
DRYPOOL 

 

Application No. 
25/00334/FULL 

Proposal 
1. Erection of a 4 storey building for residential use (23 units, 20 x 1 bed units and 3 x 2bed 
units). 
2. Works to existing car parking areas including provision of 62 parking spaces to serve the 
existing retail units and proposed apartments.  
3. Other ancillary works including landscaping. 
(Revised Proposal) 

Application Address: - 
77-79 South Bridge Road 
Kingston Upon Hull 
HU9 1TL 
 

Date registered: 
02.07.2025 

Consultation Expiry: 
06.08.2025 

Target date: 
01.10.2025 

Extension of Time Date: 
TBC 

Applicant: - 
Mr Punian 

Case Officer: - 
Chris Peach 

Recommendation: - 
Conditional approval subject to legal 
agreement. 

 

 
Reason as to why the case is at committee:  

Councillor Hatcher has requested a Planning Cttee decision.  A Committee site visit will also 

take place. 



RECOMMENDATION 

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

 Open space Contribution - £22,822 

 Biodiversity Net Gain offsite and monitoring contribution  

 Affordable homes contribution 

B) That the application be approved subject to the following conditions: - 

1) BNG1 - BNG National Condition  

2) BNG2 - Biodiversity Gain Plan  

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

[Location Plan, swept path analysis x 3, J8364-203 Rev B, J8364-204 Rev B, J8364-

205 Rev B, J8364-206 Rev A, J8364-207 Rev A, J8364-208 rev A, J8364-209 Rev 

A, J8364-210 Rev C, J8364-211 Rev C, J8364-212 Rev B, J8364-213 Rev B, J8364-

214, D&AS/Planning Statement, Heritage Impact Assessment, Transport Note 

February 2025, Flood Risk Assessment Report 20-Mar-25, P.2151.25.L01, 

Preliminary Ecological Appraisal March 2025, P.2151.25.E02, Arboricultural Impact 

Assessment, J8364-401 Rev A, J8364-402 Rev A, J8364-403, Drainage Impact 

Assessment 1-Jul-25, Climate Sustainability Statement, Energy Statement, Stage 

One Environmental Desk Study 19th August 2025, Parking Survey November 2025] 

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

5) Prior to commencement of works above DPC level, details of all external materials 

including balcony and fixture materials (including any surface materials of all roads, 

footpaths and hard landscaped areas) to be used in the development shall be 

submitted to and approved in writing by the Local Planning Authority.   



Samples shall only be submitted if requested. The development shall be carried out 

as approved (to ensure the materials to be used are in the interests of visual amenity 

and comply with policy 14/16 of the Local Plan). 

6) The building(s) hereby approved shall not be occupied until a secure 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). 

7) The building hereby approved shall not be occupied until secure cycle parking 

facilities have been provided in accordance with a scheme to be submitted to and 

approved in writing by the Local Planning Authority. 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). 

8) Prior to the occupation of any residential unit a car park management scheme shall 

be submitted which shall identify the methods to be used to ensure that customers 

for the existing retail units and residents car parking are demarcated and managed 

(to ensure that the parking area is managed in such a way to provide adequate space 

to residents and customers and to comply with Local Plan Policy 32. 

9) No residential unit shall be occupied until parking facilities for motor cycles, mopeds 

and scooters have been provided in accordance with a scheme to be submitted to 

and approved in writing by the Local Planning Authority.  The parking facilities shall 

subsequently be retained in their entirety for such use (in order to ensure adequate 

provision for motor cyclists and to comply with policy 36 of the Local Plan). 

10) No development shall commence until details of construction methods (including the 

methods of piling), and measures to minimise the emission of noise and dust from 

the site have been submitted to and approved in writing by the Local Planning 

Authority and shall be carried out in accordance with those approved details. The 

details shall identify sensitive receptors outside of the site boundary and measures 

to minimise noise disturbance to those properties. Only construction works identified 



and agreed in the scheme shall only take place between the hours of 07.30 to 19.30 

hours on Monday to Fridays, 08.00 to 12.30 hours on Saturdays and no time on 

Sundays or Bank and National Holidays. No open burning of any waste material shall 

be permitted within the site, except for the burning solely for the control of dry rot, for 

which prior permission from the Environmental Regulation department is required. A 

pre-commencement condition is required in the interests of amenity and to comply 

with Local Plan policies 47 and 49. 

11) CLC1D (Contamination Reports) 

12) CLC2B (Reporting of Unexpected Contamination) 

13) CLC4C (Submission of Test Certificates for Imported Soil) 

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

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

retained in accordance with the plans unless otherwise agreed in writing by the Local 

Planning Authority (to ensure the development provides adequate refuse storage 

facilities in the interests of amenity and security, and to comply with policy 14 of the 

Local Plan). 

15) Prior to development commencing an Ecological Enhancement and Management 

Plan (EEMP) should be submitted to and approved in writing by the local planning 

authority. The EEMP should include:  

a)  detailed scale drawings of proposed biodiversity enhancement measures to 

provide no net loss in biodiversity. 

b)  an assessment of pre and post development biodiversity units using the most 

recent Defra biodiversity metric (calculations to be submitted).  



c)  final numbers and details of each type of species to be planted, and locations of 

landscaping features, planting methods, protection and aftercare management and 

replacement plan should stock fail. 

d)  specifications, details, and locations of at least two  bird nesting or bat roosting 

features, to include house martin nesting sites, to be installed in or on the building 

as per the manufacturer's guidelines during construction.       

e)  details of the organisation responsible for implementation of the EEMP. 

All landscape features shall be implemented in accordance with the approved plan 

during the first planting season following completion of works and should be 

maintained as per the habitat management guidelines within the EEMP. The 

development shall be carried out and operated in accordance with the plan.  A pre-

commencement condition is required in the interests of protecting and enhancing 

biodiversity and ecology, and to comply with policies 45 and 44 of the Hull Local 

Plan, the National Planning Policy Framework (NPPF), the Natural Environment and 

Rural Communities Act (2006), and the Wildlife and Countryside Act (1981 as 

amended).    

