Report to the Planning Committee

Wards: All
16 September 2025

| Employment Land Position Statement — 2025

Report of the Director of Regeneration — Chris Jackson
Report Status:

This item is not exempt

Therefore exempt reasons are not applicable

This is a non-key decision.

1. Purpose of the Report and Summary

1.1. The purpose of this report is to inform committee of the annually produced
Employment Land Position Statement which presents development trends in
the city since the adoption of the Hull Local Plan in 2017, as well as the
current position of employment land supply in the city. The Position
Statement forms part of the evidence base that will inform the ongoing
production of a new Hull Local Plan, as well as informing determination of
planning applications.

2. Recommendations

2.1. That the findings of this annual report are received by the Planning
Committee to aid their understanding of economic activity within the city.

2.2. That Planning Committee endorse the Employment Land Position Statement
2025 (Appendix A) and associated maps (Appendix B) as the Council’s view
of available land with potential to support employment development.

2.3. That the findings of this Statement will form part of the evidence base
needed to inform production of the new Hull Local Plan, and to inform
determination of planning applications.
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3. Reasons for Recommendations

3.1.

The ongoing monitoring of relevant applications helps to ensure that
development and growth within Hull is being achieved in accordance with the
prevailing policy approach in the Local Plan. The evidence will also be key to
the review of planning policy through the ongoing update of the Local Plan.

4. Key Organisational Impacts

4.1.

4.1.1.

4.2.

42.1.

4.2.2.

4.3.

4.3.1.

Impact on other Executive Committees (including Area Committees) and
decision makers:

This is a factual report outlining progress in delivering employment
development in accordance with the Hull Local Plan. Any alterations in
existing policy (including allocation or de-allocation of land for employment
use) will potentially have more localised effects. At appropriate stages in
plan making, Area Committees will be consulted, and views taken forward as
the new plan is then also considered by Planning Committee and Cabinet
before public consultation.

Contribution to the delivery of the Community Plan, the Council Plan and/or
Area Plans:

The Employment Land Position Statement has considered the Community
Plan and Council Plan in its preparation. It supports the Hull Community
Plan's fourth key ambition of ‘Economic growth that works for all’ by
presenting the position of employment land in the city, which allows
businesses to invest, expand and adapt to ensure that the local economy is
vibrant, resilient and diverse.

This ongoing monitoring of the local economy by producing the annual
Employment Land Position Statement will inform the new Hull Local Plan as
it progresses. Early engagement on the new plan has already demonstrated
how the ambitions and commitments of the Hull Community Plan can be
embedded into the planning framework for the city. This will enable their
delivery to take place through the development and use of land and
buildings.

Impact on other key strateqies/business plans:

Highlighting the current position of the employment land supply in the city will
provide certainty for local businesses, local investors and industrial
developers.

Status: Final
08/09/2025

Our| @ @

2 values



4.3.2. This document will inform these interests of the current development
opportunities within the city with the intention of strengthening local
investment opportunities.

4.4. Equalities Impact Information

4.4.1. Completion of the Equality Impact Analysis Screening Tool 2025 concluded a
full Impact Analysis was not required for this report.

5. Consultation

5.1. A formal public consultation on the Employment Land Position Statement is not
required as this is an annual monitoring document, but the Council may choose
to inform stakeholders of the update via the usual communication channels.

5.2. It has been updated using data throughout the year including contact with
developers through the development management process and, for updates on
existing sites, other regeneration colleagues.

6. Background

6.1. The Council prepares an annual employment land review which seeks to
identify the quantity, type and location of employment land, required to meet the
employment land needs of the city. Previously, Planning Committee considered
these needs in the report ‘Hull Local Plan Review, Employment Land Needs
Assessment’.

6.2. National housing and economic land availability guidance requires local
planning authorities to identify a future supply of land which is suitable,
available and achievable for economic development uses over their Local Plan
period. However, the assessment does not in itself determine whether a site
should be allocated for development. It is the role of the assessment to provide
information on the range of sites which are available to meet the Council’s
requirements.

6.3. The Council therefore has prepared this Economic Land Position Statement
primarily to assess the supply of available employment land within Hull and to
provide a robust evidence base to underpin and inform the production of the
new Hull Local Plan. It also summarises and reviews the annual survey of this
land.

6.4. This position statement supplements the Employment Needs Assessment
which was considered by Planning Committee in September 2022. It provides
further information of available land which can contribute towards meeting
identified levels of need over the extended period of time being considered
through the review of the Local Plan.

7. Issues for Consideration

Overview of remaining supply on allocated sites
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7.1

7.2

7.3.

7.4.

7.5.

7.6.

7.7.

7.8.

An overview of the remaining allocated opportunities in each of the areas listed
above is provided below. References refer to those used in the Local Plan

Western Corridor

Development within the Priory Park Industrial Estate (Ref. 1) was held up due
to the need for junction improvements at the main entrance to the park. This
work has now been completed, and planning applications have been submitted
and determined, and development is being progressed. Four large applications
have been determined and permitted since December 2022, three of these
sites are yet to start but one is now under construction.

The former Birds Eye site (Ref. 3) remains undeveloped. The site is currently
vacant, and parts of the site are returning to nature.

Two relatively small plots remain at Wassand Street and Walcott Street, (Ref.
6) after initial developments occurred after the former use was cleared. The
owner of both sites is currently seeking an end user for the sites.

Land had recently been cleared in the area north of the existing allocation at
Neptune Street (Ref. 7). It is unclear what landowner intentions are for the
wider site. The site is currently used for mobile home storage with the owner
seeking external storage uses in the short term with the longer term aspiration
to seek alternative uses.

