ST ANDREWS AND DOCKLAND

Application No.
25/00558/FULL
Proposal
Change of use from Student accommodation to a Large HMO (Sui Generis) (122 bedrooms),
change of use of ground floor bar (Sui Generis) to commercial (class E), subdivision of the
existing ground floor commercial unit (Class E) and external alterations including the addition
of windows.
Application Address: - Date registered:
The Portland 19.06.2025
65 Paragon Street Consultation Expiry:
Kingston Upon Hull 30.07.2025
HU1 3JP Target date:
18.09.2025
Applicant: - Extension of Time Date:
Knight Wood Portfolio Limited None required
Case Officer: -
Chris Peach
Recommendation: -
Refusal
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Tivoli House

Reason as to why the case is at committee:




Councillor Fudge has requested a Planning Committee decision on the case on the grounds
that Ward Colleagues are worried about the number of rooms, location and the size of the

rooms proposed and this is worthy of debate.

This application is subject to a Committee site visit.

RECOMMENDATION
The application be refused for the following reasons: -

1. The proposed development because of its residential density, form and location would
potentially lead to an increase in crime levels and a fear of crime and anti-social
behaviour within the surrounding area. This is because of the correlation between
Houses in Multiple Occupation (with large numbers of single occupancy) and increases
in crime and disorder, and in this case the existing high levels of crime within the St
Andrews and Docklands Ward, contrary to Local Plan Policy 14 which seeks to
minimise the risk of crime and NPPF paragraph 96 so that crime and disorder, and the

fear of crime, do not undermine the quality of life or community cohesion.

2. The proposal would fail to meet the requirements under the Equality Act 2010 S149
and Policy 14 (d) of the Local Plan through the loss of suitable existing disabled
facilities as proposed which would impact negatively on any future occupiers with

disabilities who may want to inhabit the property in the future.



SITE

Tivoli House

A former hotel (7 storeys) last in use as student accommodation with ground floor retail in

part, all vacant. An unlisted building located within the Paragon Conservation Area.

The main entrance is off Paragon Street, and the building has 2 separate stairwells and 2
lifts (serving the 7 storey element), all proposed to be retained.
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Rear from Carr Lane

PROPOSAL

Change of use from Student accommodation to a Large HMO (Sui Generis) (122 bedrooms),
change of use of ground floor bar (Sui Generis) to commercial (class E), subdivision of the
existing ground floor commercial unit (Class E) and external alterations including the addition

of windows.
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Accommodation over 6 floors, 1 to 6.
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The proposal involves 11 room types (7 basic types plus variations).
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Part of second floor (rear)

Shop fronts, entrance doors and lobbies subject to
separate applications by tenants prior to their fit-outs.
Shown indicatively here, for the purposes of the main —

planning application - —
é--—-”.-; ___________ _)[ E.E ~N See note to left
B
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Proposed frontage layout
Some additional ventilation plant is also shown to the roofs.

13 working pods are proposed, on the first floor. A gym and cinema room are also proposed

on the first floor dedicated to the use of the occupants.
122 secure cycle spaces are proposed, located at ground and first floor level.

A refuse store for the commercial units and residents would be located at ground floor level.

The bin drop route is highlighted on the plans.

Laundry space is also proposed on each floor at a ratio of 1 washing machine to 5 residents.

PLANNING HISTORY

25/00212/PREAPP — Advice Given. Issues raised by Members:

The size of the development, how many bedrooms would there be and what would be the
resultant parking requirement.

Lack of parking provision is a concern — needs to be addressed. There is a very different
demand for parking for student accommodation compared to other types of accommodation.



Will there be any cycle parking provision to offset the lack of car parking — how many
spaces and where would this be located?

How would the building be managed and maintained in terms of whether the reception
would be manned 24/7, would there be on-site cleaners, security etc and would there be
service charges for residents in order to provide these facilities and the communal areas.

Where will bins be stored?
The rooms look cramped and lack storage space
Further information required in terms of the proposed ground floor retail uses.

Would like to see the proposal back at Planning Committee.

13/00317/COU — Approved with conditions 05.06.2013 - Change of use of hotel to 126 bed
student accommodation with ancillary facilities.

REPRESENTATIONS

Conservation

Proposed blanking panels on windows creates a top-heavy effect and further erodes the

character of the conservation area.

Would like to request detailed section drawings of windows. The model image shows very
sleek window frames, and the ventilation grills are barely visible, but this may appear thicker

and bulkier in reality judging by the zoom-in window elevation provided.

