
 
 
Report of the Chief Planning Officer 
 
CITY PLANS PANEL 
 
Date: 06 June 2019   
 
Subject: Planning Application 18/07367/FU - Construction of Phase 2 of the Leeds 
Flood Alleviation Scheme (FAS) including flood storage areas, flow control structures 
(including plant and machinery) and defences to include; walls, sheet piling, earth 
bunds, scour protection and associated access, landscaping, demolition, building and 
construction works 
 
Listed Building Consent Application 19/01277/LI - Construction of a 200mm thick 
reinforced concrete flood defence wall clad in stone into Wellington Bridge 
 
Listed Building Consent Application 19/01278/LI - Construction of a 200mm thick 
reinforced concrete flood defence wall clad in stone into Newlay Bridge  
 
Listed Building Application 19/01279/LI - Listed Building Consent for installation of a 
Control Structure tying into Clough House using suitable lime hydraulic mortar and 
remedial works to Clough House (Kirkstall)  
 
Listed Building Application 19/01280/LI - Listed Building application for the 
construction of flood walls connecting to the Engine Shed on the NW and SE 
elevations and remedial works to the Engine Shed, comprising the insertion of a floor 
to ceiling flood defence wall, replacement flood defence door and inserted secondary 
flood defence glazing (at Armley Mills)  
 
APPLICANT DATE VALID   
Leeds City Council 27 November 2018 (18/07367/FU) 

01 March 2019 (19/01277/LI, 19/01278/LI, 
19/01279/LI and 19/01280/LI)  
 
TARGET DATE 
 
Extension of time agreed until 14th June 
2019 

 
 

Originator: Richard Smith 
 
Tel:  0113 222 4409 
 



        
 
 
RECOMMENDATION: Defer and Delegate application 18/07367/FU to the Chief 
Planning Officer for approval, subject to the conditions at Appendix 1 and any others 
which the Chief Planning Officer considers appropriate 
 
Defer and Delegate applications 19/01277/LI, 19/01278/LI, 19/01279/LI and 19/01280/LI 
to the Chief Planning Officer for approval, subject to the conditions at Appendix 2 and 
any others which the Chief Planning Officer considers appropriate 
 

 
 Conditions  
 
 A list of draft Conditions for the applications are provided in Appendices 1 and 2 as 
attached to this report. 

 
1.0 INTRODUCTION: 
 
1.1 There have previously been no formal flood defences along the River Aire in Leeds, 

with historic informal flood defences being discontinuous and prone to failure in 
severe flood conditions.  In June 2007, January 2008 and the winter of 2013, the 
city came close to experiencing major flooding.  Severe flooding did occur in some 
areas in December 2015.  It has been estimated that 3,000 residential properties 
and 500 businesses are within the flood plain of the River Aire within the study area 
of the Flood Alleviation Scheme (FAS / the Scheme) and approximately £400 million 
of direct damage would be caused by a major flood in Leeds.   

 
1.2 Executive Board has previously agreed that the Council should take the lead role on 

a phased project to deliver the Scheme.  Members have previously agreed Phase 
One of the Scheme and this was delivered in 2017.   

 
1.3 This application relates to the submitted proposals for Leeds Flood Alleviation 

Scheme Phase 2 (“LFAS2”). This follows a pre-application for LFAS2 as presented 
to City Plans Panel on 21st June 2018.  

 
2.0  PROPOSAL: 
 
2.1 LFAS2 was developed and designed as part of a catchment wide approach for 

managing flood risk within the River Aire Catchment. Following Planning and Listed 
Building Consent approvals in 2014, Phase One of the Scheme was delivered in 
2017 and specifically provided for works within the City Centre, including Hol Beck 
and downstream through Knostrop also including a section at Woodlesford. 
 