Land remains at St Andrews Dock (Ref. 8). This has complex issues around the
future of the Lord Line Building, and other historic features including the former
dock itself. There are also multiple owners of this site. Access is currently
though the St Andrews Retail Park, off the A63 with the access point into the
site being in different ownership to the St Andrew’s Dock site.

River Hull Corridor

The largest single opportunity within this employment area is the National Grid
site on Clough Road (Ref. 14). This site has long been associated with energy
production and has retained features related to gas storage and distribution.
After a few years of being on the market, the site has been bought by Ashcourt
and is now being advertised as ‘Bankside Business Park’ with opportunities for
plots to become available for outside storage compounds or
industrial/warehouse design and build, suggesting positive moves for the site to
be brought forward. Part of the site now has planning permission for a change
of use to open storage of caravans and lodges. The planning approval has
been implemented but that is not to say the site cannot be redeveloped as this
permission is effectively just a meantime use and does not preclude future
development.

Another relatively large site is Land at Rix Road (Ref. 16). The site appears to
be operated by Seaway Logistics as a storage/transit facility, as well as by
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7.9.

7.10.

7.11.

7.12.

7.13.

7.14.

7.15.

Wasteage Ltd. There does not appear to be a coherent use of the site other
than for opportunistic storage. The shape of the site is likely to require some
land assembly to make development more feasible. The proximity of a primary
school that the site surrounds on three sides will influence future development
options.

Land at Chapman Street (Ref. 18) has been cleared and levelled, and it was
reported that it has been acquired for future expansion of Reckitt Benckiser
which adjoins it.

Land at Oxford Street/Swann Street, Wincolmlee (Ref.10b) is partly linked to
surrounding operations on the opposite side of the road and is dependent on
several separate users as to whether it is developed comprehensively or
whether it is brought forward in a piecemeal fashion. At present there is no
immediate signs of development intent.

Land at Dalton Street (Ref. 11b) is the former Council Depot that was to be
used for processing of Refuse Derived Fuel, before this proposal moved to St
Mark Street. The site has recently been cleared of all the former depot buildings
and is now owned by the Ashcourt Group. This site use and/or redevelopment
and that of their adjacent site on Foster Street (Ref. 12) will depend on
Ashcourt Group’s future plans for the wider area that is in their ownership.

Land south of Foster Street (Ref. 12) was allocated in the Local Plan but
remains in operational use by the Ashcourt Group and there is no clear sign it is
a development site at this time.

A relatively long-standing site on Foster Street (Ref. 13) remains vacant. The
former buildings on the site were demolished leaving the floorplates as
hardstanding. Waste management activities in the immediate area may limit the
attractiveness of the site.

Three other small, allocated sites remain, two in relatively temporary uses (Ref.
15 and Ref. 20), that doesn’t preclude redevelopment, the other one (Ref. 9)
has, in the last few years been part of a planning appeal where it was
determined that it should be retained for employment use, with the
neighbouring use suggesting expansion.

Sutton Fields

This purpose-built industrial estate has few allocated opportunities left. One
opportunity still exists to be fully developed, Land south of Rotterdam Park (Ref.
37a and Ref. 37b). This development is phase 4 of the original planning
permission for the construction of the wider Rotterdam Industrial Park and is
still an allocated site. Part of the site (Ref 37a) was completed in 2023. The
remaining plot (Ref. 37b) has planning permission for the development of 3
buildings which will provide 12 individual commercial units (B2 and B8 uses).
Construction has started and is near to completion.
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7.16.

7.17.

7.18.

7.19.

7.20.

7.21.

7.22.

7.23.

7.24.

The allocated site at Land on Oslo Road, at the corner of Helsinki Road (Ref.
41) is now in use as Cranswick Food's parking area, but there is no relevant
planning permission. So, currently this site does not remain in the available
supply chain.

The remaining 4 allocated sites are all undeveloped with no planning
applications under consideration.

A large, grassed piece of land is located adjacent to and within the ownership of
Donaldsons (Ref. 40). It is presumed that it is retained for future expansion.

A similar sized site is also allocated on land west of Stockholm Road (Ref. 39).
This is currently used for car sales/delivery although this does not appear to
preclude future development. A smaller site (Ref. 36) is in the ownership of JR
Rix and is used for temporary storage.

The remaining allocation (Ref. 38) is a relatively small parcel of land and so
provides a limited opportunity for development.

Eastern Corridor

One of the most significant sites remaining available for development in the
Eastern Corridor is the Kingston Parklands Business Park (Ref. 23). This is on
the site of a former maternity hospital and presents a site with mature
landscaping within which plots will be developed. Plots are to be released in
phases as design and build opportunities. Planning permission was granted in
July 2023 to allow the temporary storage (for 5 years) of mobile homes and the
site is primarily being marketed for external storage, however the site is still not
in use.

Land at Keystore, Earles Road, South of Hedon Road (Ref. 22) was allocated
due to its EZ status but there has been no indication of future development by
the existing operator and its location and relatively small site make
redevelopment of this site unlikely.

Only one plot remains at Burma Drive (Ref. 26) after relatively rapid
development of this long-standing site, albeit with several low-density
developments featuring large open yard components. Three more densely
developed plots (Ref. 26j, Ref. 26k and Ref. 26l) were completed in 2023/24.
The last remaining vacant site on Burma Drive is (Ref. 26i) now has planning
permission for the construction of portal framed building for use as commercial
storage facility but development has not yet started.

