
 

 

NORTH CARR 

 

Application No. 
24/01075/FULL 

Proposal 
Residential Development for 48 no. dormer bungalows and bungalows with parking and 
infrastructure. 

Application Address: - 
Dales Fitness Centre 
Land South off Snowdon Way  
Sutton, Kingston Upon Hull 

Date registered: 
02.12.2024 

Consultation Expiry: 
29.01.2025 

Target date: 
03.03.2025 

Extension of Time Date: 
30.09.25 

Applicant: - 
Mr A Nagra - Riverside Development Hull 
Ltd 

Case Officer: - 
Chris Peach 

Recommendation: - 
Refer to Secretary of State with 
recommendation for approval subject to 
Legal Agreement and conditions 

 

 

Reason as to why the case is at committee:  

Departure from the Development Plan – residential development on Playing Field (Urban 

Greenspace) 

Need Legal agreement re BNG, 
open space, tree planting  



 

 

This application is subject to a Committee site visit. 

RECOMMENDATION 

That the application be referred to the Secretary of State for the Ministry of Housing, 

Communities and Local Government in accordance with The Town and Country Planning 

(Consultation) (England) Direction 2021 for consideration of “call in” due to objection from Sport 

England with a recommendation for APPROVAL. 

The application be approved subject to a legal agreement to ensure the provision of: 

• open/play space and trees in the vicinity of the site, (which, except in exceptional 

circumstances, if not signed within 1 month of the date of the date of this resolution the 

Head of Planning be authorised to refuse the application). 

• Open space contribution = £48,349 

• Tree Planting contribution = £50 per offsite tree (to ensure that any trees felled on site 

are replaced on a 2:1 basis and that at least 144 trees are planted (3 for each dwelling)) 

• BNG Monitoring for onsite provisions and off-site contributions. 

and subject to the following conditions: - 

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

2) The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 

1990 is that planning permission granted for this development is deemed to have 

been granted subject to the condition “(the biodiversity gain condition”) that 

development may not begin unless: 

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and 

(b) the planning authority has approved the plan.  



 

 

The planning authority, for the purposes of determining whether to approve a 

Biodiversity Gain Plan if one is required in respect of this permission would be Hull 

City Council. 

3) The Biodiversity Gain Plan shall be prepared in accordance with BNG Assessment 

Supporting document.  To ensure the development delivers a biodiversity net gain 

in accordance with Schedule 7A of the Town and Country Planning Act 1990 and 

policy 44 of the Local Plan. 

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

[3342/04, 3342/05, 3342/07, 3342/21, 3342/09c, 3342/11, 334/12, 3342/13, 

3342/14, 3342/15, 3342/16, 3342/17, 3342/18, 3342/19, 3342/22, 3342/23, 

LTP/5756/T1/01.01 Rev 0, 3342/20, 3342/50, 3342/58, LTP/5756/T1/02.01 Rev 0, 

LTP/5756/T1/02.02 Rev 0, Phase 2 – Intrusive Ground Investigation Report, 

Preliminary Ecological Appraisal February 2024, Sustainable Drainage Strategy and 

Drainage Impact Assessment to consider ‘Living with Water’, Flood Risk 

Assessment, Sustainable Drainage Strategy and Drainage Impact Assessment 

Revised 7/5/25] 

5) CLC2B Reporting of Unexpected Contamination 

6) CLC4C Submission of Test Certificates for Imported Soil 

7) CONS1N Construction Management Plan 

8) DRAI1B (Foul Drainage) 

9) DRAI2B (Surface Water Drainage) 

10) There shall be no piped discharge of surface water from the development prior to 

the completion of surface water drainage works, details of which will have been 



 

 

submitted to and approved by the Local Planning Authority. If discharge to public 

sewer is proposed, the information shall include, but not be exclusive to: -  

a) evidence to demonstrate that surface water disposal via infiltration or watercourse 

are not reasonably practical;  

b) evidence of existing positive drainage to public sewer and the current points of 

connection; and  

c) the means of restricting the discharge to public sewer to the existing rate less a 

minimum 50 % reduction, based on the existing peak discharge rate during a 1 in 1 

year storm event, to allow for climate change.  

To ensure that no surface water discharges take place until proper provision has 

been made for its disposal and in the interest of sustainable drainage and (to prevent 

pollution of the water environment, and to comply with policies 39 and 48 of the Local 

Plan. 