16) No development shall commence until details of the proposed means of disposal of 

foul water from the site have been submitted to and approved in writing by the Local 

Planning Authority. No buildings shall be brought into use prior to completion of the 

approved works.  A pre-commencement condition is required to ensure that proper 

provision is made for the disposal of foul water, and to comply with policies 38 and 

39 of the Local Plan. 

17) No development shall commence until details of the proposed means of disposal of 

surface water from the site have been submitted to and approved in writing by the 

Local Planning Authority. There shall be no piped discharge of surface water from 

the site until the approved works (including any off-site works) have been completed. 

A pre-commencement condition is required to ensure that proper provision is made 



for the disposal of surface water, and to comply with policies 38 and 39 of the Local 

Plan). 

18) No development above ground level shall commence until a management and 

maintenance plan for the lifetime of the sustainable drainage system has been 

submitted to and approved in writing by the Local Planning Authority. The 

maintenance and management plan shall include details of how the system shall be 

maintained (including any plans for its adoption) over the lifetime of the system and 

how the maintenance of the system shall be managed. The system shall thereafter 

be maintained and managed as approved unless otherwise agreed in writing by the 

Local Planning Authority (in the interests of ensuring the system will be effective over 

the lifetime of the development and to comply with policy 39 of the Local Plan).   

19) No development shall commence until an assessment of the potential air quality 

impacts has been carried out in accordance with details to be first submitted to and 

approved by the Local Planning Authority, and shall include mitigation measures 

required to minimise any air quality impact in terms of the air quality objectives 

described in the National Air Quality Strategy, Hull City Council Air Quality Strategy 

2019 and objectives, and advice in Appendix E of Hull City Council Supplementary 

Planning Document 3: Environmental Quality, (in the interests of atmospheric 

pollution and residential amenity and to comply with policy 47 of the Local Plan. A 

pre-commencement condition is required to ensure adequate mitigation measures 

can be identified and carried out before the use begins. 

20) The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment (FRA) by GTCE Consulting 

Ref JC-25-008 dated 20-Mar-25 and the following mitigation measures detailed 

within the FRA: 

a. Identification and provision of a place of safety above 7.25m AOD as detailed 

within the FRA. 



b. Finished floor levels are set at a minimum of 6.20m AOD as detailed within section 

8. 

c. Flood proofing measures shall be incorporated to a level of 6.50m above finished 

floor level as detailed within Section 8 of the FRA. 

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). 

21) Prior to occupation/operation of the hereby approved development, a Flood 

Emergency Plan for implementation during times of flooding shall be submitted to 

and approved in writing by the Local Planning Authority. The Flood Emergency Plan 

shall include details to ensure patrons/occupants/operators at the site will be advised 

of flood warnings from the Environment Agency’s flood warning system. The agreed 

measures in the Flood Emergency Plan shall be implemented and retained 

thereafter (to protect occupants of the development against existing and future flood 

risk, and to comply with policy 40 of the Hull Local Plan) 

22) The vehicle parking area and turning facility shall be constructed of porous material 

or provision shall be made to direct run-off water from the vehicle parking and turning 

area to a permeable or porous surface within the site (in the interest of minimising 

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

40 of the Local Plan) 

23)  At least 25% of the dwellings hereby approved shall meet Building Regulation M4(2) 

standard, unless otherwise agreed in writing beforehand with the Local Planning 

Authority (to provide a satisfactory standard of housing design in accordance with 

Local Plan Policy 21). 



24) No development shall commence until a scheme indicating the provision to be made 

for persons with a mobility impairment to gain access to the premises has been 

submitted to and approved by the Local Planning Authority. The agreed scheme 

shall be implemented before the development hereby permitted is brought into use, 

and shall thereafter be retained. A pre-commencement condition is required)to 

ensure suitable access for persons with a mobility impairment, and to comply with 

Policy 21 of the Local Plan by providing inclusive access. 

25) At least 3 dwellings shall be occupied as affordable housing.  The affordable housing 

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

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

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

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

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

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

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

the Local Plan. 

26) Window and doors shall maintain a minimum 100mm reveal into the surrounding 

masonry, in the interests of the design of the building and to comply with policy 14 

of the Local Plan and advice in SPD7 Residential Design Guide. 

27) External lighting shall be provided at the entrances to improve the safety of the 

residential entrances (in the interests of residential amenity and security and to 

comply with policy 14 of the Local Plan and advice in SPD7 Residential Design 

Guide). 

28) 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). 

29) Prior to any above ground development taking place revised details shall be provided 

for the provision of electric charging points or other alternative fuel sources in 

accordance with details to be submitted to and approved in writing by the Local 

Planning Authority. The development shall thereafter take place only in accordance 

with the approved details and the approved charging points or alternative sources 

shall thereafter be retained and available for use unless otherwise agreed 

beforehand in writing with the Local Planning Authority, (to secure improved 

sustainable transport facilities in accordance with Local Plan Policy 26). 

30) No works shall commence on site until a method of construction statement has been 

submitted to and approved in writing by the Local Planning Authority to include 

details of: 

i) the access and layout of on-site car parking for site personnel, operatives and 

visitors 

ii) turning, loading, and unloading of vehicles,  plant and materials 

iii) storage of plant and materials 

iv) a programme of works, including routes for construction traffic, measures for 

traffic management 

v) hours of construction, including deliveries and construction 

vi) method of protecting the highway from mud etc. 

vii) any proposed temporary traffic restrictions 



viii)the provision of any boundary hoardings behind any visibility zones.  

The approved details shall be implemented and adhered to throughout the 

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

Authority (to safeguard the amenities of the locality and in the interests of road safety, 

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

31) Prior to relaying/resurfacing the car park sections through the car park to show 

proposed ground levels in both a north-south and east-west direction, including 

details to show how access to the existing shop units will be provided, shall be 

submitted to and approved by the Local Planning Authority. The car park shall be 

carried out as approved prior to the uses in the new building commencing (in the 

interests of highway safety and equitable access and to comply with policies 26 and 

14 of the Local Plan). 

32) DRAI6B (Sustainable Drainage) 

33) DRAI2B (Surface Water Drainage) 

  



SITE 

 

The site is currently a landscaped area on the corner of Plimsoll Way and South Bridge Road. 

