Briefing Paper to the
Wyke Area Committee
Wards: Avenue, Bricknell & Central
Regeneration Projects update – River Hull Corridor Area, Wyke.

Briefing Paper of the Assistant Director of Economic Development and
Regeneration
16th September 2020
1.

Purpose of the briefing paper and summary
1.1 The paper is an update to a previous paper provided to the Wyke Area Committee in
September 2019 in relation to the regeneration work and developments that have
occurred in the Wyke Area and the neighbouring River Hull Corridor (RHC) areas of the
city.

2.

Introduction
2.1 This briefing paper provides an update on a diverse range of economic/regeneration
related issues, specific to the RHC area and wider Wyke area issues. In addition, the
paper also includes relevant economic statistics and information on the impact of Covid
19 on the local economy.

3.

The impact of the Covid 19 pandemic
3.1 The outbreak of Covid 19 took hold in the UK in March 2020 and has resulted in the
deepest recession since records began. Globally the pandemic has resulted in the biggest
recession since the Second World War. The impact of the pandemic has been to create a
high degree of uncertainty in relation to future investments, employment levels with the
consequent implications for the demand for sites and premises.

4.

The impact of the Covid 19 Pandemic on unemployment levels
4.1 The impact of the recession locally can be seen in the changes to the claimant count
numbers. In July 2020 the claimant count for the City of Hull was 16,465 or 9.7%.
Nationally the unemployment claimant count rate is 6.5%. Compared to the same month
in 2019 the unemployment claimant count rate has risen by 7,870 more people, from
5.1%.
Since March and the start of the Covid pandemic the number of benefit claimants in Hull
has risen by 6,590; meaning the claimant rate has increased from 5.8% to 9.7%. Over the
same period the national rate rose from 3.0% to 6.5%. The unemployment claimant count
is currently the highest on recent record.

Across the Wyke wards the changes in claimant counts can be seen in the table below;
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Avenue
Bricknell
Central

Claimant Count March 20
545
115
835

Claimant Count July 20
945
220
1405

4.3 The Central ward has the second highest claimant count in the City. Bricknell has the
second lowest claimant count in the City, whilst the Avenues ward has the 8th highest
unemployment claimant count in the City.
5.

Overview of significant sites and premises across the City
5.1 Overall the city has a significant supply of office space although much of the vacant
stock is of a low/medium quality, with very limited availability of Grade ‘A’ modern office
stock. The adoption of home working as part of the response to Covid 19, may have
longer term impacts on the demand for office space.
5.2 The supply of industrial space is more limited with much of the available supply
characterised as old and obsolete and no longer suitable for modern manufacturing and
distribution purposes. There remains a strong demand for industrial premises in good
condition. Overall the supply of ‘oven ready’ sites and modern manufacturing and
distribution premises is very limited and would benefit from enhancement. In spite, of the
Covid 19 pandemic demand for sites and industrial premises has continued as evidenced
by the sale of the former Ideal Standard bathroom site.
5.3 Prior to the outbreak of Covid 19 it was estimated that the costs of developing new
offices and industrial premises in Hull were approximately 20% more than the open
market value of the finished buildings. With the exception of some grant funded projects
there has been virtually no new ‘speculative development’ in the area over the last ten
years, with all new developments being from owner occupiers.
5.4 Whilst there are a number of sites available and allocated for employment use many
are subject to multiple constraints, which can delay their development and productive use.
In general the market will not address these issues, as developers will seek investments
that maximise their return. This therefore highlights the requirement for a key enabler of
economic development i.e. an appropriate supply of suitable land and property which
provides the rationale for a pro-active approach to help co-ordinate and align economic
opportunity with the provision of suitable sites and premises.

6.

Employment sites within the Wyke Area
6.1 Within the Wyke area there are two significant development sites in and around
National Avenue;
The former Ideal Standard bathroom site (9.8 hectares) which came on the market
following the closure of the remaining manufacturing operations at the site, this has been
purchased by an unknown property developer. The manufacturing business had been
subject to several cutbacks over the years and large swathes of the existing buildings
have been unused or underutilised for a number of years. Whilst the site has now been
sold, Ideal Standard continue to operate their office function from the office block on the
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front of the site.
The former Booker site off Bontoft Avenue (1.81 hectares) is opposite the Ideal Standard
site, the existing building looks to be in poor condition and has not been used in over ten
years.
6.4 Of the 12 employment sites identified in the Hull Local Plan with development
potential in the River Hull Corridor (RHC), only two fall within the Wyke area. Appendix 2
provides an update of those two sites and includes details of other sites that have come
forward through planning permission. The remaining RHC sites identified in the local plan
are largely on the east bank of the river or fall within the Northern Area Committee. The
RHC area is characterised by relatively dense patterns of occupation, including heavier
industries, within a tight street network in some parts, reflecting historical origins as the
industrial heartland of the city running adjacent to the River Hull. Such conditions present
greater redevelopment challenges and are often associated with contamination.
6.5 The council has produced a City Centre Sites Prospectus (see www.investhull.co.uk
for more detail). This outlines 12 key city centre sites and identifies what work is
programmed by the council aimed at driving change. One of the sites lies within the Wyke
area-Wincolmlee with the site between the River Hull and Wincolmlee, the key road to the
industrial heartland to the city. The site which is vacant (0.7 hectares) is in private
ownership and has been identified for city centre housing or apartment living up to 150
units.
7.