11) NE3C (Tree and Hedge Protection) 

12) NE1D (Landscaping Scheme) [a,d] 

13) H1B (a) (c) (Access before building/use) 

14) H2A (Access & parking for housing layout) 

15) H3B (b) (Pedestrian/cycle access) 

16) H8C (a) (d) (Parking before building/use) 

17) H14D (Estate Roads) 



 

 

18) H15B (a) (Estate Road & junctions) 

19) Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 2015 (as amended), no hard surfaces or permeable 

surfaces shall be installed for parking purposes to the front of any dwelling, which 

would involve the removal of the grassed and landscaped areas as shown on the 

approved plans, except for dwellings that are identified as M4(2) dwellings and there 

is need for a wider parking area (in the interests of residential amenity and to comply 

with policy 14 of the Local Plan).  

20) Construction Management Plan (highways) - No works shall commence on site until 

a method of construction statement has been submitted to and approved in writing 

by the Local Planning Authority to include details of: 

a. The access and layout of on-site car parking for site personnel,  

b. operatives and visitors turning, loading and unloading of vehicles, plant and 

materials,  

c. Storage of plant and materials 

e. Hours of construction, including deliveries and construction 

f. Method of protecting the highway from mud etc.  

g. Any proposed temporary traffic restrictions 

h. The provision of any boundary hoardings behind any visibility zones.  

The approved details shall be implemented and adhered to throughout the 

construction period.  Any variation shall be agreed in writing by the Local Planning 



 

 

Authority.  Reason: To safeguard the amenities of the locality and in the interests of 

road safety.  

21) Unless otherwise agreed, the vehicle parking areas shall be constructed of 

porous/permeable material, in accordance with a scheme to be submitted to and 

approved by the Local Planning Authority. The porous/permeable surfacing shall be 

provided as approved and retained thereafter (in the interest of minimising the 

amount of surface water entering the drainage system and to comply with policy 40 

of the Hull Local Plan) 

22) No development shall commence until a landscape management plan, including long 

term design objectives, management responsibilities and maintenance schedules for 

all landscape areas, other than domestic gardens, has been submitted to and 

approved by the Local Planning Authority.  

The landscape management plan shall be carried out as approved.  A pre-

commencement condition is required to ensure management plans are agreed at an 

early stage in order to ensure landscaped areas are maintained to a suitable 

standard, and to comply with policy 43 of the Local Plan). 

23) No meter boxes shall be located on the front elevation of any dwelling (except for 

mid terraced units) 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).  

24) Each dwelling is to be provided with a water butt of no less than 100 litre capacity 

prior to its occupation, or any other domestic scale sustainable drainage system 

otherwise agreed in writing with the local planning authority prior to its installation.  

The system shall thereafter be retained (in the interest of minimising the risk of 

flooding and to comply with policies 39 and 40 of the Local Plan).  

25) Prior to commencement of the development hereby permitted a Habitat 

Management and Monitoring Plan (HMMP) shall be submitted to and approved in 



 

 

writing by the Local Planning Authority.  The HMMP shall be compiled by a suitably 

qualified ecologist and should detail how wildlife enhancements and habitats are to 

be created, enhanced, managed, and maintained; cross referenced to the BNG 

metric completed by Crow Ecology. The content of the HMMP shall cover all off-site 

landscape and habitats and include the following: 

a) Ecological trends and constraints on site that might influence management. 

b) the planned habitat creation and enhancement works to create or improve 

habitat to achieve the biodiversity net gain in accordance with the approved 

Biodiversity Gain Plan; 

c) Appropriate management options for achieving aims and objectives. 

d) the management measures to maintain habitat in accordance with the 

approved Biodiversity Gain Plan for a period of 30 years from the completion 

of development; 

e) the roles and responsibilities of the people or organisation(s) delivering the 

HMMP; 

f) the monitoring methodology and frequency in respect of the created or 

enhanced habitat to be submitted to the local planning authority. 

g) Schedule for reporting findings to the LPA. 

The HMMP shall also include details of the legal and funding mechanism(s) by which 

the long-term implementation of the plan will be secured by the developer with the 

management body(ies) responsible for its delivery. The plan shall also set out (where 

the results from monitoring show that conservation aims and objectives of the HMMP 

are not being met) how contingencies and/or remedial action will be identified, 

agreed and implemented so that the development still delivers the fully functioning 

biodiversity objectives of the originally approved scheme. The results of the 



 

 

monitoring must be submitted to the Local Planning Authority for written approval in 

years 1, 2, 3, 5, 10,15, 20 and 30; biodiversity reconciliation calculations should be 

provided at each stage. The HMMP must be fully implemented as approved in 

accordance with the agreed timescales. 