It is highly prominent from all angles. 

Victoria Dock is principally residential but this site falls within a Neighbourhood Centre 

designation in the Local Plan. This consists of a retail food store, two smaller units, public 

house, doctor’s surgery and car parking. There are two car parks within the application site – 

a larger car park accessed from Plimsoll Way, and a smaller car park next to the doctor’s 

surgery. This shares it access with an access to a delivery area to the rear of the shops. 

Land to the western side of Plimsoll Way is open and grassed, containing the former Citadel 

scheduled ancient monument. Further to the east is Victoria Park.  



  

Site from SW corner 

 

Panorama to the south of the site 

  

View from east     West side of Plimsoll Way 



  

Existing main car park 

  

  

       Car park off South Bridge Road 



  

Service yard entrance 

PROPOSAL 

 Erection of a 4 and a half storey building for residential use (23 units, 20 x 1 bed units 

and 3 x 2 bed units). 

 Works to existing car parking areas including provision of 62 parking spaces to serve 

the existing retail units and proposed apartments.   

 Other ancillary works including landscaping.  

 (reduced from 24 units due to some minor design changes) 



 

 



 

  

Ground Floor      First Floor 

  

Second Floor      Third Floor 



  

Fourth Floor      Roof Plan 

Walls - Wienerberger Mardale Antique 65mm Red Light Texture Clay Brick permachar Timber 

Cladding - Smoke Grey Powder Coated Aluminium - Light Grey 

Windows - Casement style opening Powder Coated Aluminium- Light Grey 

Roof - SSQ Del Prado Natural Slate Living Roof System to Flat Roofs 

Doors - Aluminium - Smoke Grey Frame and Glazing Steel Security Door Smoke Grey 

External Surfaces - Tarmac to Road Ways Block Paving to Parking Bays Artificial Stone Paving 

to Footpaths 

41 existing car parking spaces existing with 62 proposed, including 8 disability spaces.   

The 23 apartements would range from 44sqn for a studio apartment (x2) to 75sqm for a 2 bed 

4 person unit, 

PLANNING HISTORY 

24/01078/PREAPP – Advice Given 

24/00600/PREAPP – Advice Given 

24/00065/S73 – Approved with conditions 14.08.2024 - Alterations to approved plans to amend 

elevations of planning decision reference number 22/00412/FULL including increase in height 

to accommodate floor to ceiling height increase at ground floor and addition of dormer windows.  



23/00608/S73 Variation of approved plans of planning permission ref. 22/00412/FULL to form 

single commercial unit at ground floor for restaurant use, and elevational changes including 

addition of storage space for restaurant in roof space with dormer windows. Variation of 

condition 15 which restricts opening hours of the commercial unit to allow opening to between 

11am and 11pm Monday - Saturday, and 11am to 10pm Sundays. (Revised description). 

Refused for the following reason: - 

The proposed use as a single restaurant, open later into the evening and in a location 

not served by buses in the evening, would attract additional car borne customers and 

create parking demands significantly above the requirements of the original proposal. 

Taking into account existing uses the car park would not be large enough to 

accommodate both the existing uses and the proposed new use, failing to meet parking 

requirements in the Hull Local Plan and leading to on-street parking to the detriment of 

residential amenity and highway safety, contrary to policies 26 and 32 of the Local Plan. 

22/00412/FULL Erection of building to create 3 ground floor units in Class E - coffee shop, 

shop, creche, day nursery, estate agent or financial and professional services only, with 12 

apartments above. Works to improve condition and appearance of existing car parking areas 

including provision of 57 parking spaces. Approved with conditions. 

21/00804/FULL Erection of four storey building comprising two ground floor units with flexible 

consent for cafe / restaurant (Use Class E) and / or drinking establishment (Sui Generis) plus 

14 apartments on upper floors with accommodation in roof space. Refused 5-1-22 for the 

following reason: - 

The proposed uses together with the existing commercial uses and GP 

Practice/Pharmacy would be likely to create a level of parking demand which could not 

be accommodated within the existing car parks, leading to overspill parking on 

surrounding roads to the detriment of highway safety and residential amenity (contrary 

to policies 26 and 32 of the Hull Local Plan). 

REPRESENTATIONS  

Local Plan - Open Space 

Advise open space contribution requirement of £22,822 



Conservation 

No objections – There is no identified impact upon above ground heritage assets resulting from 

the proposed development.  Defer to comments from Archaeology for potential archaeological 

impacts. 

Urban Design 

Originally objected but following revision they now offer this advice: - 

Having viewed the amended drawings, there are now no outstanding design concerns. The 

landscaping in front of ground floor flats create privacy; the addition of the front entrance 

creates a positive relationship with South Bridge Road; the balconies are large enough to fit 

seating; and the recessed windows create a high quality, contemporary appearance.  

Environmental Protection (EP) 

EP have now received and reviewed the updated Phase 1 Desk Study. Based on the findings 

and recommendations EP would recommend the following conditions, conditions/informatives 

CONS1N (Construction Management Plan), CMPINF Informative – Construction Management 

Plan, CLC1D (Contamination Reports), CLC2B (Reporting of Unexpected Contamination), 

CLC4C (Submission of Test Certificates For Imported Soil), AirQ1B (Outside AQMA), and 

NOIS7C (noise survey). 

Housing Standards 

Raise concerns.  Some of the proposed flats are of poor layout, where in the event of a fire 

occurring the occupants would have to pass through a room of higher risk. An example of poor 

layout is having sleeping areas or rooms located far from the exit door, with living areas or 

kitchens positioned between the sleeping area and the exit. This can significantly hinder 

escape in the event of a fire.  Plus identify need to comply with other regulations. 

Urban Forestry 

Have reviewed the submitted arboricultural report in relation to the proposed development. The 

group of trees identified as G2 can be retained, as this area appears to fall outside the footprint 

of the proposed works. Retention of G2 will provide valuable screening and contribute to the 

overall maturity and green character of the site. Similarly, the semi-mature Lime tree from group 



G3, located approximately 7m in height, can also be retained for the same reasons, offering 

continued amenity and early landscape value.  

