
G e o r g e  S t r e e t 
P lanning  Br ie f



George Street Planning Brief

Leeds’ Kirkgate Market occupies a key location in the City Centre between 
the major redevelopment proposals for the Victoria Gate retail scheme to 
the north (including the new John Lewis store) and the historic former heart 
of Leeds at Kirkgate, immediately to the south – an area which has recently 
benefited from the granting of Central Government funding through a Townscape 
Heritage Initiative (THI). This then gives way to The Calls area to the south and 
eventually the River Aire. 

Despite this key location, the environment in George Street is one of the poorest 
in the city centre. Whilst the northern side of the street is due to be redeveloped 
in the near future the southern side possesses poor quality shops and offices 
which are out of proportion with the scale of the adjacent Grade I listed markets 
building.

Within this environment of change, Kirkgate Markets needs a new front door on 
George Street to welcome the many millions more shoppers who will be in this 
quarter of the city with investment here helping to ensure that George Street will 
become a new destination shopping street with high quality buildings and public 
realm. 

Connections
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The statutory plan for his area is the Core Strategy (2014), the Saved Leeds 
Unitary Development Plan Review policies (2006) (UDPR) and the Natural 
Resources and Waste DPD. Within the UDPR the George St site is identified as a 
‘Primary Retail Frontage’ within the ‘Prime Shopping Quarter’. The markets are 
identified as a key City Centre site which draws shoppers from across the north 
of England whose attraction must be preserved and enhanced. A mix of uses in 
addition to the primary retail function may be acceptable including food and drink 
(restaurant and bar) uses which extend life and vitality throughout the day and 
into the evening as well as residential and office uses at upper floor levels. George 
Street is an identified ‘Pedestrian Corridor’ and should be upgraded to complement 
the high quality environment which exists in many other parts of the city centre.

Kirkgate Market is identified in the City Centre Urban Design Strategy (CCUDS 
- Supplementary Planning Guidance) as a ‘Landmark building’ and the George 
Street frontage is allocated as a ‘frontage in need of enhancement’. It requires 
that the current mix of new and old buildings is retained and the existing 
character of strong street frontages enhanced. High quality new design which 
contributes to the existing wealth of styles from different eras should be 
promoted. Materials should be used to create visual interest and encourage 
excellence in new design proposals.

Development opportunities should be explored in 3 dimensions showing their 
context and ensure proposals respect views to existing landmarks and distant 
vistas. Main entrances to buildings should be at grade and from street level 
to encourage activity and to promote street design which creates vitality, 
encourages movement and natural surveillance. The mix of land uses should 
support this level of activity.
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From the above the following key planning and urban design objectives have been 
derived which any proposal for the development of the site will have to meet:

1.	 Realise the opportunity for a mix of appropriate uses – retail, café/
restaurant, with offices, hotel and/or residential. Provide proposals that take 
advantage of the mixed use opportunities at different times of day creating 
safer and appropriately active streets & buildings.

 
2.	 Provide attractive, welcoming and legible entrances to Kirkgate Market on 

this north side – respecting existing connections and layouts within the 
market. 

3.	 Provide uses to achieve active ground floor frontages to George Street 
externally and to Kirkgate Market internally and to provide the opportunity 
for flexibility and change into the future – encouraging lively street-scene 
and pedestrian/shopper activity. Locations for shopfront signage and 
internal security measures need also to be considered. 

4.	 Provide up to 5 storeys – including a set-back roof floor level – especially in 
relation to scale of surrounding buildings (especially listed buildings) and the 
future Victoria Gate scheme. 

5.	 Provide a design which responds well to views from all directions. The 
proposal is expected to be responsive/sensitive to these and enhance 
existing views (from the west, east and north). 

6.	 Consider roof form – respecting & responding to the existing setting (and 
opportunity for views of the 1904 grade I listed building roof form) and 
views from within the proposal at upper levels and from the public realm/
streets. The new roof form should respond to the ornate character of the 
neighbouring 1904 roof detail. 