A HMMP is required to ensure delivery of biodiversity gains in accordance with the 

requirements of Schedule 7A to the Town and Country Planning Act 1990, the NPPF 

and policy 44 of the Hull Local Plan 

26) The means of enclosure detailed on the approved plan shall be provided before the 

occupation of the dwelling for which the means of enclosure is proposed.  In the 

cases of plots 1-5, the rear boundary treatment shall be revised to include a more 

substantial wall or similar, and the boundary between plots 8 to 10 shall also be 

revised to remove the projecting fence line, in accordance with written details to be 

submitted to the Local Planning Authority prior to their installation and shall be 

installed prior to the occupation of the relevant units (in the interests of visual and 

residential amenity, and to comply with policy 14 of the Local Plan).  

27) The building(s) hereby approved shall not be occupied 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 accordance with 

the approved plans (in order to ensure adequate secure provision for cyclists and to 

comply with policies 25 and 36 of the Local Plan).  

28) Each dwelling shall be provided with provision of electric charging points or other 

alternative fuel sources in accordance with details to be submitted to and approved 

in writing by the Local Planning Authority. Development shall thereafter take place 

only in accordance with the approved details and the approved and the approved 

charging points or alternative sources shall thereafter be retained and available for 

use unless otherwise agreed beforehand in writing with the Local Planning Authority, 

(to secure improved sustainable transport facilities in accordance with Local Plan 

Policy 26).    



 

 

29) No above ground development on the construction of the dwellings shall take place 

until plans to a scale of not less than 1:20 showing window reveals and window 

setbacks unless otherwise agreed in writing, have been submitted to and approved 

in writing by the Local Planning Authority. The development shall be carried out and 

thereafter retained as approved, unless otherwise agreed beforehand in writing with 

the Local Planning Authority. A condition is necessary to ensure the details of the 

proposal can be fully assessed before they are implemented to ensure a satisfactory 

quality of development which complies with policy 14 of the Local Plan.   

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

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

retained in accordance with the approved details.  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.  

31) At least 5 of the dwellings shall be occupied as affordable housing.  The affordable 

housing shall be provided in accordance with the approved scheme and shall meet 

the definition of affordable housing in Annex 2 of the National Planning Policy 

Framework or any future guidance that replaces it. The scheme shall include: 

a. Confirmation of dwellings to be provided as affordable housing; and 

b. The arrangements for the management of the affordable housing to ensure it is 

affordable for both first and subsequent occupiers of the affordable housing. 

In order to secure the provision of affordable housing in accordance with policy 5 of 

the Local Plan. 

32) Drainage conditions to be confirmed 

Plus  

CMPINF Informative – Construction Management Plan 



 

 

SITE 

A former school site that was last used as a boxing academy and has since been demolished 

leaving hardstanding on the northern part of the site.  The southern part of the site is a grassed 

pitch area.  Trees form the southern and eastern boundary and there are some small trees on 

the site.  Compass Academy lies to the west and there are houses to the other boundaries. 

  

  

Trees on site      View to south 



 

 

  

Boundary with Compass Academy 

  

Looking north from within site 

  

Open space south of hardstanding 



 

 

  

 

Eastern boundary of site 

 

View from entrance 

PROPOSAL 



 

 

Residential Development for 48 no. dormer bungalows and bungalows with parking and 

infrastructure. 



 

 

 

 



 

 

 Type C 

 Type C & B 



 

 

 Type A 

PLANNING HISTORY 

23/03514/PREAPP - Advice given – Residential redevelopment 

REPRESENTATIONS  

Planning Policy 

In response to the above consultation, this site is part of a designated open space (Site 216  - 

an Outdoor Sports Facility) and is protected by Policy 42 (Existing open space protection). 

Open space protection is particularly important for Hull, a densely built-up urban area. Access 

to Outdoor Sports Facilities is very important to improve Hull’s resident’s health and well-being 

and has a significant part to play in the ambition of the Council, contained in ‘Towards an Active 

Hull - 2018 to 2028’, which is to make Hull a place where people choose to be more active as 

part of their everyday lives. 

Point 3 of Policy 42 states that open spaces should not be built on unless an assessment has 

been undertaken which clearly shows it is surplus to requirements. The assessment also 

should fully consider the potential to re-use the site to address deficits for all types of open 

space in the area. The adopted Open Space SPD gives examples of the sort of evidence an 

assessment should include to show the site is surplus to requirements, these include, how long 



 

 

has the open space asset been unused, the reasons why it is no longer in use and where can 

local residents access alternative provision for this type of open space nearby. 

The applicant should provide such an assessment if they wish to change the use of these 

playing pitches and outdoor sports facilities and as yet has not provided one, which is a 

requirement of national and local planning policy. 

Concerning paragraph b of Policy 42, replacing the loss of this open space with equivalent or 

better does not appear feasible in this case.  

Off-site open space requirement for £48,349 

 

Urban Design 

Can confirm that the previously raised design concerns have been mitigated.   

 

Environmental Protection 

No objections subject to conditions concerning contaminated land, and Construction 

management. 