No objection to the removal of the remaining trees proposed for removal. These specimens 

are in fair condition and provide limited amenity or landscape contribution. These should be 

replaced at a 2-for-1 ratio (on-site if space allows), with suitable species. Have requested that 

all retained trees are protected in accordance with BS5837:2012 throughout the course of 

development. Advise condition for replacement trees and tree planting 

Ecology 

Requested further information, provided.  Further comments awaited 

Yorkshire Water Services Ltd 

No objections subject to conditions relating to foul and surface water drainage and piped 

discharge.  

Humber Historic Environment Record Partnership 

In the response to a previous application on this site it was recommended that a programme 

of archaeological evaluation by trial trenching be undertaken in order to determine the 

archaeological potential of the site and whether any mitigation would be required. This 

evaluation has now been undertaken and has confirmed that the development site has low 

archaeological potential. Therefore, can confirm that no further archaeological work is required 

either before, or during the proposed development. 

Police Architectural Liaison Officer 

 No response received. 

Equality Officer 

The proposal is supported in principle however there are concerns regarding internal layouts 

and step free access. 

Flood Team 



Raised an objection concerning interpretation of approach to flood risk but defer to 

Environment Agency advice. 

Recycling Officer 

No response received. 

Highways Development Control 

Latest revised response (23/11/25) including review of parking survey and additional 

information addressing the initial concerns of the Highway Authority. 

It is noted that the application will have an impact on the A63 Plimsoll Way approach to the 

trunk road. It is recommended that National Highways are contacted regarding this application 

to determine the impact on the Trunk Road. 

Local Plan guidance outlines that a C3 use should provide the following car parking standards. 

1 space per 1 bed unit  

2 spaces per 2 bed unit 

Cycle parking 1 space per unit C3(a) 

Based on the proposed development the following car parking levels should be provided. 

20 x 1 bed units  20 spaces.  

6 x 2 bed units  12 spaces. 

A minimum of 26 secure undercover cycle spaces. 

Sixty-two car parking spaces are proposed this will serve both the existing retail units and the 

proposed apartments. It is proposed to provide 28 car parking spaces for the apartments with 

3 disability spaces included. Although this does not meet the requirements of the Local Plan it 

exceeds 1 space per unit and is acceptable.  

Thirty-four spaces will be provided for the remaining existing retail element. Previously the 

Highway Authority raised three questions below, these questions have been addressed in a 

supporting parking survey report provided by the applicant’s consultant. 



Details of how the 28 spaces allocated to the residential aspect will be solely for the use of 

residents and retail customers cannot make use of these.  

It is recommended that separation of the car parking (residential/retail) should be provided. 

Detailed car parking accumulation of the existing operation of the car park over several days 

to determine that the 34 spaces proposed can accommodate the needs of the retail aspect of 

the development 

The parking accumulation survey covered 10 consecutive days and a range of time periods 

across the day, ensuring representation of typical weekday and weekend demand patterns 

The parking surveys were undertaken by the Applicant’s team taking photographs and walking 

around the car park, which was then analysed. The car park currently comprises 41 car parking 

spaces in total, however, since 7 car parking spaces in front of the existing 

hairdressers/takeaway (to the north of the western car park) could not be surveyed, these 

spaces are not considered as part of the analysis. Therefore, the surveys have been conducted 

for a total of 34 car parking spaces. 

The survey does clarify current demand and shows that there is sufficient capacity to 

accommodate both existing retail parking demand and the parking required by the proposed 

residential development. 

The applicant has also agreed to segregate the residential parking. This will be controlled by a 

fob system to restrict access which is acceptable and will need to be conditioned. 

An internal bin store and racks for 28 cycles have been provided on the ground floor which is 

acceptable. 

The Highway Authority has no objections to the application subject to the following conditions. 

H8C (Parking before building use), H9C (Cycle parking), H22A (Parking for Specified Use), 

and a bespoke condition associated with providing a fob based control system for access to 

and from the residential aspect of the car park. 

Environment Agency 



Object.  The application does not demonstrate that the risks of pollution to controlled waters 

are acceptable or can be appropriately managed. We therefore recommend that planning 

permission is refused 

The planning application is not supported by an appropriate risk assessment for groundwater. 

Advise flood risk conditions for any approval. 

Hull Access Improvement Group 

There is no mention of policy 21 in the Design and Access Statement. 50% of affordable homes 

and 25% of market value should be designed to comply with M4(2). A plan should be provided 

showing which apartments are proposed to meet M4(2).  

 

Councillor Hatcher: - 

If the proposal is this likely to be approved, it should be determined by the Planning Committee. 

This proposal is for housing which is not appropriate for this site. Also, there are parking 

concerns. 

 

90 emails/letter of objection raising the following issues: - 

1. There are some serious and significant issues with the land/car park. The land has now 

subsided to such an extent that all the services are compromised and there has been 

absolutely no attention given to maintaining or even monitoring what is now a critical 

issue.  

2. The immediate area already has plenty of flats close by and putting the building where 

it is proposed will only add to a populated area of the Dock, as well as reducing the 

aesthetic appeal of the area.  

3. The area is often congested at school times and during the rush hour. Another building 

containing 48 flats and the associated enlarged car park will only add to this congestion. 

With a school and children's day nursery nearby, safety of young pedestrians should be 

particularly taken into account.  



4. Building a four storey building in the immediate area will have a negative visual impact 

as it will be taking away a green space and replacing it with an eyesore. 

5. There is no planning justification for abandoning the previously approved mixed-use 

scheme. The new proposal removes all commercial space and offers fewer community 

benefits while placing greater pressure on local infrastructure. 

6. The new plan proposes 62 parking spaces for 24 flats and existing commercial use, yet 

under Hull’s Local Plan standards, 94 spaces should be provided, leaving a significant 

shortfall of 32 spaces.  While the Transport Note attempts to justify this by relying on 

outdated parking surveys and theoretical modelling, it fails to reflect the site’s real-world 

use, particularly during school pick-up and drop-off times. This car park is currently used 

informally by parents at peak times, helping to ease local traffic pressures.  Replacing 

this with private residential parking will likely displace that activity onto surrounding 

streets, which already experience congestion. This shortfall in provision could lead to 

further overspill and unsafe conditions on nearby residential roads. 

