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ST ANDREWS AND DOCKLAND

Application No.
25/00506/FULL
Proposal
External alterations to the existing building including the installation of an atrium, installation
of new window openings, and replacement of existing windows to upvc.
Revised proposal involving the retention of some commercial units on the ground floor.

Application Address: - Date registered:

Former Debenhams Store 15.07.2025

Prospect Street Consultation Expiry:

Kingston Upon Hull 11.11.2025

HU2 8PQ Target date:
09.09.2025

Applicant: - Extension of Time Date:

Mr Tom Danby 5/12/25

Case Officer: -

Chris Peach

Recommendation: -

Conditional Approval

Reason as to why the case is at committee:

Councillor Hale has requested a Planning Committee decision.

There will also be a Planning Committee site visit.
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RECOMMENDATION

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

1)

Det 1D (Development to accord with approved plans)

[25-02-B-000 Location Plan, Revised drawings received 14/11/25 ]

2)

3)

4)

5)

6)

7

8)

Det 2B (Time limit — Full application)

CONS1N (Construction Management Plan)

CLC2B (Reporting of Unexpected Contamination)

CLC4C (Submission of Test Certificates For Imported Soil)

No development shall commence until plans, elevations, and sections to a scale of
not less than 1:20 scale showing the position of the Ferensway upper floor windows
within their reveal and details of the glazing bars and any means of ventilation, have
been submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out and thereafter retained as approved. A condition is
necessary to ensure the details of the proposal can be fully assessed before they
are implemented to ensure a satisfactory quality of development which complies with
policies 14 and 16 of the Local Plan.

Prior to the occupation of the second dwelling hereby approved occurring details of
a sustainable drainage strategy for the site shall be submitted for written approval to
the Local Planning Authority. The scheme shall include details of how the planting
and areas within the in the atrium will contributes to reducing surface water run off
including calculations, to reduce surface water run off and to comply with policy 39

of the Local Plan.

Prior to the occupation of the second dwelling hereby approved occurring details of

a management and maintenance plan for the lifetime of the sustainable drainage
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system shall be 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).

SITE

The site is a vacant department store, formerly Debenhams, located on Prospect Street but
with frontages onto Brook Street and Ferensway and rear facing North Street. The western
end of the building is within the Paragon Conservation Area and is locally listed.
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Brook Street Prospect Street
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Prospect Street entrance Prospect Street
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Similar development at Shirethorn Centre, Prospect Street
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Shirethorn Centre, North Street

PROPOSAL

External alterations to the existing building including partial demolition to create an open air

atrium, installation of new window openings, and replacement of existing windows to upvc.

This revised proposal involves the retention of some commercial units on the ground floor.
Further revisions include changes to the Ferensway upper floor windows, with UPVc sliding
sash to match the existing window in appearance. Also, revisions to the Ferensway frontage
to retain large glazed areas at ground floor. Other internal alterations have been proposed to

provide an internal service corridor for the proposed commercial units.

The proposed atrium would not have a roof, but would be traversed by a masonry grid structure
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Prospect Street proposed elevation
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Brook Street Proposed Elevation
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North Street (west end) existing elevation
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25/00661/PCOU — Current - Change of Use from Vacant retail use to 190 Apartments (187 x
1 bed apartments and 3 x 2 bed apartments) - on all floors (Use Class MA of The Town and
Country Planning (General Permitted Development) (England) Order 2015 as amended)
(Application to determine whether prior approval for development consisting of a specified

change of use is required)

There are also other historic consents for the property which relate specifically to the previous

site operator Debenhams.