 

Hull City Council Ecologist 

While the number of trees within the development site are welcome, no trees that are within 

the curtilage of individual private dwellings can be included in the BNG metric unless under the 

category Urban – Vegetated Garden.  

SuDs have not been included within the metric and need to be added.  

Native hedgerow is not included within the BNG metric but is within the site layout and must 

also be added. 

The development does not meet the requirements of policy 45; 144 trees will be required (3:1 

on new dwellings).   



 

 

At this stage, the applicant has not included all necessary measures to ensure that the 

requirements towards BNG are met, prior to determination the above information is required. 

Have detailed conditions so that they are formally noted.  

Yorkshire Water Services Ltd 

No objections subject to conditions. 

 

Police Architectural Liaison Officer 

Object - No mention of Security Standards in the DAS. 

 

Equality Officer 

No Objection in principle from an access perspective to the application. Fully supportive of this 

application and the design and inclusive access provided to these dwellings. All dwellings will 

have a ramped access leading to a level entrance access. 

The proposal meets Local Plan Policy 21 and provides accessible and adaptable dwellings 

that meet Building Regulation M4(2) standard in at least 25% of market housing and at least 

50% of affordable housing. 

Flood Team 

SPD4 Living with Water requires a separate FRA and DIA. 

The only element of the previous objection that has been addressed is an addition of a note 

regarding private or privately maintained areas, which is sufficient so long as the development 

is carried out to comply with that recommendation. 

Await further information before lifting the remaining objections.  

– Agent has responded, and the additional information is being considered by the Flood Team 

 



 

 

Highways Development Control 

The surrounding area provides good pedestrian and cycle infrastructure. The surrounding road 

network is controlled by a 30mph speed limit and are street lit.  Snowdon Way allows two-way 

traffic movements, there are no restrictions to parking on the surrounding roads. 

The development will utilise the existing single simple priority access to the development from 

Snowdon Way. It is unclear is this will be altered in any way. Any alterations will require 

technical approval of the Highway Authority.  

Based on the Highway Design Guide various measures will be need. 

Most aspects relating to the highways can be resolved by the developer entering into a 

S278/S38 agreement and can be looked at in greater detail following the technical approval 

process.   

 

Environment Agency 

This application was screened and determined to fall outside of our consultation criteria. The 

Environment Agency therefore have no formal comments or objections. 

 

Sport England 

Revised response received 14/5/25 

There are a few observations we would wish to make on the Playing Fields Statement – 

Addendum. 

The statement (along with the application form ownership certificate) clarifies that the 

application site has remained in Council ownership since it ceased education use. The Council 

– were it so-minded, would have the resources to bring the playing field back into use. 

Hull’s new Playing Pitch Strategy (PPS) is currently at the Assessment stage and has so far 

identified shortfalls in pitch capacity across cricket, rugby league and rugby union (football is 

to follow). It will be progressed to completion by August this year. In identifying shortfalls at 

Assessment, the next stage of work (the Strategy element) considers how these shortfalls 



 

 

might be addressed, and bringing disused playing field sites back into use can clearly be part 

of the solution.  

In light of the above, Sport England objects to the application because it is not considered to 

accord with any of the exceptions to Sport England’s Playing Fields Policy or with Paragraph 

104 of the NPPF.  

Should the local planning authority be minded to grant planning permission for the proposal, 

contrary to Sport England’s objection then in accordance with The Town and Country Planning 

(Consultation) (England) Direction 2021, the application should be referred to the Secretary of 

State, via the Planning Casework Unit.  

 

Urban Forestry 

Advise condition regarding tree protection, replacement tree planting, landscaping 

 

Refuse Officer 

No objections.  Each property has their own bin storage area.  

 

2 letters/emails from neighbours raising the following: - 

1) From neighbouring school - There are concerns about the mains water supply which is 

located on the proposed development land and feeds Compass Academy along with 

the gas mains.  There has been a previous leak. 

2) The director of the Paul Ingle Boxing Academy has confirmed that whilst they used the 

site the pitches were not used from 2017 to 2022. 

 

APPLICANT’S CASE 



 

 

Comments from applicant to respond to consultee comments: - 

Highways have asked for confirmation of what will be adopted. Have added a yellow dotted 

line to the plan to indicate the areas for adoption. 

Sport England have maintained their objection to the proposal.  This is only one aspect to be 

considered when weighing the planning balance. 

There are two land use issues that need to be considered. The first is that the front part of the 

site is derelict brown field land crying out for redevelopment, and the second is that the old 

school playing fields are in very poor condition and realistically will never be brought back into 

recreational use. 