Would also suggest the removal of the toplite blanking panels on the first-floor window to

maintain a more uniform appearance (unless there is some reasoning for the said panels).

Urban Design

Object - Whilst this living arrangement may be suitable for students, this housing type in this
guantity is not appropriate as a sole and permanent accommodation for non-students. It does
not offer potential city centre residents with a choice of accommodation types and the quality

available is substandard.



Specifically, the proposed inclusion of kitchen facilities within individual bedrooms is not
supported. This approach is inappropriate, does not follow the definition of a HMO, and

undermines the standard required of self-contained accommodation types.
Executive summary:

 Kitchens in bedrooms - create self-contained flats that do not meet residential design

standards or minimum space standards.

* Over reliance on mechanical heating and cooling — single aspect nature of the self contained
accommodation in north and south elevations make residents dependant on mechanical

interventions to regulate the internal temperature.

 Outlook/daylight — bedrooms and sole living spaces in the west and north elevations do not

receive any daylight.

Environmental Protection

Have read the noise impact assessment provided by the applicant and can confirm that EP
are in agreement with its scope and findings. The report identifies that appropriate attenuation
is required via a glazing solution along with an associated ventilation scheme in order to
provide the necessary standards of noise attenuation. The report also provides detail of fixed
plant and machinery standards to be met in order to meet the required standards of sound

attenuation.

Model condition could be used for this element, Approved Scheme of Sound Attenuation

Public Health

No comments to make.

Private Housing




Based on the plans provided on the planning portal can confirm that the property will be a
HMO and will be subject to Mandatory licensing, and the conditions contained therein such

as fire precautions. This could be per floor or the property as a whole.

Unable to comment on the occupation of the property as no reference is made to the
occupation of each room on the plan. However, based on the Kitchen / Dining facilities the

property would be suitable for a maximum of 125 occupants (occ).

Based on the plans (by floor) the following Kitchen/Dining facilities would be required (based

on 1 occupant per bedroom): -

First Floor — 13 Bedrooms - Minimum required 3 sets kitchen facilities - max 15 occupants -
2 Kitchen / Dining rooms, one with 2 sets and one with 1 set of kitchen facilities each required

(Total 3 Sets — 15 Occupants maximum)

Second Floor — 29 Bedrooms — Minimum required 6 sets kitchen facilities - max 30 occupants
- 2 Kitchen/Dining rooms each with 2 sets of kitchen facilities each required (Total 4 Sets —
20 Occupants maximum) 1 Kitchen — with 2 sets of kitchen facilities and smaller kitchen with

1 set required (Total 2 Sets — 10 Occupants maximum)

Third Floor — 20 bedrooms — Minimum required 4 sets kitchen facilities - max 20 occupants -
2 Kitchen/Dining rooms each with 2 sets of kitchen facilities each required (Total 4 Sets — 20

Occupants maximum)

Fourth Floor - 20 Bedrooms - Minimum required 4 sets kitchen facilities - max 20 occupants
- 2 Kitchen / Dining rooms each with 2 sets of kitchen facilities each required (Total 4 Sets —

20 Occupants maximum)

Fifth Floor — 20 Bedrooms - Minimum required 4 sets kit facilities - max 20 occupants - 2
Kitchen / Dining rooms each with 2 sets of kitchen facilities each required (Total 4 Sets — 20

Occupants maximum)

Sixth Floor — 20 Bedrooms - Minimum required 4 sets kit facilities - max 20 occupants - 2
Kitchen / Dining rooms each with 2 sets of kitchen facilities each required (Total 4 Sets — 20

Occupants maximum)

The plans show cycle storage to the First Floor. Given the high occupancy of the property

and current rise in the use of electric bikes/scooters, lithium-ion batteries are becoming more



commonplace, and in the case of a fire event, these types of fires can be very difficult to
extinguish, it is therefore recommended that dedicated charging facilities should be provided
within the cycle storage area, complete with adequate fire protection and
firefighting/suppression measures to mitigate the risk of fires where people store and charge

their electric vehicles.
Ecology
Consults expired 21.07.2025

Conservation Area Advisory Cttee (CAACQC)

No objection. CAAC welcome the bringing of this building back into use and approve of the

quality of the provision for the tenants.

Police Architectural Liaison Officer

Humberside Police wish to oppose this application.

Some academic research does appear to find that a proliferation of HMOs can in part increase
the potential for violence due to the particular stresses and insecurities of living in low-quality,
crowded accommodation, with shared facilities and little or no choice of co-habitees. (Police
Foundation Report: Safe as Houses).