REPRESENTATIONS

Conservation

OBJECTIONS / NO OBJECTIONS

e NO OBJECTIONS to the retention of the ground floor shop frontage, with alteration, has
removed the previous submitted objections to these works.

e OBJECTIONS are maintained to the removal of the existing windows to Ferensway
Way.

e The use of the uPVC windows will not retain the integrity of the design of the locally
listed building. The use of exposed trickle vents is not supported, as these are a further

element of modern design within the windows.

e Paragon Management Guidance advises:

o Applications for the removal of windows which positively contribute towards the
special interest of a building should be refused unless the replacement preserves
or enhances its appearance or clear and convincing justification for their removal
has been provided.

o Specific weight should be given for the retention of historic windows in key and
positive buildings so they do not become at risk of being downgraded.

o Where the removal of windows is justified the replacement windows should
either replicate their existing positive contribution towards the building or should

enhance its appearance.
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o The choice of material for replacement windows should be sympathetic to the

character of the building.

Applications for uPVC windows where replacing timber windows should be refused unless it
can be demonstrated that the replacement windows will be of sufficient architectural quality
and the use of alternative materials has been clearly justified. With this regard clear and

convincing justification for the removal of the existing windows has not been presented.

If the application was to be approved with uPVC, full joinery drawings for the Ferensway
elevations will need to be submitted to demonstrate:

1. The position of the windows within their reveal.
2. A cross section to show the details of the glazing bars and trickle vents.

Urban Design

Latest Comments 4/11/25

Strongly object on the following grounds:

» The proposed external alterations cause harm to the locally listed heritage asset on one edge
and create a visually dead, inactive frontage on the other. Both along prominent urban routes
and are contrary to the principles of good urban design.

Environmental Protection

Suggested revised conditions, but some of these relate to the prior approval application (sound

attenuation), but also advise conditions on construction management and contamination.

Conservation Area Advisory Citee (CAAC)

Comments to original proposal: Strongly object - Agree with the objections and criticisms from
the Principal Conservation Officer and Urban Design. The small ground floor windows are out
of character with the building and are detrimental to the appearance and character of the

conservation area.
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Equality Officer

The revised scheme has been provided for comments and officers have discussed the
possibility of providing internal ramped access to address the concerns below, but there are

issues with the necessary length of ramps not being able to be accommodated.

The existing building was previously accessible to individuals with mobility impairments.
However, the new proposal introduces internal steps, which compromise this level of
accessibility. This change would present a barrier to inclusive access and does not align with
the principles of inclusive design or current accessibility standards.

A clear section drawing to show the principal entrance at the junction of North Street and

Ferensway should be provided.

The elevation drawings should be annotated and cross-referenced showing door types and
minimum clear opening widths. The external doors should have an accessible threshold.

The internal layout is under a Prior approval for change of use, the proposed introduction of
internal steps to every entrance would mean that these dwellings are not even visitable for

someone with a mobility impairment.

Hull Access Improvement Group (HAIG)

Although this application is not about the internal layout, HAIG are very disappointed that a
building that once provided step-free access no longer does. The designers should be more
imaginative to provide step-free access. We recognise the need for flood risk mitigation. People

who cannot use the steps cannot even visit. Shame on the designers for such a poor design.

The fast-track prior approval of this scheme does not include accessibility. Flood risk does form
part of the approval. This needs to be addressed at government level and is not a fault of the
local authority, but they should do their best to encourage accessibility and approach the

government and other bodies to make representation about including accessibility.
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Councillor Hale

We were opposing the loss of ground floor retail, resulting in residential ground-floor usage.
This is on the grounds of loss of amenity, massing and size, lack of facilities and the complete
disregard of the Council parking policies, relating to this size of building, in an area where we
have reported planning concerns given its proximity to the Theatre[s]. | refer also to public
concerns given to the objections from local residents and community groups in the area to this

application.

Would however happily engage with the developer with the Community representatives, if this
could help us try and reach a compromise if this offer can be made by officers? (see applicant’s

case for outcome of this)

1 objection raising the following issues: -

The replacement of the store windows would have a detrimental impact on the street scene on

Prospect Street and Brook Street.

APPLICANT’S CASE

The applicant has confirmed in terms of the disabled access objections to the scheme that they
could add the ramp to the drawings and get as much in as possible (approximately 3-4m).
However, when they come to build it, building control would flag it as non-compliant and request

that it be amended to a staircase.