2.2 The current Full application when submitted on 27th November 2018 sought to 
approve the full extent of works planned under LFAS2 namely the construction of 
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flood storage areas, flow control structures (including plant and machinery) and 
defences to include; walls, sheet piling, earth bunds, scour protection and 
associated access, landscaping, demolition, building and construction works. 

 
2.3 During the course of the application, the applicants have requested to remove from 

the current proposal, some of these wider works principally involving the 
construction of the Flood Storage Area at Calverley and those upstream including 
within the area of Bradford Metropolitan District Council at Appleley Bridge, splitting 
LFAS2 into a ‘step 1’ (this application) and ‘step 2’ (future application) format 
involving the removed works. This ultimately would aim to deliver an initial 1:100 
year (1% + climate change) (step 1) and 1:200 year (0.5% + climate change) (step 
2) level of protection.  

 
2.4 By its design the 1 in 100-year Scheme (Step 1) is capable of standing 

independently, without the additional Flood Storage Area at Calverley (Step Two) 
and can therefore be brought forward without increasing the risk of flooding 
elsewhere.  

 
2.5 Associated Listed Building Consent applications are also submitted in respect of 4 

locations along the route as affected, namely at:  
- Wellington Bridge (City Centre); 
- Armley Mills;  
- Clough House, Kirkstall; 
- Newlay Bridge.  

 
2.6 The details contained in the Listed Building applications reflect the detail contained 

in the Full application.  
 
2.7 The Full application is supported by the following:   

- Detailed drawings 
 - Design and Access Statement 
 - Planning Supporting Statement 
 - Environmental Statement 
 - Transport Statement 
 - Land Contamination Assessment 
 - Utilities Statement 
 - Flood Risk Assesment  
 
3.0 SITE AND SURROUNDINGS: 

 
3.1 The Leeds Flood Allevation Scheme Phase 2 covers a stretch of waterway totalling 

8km in length. This application is focussed on ‘Step 1’ (see above) and this is mainly 
centred on the River Aire, extending from the City Centre (south of Whitehall Road) 
through the Kirkstall Road corridor, along to Armley Mills, onto St Ann’s Mill, passing 
Kirkstall Bridge / Kirkstall Bridge Retail Park, south of Kirkstall Abbey and up to 
Calverley at that point, the works comprising ‘Step 2’ (including a large attenuation 
flood storage area) and will form part of a separate planning application later this 
year.  

 
3.2 Step 2 reaches just into the Bradford Metropolitan District boundary at Appleley 

Bridge. Additional Natural Flood Management proposals, including a substantial tree 
planting programme in upper catchments of the Aire (contributing to the creation of 
the Government backed initiative of The Northern Forest) are envisaged. However 
although part of the wider LFAS2 project, these measures are being undertaken 
separate to the pending planning application.  



 
3.3 The surrounding context therefore is a mixture of City Centre residential and office 

developments, cleared development land, light and heavy industry, retail and leisure 
parks (including Cardigan Fields, Kirkstall) before emerging into sub-urban and a 
more rural / agricultural setting further upstream.   

 
 Listed Buildings / Conservation Areas 
3.4  Wellington Bridge is a grade II listed building. It is a road bridge dating from 1817-19 

with a stone arch span of approximately 31m. The bridge was widened in 1873, with 
parapets on each side dismantled. The existing wide modern road bridge, part of the 
A58, now oversails the historic structure.  

 
3.5 Armley Mills (main range) is a grade II* listed building, a former corn mill but 

mainlyassociated with woollen production. Built in stone, the Mills were once 
the largest woollen mills in the world with 18 fulling stocks and 50 looms, having 
been re-built following a fire in the late 18th century. It is now used as the Leeds 
Industrial Museum.  