7. The structure is far too large. 

8. The green area, trees, shrubs etc. would be lost.  

9. The plans will not blend in with the area, there is a listed building opposite, the Winding 

House, there is the Block House Turret corner across the way, both these are historic 

buildings, and this new build will distract from the area.  

10. The 4-storey building will be sited on a "green" space area, as opposed to a "brown" 

space area, as universally encouraged.  

11. The close proximity of the Victoria Dock Primary school endangers the health of the 

pupils and families due to the great increase in exhaust emissions from the proposed 

extra 24+ vehicles being allowed in the adjacent area.  

12. How long will the disruption and parking chaos last if approved? 

13. There are a few 4 storey properties on Victoria Dock, but only one on Southbridge Road 

which is set back from the road. All other apartment properties are of 2 or 3 stories. 

Situating another building of these heights will create a corridor effect.  



14. The residents would lose the open aspects of this corner which opens onto a busy traffic 

roundabout, it will obstruct the vision of oncoming traffic from the Roger Millward Way.  

15. There are at present 10 apartments for sale on Victoria Dock and for the last 5 years 

there have always been apartments for sale on a very regular basis, would the estate 

benefit from having a further 24 apartments being squeezed into an already settled 

environment that must have been planned for capacity living in the very original plans 

back 25-30 years ago?  

16. The new plans are nothing more than a hostel. Rooms are restricted, with limited access 

points and limited view for some of the intended flats. This was defined originally as 

professional living space in the initial plans the revision is low quality, low value rooms 

more suited to low cost living. This is not what the plans were intended to provide when 

approved by the committee (even with multiple objections from residents). 

17. The planning department are doing all they can to support the developer manipulate 

planning conventions and rules to ensure this application passes. The level of support 

should be open to scrutiny and challenged by the Planning Committee and, if needed, 

relevant higher authorities beyond local planning committee level. The planning 

department appear able to provide as much support and guidance to the applicant as 

they wish and require while dismissing the relevant and real concerns of the local 

residents. The committee itself seem able to dismiss without consideration the 

objections to the proposal raised through the council portal by residents. The planning 

department seem intent on pushing the application without any local support being 

recorded or submitted.   

18. The closeness of the building to the public footpath will create areas of increased risk to 

public security and safety 

19. There is no intent from the developer to make any improvements to site which provide 

any indication that they are already working to the requirements placed on the developer 

following previous approvals. No works have taken place to make good the clauses set 

out in the original approval document 

20. Neither the developer or council are taking ownership of the works required to make the 

car park suitable or use to include the scope of parking spaces included in the proposal. 



This must be a pre-condition that is non-negotiable. Alternatively, is Hull City Council 

being asked to provide a grant or funds to support the car park alteration. This needs to 

be clarified and be subject to scrutiny by council tax payers.   

21. Complaints and objections relating to flooding (surface and sewerage) have continued 

to be ignored by the Committee. There have been numerous issues with drainage on 

the car park and around Plimsoll Way over the last few years. I do not believe HCC or 

YWS have satisfactorily investigated previous reports relating to the site and also the 

sewer network between Plimsoll Way and A63 to understand the issues. 

22. The council is only taking into account reports provided by the developer, not 

independent to him. Of course they will be supportive. When will the council stop being 

blindsided by such attempts to manipulate planning laws to the advantage of developers 

while ignoring the relevant and real objections and concerns of those people who live in 

the area. 

23. The development is far too large for the ground space, it should be a 2 storey 

development at maximum as it will cause loss of light and privacy issues for the houses 

which are located across the road.  

24. There will not be sufficient parking for the new apartments, the revised plan with its 

inventive layout of car parking spaces is very interesting given that most of the area 

proposed is split level due to subsidence, is there a plan to remedy this?  

25. There is already an issue with the main drains and standing water in this area, this 

development will exacerbate that issue enormously.  

26. There will be an issue of noise. 

27. The GP surgery will also be put under more strain than it already is. 

28. The plans show that car parking spaces are going where deliveries currently happen at 

the back of the store. So how does the store intend to receive deliveries into a full 

carpark? 

29. With a building of this size the sun in winter will not penetrate the surface to the north 

and therefore render it unsafe. 



30. Construction will cause significant noise, dust, and disruption in a small area.  

31. Emergency vehicle access could be compromised as Plimsoll Way is a narrow street. It 

may struggle with increased traffic or parking overflow.  

32. No guarantee that the flats will be accessible, affordable, or support community diversity 

and safety.  

33. The building is effectively over 5 levels since there are flats within the mansard roof. 

This means it would be the tallest structure on Victoria Dock.  

34. Concerned about the litter problem around the Premier shop becoming worse. 

35. There are 28 parking spaces (A1 - A28) for Apartment Parking. These are for the twenty 

four apartments; there is a potential of up to 54 people living in the apartments so the 

number of parking spaces is insufficient. The Apartment parking spaces are in the main 

car park and will be fair game for other drivers use (parents collecting school children or 

workings parking for the day). The six Retail Parking (D7 - D12) are hidden behind the 

Shop in an area which is used by the shop to sort out their trolleys. It is not a suitable 

area for Retail Parking.  

36. There are no electric car charging points in the car park. 

37. With the active non-residential uses no longer part of the plan, the size of the building 

should be reduced to a rectangle. 

38. The 4-storey building can also be described as five floors as there are two flats in the 

roof.  These additional flats in the roof space increase the hazard of fire and danger to 

life in the building 

39. There is mention of clear separation of resident (flat owner) and retail car park spaces. 

A fence or tall wall would be unsightly. 

40. In the Stage One Environmental Desk Study there is mention of the clay/silt layer 

forming an impermeable layer protecting the chalk aquifer. Please would you confirm 

that the piles used in the construction of foundation of the building will not damage this 

when driven there the clay/silt layer and into the chalk. 



41. The plimsoll way round about to the A63 is already at a complete standstill each morning 

and evening so without any change to this areas access and roads, this is not going to 

be accessible to anyone. 