Site constraints/unlocking sites
7.1 Unlocking development sites and working with agents and landowners remains a
priority and officers continue to promote these sites and help address site constraints. In
previous programmes, European Structural Funds have been accessed to fill the viability
gap and assist development to take place. Whilst that funding is currently no longer
available for site assembly/development the Humber LEP do provide loans to assist the
development of capital projects. In addition, owner occupiers can also potentially obtain
grant assistance towards the costs of new developments.
7.2 Within the RHC a number of sites are allocated as Enterprise Zones (sites
11,12,13,16, 18 & 19 in Appendix 1), the principle benefits of this status are that end
users on the sites can potentially benefit from business rate relief worth up to £255,000
over 5 years as well as simplified planning guidance. Developments have taken place on
sites 11 (Energy Works), 12 (Ashcourt). Sites 15 and 16 are used for open storage. The
opportunity for end users on Enterprise Zones to obtain business rate relief are due to
come an end on the 31st March 2021.
7.3 In order to address some of the constraints associated with the sites in the RHC the
council have worked with the Environment Agency to repair damaged flood defences
alongside Bankside, thereby providing investors to the area with a greater degree of
confidence.
7.4 As part of Hull’s prospectus to Government, ‘Hull, A Prospectus to Invest’ there is the
stated intention, over a 5-10 year timescale, to develop a ‘Heartlands Knowledge Zone’.
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7.5 Current proposals include a resource efficient manufacturing centre and site assembly
and repurposing the former industrial areas in the RHC, creating a tech-corridor. The
intention is that these ambitions will become part of the next phase of the City Plan.
8.

Highways/Transport issues
8.1 Since the outbreak of Covid 19, the volume of traffic in the city has fallen significantly
along with the use of public transport. It remains unclear as to how traffic patterns will
alter as employees on furlough return to work.
8.2 The highway network in the vicinity of the key River Hull Corridor (RHC) sites namely
Bankside, A1165 Clough Road and A1033 Stoneferry Road has been subject to
congestion and delays for some time. The volume of traffic in conjunction with the close
proximity of roundabout junctions at either side of the Stoneferry Bridges and the other
remaining junctions on the main A1033 Stoneferry Road and Bankside corridors have
resulted in significant levels of congestion on the network especially during peak periods.
This has been exacerbated by works undertaken on the land side of the River Hull by the
Environment Agency, as well as works by the utility providers.
8.3 The issue of congestion on the main corridors is well known and the council are
currently in the process of implementing the Stoneferry Road corridor improvement
project in conjunction with contractor Colas. Works commenced on site in May 2020, and
are anticipated to be complete in summer 2021. It is anticipated that most of the works to
the carriageway will be undertaken at night in order to minimise the disruption.

9.