Proposed

Existing
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7.	 Design appropriately and sensitively to the topography along George Street 
– the elevational treatment should step whilst enabling level access to active 
shop units and through Kirkgate Market entrances (existing and new).

8.	 Ensure upper floors of the proposed development contribute positively to 
natural surveillance along George Street, and avoid blank elevations that do 
not support natural surveillance/’eyes on the street’. 

9.	 Respond positively to the listed building – especially the 1904 element 
of Kirkgate Market – respecting its elevational 

and architectural form, materials, 
proportions (vertical and horizontal 
emphases), depth of reveals, 
decoration, hierarchy of façade 
elements etc. Analysis required of 
the 1904 (grade 1 listed) building. 
Demonstrate particular sensitivity 
to the detailed attributes of the 
1904 building (and other historic 

elements) – for example the plaque 
on the eastern face/gable of the 1904 

building, shown left (based on a thorough 
analysis of these attributes). Any proposal may wish to 

include the existing basement toilets as part of the scheme.

Sketch Plan
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10.	 The existing Kirkgate Market and other neighbouring buildings comprise 
high quality materials and detailing such as traditional Leeds red brick, 
terracotta, faience, glazed bricks, tiles, Yorkstone/sandstone, Millstone 
grit, robust deep section timber mullions, and decorative metalwork. It 
is considered  that the development should be ‘subservient’ to the listed 
building and responsive in its architectural approach and form to the 
adjacent listed building. A high quality contemporary solution in appropriate 
materials is expected to be explored, designed and developed. This should 
ensure that the proposed materials, texture and form are of the highest 
quality – including walls, roofs, floorscape – responding to the best aspects 
of the adjacent listed building. 

11.	 Respond to the approved Victoria Gate scheme, including John Lewis and 
other retail/facade elements – especially regarding its George Street face, 
connections and public realm opportunities. This a unique opportunity to 
create an attractive ‘new’ street exhibiting environmental cohesion. 

12.	 Pre-plan for the discreet location of air conditioning and other servicing 
units to minimize visual impact by ensuring they are fully screened from the 
streetscene and upper levels of surrounding buildings.  

13.	 Ensure sensitive and appropriate public realm works along George Street, 
including street furniture, lighting, signage etc. 

Existing
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14.	 Demonstrate efficient, effective and discreet servicing (including refuse 
disposal planning and storage/delivery issues), consider management/ 
limited timing for these activities to maximise attractive, pedestrian-
dominant place (cross refer to current highways plan for this area). 

Planning Obligations

Depending on the uses and quantum of development brought forward on the 
site, future development might be liable for Planning Obligations under the 
following headings:

•	 Affordable Housing
•	 Public Transport Contribution
•	 Requirements of Travel Plans and Contributions 
•	 Employment and Training Initiatives

Leeds Community Infrastructure Levy (CIL)

The CIL is a tariff system that local authorities can choose to charge on new 
developments in their area by setting a Charging Schedule. The CIL is a charge 
levied on new buildings and extensions to buildings according to their floor 
area. In this way money is raised from developments to help the Council pay 
for infrastructure such as schools, public transport improvements, greenspace, 
highways, and other facilities to ensure sustainable growth. It can only be spent 
on infrastructure needs as a result of new growth and will be a mandatory 
charge. 

Leeds has decided to adopt a CIL and consulted on its draft charging schedule 
between October and December 2013. It is expected that the CIL will be 
adopted in Spring 2015. The CIL will replace the Section 106 requirement for 
any “tariff” type of obligation such as the public transport contribution referred 
to above. S106 obligations will continue to be used for affordable housing, local 
employment measures and anything required for the specific development site to 
make it acceptable in planning terms.