 
3.6 At the Armley Mills complex, there are other listed buildings including:  
 - bridge no255 across the Canal (grade II)  
 - pair of houses and warehouse on north side of canal (grade II)  
 - chimney stack on north side of ‘tail race’ (grade II)  
 - range on the north of and pararell to the tail race (grade II)  
 - drying house range and attached engine shed (grade II)  
 - bridge over ‘head race’ (grade II)  
 - sluice gates and retaining wall on head race (grade II) 
 - weir within river Aire (grade II) 
 
3.7 The listed buildings outlined above in 3.6 (aside from the weir) are set in the Armley 

Mills Conservation Area.    
 
3.8 Kirkstall Abbey Kennels, sluice gates, cottage and weir (grade II) are stone built and 

are situated to the very southern tip of the Kirkstall Abbey and precinct, a Scheduled 
Ancient Monument. The listed building is set within the Kirkstall Abbey Conservation 
Area.  

 
3.9 Newlay Bridge is a grade II* listed bridge, set within the Newlay Conservation Area. 

It is an iron span structure dating from 1819, restored in 1985. It is a public road 
bridge but is now only open to pedestrian / cycle use. The toll house to the bridge 
and the weir are also notable nearby grade II structures.  

 
4.0 RELEVANT PLANNING HISTORY: 
 
 Leeds Flood Alleviation Scheme Phase 1  
4.1 13/03191/FU Linear flood defences along River Aire and removal of Knostrop 

Cut Approved - 21.03.2014 (presented before City Plans Panel 24th October 
2013) 

 
4.2 13/03192/LI Listed Building Application for alterations to listed buildings to 

provide flood defences along the River Aire  Approved - 23.04.2014 
(presented before City Plans Panel 24th October 2013)  

 
5.0 HISTORY OF NEGOTIATIONS: 
 



5.1  Since 2017, Officers have had a series of meetings with the applicants to inform and 
develop the scheme detail further taking account of site specific characteristics, 
opportunities and constraints including nature conservation, heritage conservation 
interests, public accessibility and recreation. 

 
5.2     A pre-application presentation (PREAPP/18/00332) for the scheme was given to 

Members at City Plans Panel on 21st June 2018. In that particular presentation, the 
scheme outlined was for the wider (Step 1 / Step 2) proposals; Members asked the 
following questions / made the following comments: 

 
- ·  What consultation had taken place with Ward Members 
- ·  What measures were proposed up stream beyond Leeds 
- ·  What measures were being considered to reduce silting 
- ·  Had the necessary funding been obtained 
- ·  Why was the storage shelf proposal omitted along the Kirkstall Road corridor 
- ·  Could the Goits be reused 
- ·  Why was the Redcote Lane bridge being removed 

 
- In responding to the issues raised, the applicant’s representatives said: 

 
- The proposed scheme had been ongoing for some time. Some consultation had 

taken place around the Rodley attenuation measures and as a consequence the 
scheme was amended (this attenuation at Rodley was removed altogether) but 
further updating / consultation was required. 
 

- The scheme before Members was limited to the Leeds boundary but works were 
ongoing up stream to tackle the problem including the creation of large scale 
water storage areas to be used in times of peak flow. Further smaller schemes 
were also in place including tree planting to slow down/ reduce water flow. 
 

- It was suggested that silting could be reduced if the river could be kept at a 
“steady flow” but regular maintenance was required if this was to be achieved. 
 

- It was reported that funding had not been obtained. The Business Case was 
currently the subject of ongoing political discussions 
 

- Members were informed that the ‘storage shelf’ (Kirkstall Road corridor) was not 
compatible with committed development schemes and further assessment 
revealed that it had the potential to increase flooding in the City Centre 
 

- Officers suggested that it would prove difficult to reuse the Goits and they would 
not provide the required level of protection. 
 

- Officers reported that the Redcote Lane bridge would be retained with only the 
redundant substructure (underneath main platform) to the bridge being removed 
(which has since been done under permitted development rights). 

 
- In offering comments Members raised the following issues: 

 
- The need to ensure that full consultation was undertaken with Ward Members 
- Updated details about the scheme be circulated to Ward Members as they 

become available. 
- It would be useful to know what measures were being implemented up stream 
- What was being proposed was the basis for a reasonable scheme to tackle 

flooding issues.  