To some extent the DAS seems to suggest that such pressures are slightly mitigated through
the inclusion of small cooking areas within the rooms themselves, but | note that the urban
design officer quite rightly criticises this approach as the proposal then falls short in terms of
the space standards for a flat. | note also that there appear to be some potential problems
with waste removal (due to a lack of rubbish chutes), and although plans are mentioned there
seems to be some distances to refuse points which could result in a build-up of waste if not

well managed.

This is a large HMO at 122 bedrooms. Security is clearly an important factor, yet scant
details of security are provided, with no indication that the level of security/upgrades will
reach or exceed the standards suggested in Secured By Design (SBD) advice and

guidance.



It is suggested in the DAS that a security strategy will be developed post planning, including
concierge, access control, CCTV and gates etc, but there is currently no indication as to
whether such security will design to SBD standards and incorporate products meeting the

police preferred specification.

Without effective security this could leave residents vulnerable to crime.

The local policing team wish to register their opposition on the following grounds, and they

have also provided some local crime statistics.

“St Andrews and Docklands does have elevated levels of reported crime and is already
saturated with HMO’s. | have noted a number of public comments expressing concerns with
the escalation of crime and Anti-social behaviour associated with HMOs. This is not
necessarily the case for well managed HMOs, but it is our experience that HMO’s house
vulnerable individuals who are susceptible to becoming victims and/or perpetrators of
ASB/crimes. Large scale HMOs are particularly problematic with individuals allowing access
to properties/hallways to those who are not residents. The communal passageways then
become areas for individuals to congregate and result in ASB/Crime, impacting residents’
quality of life and increasing demand on local services who need to respond to the demand
created. Often the expense involved in managing HMQO's, which can include the employment
of private security, is often short lived therefore policing these locations quickly falls upon the

public purse.

Hull is already believed to have over 2000 HMOs across the city. St Andrews and Docklands
has the highest number of residential properties in any ward within Hull and is also considered
one of the most deprived in the country. St Andrews and Docklands records had the highest
reported rates of crime of any ward in the city. The Portland is located on Paragon Street,
Hull. Paragon Street falls within the top 5 highest reported crime locations/Streets within St
Andrews and Docklands, with 277 reported crimes having Paragon Street listed as the

location of the offence in the past 3 years.

The Paragon Street Area also forms part of Hull Safer Entertainment Zone. The rational for

bringing in such prohibitions was due to the increasing reports of ASB within the City Centre,



particularly with street drinkers, substance abusers and begging. Paragon Street is a location
which often sees this type of activity.

Overall, my concern is adding to an area with an already higher than average crime rate
which is likely to increase and offer further potential targets of further criminality, whether

that be location, victim or offender based.

Crime Statistics provided.

St Andrews is also the highest demand location in terms of crime in the force area. There is
a direct correlation between the housing, demographic, poverty and crime. This is well
documented. Areas of deprivation, such as St Andrews and Docklands are linked to higher

crime rates. St Andrews and Docklands is one of the most deprived wards in the UK.

St Andrews and Docklands has the busiest crime demand across all wards in Hull (Period
01/04/2023-18/07/2025). It is the most demanding ward in the Humberside area by several

thousand calls for service, with Central being the second and is the neighbouring ward area.

Paragon Street falls within the top 10 crime “hotspot” locations (6t) within St Andrews and

Docklands ward.

Equality Officer

Object - have reviewed the comments and the existing plans show 5 accessible rooms with
adapted bathrooms/wet rooms with fully inclusive features. These were on floors two to six
and were directly off the lobby opposite the existing lifts. On the new proposals on each floor
the accessible bedroom has been removed and converted into a kitchen/diner and laundry

room.

The building must not be made less compliant with the requirements relating to access than
it was before the work was carried out. Removing the accessible rooms and not replacing
them would not comply with Approved Document M and the provisions of the Equality Act
2010.



It is recommended the accessible rooms should be retained in their entirety, thereby
preserving the building’s inclusive features. Access to a kitchen and dining area could be
facilitated by the removal of the partition between two adjacent rooms. This approach enables

improved accessibility by keeping existing accessible provisions.

Flood Team
The revised FRA, uploaded on 24 July 2025 is sufficient to lift the previous objection.

However, in re-reading this would like to ask that it be conditioned that the Flood Management
Plan clearly outline the area to be used for the Place of Safety and that it is made clear that
this is of sufficient size and capacity for the potential users of the ground floor and that the

POS will be freely accessible in the event of a flood emergency.