APPLICANT’S CASE 

The applicant has confirmed that the following, M4(2) compliant units - 25% Market Housing - 

Unit 3 Ground floor, Unit 4 Ground Floor, Unit 5 Ground Floor, Unit 9 First Floor , Unit 15 

Second Floor, and Unit 19 Third Floor.  Also there are 10% Affordable units - Unit 16 Second 

Floor, Unit 20 Third Floor  

The Highways report has been completed, however since the data was collected, new parking 

restrictions and management has been implemented which has removed a large number of 

people parking at the site that are not using the facilities, the client has requested that the data 

is collected again to determine if the new management has in fact lowered use of the existing 

car park. As such the survey was undertaken again. 

Response to Flood Team comments: - 

Would like to put forward why the objection is unwarranted on the basis of misapplication of 

the standing advice and that the proper approach was given to assess Flood Risk and the 

relevant recommendations for resistance and resilience measures according to that risk.  

As with the laws of the country, when it comes to guidance and advice it is not always the most 

logical or reasonable way to apply the law/guidance/advice by applying it in a very literal and 

strict manner as this can lead to absurd results that was not the intended function of the 

law/guidance/advice.  In the current instance it is  believed that the  submitted  Flood Risk 

Assessment came to the most reasonable conclusion in terms of flood risk and 

recommendations for flood resilience measures and resistance.   

Firstly, what needs to be recognised is that the part of the overall site that is being developed 

into apartments is within Flood Zones 3 aii (Medium 1), Flood Zone 3ai (low) and Flood Zone 

2 as shown on Figure 14 of the Hull CC Flood Maps. 

As can be seen, within Figure 13 the maximum flood depth for the relevant events on the site 

of the apartments would be between 0.00 and 0.30m.   



What the Flood Team appear to have taken issue with is that within the entirety of the red lined 

development area at the southern entrance of the carpark there is an area shown to be within 

Flood Zone 3 aiiii (high). 

The main area being inhabited and used by people is the apartments, when assessed the 

Flood Risk and measures needed concentrated on this area.  It is true that the full red line of 

the proposed development application would be inclusive of the Flood Zone 3 a (iiii) (high) 

area.  It is outside of the reasoning for the guidance to state that because an area to the 

entrance of a parking area is shown to be within Flood Zone 3 a (iiii) that measures for the 

apartment on a completely different area of the site is to use a greater depth of flooding as the 

basis of Flood Resistance and Resilience.  

Response to Highways comments: - 

There is a mistake in the calculation used by highways on the apartment parking provision they 

have stated 6 x 2-bedroom units, and it is only 4 there is no short fall in parking. 

Whilst we understand Highways thinking the principle for the car parking is to allow for use of 

the apartment parking during the day to serve the existing retail units based on spaces not 

being occupied by residents which was covered in the TN submitted. 

There was no segregation on the already existing approval and the visual separation of the 

crossing depicts A21 to A28 as useable for the shops during work hours and during none 

working hours the demand for parking will be significantly less thus freeing up these spaces 

for resident use after work hours. 

This is a more inclusive method of using the carpark and falls in line with the original approval 

only improved and much more rational supporting cycles and pedestrian access rather than 

vehicle use to access the local amenities. 

1. Details of how the 28 spaces allocated to the residential aspect will be solely for the use of 

residents and retail customers cannot make use of these. 

2. It is recommended that separation of the car parking (residential/retail) should be provided. 



3. Detailed car parking accumulation of the existing operation of the car park over several 

days to determine that the 34 spaces proposed can accommodate the needs of the retail 

aspect of the development.” 

As for the segregated parking recommendation, while the applicant understands that this would 

allow parking for the proposed apartments to be available at all times, there’s some merit in 

not having segregated parking as residential parking is likely to be used less during the 

afternoon time and could therefore be shared with retail units, which are expected to have a 

higher demand during the afternoon period.  The parking spaces that would be utilised by the 

retail units would also be short stays and if required, 28 car parking spaces (required for the 

proposed residential development) can have restricted use between 17:00-09:00 only for 

residents signing.  Furthermore, the unsegregated parking is also in line with the original 

approved application. 

Response to Urban Design objection: - 

Have added an additional entrance on the South Bridge Road Elevation to deal with comments 

from urban design as such we had to sacrifice an apartment to accommodate this change to 

the design, it allowed for some creative reallocation of space to the ground floor layout. 

Including stepping the ground floor further back on the corner and adding areas of deeper 

planting to create separation from the footpath. 

Response to Housing Standards comments: - 

These comments and some or more related to standard Building Regulations points which we 

will be covered in that package of works. 

Are not allowing for e bikes and this is not a planning requirement like e charging for cars. 

PLANNING FRAMEWORK 

Hull Local Plan 2016 to 2032 



 

Located within Neghbourhood Centre 61 

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

centres. 

Policy 3 - Housing requirement and site allocations 

Policy 4 - Housing regeneration and brownfield land 

Policy 5 - Type and mix of housing 

Policy 6 - Housing space standards 

Policy 12 - District, Local and Neighbourhood Centres 

Policy 14 – Design 

Policy 15 - Local distinctiveness 

Policy 16 - Heritage considerations 

Policy 17 - Energy efficient design 

Policy 21 - Designing for housing 

Policy 25 - Sustainable travel 

Policy 26 - Location and layout of development 

Policy 32 - Parking standards 



Policy 36 - Walking, Cycling, and Powered Two Wheelers 

Policy 39 - Sustainable Drainage 

Policy 40 - Addressing Flood Risk in Planning Applications 

Policy 41 - Groundwater Protection 

Policy 42 - Open Space 

Policy 43 - Green Infrastructure/ green network 

Policy 44 - Biodiversity and wildlife 

Policy 45 – Trees 

Policy 47 - Atmospheric Pollution 

Policy 48 - Land Affected by Contamination 

Policy 49 - Noise Pollution 

Other Material Considerations: - 

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 10 – Trees 

SDP 11 - Open Space 

SPD 12 - Ecology and Biodiversity 

SPD 15 – Affordable Housing 



National Planning Policy Framework 

NPPF1  

Planning law requires that applications for planning permission be determined in accordance 

with the development plan, unless material considerations indicate otherwise . The National 

Planning Policy Framework must be 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). 

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

NPPF5 Delivering a sufficient supply of homes (paras 61 to 87). 