Strategic Planning considerations
9.1 The Local Plan allocates land across a number of sites within the River Hull Corridor
(RHC). These range from the large 13.5 hectare National Grid Site on Clough Road
(Within the Northern Area Committee) to a number of smaller sites that have arisen
through the closure or demolition of former uses. Overall of the allocated sites in the plan
29.21 ha remains within the RHC (see Appendix 3)
9.2 The Local Plan recognises that despite allocating sites there will remain delivery
issues for some. It is also clear that much of the supply within the city has emerged from
previously developed sites, with limited opportunity for greenfield development. The plan
therefore sets a wider framework for employment development designating employment
areas as well as allocating sites. These areas present a clear focus for commercial and
industrial activity and so generally it is clear what a future use could be where
redevelopment opportunities occur. It is recognised that business and industrial uses are
acceptable within these areas, so generally there are no issues related to incompatibility
of neighbouring uses. The plan provides a framework through which to formerly assess
how emerging sites can contribute to future employment development, to determine
whether there is a reasonable prospect of sites coming forward for continuing employment
use and whether there is a need to retain land in the face of competing non employment
uses.
9.3 The strength of the Local Plan and relevance and usefulness of its adopted policy
was recently demonstrated through the appeal and public hearing session considering
refusal of permission for housing development on the allocated employment site; Land
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West of Gibson Street (LP ref 9). The Planning Inspector considered the tests set out in in
LP policy 1(4) to determine whether land allocated for employment uses within a
designated employment area could better be developed for housing and concluded that
evidence showed it should remain available for employment development.
9.4 Development briefs have been prepared for two of the allocated sites in the RHC; land
at Foster Street and land at Chapman Street. An employment sites Supplementary
Planning Document (SPD) is being prepared that will incorporate a number of
development briefs within one comprehensive document, including an update of those
already prepared.
10. Update on flood risk improvements
10.1 The Environment Agency is currently working on a scheme to improve the River Hull
defences, which has included works in and around the central ward. The scheme aims to
bring the defences alongside the river to a consistent standard of protection. This
includes the quality of the structure which forms the defences as well as the height. In
many cases the places at risk of flooding from the River Hull are low lying areas away
from the river so should a breach or failure of defences occur it is the homes and
businesses not directly adjacent to the river where water would pond.
10.2 Phase 1 of the scheme commenced in 2017. It includes 39 sites where defence
works are required, costing £36.5 million and reducing the risk to 3959 homes. Phase 2 is
now running alongside phase 1 at the cost of £11.8million. This includes 18 sites and
reduces risk to a further 556 homes. Both phases are aiming to complete by March 2021.

11. Planning Permission granted
11.1 Of 105 permissions granted in the whole Wyke Area (July 2019 to June 2020) 15
could be classed as industrial and have some job creation/safeguarding opportunities
these are listed below;
100 Oxford Street.
Mitchell's Haulage, South
Yard, Temple Street.

19/00128/FULL - Proposed construction of 3 industrial
units following the demolition of existing buildings.
19/00215/FULL - Retention of use as a haulage yard
incorporating 2 no. storage containers and 4 x 4.4m high
lighting and CCTV columns.

C & D Engineering Services,
126 Cumberland Street.

20/00379/FULL - Construction of rear ground and first
floor extension.

CK (Fast Food Suppliers)
Ltd., 70 Northumberland
Avenue.

19/00602/FULL - Extension and alterations to
warehouse building, following part demolition of 1 Main
Street.
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Unit 1, Northumberland
Avenue.
Blundell’s Corner, 1
Beverley Road.
Unit 8 & 9 Acorn Industrial
Estate, Bontoft Avenue.
Kubex UK, Stepney Lane.
One Stop Golf, Hull Golf
Centre, National Avenue.
Crown Paints, Sculcoates
Lane.
Europa House, 184
Ferensway.

Humber Fabrications, 99
Wincolmlee.
Former William Gee School
Site, Bishop Alcock Road.
Isg Boiler Holdings Limited,
National Avenue.

Isg Boiler Holdings Limited,
National Avenue.

12.

19/00629/FULL - Change of use from B1 to B2

19/00971/FULL - Change of use from second floor
workshop/plant room to office.
19/00985/FULL - Change of use from B1/B2 to a storage and
distribution with ancillary trade counter and instillation of
mezzanine floor.
18/01131/FULL - 2 extensions to existing factory/warehouse
buildings, including change of use from Offices to GPR
production areas.
19/01147/FULL - Two storey building to provide a sport
rehabilitation centre at ground floor and 3 No. office units at
first floor.
19/01241/FULL - Construction of bulk storage warehouse with
ancillary offices and welfare facilities.
19/01275/FULL - Installation of replacement glazing to all
external facades. New roof terrace cafe and extended
stairwell to roof terrace. Erection of cycle store/shower
extension to rear of building.
19/01368/FULL - Construction of extension to existing
workshop.
18/01434/RES - Erection of 70 dwellings (Application for
Approval of Reserved Matters following Outline Consent Ref.
15/00601/OUT) (Revised plans).
19/01449/FULL - 1) Extensions to existing warehouse and
existing sheet steel building to provide additional warehousing
facilities. 2) New road access to National Avenue and new
car park.
19/01450/FULL - Construction of new covered walkways
linking buildings. Internal alterations and the refurbishment of
existing research and development building. Installation of
windows in Annex A building in association with internal
alterations.