HSE - Fire

Consults expired 21.07.2025

Recycling Officer

Consults expired 21.07.2025

Highways Development Control

There are several bus stops within 200m of the site, with very regular services on Carr
Lane/Anlaby Road. Hull railway station is located close to the application site roughly 200m
to the west. With the site being in the city centre there is good access to local amenities
surrounding the site in the form of shops, take away food and convenience retail, and other

service businesses.

Local Plan guidance (SPD5) outlines that a C3(a) use flats, flat conversions and houses

should provide the following car parking standards within the city centre.



. 122 1x bed flat 0.2 space  24.4spaces
. Cycle spaces 1 per unit 122 cycle spaces

The applicant does not intend to provide any off street car parking for the residential aspect
of the development which does not comply with the requirements of the City Centre Car
parking Standards which sets out the need for 24 spaces. The Highway Authority accept that
the application site has previously operated as a 126-bed student accommodation without car
parking and as such based on its location and access to sustainable modes of transport the
Highway Authority accept the lack of car parking associated with the development.

Details are shown on the plans with regard to two areas for secure cycle parking. 46 spaces
on the ground floor and 76 spaces on the 1st floor which are acceptable. It is however noted
that the 1st floor cycle storage is acceded through a narrow hallway with two doors, it will be
difficult to manoeuvre a cycle through this small lobby area shared with the postal room. It is
therefore recommended that a door is proposed directly from the cycle store into the corridor,

allowing easier access to the lifts.
Refuse storage will be within the ground floor area, which is also acceptable.

The Highway Authority does not have any objections to the application subject to the following

conditions.

HIC (Cycle Parking) (a)(c)(d).

Environment Agency

The Environment Agency have reviewed the information submitted and consider that the
application is covered by your Local Flood Risk Standing Advice. The applicant must therefore

seek to meet the standard mitigation measures required within Mitigation Note 1.

Local Plan - Open Space

Identify an open space requirement contribution of £1,160.



Hull Civic Society

Firstly, we welcome the intention to bring the former Portland Hotel back into residential use
after being disused and neglected since 2013. Residential conversion of the Portland could
present an opportunity to provide high quality urban living in the city centre, but we believe
that the current scheme for a 122-bedroom HMO would not deliver the quality and living space
that potential residents would need to make this location their home for more than a short
period. Temporary residence can be destructive of both environmental standards and social

cohesion of a district.

While the proposals make good provision for communal and leisure activities comprising a
gym, a cinema room, laundry room and "agile work pods", these facilities do not compensate
for the fact that the rooms are too small and some rooms at the south end of the building
appear to have no natural light. Provision of a kitchenette in each room makes it more like a
self-contained flat, but without conforming to national space standards and other standards

for apartments.

We believe that there is scope in a building of this size for self-contained apartments, of

varying sizes, that conform to national standards.

As with many residential blocks, we believe that there must be controlled access for the
residents' security. There should also be a 24-hour concierge service to help residents when
the need for repairs or routine maintenance arises. Fire evacuation procedures must also be
robust and understood by all residents. The company operating the Portland must also be

responsible for providing regular maintenance and repairs.

With these considerations in mind, we believe that the application should not be approved in
its current form, but that a modified scheme with a variety of apartments would benefit the

immediate surroundings and the city as a whole.

Hull Access Improvement Group

HAIG strongly object to this proposal until such time it can be demonstrated that accessibility
has been taken into account. This includes making some rooms that are accessible along

with an accessible bathroom and facilities close to these rooms that are made accessible.



Councillor L Fudge: -

| would like to call in the planning application for Portland Hotel to be changed into an HMO.
| think that it should be discussed at the meeting as |, and my Ward Colleagues are worried
about the number of rooms, location and the size of the rooms so | think that it should go in

front of the planning committee for full debate.

7 emails of objection received raising the following: -

1. The centre of town is turning into a no-go area already with the numbers already living in
Hull, hanging about to do deliveries for Just Eat. They make the area feel less safe. You
can barely see local people in the centre of town anymore and additional numbers added
to those at the Royal Hotel are unacceptable.

2. We have a property that backs onto the Portland Hotel. All the windows overlook our very

busy beer garden.
3. The area is already an issue for anti-social problems.

4. Believe that if there is a change of use to a 122-bedroom HMO would have big impact on

the entire area, and a major issue to control.
5. Do not allow this to happen. We know it's for more immigrants.

