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DRYPOOL

Proposal

Application No.
25/01046/FULL

1) Change of use from Care Home (C2 use) to a single 15-bedroom House in Multiple

Occupation (Sui generis HMO);

2) External alterations in connection with proposed change of use (existing window changed

to a door).

Application Address: -
Durham Care Residential Home
99 - 105 Durham Street
Kingston Upon Hull

HU8 8RF

Applicant: -
Mr Mohammed Shabere

Case Officer: -
Chris Peach

Recommendation: -
Conditional approval subject
agreement

to

legal

Date registered:
07.11.2025
Consultation Expiry:
11.12.2025

Target date:

02.01.2026

Extension of Time Date:
6/3/25 TBC
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To be subject to a site visit.

Reason as to why the case is at committee:

Requested by Clir Chambers

If officers are minded to approve the above application Clir Chambers requests that it is allowed

to go forward to the planning committee for a decision.

Object on grounds of the amount of similar housing in that area which creates pressures on
parking management of waste disposal. Realise this has been a care home in the past but

there is a vast difference between an HMO and a care home and can elaborate if allowed

If required Clir Chambers can provide more evidence of the detrimental effect that this type of

housing has had in the neighbourhood.

RECOMMENDATION

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

e Off-site open space contribution of £750

The application be approved subject to the following conditions:

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

[Location plan, Design and Access Statement, P05 Rev B, P23 Rev B, P24 Rev B,
P22 Rev A, Flood Risk Assessment Dated 27/10/2025, Flood Warning and
Emergency Plan 03/02/26]

2) Det 2B (Time limit — Full application)
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3)

S)

6)

7)

8)

9)
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The uses hereby approved shall not commence until a vehicle parking area has been
provided in accordance with the approved plans]. The vehicle parking area shall be
retained in its entirety for such use. In the interests of amenity, and public safety

and to comply with policy 26 of the Local Plan).

The use approved shall not commence until secure and undercover cycle parking
facilities have been provided in accordance with the approved plans. The cycle
parking shall subsequently be retained in its entirety for such use. In order to ensure
adequate secure provision for cyclists and to comply with policies 25 and 36 of the

Local Plan).

In accordance with the approved plans provision shall be made and retained within
the site at all times for the parking, loading and unloading of vehicles and for vehicles
to turn so that they may enter and leave the site in forward gear (in the interests of

public safety and to comply with policy 26 of the Local Plan).

At no time shall any part of the vehicle parking, servicing, or manoeuvring areas
shown on the approved plans be used for the open storage of goods, machinery or
equipment (in order to ensure the availability of parking, servicing, and manoeuvring

space within the site and to comply with policy 26 of the Local Plan).

Prior to the commencement of the use, provision shall be made for the storage of
refuse. Refuse shall be stored in an outside secure bin store within the curtilage of
the site in accordance with the approved plan. A condition is required in the interests

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

DRAI7 (SUDS Maintenance)

DRAI9A (SUDS verification)
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10)The development permitted by this planning permission shall only be carried out in
accordance with the approved Flood Risk Assessment (FRA) by STM Environmental
dated 27/10/25 and the following mitigation measures detailed within the FRA:

a. ldentification and provision of a place of safety above 3m AOD as detailed within
section 16.1.4. of the FRA.

b. Finished floor levels are set no lower than the existing finished floor level as

detailed within section15.2.2.

c. Flood resilience measures shall be incorporated to a level of 600mm above

finished floor level as detailed within Section 15.2.3

The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied within
the scheme, or within any other period as may subsequently be agreed, in writing,
by the local planning authority (To protect the development against existing and

future flood risk and to comply with Local Plan Policy 40).

11)The House in Multiple occupation (HMO) approved shall be used as a 15 bedroom
HMO for up 15 occupants in total only and for no other purpose (due to its location
and size and in the interests of residential amenity and to comply with policies 7 and
32 of the Local Plan).

12)The detached building in the curtilage shall be used for storage only (due to its
location and size and in the interests of residential amenity and to comply with

policies 7 and 32 of the Local Plan).

SITE

A site on the south-west side of Durham Street. The frontage consists of a 2 storey double
fronted property and the rear a single storey extension with a car parking area to the east.

There is a detached single storey building located in the car park. A former care home.
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Frontage
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Rear area

PROPOSAL

1) Change of use from Care Home (C2 use) to a single 15-bedroom House in Multiple
Occupation (Sui generis HMO). 11 x one person and 4 x two person rooms, plus a combined
living, lounge and dining space and three separate kitchens. 5 rooms would be ensuite and
10 bedrooms only, with 4 WC’s, 1 bathroom, and 3 bathroom/WC'’s. Plus site management

suite within the building.
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Purking 17
Parking 16

2) External alterations in connection with proposed change of use (existing window changed

to a door).