There are also important national planning policy considerations where it is clear that the 

emphasis is on housing delivery, and in assessing housing proposals the presumption is in 

favour of sustainable development unless the adverse impacts of a development significantly 

and demonstrably outweigh the benefits. The applicant’s case is that the re-use of a derelict, 

part brown field site for the provision of the particular homes proposed, satisfies a demonstrable 

need in the area and in Hull generally. The impact of providing some of these homes on the 

site of the redundant playing pitches would not be significantly adverse and would not 

significantly outweigh the benefits of the prosed new housing. 

The development would be a very effective use of the land and as advised by the NPPF the 

LPA should give substantial weight to the value of using suitable brownfield land within 

settlements for home.  Housing development which would not result in harm, should be 

approved.   

A key consideration now is the revised housing need figures for Hull. The Council has accepted 

these and is working towards delivery. This site is available and ‘ready to go’ once planning 

permission is granted and will provide an early win in achieving these delivery figures. 

In response to the Flood Team objections the applicant has submitted A ‘Sustainable Drainage 

Strategy and Drainage Impact Assessment to consider ‘Living with Water’, dated 6/8/25.   

The applicant  also submitted a Playing Fields Statement. 

Agreement to enter into a legal agreement has also been submitted. 



 

 

PLANNING FRAMEWORK 

Hull Local Plan 2016 to 2032:  

Partly an allocated housing site, no. 42 and part open space, site 216. 

 

Site 

ID 

Address Hectares Type Additional 

features 

Green 

Network(1) 

Likely 

LWS(2) 

WT 

potential(3) 

216 The Dales Fitness Centre, 

Snowdon Way 

4.00 
outdoor sports 

facilities 

   
X 

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

homes. 

Strategic Priority 7 - Support more sustainable locations and patterns of living, particularly to 

reduce pollution and carbon emissions. 

Strategic Priority 8 - Provide a transport system that meets the needs of residents and 

businesses, and is safe, efficient and less polluting. 

Policy 3 - Housing requirement and site allocations 

Policy 4 - Housing regeneration and brownfield land 



 

 

Policy 5 - Type and mix of housing 

Policy 6 - Housing space standards  

Policy 21 - Designing for housing  

Policy 26 - Location and layout of development  

Policy 32 - Parking standards  

Policy 38 - Surface Water Storage and Drainage  

Policy 39 - Sustainable Drainage  

Policy 40 - Addressing Flood Risk in Planning Applications  

Policy 42 - Open Space 

Policy 43 - Green Infrastructure/ green network  

Policy 44 - Biodiversity and wildlife  

Policy 45 - Trees  

Policy 48 - Land Affected by Contamination 

Area Action Plans 

Other Material Considerations:- 

SPD 3 – Environmental Quality 

SPD 4 – Living with Water 

SPD 7 – Hull Residential Design Guide 

SPD 10 – Trees 

SDP 11 - Open Space 

SPD 12 - Ecology and Biodiversity 

SPD 15 – Affordable Housing 



 

 

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 considered 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 87). 

NPPF8 Promoting healthy and safe communities (paras 96 to 108). 

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

NPPF12 Achieving well-designed and beautiful places (paras 131 to 141). 

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

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 comprising 

the Hull Local Plan (2017).  

Hull Local Plan Policy 3 (housing requirement and site allocations) indicates: 

‘The housing requirement for Hull is a minimum of 9,920 (net) new homes during the period 

2016 to 2032 (620 dwellings per year)’. The housing requirement in Hull has been revised by 

the NPPF in December 2024 and now stands at 998 dwelling per year. Policy 3 of the Local 

Plan is out of date and in such circumstances the NPPF takes precedence.  



 

 

The northern part of the application site is identified on the Hull Local Plan policies map as a 

housing allocation, No. 42.  

Hull Local Plan Policy 5 (type and mix of housing) indicates that ‘10% of dwellings within a 

proposed housing development should be affordable housing, where the application site is 

located in Housing Market Value Zones 1, 2, 3, or 4, and where 15 or more dwellings are 

proposed’.  This is applicable in this case since 48 dwellings are proposed, the application 

confirms that they would be market housing, 5 affordable units would be required. 

Taking the above into consideration the principle of the development is considered acceptable 

in terms of the Local Plan Housing policies. 

The National Planning Policy Framework (NPPF) indicates: 

61. To support the Government’s objective of significantly boosting the supply of homes, it 

is important that a sufficient amount and variety of land can come forward where it is needed, 

that the needs of groups with specific housing requirements are addressed and that land with 

permission is developed without unnecessary delay.  The overall aim should be to meet an 

area’s identified housing need, including with an appropriate mix of housing types for the local 

community.  

Further appraisal is required with regard to design (policy 14), open space (policy 42), highway 

safety/parking (policy 32), and other matters and this is done in the remainder of this report.   