The applicant has confirmed that a meeting with the Ward Councillors has taken place.

The application has been revised since submission through the removal of ground floor
residential units facing Brook Street with commercial store replacements (units three and four),

including large glazed areas as well as on Ferensway Ground floor (units 1 and 2).
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Further revisions have been made to address the concerns regarding window styles on

Ferensway, revisions to the Prospect Street windows, and seeking to improve access.

PLANNING FRAMEWORK

Hull Local Plan 2016 to 2032:

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

centres.

Policy 1 - Economic growth

Policy 9 - City Centre

Policy 14 - Design

Policy 16 - Heritage considerations

Policy 40 - Addressing Flood Risk in Planning Applications

Other Material Considerations: -

SPD 2 - Heritage and Archaeology

OFFICIAL



OFFICIAL

SPD 9 - Vitality and Viability of Centres

Paragon Conservation Area Character Appraisal & Management Plan Published May 2024

Identified as a key building with a neutral shop front

National Planning Policy Framework

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

East Inshore and East Offshore Marine Plans

None directly relevant

PLANNING APPRAISAL

Principle of Development and Sustainability

Insofar as the principle of development is concerned, and in accordance with the provisions of
section 38(6) of the Planning and Compulsory Purchase Act 2004, the starting point for the
determination of the planning application is the development plan, in this instance comprises
the Hull City Plan (2017).

In this case the site is located with the City Centre Primary Shopping area and parts of the site
Prospect Street and Brook Street, area also identified as Primary frontage, in Local Plan Policy
9. The building in question is a vacant former department store, and the proposal is for external

alterations.

e There is another application relating to this same ‘project’ of bringing parts of the building
into residential use, a prior approval application (25/00661/PCOU — see elsewhere in
the schedule) relating to the use of most of the building for residential purposes (178
apartments in total). However, this full planning application must be considered on its
own merits as external works to a Class E building, even if those works, if approved,
could enable the potential residential conversion of parts of the building under prior

approval.

OFFICIAL



OFFICIAL
Design and Conservation

This is a former single department store building that has been vacant for approximately 5

years.

Part of the building is located within the Paragon Conservation Area and is locally listed see

plan below, the Ferensway side of the site.

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

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

In this case the Ferensway frontage consists of a locally listed building within the Paragon
Conservation area and the Character Appraisal & Management Plan published May 2024
identifies that the buildings contribute positively towards the 1930s and 1950s development of
the area. The document also highlights that “there is a negative trend for the introduction of
poor quality uPVC windows which do not match the architectural design of the widows they are
replacing, or are a poor quality replica, or otherwise do not match the architectural design of
the building.”. In this case the application has been revised on this part of the building (upper
floors Ferensway) to move away from casement opening UPVc replacement to sliding sash,

see below.
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In this case it is considered that whilst not of a traditional material the design is acceptable and
is similar to other UPVC sliding sash windows in the neighbouring building, although such
windows are identified within Paragon Conservation Area Appraisal as having a negative
impact. The objection from Conservation is noted but this part of the building is only part of a

much larger project seeking to bring an important building back into viable use.

Also, the Ferensway ground floor alterations have also been revised to retain all of the ground

floor windows.

Where a development proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm should be weighed against the public benefits of the
proposal including, where appropriate, securing its optimum viable use, which these alterations
are in part helping to deliver. This is considered the case in this instance, with the revised
window design and other aspects of the development being considered to cause less than
substantial harm. On this basis the proposal is considered to comply with Local Plan policies
14 and 16 and NPPF Guidance paragraphs 202 to 221.
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The main change to the building originally would have been the loss of the main shop windows
on Prospect Street and Brook Street, both part of the Primary frontage area of the city centre.
The scheme has been revised since the original application following officer discussions, the
scheme now retains the large shop windows on Brook Street with minor alterations. Prospect
street has also been revised since submission with more glass compared to the original

scheme.

It should be noted that the developer has already carried out similar approved works on the
former Shirethorn Centre immediately to the north.