6. The city is run down, people are agitated, HMOs are well known to bring heightened crime,

drugs, assaults, burglary and sexual assault.
7. The city centre is falling apart and adding this will end the city centre.
8. Young children & young adults are put at further risk.

9. The application states HMO, yet the applicant description says single bed sits with cooking
and bathroom facilities, as each room i.e. flat is self-contained is the application valid?

10.1t is described as single units yet shows various flats with double beds, the flats don't

comply with minimum floor space, the kitchen areas don't comply workspace area.



11.The proposal is for over a hundred studio apartments that do not meet the space standard

of 39mz2 set out in the local plan.

12.Some of the rooms are so small that a chair/sofa can't fit in. This means that the kitchens
should also include living room as well as dining facilities. With 10 bedrooms sharing a
kitchen/living dining room the minimum floor space should be 25m2 so again the space

standards are not being met.

13.The council has commissioned a bold vision for the regeneration of the city centre. If we
are going to achieve that vision, we must ensure that the local plan policies support the
delivery of quality family and individual housing and prevent the development of mega
HMOs such as this.

APPLICANT’S CASE

We have reviewed the comments from the Conservation Officer, but in our view, this is a

dramatic improvement to the look of the building as a result of the proposals.
Please bear in mind we need to ventilate the rooms to comply with Building Regulations.

Although these consultees are mainly in favour of our application, we respond to the points
of clarification they raise within their feedback.

Private Housing - We acknowledge and agree with the fire safety comments provided, and

given the high-risk nature of the building, my client will be forbidding the use of electric bikes
at the development. This will be stated to be forbidden in the tenant’s rental agreement and

will be enforced by concierge staff.

Highways - The cycle store is located off a communal corridor that provides emergency
escape to the lifts and stairs. The lobby between the cycle store and this corridor provides

protection to the corridor in the event of a fire and therefore needs to be retained.

Access Officer - Part M4(2) of the Building Regulations, is not — in our view — intended to be

applied to existing buildings. The requirement in the regulations states that it may only be
applied where dwellings are erected. Given that this application is for the conversion of an
existing building, it might be difficult, or even impossible to meet the requirements of M4(2)

as it imparts standards not only on the bed spaces, but on the whole building, including the



approach to such bed spaces, entrance lobbies, lifts, stairs and corridors. We would therefore
respectfully ask that compliance with M4(2) - even if it is indeed only intended to be required
on a small number of the residential units - is not conditioned, as the constraints of the existing
building might mean that compliance with such a condition could not be achieved.

Response to the points raised the Urban Design officers’ comments:

Kitchens in bedrooms - The proposed development neither proposes nor meets the definition
of self-contained flats. Planning consent is sought for a sui generis HMO and the proposals
very much conform with the definition of an HMO as is specified within the Housing Act 2004.
The facilities within the bed spaces only allow for basic cooking options utilising a hob and
microwave. This is purposeful to necessitate the use of the communal kitchens by residents
who will undoubtably share this basic amenity, for this reason, as well as those who do not
wish to have cooking smells in their bedspaces.

The proposed communal facilities far exceed the minimum space standards and
requirements for an HMO (as per table 5.5 of the Local Plan), with large communal kitchen
and additional communal facilities such as a gym, cinema and working pods, which are
facilities rarely offered in other HMOs. Again, the wider shared facilities will further encourage
a community aspect to the development, further encouraging the sharing of the kitchens as a

basic amenity.

The removal of the kitchenettes as is suggested, is not only unnecessary to meet the definition
of an HMO put would also be to the detriment of the future users of these spaces by denying

them choice in how they use the space.

There are numerous examples of HMOs providing cohesive (shared kitchen and living space)
and non-cohesive space (separate facilities), both of which meet the definition of an HMO as

is enshrined in case law.

The ability for HMOs to form an important part of housing supply is referenced within
paragraph 5.38 of the Local Plan which states ‘HMOs are an important part of the housing
supply, and demand is likely to increase as a consequence of welfare reforms and the

difficulty many people are having in accessing mortgage finance’.

The design and layout of the proposals will ensure the sharing of the communal facilities

including the kitchens. It is inferred that over time that this sharing may no longer happen but



there is no evidence to support this claim. Regardless, even it if were to happen, the use as
such would be in breach of the planning consent for an HMO and the applicant would be at

risk of enforcement action to remedy the situation.

In addition to the proposal meeting the definition of an HMO, the proposals do not meet the

definition of self-contained flats.

The proposed scheme has been derived from analysis of market trends and the need to
provide truly affordable accommodation within the City Centre. Following significant cost of
living increases in recent years, it is fair to say a large portion of working professionals on low

and medium incomes, spend a very high percentage of their wages on paying their rent.