 

 

Design and Conservation 

One of the key considerations in this application is design.  Local Plan Policy 21 (Design for 

Housing) identifies that:  



 

 

1. Housing development should be designed according to Building for Life principles and 

will be required to achieve at least 9 green scores out of 12, minimise amber scores and avoid 

red scores. 

A Building for Healthy Life Statement has been submitted and whilst it does not provide a 

specific ‘score’ it does address the relevant headings and is considered acceptable.   

2. Housing density will be expected to be in the range of 30-40 dwellings per hectare 

unless the character of the surrounding area justifies otherwise, except in the city centre as 

shown on the Policies Map, where higher densities may be acceptable subject to the specific 

circumstances of the site and its surroundings. 

In this case the density of single storey dwellings is lower than more mixed sites.  However, 

the principal approach is considered acceptable to meet the demands of the applicant’s client 

group, Pickering and Ferens mainly focusing on housing for the elderly  

3. Housing development should provide accessible and adaptable dwellings that meet 

Building Regulation M4(2) standard in at least 25% of market housing and at least 50% of 

affordable housing. 

In this case the applicant has shown that all dwellings will have a ramped access leading to a 

level entrance access to the front.  The Equality officer has raised no concerns with the 

scheme. 

Additionally, dwellings should meet the National Space standards, SPD7 Residential design 

guide and Policy 14 (Design). 

Urban Design had raised concerns regarding the original design but following discussions and 

meetings the design has been revised, and the following comments are provided. 

“The number of car parking spaces has been reduced, and visitor spaces are now 

clearly distinguished from private ones.  



 

 

Amendments to the semi-detached typology and frequent use of typology type C has 

introduced front doors to street-facing elevations which significantly increases active 

frontages and improves integration with the existing street network along Snowdon Way. 

This has enhanced the public realm both within the scheme and at plot level. It would 

be preferable for plots 37 and 42 to also adopt Typology C, with front doors facing the 

street, to maintain consistency and strengthen the development’s character. However, 

no objection is raised given it is only 2 instances.  

The updated parking strategy is a considerable improvement. Rationalising parking has 

created more space for landscaping and opportunities for a social and inclusive public 

realm. Clarification of proposed materials for visitor and on-plot spaces would be helpful, 

ideally, these should differ to reinforce the distinction between private and public 

parking.  

A precommencement condition is recommended that requires all built external and 

surface materials in both the public and private realms.  

Concerns regarding blocked permeability have also been addressed.  

Justification has been provided for the lack of access from the east, and the proposed 

public access to the west is an acceptable compromise. Apart from general concerns 

over the efficiency of the bungalow typology, no design objections are raised. “ 

The proposal would meet the national space standards. 

The site is not within or near a conservation area or any other heritage asset. 

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 proposed layout, 

to ensure that there is no adverse impact on the surrounding area and users of the 

neighbouring footpaths.  This should address the concerns raised by Humberside Police. 

Based on the above improvements (to be secured by conditions) it is considered that approval 

would be acceptable and would comply with Local Plan policies 21 and 14 and accord with the 

design principles within SPD7 and guidance within the NPPF. 

Parking/Highways 

Local Plan Policy 26 addresses the location and layout of development and Policy 32 covers 

car parking standards.  In this case highways have raised no substantive objections to the 

layout with a relatively simple road layout typical of such a residential area and frontage/side 

in-curtilage parking for 1.2 cars on average.   

Local Plan guidance outlines that 2 car parking spaces should be provided per 2-bedroom 

property, 2 car parking spaces for each 3-bedroom property. Some of the properties have two 

car parking spaces and some only one with an average of 1.2 spaces per property. There will 

be a total of 59 spaces for dwellings and 11 on street visitor parking.  As is often the case there 

needs to be a balance between car parking and car parking dominance.  In this case it is 

considered that 1.2 spaces on average with some on street parking is acceptable.  The site is 

well located in terms of access to public transport routes. 



 

 

 

Cycle parking is also shown in sheds to rear.  On this basis the proposal is considered to 

comply with Local Plan policies 26 and 32. 

Impact on amenity 

The proposed occupants would benefit from windows in all habitable rooms.  The relationship 

to the nearest dwelling would not be unusual and the building relationships would not lead to 



 

 

an unacceptable level of amenity to both existing and proposed occupants.  There would be 

no unacceptable level of impact through loss of sunlight or daylight, overshadowing, 

dominance, loss of outlook or loss of privacy and as such, the scheme complies with Local 

Plan Policy 14. 

Biodiversity/Trees 

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 required to provide a 10% BNG over that which is lost to develop the land. 