The former Holderness Road Corridor Area Action Plan made provision for
approx. 9ha of employment land on Land west of Marfleet Lane (Ref. 28), a site
on part of the recreation ground of Fenners factory complex. This may now
depend on the wider strategy for the site, although an identified end-user is
seeking to redevelop this site and the older Fenners manufacturing facility.
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7.25.

7.26.

1.27.

7.28.

7.29.

7.30.

7.31.

7.32.

There has been a new development proposal submitted on behalf of Hallmark
Group, Valletta House, Valletta Street and permission granted in September
2023 on land off Valletta Street, Hedon Road (Ref. 30c). The proposed
proposal will provide a warehouse facility, the building will be temporary, as
reinforced by its type of construction, with its longevity subject to the decisions
of a new planning application. The construction has not yet started.

A large plot of land to the west of Somerden Road, the Willerby Caravans site
(Ref. 31) is currently an allocated site. However, this remains in operational use
with main production buildings as well as open storage. There is not believed to
be any current intent by the firm to relocate so the site does not present a
development opportunity and does not form a part of supply.

A similar approach has been taken for land north of Wyke Works (Ref. 33)
where the site was cleared, and hardstanding constructed to provide storage
linked to Europa Caravans. This will not necessarily preclude future
development, but in the interim, it has been taken for operational use and does
not form part of supply.

The former Issac Newton site, Annandale Road (Ref. 32) is an allocation
relating back to the wider strategy of the Holderness Road Corridor Area Action
Plan. The Area Action Plan stated the site’s potential for up to 3ha of land to be
developed to provide for development of small-scale office/business start-up
space within Use Class B1 amongst a mixture of other uses on the site.

A site north of Hedon Road (Ref. 34) has simply been absorbed into the wider
operation of Paneltex of which it forms a part and is therefore not a
development site now.

A large site located off Somerden Road (Ref. 35) is connected by a bridge
across Old Fleet drain to an adjoining site within the East Riding of Yorkshire
believed to be operated/owned by Rix Shipping Co, as used for timber storage.
The site within Hull also appears to be used currently for residual storage of
goods from the adjoining operation. Future development would therefore
depend on intentions of this company.

Three other allocations are relatively small sites of land and so provide limited
opportunity (Ref. 21, Ref. 24, and Ref. 27).

National Avenue

The remaining allocated site (Ref. 42) in the location appears to have some sort
of infrastructure installed on it, possibly related to an adjoining use. It is not
considered that it provides a clear development opportunity and does not form
a part of the supply.
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Update of Table 4.1 of the Hull Local Plan 2016 — 2032

Site | Address Local Plan | Current
Ref. site area | available
(ha) area (ha)

Western Corridor

1. Priory Business Park. 7.11 451

2. Priory Business Park (Arco). 3.81 0

3. Former Birds Eye factory site, Hessle Road. 7.21 7.21

4. Land on the north side of Freightliner Road. 0.11 0

5. Former Cavaghan & Gray factory, Freightliner Road. 0.92 0

6. Land between Wassand Street and Walcott Street, Hessle | 0.63 0.63
Road.

7. Neptune Street. 1.34 3.75¢

8. St Andrews Dock. 4.39 4.39

Total 25.50 20.49

River Hull Corridor

0. Land west of Gibson Street. 0.69 0.69

10. Land at Oxford Street/Swann Street, Wincolmlee. 0.78 0.61

11. Land at Cleveland Street (former ADM Cocoa Plant), | 4.86 1.64
including the former Spillers Flour Mill site.

12. Land south of Foster Street, Stoneferry Road. 2.06 0

13. Land at Foster Street, Stoneferry Road. 2.79 2.79

14. National Grid site, Clough Road. 13.5 13.5

15. Former Ameron Paint Factory site, Bankside. 2.06 0.57

16. Land at Rix Road, Stoneferry Road. 4.93 4.93

17. Land at the eastern end of Bedford Street, Cleveland | 0.90 0
Street.

18. Land at Chapman Street. 1.87 1.87

19. Land at St. Mark Street. 1.14 0

20. Land on the south of Merrick Street, Hedon Road. 0.40 0.40

L includes expanded site resulting from demolition of adjoining AJK warehouses.
Status: Final Our |
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Total 35.98 27.00

Eastern Corridor

21. Land at the corner of Hedon Road and Mount Pleasant. 0.72 0.72

22 Land at Keystore, Earles Road, south of Hedon Road. 0.51 0.51

23. Kingston Parklands Business Park, Hedon Road. 4.63 4.63

24. Former Norman Nicholson Box site, Hedon Road. 0.31 0.31

25, Land west of Littlefair Road, north of Hedon Road. 0.72 0

26. Land at Burma Drive, Marfleet Lane. 4.67 0.21

27. Land to the south of Hedon Road, south east of Marfleet | 0.43 0.43
Avenue roundabout.

28. Land west of Marfleet Lane (part of Fenners factory | 0.87 0.87
complex).

29. Land at Elba Street (1251 Hedon). 1.99 0

30. Land off Valletta Street, Hedon Road, including former | 8.09 2.38
Seven Seas factory site.

31. Land to the west of Somerden Road. 9.51 0

32. Former Isaac Newton School site. 3.17 3.17

33. Land north of Wyke Works, Hedon Road. 1.66 0

34. Kingston International Business Park, Hedon Road. 0.85 0

35. Land on the eastern side of Somerden Road, Hedon Road. | 2.61 2.61

Total 40.74 15.84

Sutton Fields

36. Geneva Way (south side, east end). 0.76 0.76

37. Land South of Rotterdam Park. 0.41 0

38. Land at corner of Hamburg Road and Rotterdam Road. 0.40 0.40

30. Land west of Stockholm Road. 1.44 1.44

40. Land next to Donaldson Filtration Components factory, | 1.52 1.52
Stockholm Road.

41. Land on Oslo Road, at the corner of Helsinki Road. 0.15 0
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Total

4.70 412

Nation

al Avenue

42.