Business support schemes in relation to the Covid 19 pandemic
12.1 The two principal financial support schemes in relation to the Covid pandemic that
Hull City Council have administered are;
12.2 Coronavirus (COVID-19) Small Business Grant/ Retail, Hospitality and Leisure Grant
Fund (SBRHL)
On 17 March 2020 the Chancellor announced from 01 April 2020 a new £10,000 grant
available to businesses liable for business rates that qualify for small business rates relief
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or the expanded retail discount with a rateable value below £15,000. There is also a grant
available of £25,000 for businesses in receipt of the expanded retail discount with a
rateable value between £15,000 and below £51,000.
12.3 Hull Business Discretionary Grant Fund (HBDG)
The HBDG is targeted at small businesses and charities that may not be eligible for other
funds. The discretionary fund is aimed at small businesses with ongoing fixed propertyrelated costs. It prioritised businesses including those in shared or flexible workspaces
without their own business rates assessment, regular market traders with fixed building
costs and small charity properties in receipt of charitable business rates relief.
12.4 The total financial support through these schemes in the Wyke Area to 10th August
2020 has been £9,284,000 and can be broken down as follows:

Wyke Area HBDG Grants
Avenue
Applications
59
Paid
29
Total £ Paid
£83,000
Outstanding
26
Ineligible
4

Bricknell
20
14
£93,000
1
5

Central
69
38
£263,000
10
21

Wyke Area Total
148
81
£439,000
37
30

No. of Businesses
Supported
712
45

Value of Support

51

£1,275,000

808

£8,845,000

Wyke Area SBRHL Grants

Small Business Support Grants
Retail, Hospitality & Leisure Grants
(£10k)
Retail, Hospitality & Leisure Grants
(£25k)
Wyke Area Total

£7,120,000
£450,000

13.
UK funding for Regeneration/Business support post Brexit
13.1 Hull has benefitted significantly from European funding programmes, in 2019
European Structural Funding was worth £2.4bn a year to the UK economy. This funding
has been used for boosting several aspects of economic development, including support
for businesses, employment and training. The current programme covers the 2014-20
period, the City Council managed schemes are due to end in 2023.
13.2 In order to replace this funding, the UK government has pledged it will develop a UK
Shared Prosperity Fund, however to date there is little detail in relation to how this will
work.
14.
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Summary
14.1 The Covid 19 pandemic has created the deepest recession seen in the UK. What
remains unclear is the longer term impact on employment, investment levels and how we
will work. Prior to the outbreak of Covid 19, the city was experiencing strong demand for
industrial buildings and a general shortage of ‘oven ready’ sites and premises, this would
still appear to be the case.
14.2 The council are currently progressing with the Stoneferry Road corridor improvement
project, which will assist in improving accessibility on the main highway network.
Improving access into/from this area will help to encourage the potential for future
investment in the River Hull Corridor (RHC) area raising the opportunity for the
development of the remaining key sites.
14.3 The next phase of the City Plan will include a proposed focus on redevelopment of
the RHC area. Details are included in a proposition to Government so that discussions
can continue in relation to aligning resources against city priorities.
14.4 The council will continue to work pro-actively with landowners and agents to bring
forward underutilised sites and premises. An employment sites Supplementary Planning
Document (SPD) will be prepared for a number of the key sites to improve the
marketability of these sites.
14.5 It is proposed that the next such briefing paper will be submitted in September 2021.
If any urgent or significant matters arise in the meantime, the Chair will be briefed
accordingly.

Alex Codd
Assistant Director of Economic Development and Regeneration

Contact Officer: Richard Lowther, Inward Investment Manager
Telephone Number: 613089
Officer Interests: None
Background documents: None

Page 8 of 14

Appendix 1
River Hull Corridor (RHC) Allocated Employment Sites – Wyke and adjoining areas.

River Hull Corridor (RHC)
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Appendix 2

SITE

1. Land to the west of
Gibson Street

2. Land at Oxford
Street/Swann
Street, Wincolmlee

DESCRIPTION

0.69 ha – regular shaped,
levelled site with a mixture
of surfaced concrete and
hard standing areas with
access via Gibson Street
off Cannon Street.

0.78 ha – rectangular
shaped piece of land
diagonally opposite the
former Council owned
Microfirms Centre.
Cleared and level.

CURRENT SITUATION
This is a vacant site although seminatural habitat has become established
on parts, with mature trees evident.
Some hard standing remains in place
from its previous cleared residential
use. The site is currently accessed via
Gibson Street which runs alongside an
existing factory building and is a shared
entrance to another warehouse/storage
facility. Surrounding uses include other
general/light industrial premises.
However it is also located adjacent to
an existing residential area, situated on
the opposite side of Bridlington Avenue.
This is a long standing site with no clear
immediate development potential.
Currently being marketed by Scotts
Property on a lease basis as a whole or
in part. In the short term, it would suit
storage or car parking.
Has been subject to a recent planning
application by a neighbouring business
who seek to construct an 8,000 sq ft
unit in order to allow for business
expansion.
Site of a former oil refinery that has
been cleared except for some brick
walls retained as boundary. The site is
currently divided between uses with
part of the site used for a car park and
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LOCAL PLAN
ALLOCATION

The site is
allocated for
employment
development
(employment
allocation ref 9) in
the Hull Local
Plan 2016-2032.