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

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

NPPF9 Promoting sustainable transport (paras 109 to 118). 

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

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

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

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

East Inshore and East Offshore Marine Plans 

None directly relevant 

PLANNING APPRAISAL 

This site has been subject to a number of approvals for very similar buildings to that proposed 

and the key considerations in this case are design, parking/highways impacts, departure from 

the Local Plan. 

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 City Plan (2017).  

The site is located within Neighbourhood Centre No, 61 which should be the focus for retail 

type developments, but the site is currently landscaping.  On this basis it is a departure from 

the Local plan.  However, Policy 12 does not exclude housing from Local Centres and there 

are other Local Plan Policies that are also relevant such as housing (policy 3), and critically in 

this case the previous permissions for this site.  It is the later that is considered most significant 

for the detailed consideration of this application. 

Departure From the Local Plan 

The site is identified in the Local Plan as part of the Neighbourhood Centre and the 

development for solely residential use is a departure.  Previous permissions included an 

element of commercial use that meant that they were compliant with the Local Plan.  In the 

Local plan there are policies that pull in different directions and decisions must be made in 

accordance with the development plan unless materials considerations indicate otherwise.  In 

this case the previous permission for this site, which are still capable of implementation, are an 

important consideration in favour of an approval these included mostly residential, and the now 

entirely residential use would also help deliver the increased housing numbers required since 

the Local Plan was adopted, in accordance with Local Plan Policy 3 and NPPF Guidance.  The 

application site is landscaping within the Neighbourhood Centre and whilst it forms an 

important landscape function it is not allocated as identified Greenspace under Policy 42.  On 

the above basis approval is recommended. 

 

Design and Conservation 

As highlighted above there have been a number of permissions granted for a very similar 

building on this site, see history section of report above.  The original consent was for a four 

storey building with commercial uses on the ground floor and 12 apartments above 

(22/00412/FULL).  This was subsequently sought to be revised to form single commercial unit 



at ground floor for restaurant use, and elevational changes (23/00608/S73), this was refused 

due to traffic generation and parking issues with the proposed restaurant.  The most recent 

application was approved (24/00065/S73) for amended elevations including increase in height 

to accommodate floor to ceiling height increase at ground floor and addition of dormer windows.  

See images for comparison below.   This permission lapses after 23.02.2026 and has not 

commenced yet. 

  

Approved 24/00065/S73   This proposal 

  



 

Approved 24/00065/S73 

 

Proposed 

  



 

Approved 24/00065/S73 

 

Proposed 

  



 Approved 24/00065/S73 

 Proposed 

As can be seen from above, apart from the ground floor, the proposed building is very similar 

to that approved in August 2024.  It is not considered to raise any new design concerns and 

no relevant changes in policy or guidance have occurred since that decision. 

There are some locally listed buildings nearby (Former Winding House) and a Grade II Listed 

Swing Bridge to the SE, but the impact upon them is considered to be acceptable because of 

their separation distance and other buildings in the area, complying with Local Plan Policy 16.  

The site is not located within a Conservation Area. 

The scheme was revised from the original 24 units down to 23 following comments from the 

Urban Design officer, who now raises no objections.  Many objections from local residents have 

been submitted concerning the scale and design, however for the above reasons the proposal 

is considered acceptable. 

On balance, it is considered that the proposed design given the proposed materials, 

appearance, design and similarity to the previously approved scheme, would offer a suitable 

standard of design that would comply with Local Plan policy 14 and SPD7 and NPPF guidance. 



Designing out crime and designing in community safety should be central to the planning and 

delivery of new development. Section 17 of the Crime and Disorder Act 1998 requires all local 

authorities to exercise their functions with due regard to their likely effect on crime and disorder, 

and to do all they reasonably can to prevent crime and disorder.  

Given the nature of the proposal, it is considered that there would not be, or likely to be, an 

increase in crime or disorder or the potential for such an increase due to the location and 

measures to secure suitable lighting to entrances.  The additional occupation would potentially 

lead to more passive surveillance and activity to help reduce crime levels. 

Parking/Highways 

57 parking spaces were previously approved under planning permission 24/0065/S73. 62 

spaces are now proposed, with the parking layout being revised.  See comparison below. 

  

Approved 24/00065/S73   This proposal 

It is known that the existing car park layout is problematic including steep inclines and 

subsidence, and has multiple users, beyond just the customers of the shops.  In the previous 

permissions there was also a mix of commercial and residential uses, and this proposal is now 

just residential.  However, it must still adequately serve both the existing shops and the 23 

apartments.  The scheme includes a more elaborate strategy that seeks to resolves these 

issues by better demarcation of the parking into 3 main areas and identified as apartment 

parking and retail parking.  There would be some overlap because the apartment parking is to 



the frontage and would be more attractive to shop users who are accustomed to parking in this 

area.  The rear parking is less visible and would also be used for the servicing of the shops.  

This matter has been the subject of further submission including a parking survey and further 

information.  As well as identifying the usage levels of the existing car park the document also 

confirms that the Applicant has agreed to segregate parking for the apartments which are to 

be via pop-up bollards controlled by fobs. This will ensure parking for apartments will be 

reserved at all times, as requested by HCC Highways. 

Local Plan Policy 32 (Parking Standards) identifies that the proposal would require 32 car 

parking spaces and at least 26 undercover cycle spaces.  Sixty-two car parking spaces are 

proposed this will serve both the existing retail units and the proposed apartments. It is 

proposed to provide 28 car parking spaces for the apartments with 3 disability spaces included. 

Although this does not meet the requirements of the Local Plan it exceeds 1 space per unit 

and is considered acceptable to Highways officers and Planning officers because of the 

sustainable location and also because the car parking survey highlighted that the retail parking 

is very short stay and well within the existing and proposed capacity of the car park, this is 

evidenced by the submitted survey. The survey does clarify current demand and shows that 

there is sufficient capacity to accommodate both existing retail parking demand and the parking 

required by the proposed residential development. 

The layout of the car park including pedestrian linkages and disabled parking is considered 

acceptable, see image below.  A resurfacing and re-profiling of the car park will ensure 

improved usability. 