Land at the north side of Bontoft Avenue. 0.35 0

43.

The Ideal Business Park, National Avenue. 0.38 0

Total

0.70 0.00

Overall Total 107.62 67.45

7.33.

7.34.

7.35.

7.36.

7.37.

7.38.

Kingswood

Allocations were made through the Kingswood Area Action Plan. The largest
site in the Kingswood Employment Area, land at Connaught Road, Kingswood
(Ref. 14/10-6) is a site of 7.7ha in size and is allocated exclusively for
employment use. This site remains vacant without planning approval for
development, although a small area to the south is currently used for car park
linked to adjoining uses.

The other sites are allocated for a mix of either employment, community and/or
leisure use. These, Plot B - south of Ashcombe Road, Plot C - west of Barnes
Way, Plot D - Connaught Road, and Plot E - south of Raich Carter Way, with
continuing pressure to develop the remaining land for non-
employment/community use. The final allocated employment site Plot F - south
of Connaught Road gained planning permission for the development of a Lidl
supermarket on one site. That permission has been implemented, and the store
opened earlier in the year, with the loss of 1.08 ha of allocated employment
land.

Plot A - Barnes Way had been allocated for employment and/or community
uses but was granted planning permission for residential development and
construction of housing development has now begun.

Other sites have also previously gained consent, one for parking to serve
existing employment uses, and one for a community church. Neither of these
have been implemented.

Currently it is estimated that up to 14.11ha of mixed-use land could support
employment, community use and/or leisure uses, when discounting completed
development which has been implemented since the adoption of the current
plan.

City Centre

Two specific schemes with an element of office floorspace have been proposed
on allocated sites in the city centre, giving more clarity of where such use will
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7.39.

7.40.

7.41.

7.42.

7.43.

7.44.

come forward. The most significant is at Albion Square (Ref. M1) which will
include 3,548m2 of grade A space. The permitted permission for this major city
centre regeneration has seen an evolution of plans, resulting in this latest
proposal. However, this planning permission is unlikely to proceed as the
construction of the Community Diagnostic Centre (for Humber Teaching
Hospital Trust) has been begun on part of the site and the wider Albion Square
development scheme will have to evolve again.

The second development scheme on land to the north of Castle Street and
south-east of Waterhouse Lane (Ref. 2Mb) which includes 259m? of office
space, is now under construction.

Other mixed-use allocations, while referring to potential office development, do
so in the context of potential for a range of other main town centre uses.
Therefore, it is difficult to quantify what future office development could be on
these sites, and it will be more helpful to monitor and review supply as it comes
forward. Offices represent a main town centre use that will continue to be
encouraged within the city centre.

While there have been significant losses of older office accommodation in the
centre, particularly to housing, recent development has demonstrated a
continuing demand for modern Grade A office accommodation. The move to
more flexible working in terms of location will clearly impact on future demand,
reinforcing the need to monitor and review supply needs.

Although not allocated due to commitment and progress at the time of adoption
of the plan, 31 - 38 At the Dock, Queen Street has also provided 5,763m?2 of
office space within the plan period (3,916m? complete in 2017 and a second
phase of 1,847m2 complete in 2021). This includes some space specifically
designed for flexible working. The final phase of this development (Block B,
providing 2,750m? of office space) is now complete and in use.

Port of Hull

The ports operate within their own regime of permitted development rights. Two
allocations of 48.5ha in total, were made at Queen Elizabeth Dock for a specific
range of uses, with a general intention to support ‘Green Port’ Hull and
renewable energy development. These remain available but their future use is
subject to approval from the owners of the sites, Associated British Ports (ABP).

A Local Development Order (LDO) was also prepared for sites in the Port area
that could support development. This included the allocated sites, but also what
has become the Siemens wind turbine manufacturing plant on Alexandra Dock.
The LDO set out a maximum floorspace that could be developed in this location
and a recent Reserved Matters scheme has been granted permission making
this development a major expansion to the Siemens operation.
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7.45.

7.46.

7.47.

7.48.

7.49.

7.50.

7.51.

7.52.

Overview of the position of non-allocated sites within designated employment
areas

In addition to the opportunities identified on land allocated for employment use
in the Local Plan, many planning proposals for new employment use come
forward within the wider employment areas in the city. These are identified
through submission of planning applications. These applications include
permissions for the expansion of operations within businesses’ existing site
boundaries, construction of new buildings, or redevelopment of existing
buildings. They also include development of ‘new’ sites, following demolition or
clearance of previous uses.

Existing buildings can be subject to change of use. This does not always
involve changes in floorspace but can be important where this is facilitating
growth of companies or accommodating new or relocating companies. It is
therefore an indicator of demand for space. It can also demonstrate demand for
other uses within industrial areas.

The number and scale of such proposals is significant in the city which relies on
recycling of brownfield land for much of its development needs, with very little
greenfield land remaining available for development.

Such schemes are generally represented by floorspace rather than site area, as
a large proportion take place within existing sites or through change of use, so
there is not a clearly defined and measurable site.

In summary:

Currently on non-allocated sites there is 7,674m? of floorspace for B and E(Q)
use with extant planning permission for development, located across seven
employment areas in the city. An additional scheme for the construction of a
factory unit (for 620mz2 of E(g)ii floorspace) located in a non-designated
employment area had planning permission previously but this permission has
now lapsed.