Council's Amenity Space Standards for Licenced HMOs

Room type

Shared house
(appaen standants miiins)

Proposed -

HMO

Bedroom

1 oooupier a.5m"

Bedroom 1
Bedroom 2
Eedroom 3
Bedroom 4
Bedroom 6
Bedroom 7
Eedroom &
Bedroom 9
Eedroom 12
Bedroom 14
Bedroom 15

10.11m?
10.11m?
10.11m?
10.11m?
10.02m*
10.08m?
10.09m=
10.06m?
10.09m*
10.33m*
9.84m?

2 oceupiers. 11m?

Bedroom 5
Bedroom 10
Bedroom 11

Bedroom 13

15.34m?2
15.41m?
15.41m?
12.01m*

Combined living
and dining space

6-10 occupiers | 16.5m?

53.87m®

Kitchan

6-10 occupiers | 9m?

31.07Tm?

Existing Front Elevation

Proposed Front Elevation
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The original scheme showed an additional door, this is now not proposed, but a ramp to the

existing door has been added.

PLANNING HISTORY

25/00319/PREAPP - Advice given

REPRESENTATIONS

Local Plan - Open Space

Identify off site open space requirement of £750

Humberside Police

Awaiting response.

Environmental Protection

It is unlikely that this proposal will give rise to any issues of concern to this unit during
development or during operation. The Environmental protection unit therefore has no

comments to make..

Private Housing

Based on the plans provided on the planning portal PH can confirm that the property will be a

HMO and will be subject to Mandatory licensing, and the conditions contained therein.

Based on the Kitchen facilities the property would currently be suitable for a maximum of 15

occupants.

The locations of the Ground Floor kitchens appear to be unbalanced with bedrooms 1-9 located
near one end of the building, this may result in the over use of the left hand side ground floor
kitchen as this kitchen is only suitable for 5 occupants, measures should be taken to ensure

there is no over use of the kitchen and reduce excessive travel for occupants.

(Revised plans secured to now swap a kitchen with a bedroom to address this matter)
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Ecologist

Requested confirmation regarding habitat impacts and hedges. Additional information provided

and further feedback awaited.

Access Officer

No objection in principle.

The DAS states all three entrances have level access, this doesn’t appear to be true. The only
entrance with level access is via the ramp from the existing car park and from the image

provided in the DAS the threshold is not level. Is the ramp going to be maintained.

Is it proposed that the approach to the staff entrance is level access or will this be stepped?
A recommendation would be for the large bathroom to be turned into a wet room.

Flood Team

This latest FRA includes the installation of passive flood doors which the LLFA approve of.

There is still no drainage layout plan or cross sections of the permeable paving and raingarden.
The LLFA believe the details of these can be satisfied with a pre-commencement condition.
The LLFA would also recommend a more detailed flood evacuation plan including a layout for

evacuation/to the POS for all occupants and users.

Recycling Officer

No response.

Highways Development Control

Latest comments (11/2/26)
Need to ensure that the parking spaces are 2.4m x 4.8m minimum.
Original Comments: -

The application site will use an existing access with Durham Street; this has been in operation
for many years without issue and would be acceptable to be retained for the proposed use.
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The internal area is sufficient for the purposes proposed without causing a highway safety issue

associated with vehicle movements.

The Local Plan sets out that HMO must provide similar car parking levels as normal residential
properties, in this case 15 bedrooms would require a minimum of 14 car parking spaces to
meet the levels set out in the Local Plan. There is also an additional two full time and one part

time member of staff which will create additional demand for car parking.

The area to the rear provides five spaces, which falls well below the level set out in the Local
Plan. It is accepted that HMO’s do have lower parking requirements due to reduced car
ownership. A car parking survey within 200m walking distance of the site will need to take place
between 9pm and 6am that will need to clearly demonstrate that should occupants of the HMO
need to park on Durham Street they can be accommodated without resulting in displacing

existing vehicles.

Footways and uncontrolled crossings are provided on the surrounding roads. The HMO will
need to provide a minimum of 15 secure undercover cycle spaces. Currently only five are

proposed. ldeally these should be within a secure area and preferably within the building.
The Highway Authority will require.

1. That the applicant clearly demonstrates through a night-time car parking survey that
there are sufficient car parking spaces on Durham Street within 200m of the application site to
accommodate the additional demand that will be created by the development. Currently only

five car parking spaces are proposed which does not meet the requirements of the Local Plan.

2. Fifteen secure undercover cycle parking spaces will be required (1 per bed). It would be

preferable that these are within the building within a secure area.

1 Letter of objection received, stating the following: -

This hasn't been a care home since April 2019,then turned into an AirBnB, with constant noise
at 3am from people shouting, revving cars, loud music. Worry as to what people will be living

there if approved.

