be severe,
taking into account all reasonable future scenarios.” In this case there is potential for any
demand to be accommodated in nearby long stay car parks, including Pryme Street which is
in close proximity to the site, and for which residential permits can be acquired . Residents
would be prevented from parking on nearby streets due to the unobtainability of inner-city on-
street parking permits. Also NPPF (paragraph 117) highlights that when considering the above
“a)  give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second — so far as possible — to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public transport

“

services, and appropriate facilities that encourage public transport use...“. Consequently,
there is no firm evidence to suggest that the proposal would have a severe adverse impact on

highway safety.
(b) contamination risks in relation to the building;

Given the scope of the applications this is not considered to be an issue. The accompanying
application for alterations addresses potential contamination for physical works relevant to but

not covered by this application.
(c) flooding risks in relation to the building;

An FRA has been submitted and subject to conditions this matter is considered to be
addressed. Conditions should be imposed on any approval relating to flood resilience, raised

floor levels, and a place of safety.
(d) impacts of noise from commercial premises on the intended occupiers of the development.

There would be commercial uses on the ground floor with residential to the sides/rear and
above. Given the ground floor location and immediate boundary to the street there could also

be issues with noise disturbance and privacy from these ‘front’ windows. Environmental health
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officers have responded and have raised no objections subject to conditions to secure acoustic
control measures to protect the prospective residents from commercial noise from the adjoining

uses.

On the above basis it is concluded that impacts of noise from commercial premises on the
intended occupiers of the development would be acceptable, subject to conditions.

(e) where—

() the building is located in a conservation area, and

(ii) the development involves a change of use of the whole or part of the ground floor,
the impact of that change of use on the character or sustainability of the conservation area;

Part of the site is within the Paragon Conservation Area and is also a Locally Listed building.
The scheme has been revised from 100% residential to now retain commercial units on the
Ferensway frontage as well as the Brook Street frontage. Whilst there would be some impact
on the character of the Paragon Conservation Area these revisions would help maintain an
active frontage. Without these changesitis likely that the application would have been refused,

these changes are considered to make the application acceptable in this regard.
(f) the provision of adequate natural light in all habitable rooms of the dwellinghouses;

This matter has been considered and the application is accompanied by an internal daylight
and sunlight assessment. The scheme has been revised from 190 apartments to 178 through
the substitution of commercial units on the ground floor. Whilst there are some rooms that
would not meet the standard 205 habitable rooms out of a total of 360 would achieve their
target daylight factors whilst 155 would not, this is a pass rate of 67%.

The habitable rooms in this case are bedrooms and living rooms. There are various ways of
measuring natural light within a residential development the main method is BRE guidance,
but this provides absolute targets but no discussion on what deviations if any would be
appropriate in an urban location. As such the determination of what should be considered
adequate natural light requires judgement and is a matter of what planning officers and
planning committees are willing to accept. In this case most rooms have suitable windows but
with some facing west, or within the atrium or north or screened by other large buildings. This
inevitably affects the amount of available natural light, and this is exactly the situation where
deviations would need to be considered.
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It is considered that given the tight urban grain the windows in this case would be acceptable.
The same approach was taken in dealing with similar prior approval applications at the
Shirethorn Centre to the north which also included introducing an atrium to seek to provide
more light within the centre of the building. In that case the atrium was not as wide as that

proposed in this building, see below.
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In this case the design elements are covered by the other linked application. As with the
planning application the changes to the design are essential to ensure that the amenity of the
residents is acceptable, and this should be conditioned. If the planning application is refused,
then this prior approval application should also be refused since the necessary changes to
make this prior approval acceptable would not be able to be conditioned.

Linking the applications together is considered necessary and reasonable and since they are
all part of the same planning unit they are in practice ‘indivisible’ and as such a condition is
considered necessary on this approval to ensure that those residential uses do not commence
and are only occupied until/whilst the approved external alterations to ensure natural light are
in place. These external alterations provide for windows in the atrium that would allow daylight
into the apartments on the atrium facing units and the outside facing units. Such measures
are considered necessary otherwise due to the ‘deep’ floorplate of the building only the outside
of the existing building would have adequate, or indeed any natural light. It is accepted that
dual aspect apartments would secure more natural light but that is not achievable with this
building (and probably not viable — though that is not a consideration in this prior approval).

The proposal is considered to provide suitable amenity for the apartments.

(g) the impact on intended occupiers of the development of the introduction of residential use
in an area the authority considers to be important for general or heavy industry, waste

management, storage and distribution, or a mix of such uses;

Not applicable in this case.

(h)where the development involves the loss of services provided by—

(i) a registered nursery, or

(il )a health centre maintained under section 2 or 3 of the National Health Service Act 2006,
the impact on the local provision of the type of services lost; and

Not applicable in this case.

(Ywhere the development meets the fire risk condition, the fire safety impacts on the intended
occupants of the building

Not applicable in this case.
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Space Standards — All the units meet the minimum size of apartment being 37sgm or more for
one bedroom apartments and 61 sqm for 2 bedroom 3 person apartments. The standards also
specify minimum bedroom sizes but in the case of ‘studio’ apartments where the bedroom and
living space are combined there is no clear ‘bedroom’ and the overall space is considered to

be the primary test.
Design and conservation

This matter is not specifically included as a consideration in the prior approval process, but is
a matter contained within the NPPF, which the LPA is required to have regard to. In this case
there are no material considerations that would indicate that prior approval should not be
granted. This is on the basis that any necessary external alterations have been previously
approved by the Planning Committee under the accompanying application reported in this

schedule.
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.

Equalities issues are not specifically included as a consideration in the prior approval process,
but the Council has a general duty to consider equality issues. In this case officers have
engaged with the applicant and the Equalities officer to seek to provide suitable ramped access
to the residential units. However, it appears that a ramped solution is not likely to be possible
due to necessary length of ramps to reach the new raised floor heights. The residential units
would not be public spaces so in this case the absence of equitable access is not a critical

matter in this prior approval application.
Biodiversity

Biodiversity issues are not specifically included as a consideration in the prior approval
process, but the Council has a general duty to consider such issues. This development is
considered to comply with these requirements because the building is not likely to be a habitat

to protected species.
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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
this type of application is not specified within the Framework, and BNG is therefore not

required.
Ecological Impact/Protected Species

Given the details of the proposal and the characteristics of the site it is considered that there
would be no adverse impact on areas or species of ecological significance due to the current

secure nature and form of the building, the design is not suitable for bat roosts.
Crime and Disorder

Crime and disorder issues are not specifically included as a consideration in the prior approval
process but the Council has a general duty to consider such issues. This development is
considered to comply with these requirements because of the scope of the application and the
increased, extended-hours occupancy leading to improved surveillance.

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. Non-residential development should be designed to
achieve BREEAM ‘very good’. Where this is not achieved it will be necessary to demonstrate

it is not viable.

No implications. Any new residential accommodation would have to meet Building Regulations

requirements for energy efficiency.

Other NPPF issues

The NPPF covers a wide range of planning issues, which are not considered to be material to

the determination of this prior approval application.
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Conclusion

In this case the proposal, subject to conditions to secure sound attenuation, the installation of
windows under a separate permission before occupation of relevant apartments, refuse
storage, cycle parking, flood protection and no access to on-street car parking passes; would
be acceptable and would provide an acceptable level of amenity. On this basis prior approval
for the change of use from commercial use under Use Class MA of The Town and Country
Planning (General Permitted Development) (England) Order 2015, as amended should be

approved.
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