- In drawing the discussion to a conclusion Members provided the following 
feedback; 

- To support in principle the continued development of Phase 2 of LFAS 
- To ensure that full consultation is undertaken with Ward Members 
- The Chair thanked the developers for their attendance and presentation and 

emphasised the need for full Ward Member consultation to be undertaken. 
 
5.3 Pre-application discussions continued until November 2018 upon submission of the 

Full application.  
 
5.4 Notwithstanding the content of some representations as detailed in section 6.0 

below, a detailed public consultation and engagement exercise has been with 
Members, the public and local stakeholders, businesses and groups, has been 
undertaken since November 2016. The details of this are appended at Appendix 3.   

   
6.0 PUBLIC/LOCAL RESPONSE: 
 
6.1 The application has been advertised by site notice (6th December 2018) and press 

advertisement (12th December 2018). Notwithstanding some commentary received 
on the timing of the publicity (before Christmas), all comments as received since and 
as listed below have been accepted – i.e. this in addition to the initial statutory 
period of 21 days. The following representations have been received:  

 
  Letters of Support (x5), points raised:  
6.2 Hilary Benn MP (Leeds Central): “As is well known, we have work still to do to 

protect Leeds effectively from the risk of further flooding and the next phase of the 
scheme is essential in order to help us do this”. 

 
6.3 Rachel Reeves MP (Leeds West): “I am writing as the Member of Parliament for 

Leeds West to confirm my support for planning application 18/07367/FU submitted 
by Leeds City Council in relation to phase two of the Leeds Flood Alleviation 
scheme. Severe flooding has had a devastating impact on homes and businesses in 
Kirkstall and the absence of an appropriate flood defence scheme has been an 
ongoing concern for residents. The heavy rainfall and high water levels seen locally 
in March were an uncomfortable reminder of the damage caused by Storm Eva over 
three years ago. It also demonstrated the need to avoid further delay and protect the 
community from severe flooding in the future. It is vitally important that we put in 
place defences that will properly protect Kirkstall and the surrounding areas and I 
urge the planning committee to approve this project.” 

 
6.4 Leeds Civic Trust: Anticipated that the scheme will continue the quality displayed 

within Phase 1. Welcome a ‘whole catchment’ approach to flood alleviation to which 
this project is based upon (including Natural Flood Management in upland areas to 
reduce run off). Public accessibility to be constructed to a standard which allows 
long term public use. Impact on designated and non-designated heritage assets 
should be minimised along the route. Some uncertainly / requirement that visual 
amenity of walls does not adversely affect Armley Mills (as was the case at Thwaite 
Mills).  

 
6.5 Cardigan Business Centre, Kirkstall: Support the scheme as to avoid any repeat 

of the effects and devastation caused by Storm Eva. Delays in the planning, design 
and build process should be minimised / prevented. Cost of buildings, asset and 
contents insurance is prohibitive to many family run businesses in Kirkstall which are 
still moving out of the area and taking highly skilled jobs in the process. Level of 



good dialogue and communications is hoped will continue during the design and 
build phases.  

 
6.6  Novotel Leeds Centre: As a manager of a large local business, fully supportive of 

scheme following the events of previous recent years (Storm Eva).  
 
 Letters of General Comment (x7), points raised:  
 Kirkstall  
6.7 Kirkstall Resident: Kirkstall Goit appears to be silting up, suspected from a lack of 

flow from the sluice, a process which is accelerating. This has an impact on the 
Goit’s ability to maintain wildlife  

 
6.8 Burley Resident: Consultation period inadequate (including over Christmas); 

scheme should be as ‘natural’ as possible with as little disturbance to the 
environment.   