The site is
allocated for
employment
development
(employment
allocation ref 10)
in the Hull Local
Plan 2016-2032.

CONSTRAINTS

Access
Mature trees / seminatural habitat
Neighbouring
residential use

Immediate access into
the area across
Chapman Street bridge
is subject to a 3T
weight Limit.
Ownership
Access
Site configuration /
assembly.

3. Holmes Hall
Tanners

1.19 ha

service yard for the adjoining Kwiktuff
factory, part appearing used for storage
by Sam Allan, and the remaining part is
marketed as a development site with
‘planning approval fenced / stoned /
build ready, may split x2’, reflecting its
previous consent, although it is
understood that the site is no longer
within the same ownership.
Development as a whole will depend on
how the site can be assembled /
configured to present a comprehensive
development opportunity.
There are a number of under-utilised
areas within the tannery site boundary.
Sited within a conservation area,
reflecting the traditional nature of the
site, there has been a steady demand
for space and a number of parcels of
land have been let to new and
expanding businesses.

4. 100 Oxford Street

0.11 ha

Planning permission not yet
implemented.

5. Mitchell's Haulage,
South Yard,
Temple Street.

n/a

Planning permission implemented and
complete.

6. C & D Engineering
Services, 126
Cumberland Street.

n/a

Planning permission implemented and
complete.

7. CK (Fast Food
Suppliers) Ltd., 70

n/a

Planning permission not yet
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Not an allocated
site but within
designated
employment area.

Not an allocated
site but within
designated
employment area.
Not an allocated
site but within
designated
employment area.
Not an allocated
site but within
designated
employment area.
Not an allocated
site but within

Existing uses on site.

Existing buildings to
clear.

Site complete and
occupied.

Site complete and
occupied.
Site in operation, but
part demolition yet to

Northumberland
Avenue.

implemented.

8. Unit 1,
Northumberland
Avenue

n/a

Planning permission implemented and
complete.

9. Blundell’s Corner, 1
Beverley Road.

n/a

Planning permission implemented and
complete.

10. Unit 8 & 9 Acorn
Industrial Estate,
Bontoft Avenue.

n/a

Planning permission implemented and
complete.

11. Kubex UK, Stepney
Lane.

n/a

Planning permission not yet
implemented.

12. One Stop Golf, Hull
Golf Centre,
National Avenue.

n/a

Planning permission not yet
implemented.

designated
employment area.
Not an allocated
site but within
designated
employment area.
Not an allocated
site.
The site was part
of the allocated
employment site
(ref.42) in the Hull
Local Plan 20162032 but this
permission was
for change of use
of two (already
built) unit
factories.
Not an allocated
site but within
designated
employment area.
Not an allocated
site.

13. Crown Paints,
Sculcoates Lane.

n/a

Planning permission implemented and
complete.

14. Europa House, 184
Ferensway

n/a

Planning permission not yet
implemented.

Not an allocated
site but within
designated
employment area.
Not an allocated
site but on in the
City Centre.

15. Humber

n/a

Planning permission implemented and

Not an allocated
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happen.

Site complete and
occupied.
Site complete and
occupied.

Site complete and
occupied.

Existing buildings to
clear.
Site used as car park at
present.
Site complete and
occupied.
Office building still in
use.
Site complete and

Fabrications, 99
Wincolmlee.
16. Isg Boiler Holdings
Limited, National
Avenue.

complete.

n/a

site but within
designated
employment area.

Both planning permissions are
implemented but not complete.
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occupied.

Under construction.

Appendix 3 – River Hull Corridor Allocated Local Plan sites – remaining capacity

LP Ref
9
10
11
13
14
15
16
17
18
19
20
Total

Site Name
Land west of Gibson Street
Land at Oxford Street / Swann Street,
Wilcomlee.
Land at Dalton Street
Land at Foster Street, Stoneferry Road.
National Grid site, Clough Road.
Former Ameron Paint Factory site,
Bankside.
Land at Rix Road, Stoneferry Road.
Land at the eastern end of Bedford Street,
Cleveland Street.
Land at Chapman Street.
Land at St Mark Street.
Land on the south of Merrick Street, Hedon
Road

Area (ha)
0.69
0.78
1.64
2.79
13.5
0.57
4.93
0.9
1.87
1.14
0.4
29.21
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