Along with these employment development opportunities another proposal
involving the loss of 800m?2 of office use floorspace in the city centre has been
permitted.

At the time of the 2025 survey 1,409mz2 of E(g)(i) office floorspace was under
construction on two sites. And 9,291m?2 of B1, B2 and B8 floorspace on five
sites was also being constructed. However, five schemes for the change of use
of vacant offices to apartments (with a loss of 2,305m2 former B1(a) floorspace
in the City Centre) and one housing development (with the loss of 3.81ha of
allocated employment land at Kingswood) are also underway.

In this year’s survey period 15,818m?2 has been developed for employment uses
on eight individual sites.
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7.53.

7.54.

7.55.

7.56.

7.57.

7.58.

This includes 380mz2 for new office space in the City Centre, 170m2 for research
and development (now Use Class E(g) (ii) in the River Hull Corridor, 13,070m?2
developed for general industrial use (B2), mainly in Sutton Fields and 2,198m?2
has been developed for mixed employment use (B8 and B1(a) now E(g)(i)
office) in the Western Corridor.

Notable developments this year include: the construction of multi-purpose
manufacturing and staff welfare building for Siemens Gamesa Renewable
Energy at Alexandra Dock; the construction of a two and a half storey
Technology Centre Building for Ideal Heating on National Avenue; the
completion of a large extension to the production facilities at Geneva Way
Business Park on behalf of Benson Park Ltd.; and the development of over
2,000m? of storage floorspace (B2) to provide additional warehousing facilities,
along with a traditional masonry office building for European Port Services Gb
Ltd., at their Freightliner Road base.

Completions in the period 2016 — 2025

67,905m?2 of floorspace for B and E(g) use, on 26 allocated employment land
sites, has been developed since the plan period began. This figure rises to
72,987m?2 of floorspace developed, on 27 allocated employment and mixed-use
sites, when the city centre figures are counted in the overall figure.

This compares to the figure of 139,820m?2 of floorspace for B and E(g) use that
has been completed on 104 non-allocated sites over the plan period to date.
Again, this figure rises to 162,796mz2 floorspace developed on 116 non-
allocated sites, when the city centre figures are counted in the overall figure.

21,851m? of previously employment use floorspace located on 28 sites (on both
allocated and non-allocated land) have been lost to non B or E(g) uses in this
time period. This figure includes a very small amount (279m?) that has been
developed for non-B use as part of a wider scheme on an otherwise
employment site and the use of a previous allocated employment site as a car
park.

It is very clear therefore that whilst there is a need to identify a range of
allocated sites to meet employment development needs, the approach adopted
in the plan of supporting employment growth in existing designated employment
areas is also of great significance.
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Graphs of development trends since 2017
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8. Options and Risk Assessment

8.1. The options available to Members are:

8.2.Option 1. Agree to approve the Employment Land Position Statement as part of
the evidence base and it's use for consultation purposes, including the
incorporation of any amendments required by Committee.

8.3.0ption 2. To reject the Employment and Position Statement as part of the Hull
Local Plan.

8.4.0Option 1 is the preferred option as this means that the Council is meeting its
obligations in relation to producing an evidence base against which to review the
Local Plan and determine planning applications. Failure to have a robust evidence
base would result in potential challenge through the Local Plan examination
process and could undermine the Council’s ability to defend speculative
applications for non-employment development on allocated land/designated
existing employment areas.

9. Comments of the Monitoring Officer (Town Clerk).

9.1 The content of the report is noted. Section 13 of the Planning and Compulsory
Purchase Act 2004 provides that a local planning authority must keep under review
the matters which may be expected to affect the development of their area or the
planning of its development. The Employment Land Position Statement complies with
this requirement. Once approved, the Employment Land Position Statement will
provide a reliable evidence base in support of the developing Local Plan.

Therefore, recommendations at paragraph 2 of this report are supported.

10.Comments of the Section 151 Officer (Director of Finance and Transformation)

10.1 The Director of Finance and Transformation notes the details within the report.
There are no financial implications within the report.

11.Comments of the Assistant Director OD & HR and compliance with the Equality

Duty

11.1 The content of the report is noted. There are no staffing or equality matters
arising for the council from this decision. KH

12.Comments of Overview and Scrutiny

12.1 This report has not been subject to scrutiny. Ref: Sc8931
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Director of Regeneration — Chris Jackson

Contact Officer: Kate Leeming Telephone No.: 01482 612369

Officer Interests: None

Background Documents: - Employment Land Position Statement 2025

Status: Final
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Implications Matrix

This section must be completed and you must ensure that you have fully

considered all potential implications

This matrix provides a simple check list for the things you need to have considered within

your report

If there are no implications please state

I have informed and sought advice from HR,
Legal, Finance, Overview and Scrutiny and the
Climate Change Advisor and any other key
stakeholders i.e. Portfolio Holder, relevant Ward
Members etc prior to submitting this report for
official comments

Yes

| have considered whether this report requests
a decision that is outside the Budget and Policy
Framework approved by Council

Yes

Value for money considerations have been
accounted for within the report

Yes

The report is approved by the relevant
Director/Assistant Director

Yes

| have included any procurement/commercial
issues/implications within the report

Yes

| have considered the potential media interest in
this report and liaised with the Media Team to
ensure that they are briefed to respond to media
interest.