 

Highways officers have advised that National Highways should be consulted, this has not taken 

place because there is no statutory requirement to do so and also because of the existing 

permission that could actually have more impact and have been previously approved. 

On the above basis, and subject to conditions, it is considered that the proposal would provide 

an acceptable standard of development that should not impact upon the wider amenity of the 

area or affect the existing use of the overall site.  This would accord with Local Plan policies 

26, and 32 plus NPPF advice within paragraphs 109 to 118l 

Impact on amenity 

The impact on amenity of the neighbours of a very similar building was assessed in 2024 and 

given that in essence that conclusion is still considered valid in that because of the relative 

isolation of the building and the distance from buildings on the south side of South Bridge Road, 

the building would not lead to undue impact on nearby buildings in terms of loss of light, 

overshadowing or overlooking. 



The amenity of the prospective residents is also considered to be acceptable with the 

apartments all having a suitable level of daylight and sunlight and also all being above the 

minimum space standards for one or two bedroom apartments.  There would be no commercial 

activity in the building so noise issues within the building could typically be controlled through 

building regulations with no need for conditions. 

On the above basis the proposal is considered to 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’ (BNG) in 

Planning Practice Guidance to distinguish it from other or more general biodiversity gains.  In 

this case the application is required to address BNG requirements. 

 

  

The applicant has submitted the required information including a landscape plan (see below) 

and there will be a requirement for off-site provision and on-site monitoring to ensure 

compliance, through a legal agreement. 



  

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 site, the applicant has submitted a Preliminary Ecological Appraisal to confirm this. 

Open space/playspace/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, 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 the contribution would, 

be £22,822. 



The proposal is not liable to CIL since apartment/flat type development is not required to 

contribute. 

In line with policy 45 of the local plan, 3 new trees of native species and local provenance are 

required to be planted for each new dwelling and 2 new trees to replace each one lost.  The 

planting of trees can reduce air pollution, absorb noise, contribute to greater health and 

wellbeing and provide a habitat for wildlife. Given the location and constraints of the site, the 

plans do not include provision for the planting of trees.  A financial contribution will therefore 

be required in order to provide the trees off-site and replace those lost to the development. 

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.  In this case a Climate Sustainability Statement has been submitted and 

highlights that amongst other things; the energy efficiency measures of the building are to go 

beyond current Part L 2021, with a potential site wide 58% saving in CO2, the development is 

to take a fabric first approach, The feasibility of renewable and low carbon technologies has 

been reviewed and the development is to incorporate a ASHP for hot water and accompanied 

by electric panel heaters for space heating.  This is considered to comply with Local Plan Policy 

17. 

Flood Risk/Drainage 

The site is located within a mixed flood zone ranging from areas that could flood up to 0.9m 

and also be within Flood Zone 2.  A site specific Flood Risk Assessment has been submitted 

as required for such major applications and the Environment Agency were consulted and 

commented as did the Hull City Council Lead Local Flood Authority.  The Environment Agency 

have objected on the basis that the previous use of the development site as a landfill presents 

a high risk of contamination that could be mobilised during construction to pollute controlled 

waters.  The Environment Agency identify that the applicant should submit a preliminary risk 

assessment which includes a desk study, conceptual model and initial risk assessment. This 

information must demonstrate to the local planning authority that the risk to controlled waters 

has been fully understood and can be addressed through appropriate measures.  In this case 



this matter is addressed through proposed condition CLC1D (Contamination Reports) which 

includes the need for an assessment of the potential risks to groundwaters and surface waters. 

The Environment Agency advise that in terms of flood risk conditions relating to floor levels, 

flood resilience and place of safety should be imposed, as well as a flood emergency plan 

condition.  This forms part of this recommendation.   

Sequentially the site is considered acceptable since it already benefits from planning 

permission and whilst the proposal is now fully residential, as opposed to commercial on the 

ground floor, the principle of development has been accepted and is a strong material 

consideration in support of an approval.  The applicant has not done a full sequential analysis 

of the whole city, a requirement for a major application, however because of the above rationale 

that is not considered necessary in this case. 

The Flood team have objected concerning the approach taken to assessing flood risk across 

a mixed zone site such as this.  Their overall advice is correct in that the higher of the risk 

zones should be used to assess the application.  However, since this is a major application, it 

was referred to the Environment Agency with a bespoke Flood Risk Assessment and it is 

through this mechanism that a finer grained approach is considered, as in this case.  The 

Environment Agency did not object on flood risk grounds and advised a condition (as 

recommended) to address flood risk.  It should also be noted that a very similar condition was 

imposed on the previous permissions for this site.   

A Drainage Impact Assessment has been submitted, this highlights that a “living roof system” 

is to be used on part of the development that will store water.  Further details can be secured 

by condition. 

On this basis, subject to conditions, the proposal is considered to comply with Local Plan 

Policies 38 and 40. 

Other Matters 

There have been many objections submitted and most of the substantive planning issues have 

been addressed above.  Other planning matters raised are addressed below. 

Local Infrastructure – There is no indication/evidence to demonstrate that the local 

infrastructure or services could not cope with these additional residential units. 



Construction impacts – This would be addressed through conditions. 

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 suitable level 

access to the ground floor is shown and the proposal also includes the provision of a lift to all 

floors.  M4(2) compliance can be secured by condition. 

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 would lead to additional employment opportunities during construction and would 

provide additional spending power through new residents. 

Social Objective: 

The proposal would provide more housing choice within the city and within the area. 



Environmental Objective: 

Subject to suitable conditions the proposal would lead to a Biodiversity Net Gain and whilst 

there would be some loss of landscaping the proposed landscaping and the design would 

provide an uplift for the area. 

A very similar building already has consent on this site and the revisions to convert it entirely 

to residential, whilst a departure from the Local Plan allocation for a Neighbourhood Centre, 

would provide housing to help meet the housing needs of the city.  On this basis, and subject 

to conditions to control important matters such as parking and flood risk, conditional approval 

(subject to a legal agreement) is recommended.  The proposal is considered to comply with 

Local Plan Policies 3, 4, 6, 21, 26, 32, 38, 40, 42, and 44; also, NPPF advice and SPD7. 
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