Query from Karl Turner MP’s office: -
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The constituent would like to know who will be living in the proposed house in multiple
occupation and would like further details about the renovation of the property and if the intention

is for these to be self contained flats for single people.

Will this be for a private rented landlord or will it be operated by Hull City Council?

APPLICANT’S CASE

Level access to be provided to principle entrance

Submitted revised Flood Risk Assessment in response to Flood team original objection.
No habitat is to be removed and the hedge is to remain.

Response to highways concerns —

There is plenty of space within the existing redline boundary to allocate parking to that was

previously used for the care home. Revised plan submitted with parking highlighted.
The parking bays are 2.5m x 5m, which are bigger than the minimum required.

The detached outbuilding will be used for storage for the HMO.

PLANNING FRAMEWORK

Hull Local Plan 2016 to 2032

Policy 5 - Type and mix of housing

Policy 6 - Housing space standards

Policy 7 - Houses in multiple occupation

Policy 13 — Education, Health and Community Facilities
Policy 14 - Design

Policy 21 - Designing for housing

Policy 26 - Location and layout of development
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Policy 32 - Parking standards

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

Policy 49 - Noise Pollution

Area Action Plans

Holderness Road Corridor Area Action Plan (March 2011)
HRC2: Design

Other Material Considerations:-

SPD20 Houses in Multiple Occupation (HMOs)

National Planning Policy Framework

NPPF4 Decision Making/Enforcement (paras 39 to 60).

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).

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
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the Hull City Plan (2017). Local Plan polices 5, 6,7, 26 and 32 are the key considerations in

this case.

Policy / Principle:

The site was previously used as a care home, it currently appears to be advertised as a bed
and breakfast use on “Yorkshire.com’. An enforcement case had been opened and then closed
in connection with a potential HMO use in 2024. The proposal is for a change of use to a large
HMO from a care home so planning permission would be required in any location, however
useful tests would be those within Local Plan Policy 7 and SPD 20 which relates to houses in
multiple occupation, and identifies that the conversion of a property into a house in multiple

occupation (HMO) will not be allowed if it would:

a. result in a concentration of similar uses adversely affecting local amenity and the character

of the area;

This site is located within the Holderness Road Article 4 area which removes the permitted
developments right to convert a single dwelling into a small HMO. Where an Article 4 Direction
exists for small HMOs, and if the concentration of HMOs and flats exceeds 50% in a specific

street, then further HMOs will not be allowed.

In this case the licensing records for Durham Street identity 116 properties of which 90 are
single dwellings, leaving 26 as either flats or HMO’s (22%). This is clearly below the 50%
threshold identified in the Policy and SPD20.

b. introduce a potential source of noise and disturbance greater than that normally associated
with a dwelling to the detriment of neighbouring residential amenity, which could not be

mitigated by careful planning of room layout and the use of sound insulation;

In this case the previous use was a nursing home and whilst it is accepted that the levels of
activity may well have been lower if it were occupied by more elderly residents, it could have

equally been a care home of any description with more activity. The room layout has been
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revised following the comments from Private housing to improve the internal planning by
separating the ground floor kitchens to either end of the building. There is considered no need

for sound insulation, confirmed by Environmental Health.

c. create unacceptable parking problems to the detriment of local amenity.

Highways did raise initial concerns regarding the inadequacy of the off-street parking and
identified a need for a parking survey as well as 15 undercover cycle parking spaces. The
applicant has provided additional information showing a more formal car parking arrangement

with 17 spaces and 3 undercover cycle sheds.

Highways officers have asked for confirmation of the size of the car parking spaces (now
confirmed as 2.5m wide and 5m long). However, even if the number of spaces is reduced
slightly there is still considered adequate off street space for car and cycle parking given the
typical low car ownership rates for HMO occupants and also because of the sustainable

location close to Holderness Road. The access and layout is also considered acceptable to
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serve the development with no impact on the wider area or highways network. On this basis it

is considered to comply with Local Plan Policies 26 and 32.

Houses in multiple occupation (HMQOs) should meet the minimum internal space standards set
out in Table 5.5.

In this case they do.

Adequate provision must be made for the storage of refuse and recycling containers whereby
the containers are not visible from an area accessible by the public, and the containers can be

moved to and from their collection point along a route external to the property.

This is considered acceptable in this case with the bin store being located well within the site,

see below

SPD 20 highlights further matters for consideration.

1. An application for HMO use is unlikely to be supported if it would result in a family dwelling

being ‘sandwiched’ by HMQOs on both sides of the dwelling.

In this case the nearest properties are No. 97 (2 flats) and 107 (a single dwelling). The
properties on this side of the street are mainly single dwellings and ‘sandwiching’ would not

OCcur.
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2. An application for HMO use is unlikely to be supported if it would result in 3 or more adjacent

dwellings in use as HMOs.