 
6.9 Burley Resident: Query over future land flood risk classification at Kirkstall Valley to 

help inform future land use plans. Construction at Kirkstall - request made that upon 
formation of any new construction bridge across the goit at Kirkstall, that future 
access to the farmland, if secured for this use, is considered. Security of this route is 
of importance due to past thefts at the Allotments. Soil compaction and oil spills 
should be avoided (re-assurances sought). Wild cherry trees south-west of the 
Home Office building should be protected (important food source for local bird 
population). Wildlife species: detailed list of wildlife species at Burley Mills farmland 
and adjoining woodland, goits, weirs and associated locations specified for 
information. 

 
6.10 Urban Wildlife Leeds (Burley): Suggestion to create a pond south of the Home 

Office upon the temporary construction compound to compensate for habitat impact 
from piling (e.g. to provide food sources for reptiles such as grass snakes). Request 
that future use of this area can be considered for community farming use rather than 
wildflower meadows for example. Native replanting of trees alongside this area is 
also suggested to replace those lost through construction. 

 
6.11 Airedale House Business Centre, Kirkstall; access, including maintenance 

access and visual amenity key ongoing considerations / requirements for this 
neighbouring business. Supportive of wider implications for unprotected community 
businesses. Supportive of northern side embankment being pushed back relative to 
the Northern Power works site. 

 
 Horsforth  
6.12 Local Resident: Calverley Flood Storage Area (‘FSA’); further survey work 

required to check for and minimise impact and disturbance of proposals upon 
protected species. Care should be taken to ensure foraging habitat for Barn Owls is 
not reduced by extensive tree planting. More should be done to minimise tree loss 
along the Aire Valley to the east and west of the FSA. The stone boundary wall to 
the northern section of the FSA should be retained / replaced after construction. The 
Control Building should be suitably screened by planting. Pedestrian access 
adjacent to the construction/site access road should be provided which provide 
suitable accessible alternative diversion.   

 
 Objection letters (x17), points raised 
 Kirkstall 
6.13 Urban Wildlife Leeds 
 Kirkstall Village Action Group 



 Kirkstall Valley Development Trust 
 Kirkstall Valley Community Association 
 Kirkstall Neighbourhood Forum 
 Kirkstall Valley Farm Steering Group 
 Burley Mills Allotment Association  
 Local Resident 
 
6.14 Lack of sufficient consultation and involvement of Community (at Kirkstall and 

Newlay Bridge) including time to consider plans and significant amount of 
documentation (publicity across Christmas) (also mentioned by). Ongoing 
stewardship arrangements of the watercourse should be considered. Tree impact 
(Arboricultural Report) replacement and future planting should be clarified. 
Leeds Rugby Academy Pitches should not be protected from flooding and used as 
future floodplain and sports use only in the future. Trees adjacent where these are 
to be cleared for defences should be protected. Changes to the goits will affect 
wildlife – flows should remain as present although some natural riverbank will be 
lost. Consideration should be given to position of the upstream flow control 
structure and associated walls within boundary of Home Office site and at St. Ann’s 
Mill. Concerned about the impact upon allotment plots, habitat destruction, 
beehives. Significant impact upon wildlife / ecology within the area, studies of 
which fall short of the level of wildlife present. Re-flooding of goits following dry 
working areas; powerful re-flooding should be avoided. Lighting of footpaths 
should be avoided (adjacent to wildlife). Construction compound areas should 
be restored to re-attract wildlife upon completion. Geomorphical assessment 
should be more comprehensive in the area considered. The importance of 
community spaces such as the allotments is ignored in much of the documentation 
considered in the balance of matters (although it is referenced in the Equality Impact 
Assessment). Objection to sheet piling including behind Leeds Motor 
Company, LS4 which may affect Kingfishers, otters etc. Consultation with RSPB 
advised. Mitigation such as otter resting places and ramps are not sufficient. 
Objection to any structures being placed in the middle of small river basin 
next to Commercial Road Bridge leading to St Anne's Mills (should be placed 
adjacent to watercourse instead). Impact upon any bat activity (foraging in trees) 
unknown. Separation of applications makes impact upon ecology more unclear 

 
 Newlay Bridge  
6.15 Local Residents / Tenants (4): Concern over a lack of consultation for the 

compound at Newlay Bridge which is currently used for horse stabling / grazing and 
impact upon resident accesses.  