Supporting Documents

1.	 Plan of Site Context within Leeds City Centre
2.	 Plan indicating Connections within Leeds City Centre
3.	 Plan indicating Connectivity Considerations around Victoria Gate 
4.	 L.C.C. Document - Kirkgate Market Redevelopment and Refurbishment 

Proposals
5.	 Plan indicating Proposed Highways Works to George Street

6







‘C
o
n

n
e
ct

iv
it

y
’ 
co

n
si

d
e
ra

ti
o
n

s 
a
ro

u
n

d
 

V
ic

to
ri

a
 G

a
te

, 
d

a
te

d
 2

0
1

1
-1

3



K
ir

kg
at

e 
M

ar
ke

t
R
ed

ev
el

o
p
m

en
t 

an
d
 r

ef
u
rb

is
h
m

en
t 

p
ro

p
o
sa

ls

KM
A4

 c
ov

er
s_

la
nd

 2
.in

dd
   

3
15

/0
2/

20
13

   
14

:3
9



K
irk

ga
te

 M
ar

ke
t i

s 
a 

m
aj

or
 a

ss
et

 a
nd

 
at

tra
ct

io
n 

fo
r L

ee
ds

 c
ity

 c
en

tre
, d

ra
w

in
g 

in
 m

ill
io

ns
 o

f s
ho

pp
er

s 
an

d 
vi

si
to

rs
 e

ve
ry

 
ye

ar
. I

t p
la

ys
 a

 k
ey

 ro
le

 in
 th

e 
lif

e 
of

 th
e 

ci
ty

 c
en

tre
 a

nd
 L

ee
ds

 C
ity

 C
ou

nc
il 

is
 n

ow
 

pr
op

os
in

g 
a 

m
aj

or
 re

de
ve

lo
pm

en
t a

nd
 

re
fu

rb
is

hm
en

t p
ro

gr
am

m
e,

 w
or

th
  

£1
2.

3 
m

ill
io

n,
 w

hi
ch

 w
ill

 s
ec

ur
e 

th
e 

lo
ng

 
te

rm
 fu

tu
re

 o
f t

he
 m

ar
ke

t.

Th
e 

im
pr

ov
em

en
ts

 a
re

 in
te

nd
ed

 to
 b

e 
se

lf-
fin

an
ci

ng
, p

ai
d 

fo
r b

y 
in

cr
ea

se
d 

fo
ot

fa
ll 

an
d 

re
ve

nu
es

 in
 fu

tu
re

 y
ea

rs
. E

xt
en

si
ve

 
co

ns
ul

ta
tio

n 
ha

s 
ta

ke
n 

pl
ac

e 
in

 d
ra

w
in

g 
up

 th
e 

re
de

ve
lo

pm
en

t p
ro

po
sa

ls
, w

ith
 o

ve
r 

5,
00

0 
re

sp
on

se
s 

re
ce

iv
ed

 fr
om

 m
em

be
rs

 
of

 th
e 

pu
bl

ic
, s

ho
pp

er
s,

 tr
ad

er
s 

an
d 

ot
he

r 
in

te
re

st
ed

 p
ar

tie
s.