Yes

| have included any equalities and diversity
implications within the report and where
necessary | have completed an Equalities
Impact Assessment and the outcomes are
included within the report

Yes

Any Health and Safety implications are included
within the report

N/A

Any human rights implications are included
within the report

N/A

Status: Final
08/09/2025
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| have included any community safety
implications and paid regard to Section 17 of
the Crime and Disorder Act within the report

N/A

| have liaised with the Climate Change Advisor
and any environmental and climate change
issues/sustainability implications are included
within the report

N/A

| have considered how the decision may
contribute or impact on culture and heritage
within the city.

N/A

| have included information about how this report
contributes to the Community Plan/ Area
priorities within the report

Yes

| have considered the impact on air quality,
carried out an appropriate assessment and
included any resulting actions or opportunities
necessary to improve air quality in the report.

N/A

| have considered the impact on Children
Looked After and Care Leavers and any
resulting  actions/implications have been
included within the report.

N/A

Status: Final
08/09/2025
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	1. Purpose of the Report and Summary
	1.1. The purpose of this report is to inform committee of the annually produced Employment Land Position Statement which presents development trends in the city since the adoption of the Hull Local Plan in 2017, as well as the current position of empl...

	2. Recommendations
	2.1. That the findings of this annual report are received by the Planning Committee to aid their understanding of economic activity within the city.
	2.2. That Planning Committee endorse the Employment Land Position Statement 2025 (Appendix A) and associated maps (Appendix B) as the Council’s view of available land with potential to support employment development.
	2.3. That the findings of this Statement will form part of the evidence base needed to inform production of the new Hull Local Plan, and to inform determination of planning applications.
	3. Reasons for Recommendations
	3.1. The ongoing monitoring of relevant applications helps to ensure that development and growth within Hull is being achieved in accordance with the prevailing policy approach in the Local Plan. The evidence will also be key to the review of planning...
	4. Key Organisational Impacts
	4.1. Impact on other Executive Committees (including Area Committees) and decision makers:
	4.1.1. This is a factual report outlining progress in delivering employment development in accordance with the Hull Local Plan.  Any alterations in existing policy (including allocation or de-allocation of land for employment use) will potentially hav...
	4.2. Contribution to the delivery of the Community Plan, the Council Plan and/or Area Plans:
	4.2.1. The Employment Land Position Statement has considered the Community Plan and Council Plan in its preparation. It supports the Hull Community Plan's fourth key ambition of ‘Economic growth that works for all’ by presenting the position of employ...
	4.2.2. This ongoing monitoring of the local economy by producing the annual Employment Land Position Statement will inform the new Hull Local Plan as it progresses. Early engagement on the new plan has already demonstrated how the ambitions and commit...
	4.3. Impact on other key strategies/business plans:
	4.3.1. Highlighting the current position of the employment land supply in the city will provide certainty for local businesses, local investors and industrial developers.
	4.3.2. This document will inform these interests of the current development opportunities within the city with the intention of strengthening local investment opportunities.
	4.4. Equalities Impact Information
	4.4.1. Completion of the Equality Impact Analysis Screening Tool 2025 concluded a full Impact Analysis was not required for this report.
	5. Consultation
	5.1. A formal public consultation on the Employment Land Position Statement is not required as this is an annual monitoring document, but the Council may choose to inform stakeholders of the update via the usual communication channels.
	5.2. It has been updated using data throughout the year including contact with developers through the development management process and, for updates on existing sites, other regeneration colleagues.
	6. Background
	6.1. The Council prepares an annual employment land review which seeks to identify the quantity, type and location of employment land, required to meet the employment land needs of the city. Previously, Planning Committee considered these needs in the...
	6.2. National housing and economic land availability guidance requires local planning authorities to identify a future supply of land which is suitable, available and achievable for economic development uses over their Local Plan period. However, the ...
	6.3. The Council therefore has prepared this Economic Land Position Statement primarily to assess the supply of available employment land within Hull and to provide a robust evidence base to underpin and inform the production of the new Hull Local Pla...
	6.4. This position statement supplements the Employment Needs Assessment which was considered by Planning Committee in September 2022.  It provides further information of available land which can contribute towards meeting identified levels of need ov...
	7. Issues for Consideration
	Overview of remaining supply on allocated sites
	7.1. An overview of the remaining allocated opportunities in each of the areas listed above is provided below. References refer to those used in the Local Plan
	Western Corridor
	7.2. Development within the Priory Park Industrial Estate (Ref. 1) was held up due to the need for junction improvements at the main entrance to the park. This work has now been completed, and planning applications have been submitted and determined, ...
	7.3. The former Birds Eye site (Ref. 3) remains undeveloped. The site is currently vacant, and parts of the site are returning to nature.
	7.4. Two relatively small plots remain at Wassand Street and Walcott Street, (Ref. 6) after initial developments occurred after the former use was cleared. The owner of both sites is currently seeking an end user for the sites.
	7.5. Land had recently been cleared in the area north of the existing allocation at Neptune Street (Ref. 7). It is unclear what landowner intentions are for the wider site. The site is currently used for mobile home storage with the owner seeking exte...
	7.6. Land remains at St Andrews Dock (Ref. 8). This has complex issues around the future of the Lord Line Building, and other historic features including the former dock itself. There are also multiple owners of this site. Access is currently though t...