The applicant has submitted the information for these matters to be addressed, further 

information has been submitted following some clarification requirements from the Hull City 

Council Ecologist and the outcome of this matter will be reported to the planning Committee, it 

is anticipated that these matters can be resolved/clarified. 

BNG can be addressed through a legal agreement and conditions to ensure provision and 

monitoring. 

Some tree felling is proposed and there would be a requirement for replacement trees (2 for 1) 

as well as 3 trees per new dwelling and this can be secured by conditions and through a legal 

agreement,  

The application includes an arboricultural report which includes tree protection measures.  On 

balance, subject to replanting the scheme would be acceptable and complies with Local Plan 

Policy 45. 



 

 

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 

condition of the site and with conditions to address such matters. 

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. In this case solar panels are shown, EV charging is 

provided through mandatory Building Regulations approvals and there is no need to condition 

this as part of a planning permission.  Other energy efficiency requirements for the buildings is 

now largely controlled through building control measures. 

Flood Risk/Drainage 

The site is located in flood zone 1 so there are no flood risk issues engaged in this case. 

With regard to drainage and SUDs further information has been submitted to seek to address 

the Flood Team concerns and is currently being considered by them.   

The applicant has confirmed in their latest submission that “A scheme for managing surface 

water can be implemented in line with national and local planning policies and technical 

standards of regulators. The SPD Living with Water has been considered and a system to 

comply with this document is proposed.” 

It is considered that conditions should be imposed to ensure satisfactory drainage systems are 

incorporated into the scheme, to comply with policies 38 and 39 of the Hull Local Plan.  

Open space/Community Infrastructure Levy (CIL) 

Local Plan policy 42 requires that housing windfall sites may require on-site open space to 

make them acceptable in planning terms, where there is or will be a deficit of open space and 



 

 

it is practicable to do so. Large, allocated sites should also provide open space on site, as 

required by policy 42.  Open space should be provided for all new residential developments to 

meet the needs of the estimated future population of new dwellings.  Where there is a 

deficiency that cannot be fully met on site, a legal agreement under Section 106 of the Town 

and Country Planning Act 1990 seeking a financial contribution equal to the cost of the 

provision will normally be required. The contribution would be used to enhance existing or 

provide new open space and play provision in the vicinity.  This contribution in this case, since 

the southern part of the site is not an allocated housing site, would equate to £48,349 

The site is located within housing market value zone 2 and is therefore not liable to CIL. 

The southern part of the site is identified as open space and is therefore covered by Local Plan 

Policy 42. 

 

Policy 42 (the same tests exist in NPPF Paragraph 102) states 

Existing open space protection, including all open spaces that meet the criteria for open 

space contained in Table 12.1 

 



 

 

3. Open space, sports and recreational buildings and land, including playing fields, 

should not be built on unless: 

a. An assessment has been undertaken which has clearly shown the buildings or 

land to be surplus to requirements, including consideration of population 

growth over the plan period, its amenity value, and its strategic function. The 

assessment should fully consider the potential to re-use the site to address 

deficits for all types of open space in the area; or 

b. The loss resulting from the proposed development would be replaced by 

equivalent or better provision in terms of quantity and quality in a suitable 

location; or 

c. The development is for alternative sports and recreational provision, the needs 

for which clearly outweigh the loss. 

The applicant has submitted a Playing Fields Statement and additional information to respond 

to objections from Sport England.  This application was submitted in November 2024 and has 

been held in abeyance to address some design matters (see above) but also on the basis that 

a new Playing Pitches Strategy (PPS) was being drafted by Hull City Council with input from 

Sport England that would provide background information and carry some weight.  It was 

anticipated to be published in August 2025.   

However, it has now been confirmed that since that information was received Hull City Council 

have held discussions with Sport England (SE) and National Governing Bodies on the PPS as 

they had some concerns.   Further drafting is now being done, and Hull City Council is currently 

in dialogue with a consultant recommended by SE.  Their timescale is to have a report by 

November with a strategy by January 2026.  A full review (Stage E) will take place immediately 

thereafter.  It is not considered reasonable to delay the determination of this application until 

January 2026 at the earliest on this basis. 

In this case parts b and c of policy 42 have not been satisfied in that the open space lost on 

the southern part of the site would not be replaced by equivalent or better provision in terms of 



 

 

quantity and quality in a suitable location, part b.  and also the proposal is not for alternative 

sports and recreational provision, part c.  this leaves part a as the only justification under Policy 

42 (NPPF paragraph 102) and a judgment must be made as to whether ‘an assessment 

undertaken which has clearly shown the buildings or land to be surplus to requirements, 

including consideration of population growth over the plan period, its amenity value, and its 

strategic function. The assessment should fully consider the potential to re-use the site to 

address deficits for all types of open space in the area’.   