It should be noted that the building has had 2 previous owner/operators who have attempted
to make the current student accommodation approved use work, both have failed, and the
building has been empty as a result for a very long time. Our client the developer is an
experienced HMO operator and is adamant that the inclusion of additional private
kitchenettes, at a significant additional cost to our client, are essential to making a long term

financially viable model from a management perspective.

Over reliance on mechanical heating and cooling — single aspect nature of the self-contained

accommodation in north and south elevations make residents dependant on mechanical

interventions to regulate the internal temperature.

65 paragon street is a large existing building, and therefore by default, you are going to have
different living spaces in different parts of the building, that will naturally have different

orientations to the sun at different times of the day.

Our proposal clearly increases the resident’s ability to control their internal living

environments, when compared to the existing approved student accommodation.

All living spaces receive daylight, with all bedrooms being appropriately located next to more

than adequately sized windows.

Response to Humberside Police Comments:

The majority of the crime data noted relates to house-type HMO’s, delivered through
the conversion of existing households. The proposal provides a purpose-built HMO



arrangement with high quality shared facilities (gym etc) and management

arrangements.

A lot of emphasis has been placed on the location of the building in a high crime area.
The context of the history of the existing building being a former cannabis factory, in
the City Centre of Hull, should not be forgotten. The proposals will rejuvenate the
vacant building, providing an active use (which itself will have contributed to the crime

statistics) and will have a beneficial impact on the area.

Waste Storage — The building control guidance provides specifically for high rise

developments by allowing waste storage compounds or rooms in close proximity to
residential units, from which a managed process ensures removal of such waste to the
waste storage compound. This is the only compliant approach that is viable in this
building. The management policies that ensure effective removal of waste from the
holding rooms at the upper levels will be robust and continuously monitored. If it
transpires that the intervals between waste removals need to be reduced, the

management procedures will be revised accordingly.

Secured by Design - Given that the project involves the conversion of an existing

building and is therefore subject to significant dimensional and layout constraints, the
applicant does not wish to commit to having to achieve SBD certification. That being
said, the scheme will be subject to robust security measures and the applicant would
welcome the opportunity to engage with the Designing Out Crime Officer and proposes

various building measures to ensure security and safety.

PLANNING FRAMEWORK

Hull Local Plan 2016 to 2032

Primary shopping area. Policy 9




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

Strategic Priority 3 - Promote the role of the city centre as a world class visitor destination.

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

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

Strategic Priority 7 - Support more sustainable locations and patterns of living, particularly to
reduce pollution and carbon emissions.

Policy 1 - Economic growth

Policy 4 - Housing regeneration and brownfield land
Policy 5 - Type and mix of housing

Policy 6 - Housing space standards

Policy 7 - Houses in multiple occupation

Policy 9 - City Centre

Policy 14 - Design

Policy 16 - Heritage considerations

Policy 26 - Location and layout of development
Policy 31 - City Centre car parking

Policy 32 - Parking standards

Policy 39 - Sustainable Drainage

Policy 40 - Addressing Flood Risk in Planning Applications
Policy 42 - Open Space

Policy 49 - Noise Pollution

Other Material Considerations:-



Paragon Conservation Area Character Appraisal & Management Plan (PCACAMP) —
Published May 2024

SPD 2 - Heritage and Archaeology

SPD 3 - Environmental Quality

SPD 4 - Living with Water

SPD 5 - City Centre Parking Strategy

SPD 7 — Hull Residential Design Guide

SPD 9 - Vitality and Viability of Centres
SPD20 Houses in Multiple Occupation (HMOSs)
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 taken into account 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).

NPPF6 Building a strong, competitive economy (paras 88 to 89).

NPPF7 Ensuring the vitality of town centres (paras 90 to 95).

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

East Inshore and East Offshore Marine Plans



None directly relevant

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 comprises
the Hull Local Plan (2017). The site is not specifically allocated for any use in the Local Plan,
a site immediately to the west is allocated for housing (site no 372)

In this case the principles of the application are considered acceptable in that the proposal
would bring back into use a prominent building within the city centre and there would also be
benefits that would occur through the increased use, provision of housing, and refurbishment
of the exterior of the building, these benefits would satisfy Planning Policies 1, 4, 5 and 16 of
the Local Plan. However, the detailed consideration are also critical in this case and the main
issues to address are amenity (for existing users/residents of the surrounding area and also
for prospective residents), highways and parking, crime, equalities and other heritage
impacts.