K
ey

 p
ro

po
sa

ls
 in

cl
ud

e:
•	

in
ve

st
m

en
t i

n 
es

se
nt

ia
l m

ai
nt

en
an

ce
 

an
d 

im
pr

ov
em

en
ts

 to
 th

e 
bu

ild
in

gs
•	

im
pr

ov
em

en
ts

 to
 th

e 
tra

di
ng

 fl
oo

r a
nd

 
ex

te
rn

al
 p

ub
lic

 s
pa

ce
s

•	
cr

ea
tio

n 
of

 a
 c

ov
er

ed
 d

ai
ly

 m
ar

ke
t 

•	
re

de
ve

lo
pm

en
t o

f G
eo

rg
e 

S
tre

et
 

•	
ne

w
 m

an
ag

em
en

t a
rr

an
ge

m
en

ts

K
ir

k
g

a
te

 M
a
rk

e
t

R
ed

ev
el

o
p
m

en
t 

an
d
 r

ef
u
rb

is
h
m

en
t 

p
ro

g
ra

m
m

e

K
e
y
 b

e
n

e
fi

ts
•	

C
re

at
e 

a 
w

el
co

m
in

g 
an

d 
at

tra
ct

iv
e 

en
vi

ro
nm

en
t i

n 
w

hi
ch

 to
 w

or
k,

 s
ho

p,
 v

is
it 

an
d 

sp
en

d 
tim

e.
•	

S
up

po
rt 

gr
ow

th
 a

nd
 e

xp
an

si
on

 o
f e

xi
st

in
g 

bu
si

ne
ss

es
, a

ttr
ac

t n
ew

 b
us

in
es

se
s 

an
d 

re
du

ce
 v

ac
an

cy
 le

ve
ls

.

•	
Im

pr
ov

e 
th

e 
ra

ng
e 

an
d 

qu
al

ity
 o

f g
oo

ds
 

an
d 

se
rv

ic
es

 o
n 

of
fe

r.
•	

In
cr

ea
se

 in
co

m
e 

ge
ne

ra
tio

n 
op

po
rtu

ni
tie

s 
an

d 
re

ve
nu

e.
•	

A
ttr

ac
t p

eo
pl

e 
in

to
 a

nd
 im

pr
ov

e 
ci

rc
ul

at
io

n 
w

ith
in

 th
e 

m
ar

ke
t.



C
o

v
e
re

d
 d

a
il
y
 m

a
rk

e
t

Th
e 

m
ar

ke
t w

ill
 b

en
efi

t f
ro

m
:

•	
cr

ea
tio

n 
of

 a
 c

ov
er

ed
 d

ai
ly

 li
ce

ns
ed

 m
ar

ke
t i

n 
th

e 
ex

is
tin

g 
19

76
 m

ar
ke

t h
al

l
•	

a 
ne

w
 c

en
tra

l e
ve

nt
s 

sp
ac

e 
at

 th
e 

he
ar

t o
f t

he
 

m
ar

ke
t t

o 
pr

ov
id

e 
a 

pe
rfo

rm
an

ce
, d

is
pl

ay
 a

nd
 

po
p-

up
 tr

ad
in

g 
ar

ea
•	

ne
w

 p
ed

es
tri

an
 ro

ut
es

 li
nk

in
g 

G
eo

rg
e 

S
tre

et
, 

N
ew

 Y
or

k 
S

tre
et

 a
nd

 V
ic

ar
 L

an
e 

en
tra

nc
es

 to
 

at
tra

ct
 s

ho
pp

er
s 

an
d 

vi
si

to
rs

 in
to

 th
e 

m
ar

ke
t 

an
d 

im
pr

ov
e 

ci
rc

ul
at

io
n

•	
ne

w
 e

le
ct

ro
ni

c 
si

gn
ag

e,
 ‘Y

ou
 a

re
 h

er
e’

 m
ap

s,
 

us
e 

of
 c

ol
ou

r a
nd

 d
es

ig
n 

to
 im

pr
ov

e 
w

ay
fin

di
ng

•	
cr

ea
tio

n 
of

 d
is

tin
ct

iv
e 

zo
ne

s 
su

ch
 a

s 
fre

sh
 

m
ea

t, 
fis

h 
an

d 
ga

m
e,

 fr
ui

t a
nd

 v
eg

, fl
ow

er
s,

 
sp

ec
ia

lis
t a

nd
 n

ic
he

 re
ta

ile
rs

 to
 d

ra
w

 s
ho

pp
er

s 
to

 d
iff

er
en

t a
re

as
 o

f t
he

 m
ar

ke
t

•	
st

ra
te

gi
c 

lo
ca

tio
n 

of
 c

af
es

 a
nd

 ‘f
oo

d 
to

 g
o’

 s
ta

lls

F
ix

in
g

 t
h

e
 b

a
si

cs

W
e 

pr
op

os
e 

to
:

•	
re

co
ve

r t
he

 1
97

6 
an

d 
19

81
 ro

of
•	

ca
rr

y 
ou

t e
ss

en
tia

l m
ai

nt
en

an
ce

 
an

d 
im

pr
ov

em
en

ts
 to

 b
ui

ld
in

g 
fa

br
ic

, 
m

ec
ha

ni
ca

l, 
el

ec
tri

ca
l a

nd
 d

ra
in

ag
e 

sy
st

em
s

•	
im

pr
ov

e 
ba

by
 c

ha
ng

in
g 

an
d 

pu
bl

ic
 to

ile
t 

fa
ci

lit
ie

s
•	

im
pr

ov
e 

na
tu

ra
l a

nd
 g

en
er

al
 li

gh
tin

g
•	

ca
rr

y 
ou

t r
ed

ec
or

at
io

n 
an

d 
st

an
da

rd
is

e 
 

st
al

l s
ig

na
ge

Im
p

ro
v
in

g
 t

h
e
 

tr
a
d

in
g

 fl
o

o
r

C
e
n

tr
a
l 

e
v
e
n

ts
 s

p
a
ce

N
e
w

 p
e
d

e
st

ri
a
n

 r
o

u
te

s

D
is

ti
n

ct
iv

e
 z

o
n

e
s

Im
p

ro
v
e
d

 s
ig

n
a
g

e

Im
p

ro
v
in

g
 e

x
te

rn
a
l 

p
u

b
li

c 
sp

a
ce

s



G
e
o

rg
e
 S

tr
e
e
t 

re
d

e
v
e
lo

p
m

e
n

t

Th
e 

19
30

s 
sh

op
s 

an
d 

th
e 

19
80

s 
sh

op
s 

/ 
of

fic
es

 a
lo

ng
 G

eo
rg

e 
S

tre
et

 a
re

 o
ut

da
te

d 
an

d 
ou

t o
f p

ro
po

rti
on

 w
ith

 th
e 

sc
al

e 
of

 th
e 

ad
ja

ce
nt

 G
ra

de
 1

 li
st

ed
 m

ar
ke

t b
ui

ld
in

gs
. 

In
ve

st
m

en
t h

er
e 

w
ill

 h
el

p 
en

su
re

 th
at

 G
eo

rg
e 

S
tre

et
 b

ec
om

es
 a

 q
ua

lit
y 

sh
op

pi
ng

 s
tre

et
 a

nd
 

cr
ea

te
 a

 n
ew

 a
ct

iv
e 

fro
nt

ag
e 

to
 th

e 
m

ar
ke

t 
th

at
 w

ill
 c

om
pl

em
en

t a
nd

 b
en

efi
t f

ro
m

 th
e 

E
as

tg
at

e 
Q

ua
rte

rs
 d

ev
el

op
m

en
t.

K
ey
 e
le
m
en
ts
 o
f t
he
 p
ro
po

sa
ls
:

•	
D

em
ol

is
h 

ex
is

tin
g 

19
30

s 
an

d 
19

80
s 

sh
op

s 
/o

ffi
ce

s 
an

d 
re

pl
ac

e 
w

ith
 n

ew
 b

ui
ld

•	
R

et
ai

l u
ni

ts
 a

t g
ro

un
d 

flo
or

 w
ith

 d
ou

bl
e 

fro
nt

ed
 tr

ad
in

g 
un

its
 fa

ci
ng

 o
nt

o 
G

eo
rg

e 
S

tre
et

 a
nd

 o
pe

ni
ng

 in
to

 th
e 

in
do

or
 m

ar
ke

t
•	

U
p 

to
 3

.5
 s

to
re

ys
 a

bo
ve

 g
ro

un
d 

flo
or

 fo
r 

re
ta

il 
/ r

es
id

en
tia

l u
se

•	
Im

pr
ov

em
en

ts
 to

 e
nt

ra
nc

es
 to

 th
e 

m
ar

ke
t 

an
d 

pu
bl

ic
 re

al
m

 a
lo

ng
 G

eo
rg

e 
S

tre
et

K
ey
 b
en
efi
ts
:

•	
S

ig
ni

fic
an

tly
 e

nh
an

ci
ng

 th
e 

pe
rm

ea
bi

lit
y 

an
d 

co
m

m
er

ci
al

 o
pp

or
tu

ni
tie

s
•	

Im
pr

ov
es

 th
e 

at
tra

ct
iv

en
es

s 
of

 th
e 

m
ar

ke
t 

an
d 

at
tra

ct
 m

or
e 

sh
op

pe
rs

•	
A

ttr
ac

tin
g 

th
e 

pr
ed

ic
te

d 
12

 to
 1

5 
m

ill
io

n 
E

as
tg

at
e 

Q
ua

rte
rs

 s
ho

pp
er

s 
in

to
 th

e 
m

ar
ke

t
•	

R
ai

se
s 

th
e 

qu
al

ity
 o

f t
he

 o
ve

ra
ll 

G
eo

rg
e 

S
tre

et
 s

ho
pp

in
g 

ex
pe

rie
nc

e
•	

A
dd

re
ss

es
 q

ue
ui

ng
 a

nd
 lo

ad
in

g 
pr

ob
le

m
s 

al
on

g 
G

eo
rg

e 
S

tre
et



•	
To
p 
pu

bl
ic
 p
re
fe
re
nc
e:

  
‘G

iv
e 

tra
de

rs
 m

or
e 

of
 a

 s
ay

’ 
an

d 
‘K

ee
p 

in
 c

ou
nc

il 
co

nt
ro

l’.
•	

B
es
t o

pt
io
n:

 n
ew

 L
ee

ds
 

C
ity

 C
ou

nc
il 

m
an

ag
em

en
t 

bo
ar

d 
to

 in
cl

ud
e 

tra
de

rs
, 

co
un

ci
llo

rs
 a

nd
 in

de
pe

nd
en

t 
re

pr
es

en
ta

tiv
es

.
•	

B
en
efi
ts
: s

ta
bi

lit
y 

du
rin

g 
re

de
ve

lo
pm

en
t; 

  s
ta

ys
 in

 
co

un
ci

l c
on

tro
l a

nd
 a

ll 
M

ar
ke

t 
C

ha
rte

r f
un

ct
io

ns
 c

ov
er

ed
; 

th
e 

co
un

ci
l’s

 d
ec

is
io

n-
m

ak
in

g 
ar

ra
ng

em
en

ts
 re

m
ai

n 
in

 
pl

ac
e 

bu
t s

tro
ng

 a
dv

is
or

y 
an

d 
in

flu
en

ci
ng

 ro
le

.
•	

A
pp

ro
ac

h 
al

ig
ns

 w
ith

  
‘P
rin

ci
pl
es
 o
f r
ed
ev
el
op

-
m
en
t’ 

su
gg

es
te

d 
by

 F
rie

nd
s 

of
 K

irk
ga

te
 M

ar
ke

t.

F
u

tu
re

 
m

a
n

a
g

e
m

e
n

t 
o

f 
th

e
 m

a
rk

e
t

E
a
st

g
a
te

 Q
u

a
rt

e
rs

Vi
su

al
 s

ho
w

in
g 

in
te

rn
al

 
vi

ew
 o

f h
ow

 th
e 

ne
w

 re
ta

il 
de

ve
lo

pm
en

t m
ay

 lo
ok

.



Fo
r 

fu
rt

h
er

 i
n
fo

rm
at

io
n
, 

vi
si

t:
 

w
w

w
.l

e
e
d

sm
a
rk

e
ts

.c
o

.u
k
/

st
ra

te
g

y

C
o
n
ta

ct
:

Te
l 
0
1
1
3
 2

1
4
 5

1
6
2

E
m

ai
l 
st

ra
te

g
y@

le
ed

sm
ar

ke
ts

.c
o.

u
k