 
6.16 Concern over use of sheet piling and not stone throughout the linear defences 

proposed at Newlay Bridge (should not distract from the setting of the Listed Bridge 
or character of Conservation Area) 

 
6.17 Objection to any future claimed footpath through Fleet Thro Road. No path 

formalised at present and security of land adjacent has been compromised in the 
past by trespassers etc. This would also impact upon residents by increased parking 
(from walkers etc).  

 
6.18 Ongoing access to lower bank is required for example for boating activities. 
 
 Rawdon / Horsforth 
6.19 Local Residents (2): Inappropriate site access route and duration of 

construction working (6 days a week, 7am – 7pm) chosen through residential / 



conservation setting (Low Hall Road and Wood Bottom). Absence of risk 
assessment. 

 
 General – scheme wide 
6.20 Minerals Products Association: Sterilisation of minerals including sand and gravel 

should be avoided at Calverley Flood Storage Area. Mineral Resource Assessment 
should be considered. 

 
6.21 Leeds Badger Group: detailed surveys should be comprehensive, mitigation and 

compensation measures should be appraised. 
 
6.22 Local Commentator: Council has declared a climate emergency. Likely that 

substantial parts of both schemes are already compliant, but probably not fully 
carbon-neutral, as new policies ultimately require. Reductions in the use of carbon-
intensive bricks, steel and concrete are important priorities. Greater structural use of 
modified wood and other plant-based derivatives could permanently compensate for 
CO2 emissions during construction. Initial emphasis in FAS2 was on “natural flood 
management” (NFM) with extensive tree planting and similar environmental works to 
delay runoff throughout the river catchment, especially in the upper reaches. These 
new ideas were immediately popular, however their effectiveness has been 
challenged by academic researchers. As detailed design has progressed, many of 
the most attractive features have gradually been delayed, downgraded or removed. 
We are left with cheaper “old fashioned” flood defences with a net loss of 
biodiversity instead of improvements. NFM is now seen mainly as a response to 
climate change, rather than the basis for the entire scheme. There are two dangers 
here: (1) we don’t know whether NFM will work, because it hasn’t been properly 
tested, and (2) we don’t know what challenges climate change will bring. We are 
countering a highly diverse challenge with a potentially unreliable solution. There is 
no intelligible flood model published in the FAS2 application which would allow 
ordinary members of the public to understand what is going on. A variety of 
hydrograph curves should be provided illustrating the types of flood event we are 
expecting and which the system is designed to withstand, followed by a detailed 
accounting for where all this the water will either flow or be stored. Also which 
should be provided are graphs showing the water levels and flow rates expected for 
multiple events at multiple times and multiple locations and a demonstration that the 
proposed defences will be able to cope. 

 
7.0   CONSULTATIONS RESPONSES 
 
 Statutory  
7.1 Canal & Rivers Trust (17/05/19) – No objections subject to conditions. This includes 

further detail required in respect of construction access at Armley Mills (weight 
restrictions over historic canal bridge) and biodiversity along the Canal Corridor 
including following removal of Washington Place Bridge.  

  
7.2 Coal Authority (17/05/19) – No objections.   
 
7.3 Environment Agency (23/05/19) – No objections (subject to conditions) 
 
7.4 Historic England (20/05/19).   
 Armley Mills 
 Revised plans show retention of a (replacement) bridge at Milford Place, including 

for an intended future use by pedestrians. The removal of original bridge will cause 
‘less than substantial harm’ to significance of Armley Mills as a listed complex. 
Recording of bridge advised.  