Design and Conservation

Design Issues

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a
general duty on planning authorities in the exercise of its functions with regard to applications
for development within a conservation area to have special regard to the desirability of

preserving or enhancing the character and appearance of the conservation area.

The site is within the Paragon Conservation Area and the building is vacant and in some state
of disrepair and it is considered to harm the character and appearance of the Conservation
Area and this is recognised in the Paragon Conservation Area Character Appraisal &
Management Plan. That document highlights that the building is considered to have a
negative impact and highlights that the building dominates the area in terms of its scale and
height. This proposal would not reduce the massing and the external appearance and would



only be changed through the additions and refurbishments of windows, however this
‘refreshing’ of the building and active use would be considered to enhance the character and

appearance of the Conservation Area.

Conservation has expressed concerns about the design of the windows, but on balance
having regard to the scale of the building and it architectural style the proposals are
considered acceptable and 1:20 scale details of the windows should be conditioned on any

approval to ensure that the grill details are acceptable.

Given the scope of the proposed external alterations, some new windows, plant and
alterations; the designs as proposed are considered acceptable and would comply with Local

Plan policies 14 and 16.
Crime and Anti-social Behaviour

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.

This is considered to be the most significant issue. HMO’s of this type would be likely to
attract single people, those without access to private self-contained accommodation. This
would tend to skew towards a younger and more active demographic. This rationale is
supported by Planning Inspector’s in determining previous HMO appeals. This may be more
of an issue in residential areas in terms of disturbance etc and not so much of an issue in the
city centre. However, the concentration of large numbers of younger people can also
potentially lead to increased crime and anti-social behaviour. In order for this matter to carry

significant weight in the planning balance it must be evidenced and in this case it is.

Humberside Police has objected and provided some local crime statistics concerning the high
crime rates in this area and they state “Overall my concern is adding to an area with an already
higher than average crime rate which is likely to increase and offer further potential targets of
further criminality, whether that be location, victim or offender based.” They highlight that
Paragon Street ranks at 6" place within the top 10 crime “hotspot” within St Andrews and

Docklands ward.



The applicant has highlighted that there would be a staffed reception, CCTV and other
security measures and these could be conditioned, and whilst this would go some way to
alleviating this issue it would not address the wider impacts to the surrounding area as a

whole.

On this basis and due to the large scale of the proposal, in terms of number of HMO residents
proposed, it is considered that refusal is appropriate with the application considered to be
contrary to Local Plan Policy 14 which seeks to minimise the risk of crime and NPPF
paragraph 96, so that crime and disorder, and the fear of crime, do not undermine the quality

of life or community cohesion.

Parking/Highways

The site could operate as student accommodation and was previously a hotel. Given this
fallback position the use of the property as a 122 bedroom HMO is considered acceptable.
The site is within the city centre with good access to public transport and given the details of

the layout etc is unlikely to attract residents with cars. Highways have raised no objections.

Bicycle parking is shown for 122 spaces on the ground and first floor. There is some concern
about access to the first floor, but on balance, it is considered suitable. There is also concern
about the storage of electric bikes and the dangers of battery fires during recharging, whilst
this is not a significant planning matter the applicant has confirmed they would be forbidding

the use of electric bikes at the development.

On the above basis the proposal is considered to comply with Loca Plan Policies 26, 31 and
32 and also SPD5.

Impact on amenity

Concerns have been raised as to whether the proposal is actually 122 self contained units as
opposed to a 122 person HMO. This concern is understandable since the rooms include
beds, seating areas, bathrooms and unusually the rooms have a hob and a microwave. The
applicant states that this is basic, to necessitate the use of the communal kitchens. The
Private Housing team has confirmed that the proposal would be classed as an HMO and will
be subject to Mandatory licensing, and the conditions contained therein, such as fire

precautions must be complied with. Private Housing has also confirmed that the layouts on



each floor would meet their space requirements in terms of bedroom sizes and shared
kitchen/dining facilities. Each floor meets these requirements and is based on kitchen/dining
spaces only, could accommodate 125 occupants, 122 are proposed. If approved the
occupancy could be restricted to no more than 125 (given that some rooms are suitable for 2

occupants but the shared facilities for only up to 125 occupants).