	River Hull Corridor
	7.7. The largest single opportunity within this employment area is the National Grid site on Clough Road (Ref. 14). This site has long been associated with energy production and has retained features related to gas storage and distribution. After a fe...
	7.8. Another relatively large site is Land at Rix Road (Ref. 16). The site appears to be operated by Seaway Logistics as a storage/transit facility, as well as by Wasteage Ltd. There does not appear to be a coherent use of the site other than for oppo...
	7.9. Land at Chapman Street (Ref. 18) has been cleared and levelled, and it was reported that it has been acquired for future expansion of Reckitt Benckiser which adjoins it.
	7.10. Land at Oxford Street/Swann Street, Wincolmlee (Ref.10b) is partly linked to surrounding operations on the opposite side of the road and is dependent on several separate users as to whether it is developed comprehensively or whether it is brough...
	7.11. Land at Dalton Street (Ref. 11b) is the former Council Depot that was to be used for processing of Refuse Derived Fuel, before this proposal moved to St Mark Street. The site has recently been cleared of all the former depot buildings and is now...
	7.12. Land south of Foster Street (Ref. 12) was allocated in the Local Plan but remains in operational use by the Ashcourt Group and there is no clear sign it is a development site at this time.
	7.13. A relatively long-standing site on Foster Street (Ref. 13) remains vacant. The former buildings on the site were demolished leaving the floorplates as hardstanding. Waste management activities in the immediate area may limit the attractiveness o...
	7.14. Three other small, allocated sites remain, two in relatively temporary uses (Ref. 15 and Ref.  20), that doesn’t preclude redevelopment, the other one (Ref. 9) has, in the last few years been part of a planning appeal where it was determined tha...
	Sutton Fields
	7.15. This purpose-built industrial estate has few allocated opportunities left. One opportunity still exists to be fully developed, Land south of Rotterdam Park (Ref. 37a and Ref. 37b). This development is phase 4 of the original planning permission ...
	7.16. The allocated site at Land on Oslo Road, at the corner of Helsinki Road (Ref. 41) is now in use as Cranswick Food's parking area, but there is no relevant planning permission. So, currently this site does not remain in the available supply chain.
	7.17. The remaining 4 allocated sites are all undeveloped with no planning applications under consideration.
	7.18. A large, grassed piece of land is located adjacent to and within the ownership of Donaldsons (Ref. 40). It is presumed that it is retained for future expansion.
	7.19. A similar sized site is also allocated on land west of Stockholm Road (Ref. 39). This is currently used for car sales/delivery although this does not appear to preclude future development. A smaller site (Ref. 36) is in the ownership of JR Rix a...
	7.20. The remaining allocation (Ref. 38) is a relatively small parcel of land and so provides a limited opportunity for development.
	Eastern Corridor
	7.21. One of the most significant sites remaining available for development in the Eastern Corridor is the Kingston Parklands Business Park (Ref. 23). This is on the site of a former maternity hospital and presents a site with mature landscaping withi...
	7.22. Land at Keystore, Earles Road, South of Hedon Road (Ref. 22) was allocated due to its EZ status but there has been no indication of future development by the existing operator and its location and relatively small site make redevelopment of this...
	7.23. Only one plot remains at Burma Drive (Ref. 26) after relatively rapid development of this long-standing site, albeit with several low-density developments featuring large open yard components. Three more densely developed plots (Ref. 26j, Ref. 2...
	7.24. The former Holderness Road Corridor Area Action Plan made provision for approx. 9ha of employment land on Land west of Marfleet Lane (Ref. 28), a site on part of the recreation ground of Fenners factory complex. This may now depend on the wider ...
	7.25. There has been a new development proposal submitted on behalf of Hallmark Group, Valletta House, Valletta Street and permission granted in September 2023 on land off Valletta Street, Hedon Road (Ref. 30c). The proposed proposal will provide a wa...
	7.26. A large plot of land to the west of Somerden Road, the Willerby Caravans site (Ref. 31) is currently an allocated site. However, this remains in operational use with main production buildings as well as open storage. There is not believed to be ...
	7.27. A similar approach has been taken for land north of Wyke Works (Ref. 33) where the site was cleared, and hardstanding constructed to provide storage linked to Europa Caravans. This will not necessarily preclude future development, but in the int...
	7.28. The former Issac Newton site, Annandale Road (Ref. 32) is an allocation relating back to the wider strategy of the Holderness Road Corridor Area Action Plan. The Area Action Plan stated the site’s potential for up to 3ha of land to be developed ...
	7.29. A site north of Hedon Road (Ref. 34) has simply been absorbed into the wider operation of Paneltex of which it forms a part and is therefore not a development site now.
	7.30. A large site located off Somerden Road (Ref. 35) is connected by a bridge across Old Fleet drain to an adjoining site within the East Riding of Yorkshire believed to be operated/owned by Rix Shipping Co, as used for timber storage. The site with...
	7.31. Three other allocations are relatively small sites of land and so provide limited opportunity (Ref. 21, Ref. 24, and Ref. 27).
	National Avenue
	7.32. The remaining allocated site (Ref. 42) in the location appears to have some sort of infrastructure installed on it, possibly related to an adjoining use. It is not considered that it provides a clear development opportunity and does not form a p...
	Update of Table 4.1 of the Hull Local Plan 2016 – 2032
	Kingswood
	7.33. Allocations were made through the Kingswood Area Action Plan. The largest site in the Kingswood Employment Area, land at Connaught Road, Kingswood (Ref. 14/10-6) is a site of 7.7ha in size and is allocated exclusively for employment use. This si...
	7.34. The other sites are allocated for a mix of either employment, community and/or leisure use. These, Plot B - south of Ashcombe Road, Plot C - west of Barnes Way, Plot D - Connaught Road, and Plot E - south of Raich Carter Way, with continuing pre...
	7.35. Plot A - Barnes Way had been allocated for employment and/or community uses but was granted planning permission for residential development and construction of housing development has now begun.