In this case the principle of changing most of the windows (mostly on the upper floors) in the
building is considered acceptable, the ground floor windows being the most different and
sensitive and the majority of other window being very similar to the existing metal framed
windows. On balance, because of their limited impact, the proposed replacement windows, as
revised, would provide an acceptable standard of development. The other linked application,
see above, is a material consideration, and this ‘package’ of applications would effectively
change this former department store to a primarily residential use, the design modifications are
fundamental to this change, but must be considered acceptable on their own merits. If refused
the prior approval proposal is incapable of being approved and should also be refused,

because it needs the window alterations and the atrium to be acceptable

The revised windows for the building would be UPVC and given the proposed works would
affect all windows on the upper floors, it would present a new ‘unified’ appearance, and the
difference is not considered to raise any design issues. The revised design maintains the

proportions of the windows.
Atrium

The proposed atrium feature would be a significant building operation to allow the insertion of
windows to the ‘inside’ face of the block permitter of the building. However, there would be no
impact on the external appearance of the building because of the works would only be visible
from within the building plot. This is the approach taken on the recently approved and
implemented former Shirethorn Centre to the north although the Debenhams atrium is much
larger due to the greater width of the building.
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Due to the open nature of the atrium and the proposed planting Sustainable Urban Drainage

is engaged and should be conditioned.

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 nature of the
application. The proposal is for external alterations, which would retain surveillance over the
public domain from windows in all elevations of the building. Although not part of these
proposals, an application for prior approval for residential conversion reported elsewhere in
this schedule, and which would be practically enabled by these proposed works could see this
vacant building re-occupied, and crime levels may decrease through extended hours active
surveillance as a consequence.. The building is subject to vandalism and unauthorised access

currently although it is externally relative well secured.

Parking/Highways

No issues in this case. The application relates to physical alterations to the building only.
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Impact on amenity

No impact on neighbouring occupiers or their operations given the limited change in relevant

window positioning and sensitivity to overlooking..
Biodiversity

Policy 44 of the Local Plan requires development to seek to achieve a net gain in biodiversity.
This is in line with and supported by the Natural Environment and Rural Communities (NERC)
Act 2006 and the Environment Act. This requires all developments to deliver a minimum 10%

gain in biodiversity.

In England, biodiversity net gain is required under a statutory framework (“the Framework”)
introduced by Schedule 7A of the Town and Country Planning Act 1990 (inserted by the
Environment Act 2021). This Framework is referred to as ‘biodiversity net gain’ in Planning
Practice Guidance to distinguish it from other or more general biodiversity gains. In this case

the application is exempt from this requirement as specified within the Framework.
Ecological Impact/Protected Species

Given the details of the proposal and the characteristics of the site it is considered that there
would be no adverse impact on areas or species of ecological significance due to the secure
nature of the building. The secure nature and form of the building, also means that it is not

suitable for bat roosts.
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.

No implications. The rationale for the works is to partly improve energy efficiency for the
apartments which are the subject of the linked prior approval application.

Flood Risk

No implications for this application. None of the works proposed would increase flood risk on

or off site.
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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 of the scope of
the application, just external alterations. Objections/comments have been made about
disabled access however the scope of this application, just external alterations, does not
engage this matter for the whole of the building and the proposed accesses to the new

commercial units would be level.

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 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 Obijective:

The proposal has potential economic benefit through changing the building so that it can be
refurbished and reused which will provide an economic uplift to the area through the spending

power of new residents and/or new businesses.

Social Objective:
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The alteration proposed would enable the provision of housing through conversion and
providing new suitably sized commercial units that would meet the needs of the community

and is a social benefit.

Environmental Objective:

There are environmental benefits through the reuse of a vacant building.
Conclusion

The proposal is considered to provide many benefits in terms of regeneration and housing
provision. The concerns raised to the alterations relate to design details which have been
revised significantly and on this basis the proposal is considered to comply with Local Plan
policies 1, 9, 14, and 16 and NPPF guidance paragraph 2, 202 to 221.

Officer interests: None
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