In terms of room sizes, there would be 11 room types (7 basic types plus variations) and these
would range from 15sgm to 33sgqm, see below. These would meet the space requirements
as identified in the Local Plan, see below, this would also include the shared facilities as

highlighted by Private Housing.
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Table 5.5 Space Standard for Houses in Multiple Occupation

Shared house Bedsit/ Shared house Bedsit



Bedroom 1 occupier 6.5m? 1 occupier 10m? 1 _ 15m?
occupier
2 occupiers 11m? 2 occupiers 15m? 2 _ 21 1m?
occupiers
Combined living room and | 3-5 occupiers 11m’ N/A N/A
dining space
6-10 occupiers | 16.5m’ N/A N/A
Combined kitchen and 3-5 occupiers | 11.5m* | 3-5 occupiers 11.5m? N/A
dining space
6-10 occupiers | 15m* | 6-10 occupiers 15m? N/A
Kitchen 3-5 occupiers 5m® | 3-5 occupiers 5m’ N/A
6-10 occupiers | 9m’® | 6-10 occupiers om’ N/A
Combined kitchen, living 3-5 occupiers 16m’ N/A N/A
and dining space
6-10 occupiers | 25.5m’ N/A N/A

In this regard the proposal would comply with Local Plan Policy 7.

In terms of other amenity impacts the rooms would have windows to the main rooms, including
new windows to some. This would increase overlooking to neighbouring properties; however,
this would not lead to an unacceptable loss of privacy or overlooking to the neighbouring

uses, which are commercial. This would comply with Local Plan Policy 14.
Biodiversity

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 exempt from this requirement as specified within the Framework.
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 nature
of the building.



Open space/Community Infrastructure Levy (CIL)/Trees

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. Under
Policy 42 Urban Greenspace and children’s play space 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. In this case 1 new dwelling
would be created (as described in the application, in essence residents could access all floors
and facilities) which would require an open space contribution of £1,160.

The proposal is not liable to CIL.
No new trees are required.
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. An energy statement has been submitted and is considered
acceptable.

Flood Risk

This matter could be addressed by conditions on any approval, a suitable Flood Risk

Assessment has been submitted.
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.
Unusually this application has engaged this matter and has attracted objections from the
Equalities Officer and the Hull Access Improvement Group. This is because the proposal will
lead to a worsening of an existing situation through the loss of 5 accessible rooms with
adapted bathrooms/wet rooms with fully inclusive features. Removing the accessible rooms
and not replacing them would not comply with Approved Document M of the Building
Regulations and the provisions of the Equality Act 2010. This has been confirmed by Hull
City Council Building Control and the applicant has been informed. Whilst these are matters
for other regulations and there are no specific requirements within the NPPF regarding
equality other than modes of transport and housing policy formulation, Local Plan Policy 14
(d) does cover the need to provide inclusive access. In this case it is considered that the
proposal fails to meet the requirements under the Equality Act 2010 S149 and Policy 14-part
d of the Local Plan.

Conclusion and Contribution to sustainable development

In accordance with the provisions of Section 38(6) of the Planning and Compulsory Purchase
Act 2004, the starting point for the determination of this application is the Hull City Local Plan
2017.

In addition to the need to determine the application in accordance with the development plan,
regard also needs to be had to other material considerations (and which would include the
requirement to be had to other policies, such as those set out in the National Planning Policy
Framework (2024). The NPPF contains a presumption in favour of sustainable development
and when having regards to the three objectives of sustainable development, it is concluded

as follows:

Economic Objective:

The proposal has clear economic benefit through the reuse and refurbishment of this building
and the economic uplift to the area through the spending power of new residents.

Social Objective:




The provision of housing meets the needs of the community and is a social benefit. However,
the negative impacts are significant in this case due to the sale and location plus the negative

impact due to the worsening of the disabled access opportunities.

Environmental Objective:

There are environmental benefits through the reuse of a vacant building and alterations that

would enhance the historic environment.

The proposal is considered to provide many benefits in terms of regeneration and housing
provision, however because of its residential density, form and location the proposal would
potentially lead to an increase in crime levels and a fear of crime and anti-social behaviour
within the surrounding area. This is because of the correlation between Houses in Multiple
Occupation (with large numbers of single occupancy) and increases in crime and disorder,
and in this case the existing high levels of crime within the St Andrews and Docklands Ward,
as confirmed by Humberside Police. Contrary to Local Plan Policy 14 which seeks to
minimise the risk of crime and NPPF paragraph 96 so that crime and disorder, and the fear

of crime, do not undermine the quality of life or community cohesion.

The proposal would also fail to meet the requirements under the Equality Act 2010 S149 and
Policy 14 part d of the Local Plan through the loss of suitable existing disabled facilities that

could be incorporated into the proposal.



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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