	7.36. Other sites have also previously gained consent, one for parking to serve existing employment uses, and one for a community church. Neither of these have been implemented.
	7.37. Currently it is estimated that up to 14.11ha of mixed-use land could support employment, community use and/or leisure uses, when discounting completed development which has been implemented since the adoption of the current plan.
	City Centre
	7.38. Two specific schemes with an element of office floorspace have been proposed on allocated sites in the city centre, giving more clarity of where such use will come forward. The most significant is at Albion Square (Ref. M1) which will include 3,...
	7.39. The second development scheme on land to the north of Castle Street and south-east of Waterhouse Lane (Ref. 2Mb) which includes 259m2 of office space, is now under construction.
	7.40. Other mixed-use allocations, while referring to potential office development, do so in the context of potential for a range of other main town centre uses. Therefore, it is difficult to quantify what future office development could be on these s...
	7.41. While there have been significant losses of older office accommodation in the centre, particularly to housing, recent development has demonstrated a continuing demand for modern Grade A office accommodation. The move to more flexible working in ...
	7.42. Although not allocated due to commitment and progress at the time of adoption of the plan, 31 - 38 At the Dock, Queen Street has also provided 5,763m² of office space within the plan period (3,916m2 complete in 2017 and a second phase of 1,847m²...
	Port of Hull
	7.43. The ports operate within their own regime of permitted development rights. Two allocations of 48.5ha in total, were made at Queen Elizabeth Dock for a specific range of uses, with a general intention to support ‘Green Port’ Hull and renewable en...
	7.44. A Local Development Order (LDO) was also prepared for sites in the Port area that could support development. This included the allocated sites, but also what has become the Siemens wind turbine manufacturing plant on Alexandra Dock. The LDO set ...
	Overview of the position of non-allocated sites within designated employment areas
	7.45. In addition to the opportunities identified on land allocated for employment use in the Local Plan, many planning proposals for new employment use come forward within the wider employment areas in the city. These are identified through submissio...
	7.46. Existing buildings can be subject to change of use. This does not always involve changes in floorspace but can be important where this is facilitating growth of companies or accommodating new or relocating companies. It is therefore an indicator...
	7.47. The number and scale of such proposals is significant in the city which relies on recycling of brownfield land for much of its development needs, with very little greenfield land remaining available for development.
	7.48. Such schemes are generally represented by floorspace rather than site area, as a large proportion take place within existing sites or through change of use, so there is not a clearly defined and measurable site.
	In summary:
	7.49. Currently on non-allocated sites there is 7,674m² of floorspace for B and E(g) use with extant planning permission for development, located across seven employment areas in the city. An additional scheme for the construction of a factory unit (f...
	7.50. Along with these employment development opportunities another proposal involving the loss of 800m² of office use floorspace in the city centre has been permitted.
	7.51. At the time of the 2025 survey 1,409m² of E(g)(i) office floorspace was under construction on two sites. And 9,291m² of B1, B2 and B8 floorspace on five sites was also being constructed. However, five schemes for the change of use of vacant offi...
	7.52. In this year’s survey period 15,818m² has been developed for employment uses on eight individual sites.
	7.53. This includes 380m² for new office space in the City Centre, 170m² for research and development (now Use Class E(g) (ii) in the River Hull Corridor, 13,070m² developed for general industrial use (B2), mainly in Sutton Fields  and 2,198m² has bee...
	7.54. Notable developments this year include: the construction of multi-purpose manufacturing and staff welfare building for Siemens Gamesa Renewable Energy at Alexandra Dock; the construction of a two and a half storey Technology Centre Building for ...
	Completions in the period 2016 – 2025
	7.55. 67,905m² of floorspace for B and E(g) use, on 26 allocated employment land sites, has been developed since the plan period began. This figure rises to 72,987m² of floorspace developed, on 27 allocated employment and mixed-use sites, when the cit...
	7.56. This compares to the figure of 139,820m² of floorspace for B and E(g) use that has been completed on 104 non-allocated sites over the plan period to date. Again, this figure rises to 162,796m² floorspace developed on 116 non-allocated sites, whe...
	7.57. 21,851m² of previously employment use floorspace located on 28 sites (on both allocated and non-allocated land) have been lost to non B or E(g) uses in this time period. This figure includes a very small amount (279m²) that has been developed fo...
	7.58. It is very clear therefore that whilst there is a need to identify a range of allocated sites to meet employment development needs, the approach adopted in the plan of supporting employment growth in existing designated employment areas is also ...
	Graphs of development trends since 2017

	8. Options and Risk Assessment
	8.1. The options available to Members are:
	8.2. Option 1. Agree to approve the Employment Land Position Statement as part of the evidence base and it’s use for consultation purposes, including the incorporation of any amendments required by Committee.
	8.3. Option 2. To reject the Employment and Position Statement as part of the Hull Local Plan.
	8.4. Option 1 is the preferred option as this means that the Council is meeting its obligations in relation to producing an evidence base against which to review the Local Plan and determine planning applications.  Failure to have a robust evidence ba...

	9. Comments of the Monitoring Officer (Town Clerk).
	Therefore, recommendations at paragraph 2 of this report are supported.
	10. Comments of the Section 151 Officer (Director of Finance and Transformation)
	10.1 The Director of Finance and Transformation notes the details within the report. There are no financial implications within the report.
	11. Comments of the Assistant Director OD & HR and compliance with the Equality Duty
	11.1 The content of the report is noted. There are no staffing or equality matters  arising for the council from this decision. KH
	12. Comments of Overview and Scrutiny
	12.1  This report has not been subject to scrutiny. Ref: Sc8931