See above, this would not occur as a result of an approval of this proposal.

In this case the properties either side are not registered as HMO’s and appear to be single

dwellings.

3. Exceptions to (1) and (2) may be supported in specific circumstances, such as in streets

where at least 80% of the dwellings are already in use as HMOs or flat conversions.

Not applicable in this case.

Design and Conservation

In this case, whilst a minor change was proposed through a new entrance, this has now been

removed from the project. No external alterations are proposed to the building.

The application site is not in a Conservation Area, and no heritage assets within the setting or

surroundings of this site.

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.

Comments from Humberside Police’s Designing Out Crime Officer are awaited, and any
comments received, along with their consideration will be reported to the Planning Committee.
Parking/Highways

See above section of the appraisal. In this case the site has a large car park that has suitable
access and subject to ‘tidying up’, in accordance with the submitted layout, would provide for
a suitable level of car parking and cycle parking to serve the developments without impact upon
amenity of the wider road network, in accordance with Local Plan Policies 26 and 32.
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Impact on amenity

As discussed above, the ‘fallback’ situation for a care home type use, not just for the elderly,
could result in increased residential disturbance without the need for planning permission. It
would appear that the use has already changed (although the applicant has stated that it was
vacant). Enforcement have investigated but not progressed this matter. In the meantime, this

application has ben submitted which must be considered on its own merits.

In practical terms 15 individual occupants would be likely to lead to an increase in independent
activity above and beyond a typical care home use. Concerns have been raised by a local
resident about the possible use as an AirBnB. Following further investigation it appears that it
might be being used as a Bed and Breakfast use. This would be potentially further enforced
depending on the outcome of this application. Councillor Chambers has also raised similar
concerns, but such a use would fall under C1 use class (Hotel), as opposed to the sui generis

HMO use being sought through this application. These views have been considered.

HMO'’s perform an important function in delivering low cost housing to individuals and assists
in achieving the housing delivery targets for the City. A HMO can increase activity levels given
the number of independent occupiers and visitors, typical age profiles, and associated lifestyle
and working patterns, but, on balance, it is considered that the proposal would be likely to
provide an enhanced facility that would have an acceptable impact on amenity, given its scale

and relationships with surrounding buildings and spaces.

The alleged unauthorised use, if it is occurring, could be materially worse than a large HMO
because AirBnB’s and bed and breakfast uses are for very short term occupants who have no

links to an area, whereas HMO occupants are new residents, not just visitors.

The separate outbuilding has been confirmed as to be used for storage only, this is considered
acceptable and should be conditioned in any approval in order to protect the amenity of the

neighbours.
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)
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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. It has been

clarified that the hedges would not be impacted, and the car park is a sealed surface.
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 scope of

the works and absence of evidence of protected species or habitats on or near the site.
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., Policy 42 requires that 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 there would be the creation of a new dwelling and there should be

an open space contribution of £750.
The proposal is not liable for CIL.
Energy efficiency and renewables

No implications. Compliance with Building Regulations would be required in terms of energy

efficiency for the existing building.

Flood Risk/Drainage
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The site is located within an area that could experience flood levels up to 0.3m the Strategic
Flood Risk Assessment 2017 standing advice is that in such cases floor level should be raised
by 300mm plus flood resilience by another 300mm (or flood resilience up to 600mm) and a

place of safety at 3m AOD.

In this case the applicant has submitted a Flood Risk Assessment confirming that floor levels
cannot be raised, but 600mm of passive flood resilience is proposed as well as a signing up to
the Environment Agency warnings system and also an internal place of safety at first floor. On

this basis, and subject to conditions the proposal is considered to comply with the SFRA.
It is considered tat drainage can be addressed by conditions as advised by the Flood Team
Representations/Objections

Other issues raised include who might occupy the property and whether it would be managed

by Hull City Council. These are not material planning matters in this case.

In this case AirBnB is not the type of use currently being applied for. If not approved further

Enforcement investigations would take place regarding the actual use.
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 level access is
now proposed through the ramp to the existing door. Internal layout matters would be covered

by licensing.

Conclusion and Contribution to sustainable development

OFFICIAL



OFFICIAL

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 this case, as can be seen above the proposal is considered to accord with Local Plan
Policies 5,6,7, 22 and 26,

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:

Limited economic benefit would result since this is a residential development in a residential
area, however there would be more independent residents with more disposable income to

assist the local economy.
Social Objective:

This is the main benefit in this case providing more housing in a different format to meet the

wider needs of community.
Environmental Objective:

Limited environmental benefit would result since this is a change of use of an existing building

from one type of residential development in a residential area, to another.
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