An assessment has been submitted but Sport England consider it inadequate in that it does 

not identify where local residents can access alternative provision and what the catchment is.  

The applicant contends that originally the grass field served the primary school, and the all-

weather pitches served patrons of the local community group that occupied the building for 10 

years up to 2015, on that basis they have examined the North Carr Area Committee boundary 

to review the existing and proposed sports pitches.  They also rely on two Playing Pitch 

Strategies that were carried out in 2011 and 2016 respectively.  They conclude: - 

 The existing grass field and all-weather pitches have not been used since 2015 and 

are derelict and in an unusable condition for outdoor sports.  

 There is no reasonable prospect of these ever being brought back into use due to 

the associated cost and the availability of alternative provision, particularly as the 

associated building has now been demolished.  

 The North Bransholme area is well served by existing sports pitches, as is the wider 

North Carr area.  

 Improvements to the outdoor sports facilities are imminent for Bude Park which will 

enhance the quantity and quality provision of outdoor sports pitches in North Carr. 

It should be noted that Bude Park is more advanced now with a recently opened sports pavilion 

available for use. 



 

 

Sport England express the view that the two Playing Pitch Strategies identified by the applicant 

were carried out in 2011 and 2016 respectively. As such neither can be considered up to date. 

Moreover, neither document was carried out in accordance with a methodology recognised by 

Sport England.  This includes not comparing supply against specific sports demands which 

they state is a fundamentally flawed approach.  These matters are correct but, as in all planning 

decisions, a consideration of all policies and material considerations is key.  The lack of 

evidence (to the satisfaction of Sport England) could be considered to carry less weight than 

other matters such as housing supply/need.  In this case it is concluded as follows: - 

1) Lack of use of the playing field for many years and the current unusable state of the 

playing field is a strong indicator that it is surplus to requirements and has been so for 

many years.  Hull City Council could bring the playing field back into use but equally 

they could re-allocate it to housing as part of the Local Plan review, factoring in the 

consideration of a new Playing Pitch Strategy and the need for a greater number of new 

dwellings within the city. 

2) The absence of demand information is not considered overriding, even if there were 

demand for more football pitches (for example), it does not mean that this site would be 

used for football pitches, demand does not automatically lead to supply.  If such demand 

did exist and was evidenced/experienced, then Hull City Council would be likely to be 

aware of it.   

3) Linked to item 2 is that whilst the previous PPS is out of date and not considered fit for 

purpose by Sport England, it is the most relevant pieces of information available.  Will 

the situation have changed since it was published, which demonstrated that there is an 

adequate supply?  Also there are some known improvements since those reports were 

completed, such as Bude Park. 

On the above basis it is concluded that refusal based on the loss of open space/playing fields 

under policy 42 would not be appropriate when balanced against the provision of housing on 

a part allocated housing site which includes an area of playing field, which would accord with 

Local Plan Policies 3 and 4.  



 

 

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 the application 

involves all M4(2) properties, complying with Local Plan Policy 5. 

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.  

The provision of housing is considered to comply with Local Plan Policy 5 and whilst there are 

some design issues, on balance is it considered that the proposal meets the requirements of 

other relevant policies such as 4, 6, 14, 21 26, 32, 39, 40, and 45. 

The proposal conflicts with policy 42 of the Local Plan and Policy 3 is out of date. In such cases 

the relevant policy in the NPPF is applied which in this case relates to housing numbers. 

This NPPF policy carries significant weight and there have been many decisions made 

nationally where the housing need has outweighed other policy considerations. That is the 

case here also.   

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 housing requirement figures in the NPPF are higher than those in the 

Local Plan. Policy 3 of the Local Plan is out of date and as such the NPPF is the policy 

document when considering the housing requirements in the city. This element of the NPPF 

must have more weight attached to it as it is policy rather than a material consideration.  

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: 

The proposal would in the short term provide construction employment and in the long term 

provide additional economic activity through new residents. 

Social Objective: 

The key benefit of this proposal is to provide additional housing in a form that meets the needs 

of community and also provides enhanced accessibility M4(2). 

Environmental Objective: 

Subject to conditions, regarding open space contribution, BNG and tree planting, the 

development of this site for housing would not lead to an unacceptable loss of open 

space/playing fields and would provide additional dwellings on a site which is part brownfield 

and in a sustainable location. 

In conclusion the development of this site would provide housing of an acceptable quality with 

an acceptable loss of open space/playing fields, complying with Local Plan polices 4, 6, 14, 21 

26, 32, 39, 40, and 45, also NPPF policy and  guidance. 



 

 

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;  

Held meetings with objectors to see if scheme could be amended to address their objection.  

Requested additional information from the developer in response to concerns with the proposal  

Reviewed S106 requirements where appropriate. 
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