 Kirkstall Abbey / Weir  
 Principle of a new sluice structure accepted. As final detailed design not fully 

developed, difficult to fully quantify this impact upon the scheduled monument / 
setting. Archaeological mitigation strategy along with the detailed design will be 
required under condition to control the works within the area.  

 
7.5 Natural England (24/05/19) – No objections (subject to conditions).  
 
7.6 National Grid (02/05/19) – Apparatus in the vicinity of the site may be affected. 

Further referral made to the Cadent (Gas Network Operator) Asset Protection Team. 
Contractor should also contact Cadent ‘Plant Protection Team’ prior to any works 
undertaken in affected areas.   

 
7.7 Network Rail (10/05/19) – No objections.  
 
7.8 Sport England (09/05/19) – No objections (subject to further clarification that works 

to Woodhouse Grove School are no longer the subject of this application 
(clarification sent confirming this and update will be provided).  

 
7.9 Yorkshire Water (21/12/18) – No objections subject to condition (protection of public 

water supply during construction).  
 
 Non-Statutory 
7.10 Conservation Officer (29/03/19) – Contents of Cultural Heritage Desk Based 

Assessment noted. The Scheme is considered to result in ‘less than substantial 
harm’ to the significance of the individual assets. This harm is weighed against the 
public benefits of the Scheme (mainly flood protection) and it is agreed that there will 
be overall a moderate beneficial residual effect upon the historic environment (less 
than substantial harm being outweighed by the public benefits of the Scheme). At 
the new footbridge at Kirkstall Weir, the Eastern parapet should be curvilinear to 
mirror the west side.  

 
7.11 Contaminated Land Officer (22/05/19) – No objection subject to conditions.  
 
7.12 Flood Risk Management (20/05/19) – No objection subject to conditions. 
 
7.13 Highways (28/03/19) – No objections. Construction Management Plan should be 

required under condition. Specifically further detail should be agreed under condition 
as to the construction access route in its format and relationship to the Low Hall 
Road Public Right of Way.  

 
 Cycling Officer (21/05/19) - Where possible the footpaths and cycle paths should be 

retained and improved, with the opportunity to create new cycle and footpaths 
investigated. The relevant detailed designs should be submitted to Leeds Cycle 
Consultation forum sub group for consultation.  

 
7.14 Nature Conservation Officer (16/05/19) – No objections subject to conditions.  
 
7.15 Neighbourhoods & Housing (13/12/19) – No objections subject to conditions. 
 
7.16 Public Rights of Way (10/01/19) – Improvements to the surface rights of way to be 

made where possible to tow paths, claimed footways, footpaths indicated.  
 



7.17 West Yorkshire Archaeology Advisory Service (05/03/19) – Archaeological and 
paleo environmental assessment should be commissioned including Written 
Scheme of Investigation, Field Evaluation and Watching Briefs (certain areas) for: 

 - Kirkstall Abbey 
 - Kirkstall Meadows  
 - Armley Mills  
 - St Ann’s Mill 
 - Burley Mills 
 due to the potential for significant (archaeological) findings.  
 
 Consolidation and restoration of historic riverside structures, bridges and weirs, 

sluices and St Ann’s Mill pumping engine welcomed and enhancements to the 
historic riparian environment encouraged.  

 
7.18 West Yorkshire Police (14/05/19) – No objections but during construction period 

care should be taken over the security of materials and plant / equipment (includes 
being secured by boundary fencing of 2m and / or keeping items within a secure 
container with good lighting, CCTV and security).  

 
8.0 RELEVANT PLANNING POLICIES: 
 
8.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 

application to be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

 
8.2 Sections 72 and 66 of the Listed Buildings and Conservation Areas Act 1990 

identifies the general duty with respect to any listed buildings or other land located 
within a Conservation Area (respectively) when undertaking the exercise of planning 
functions. Parliament requires the decision-maker to give considerable importance 
and weight to the preservation or enhancement of the character or appearance of a 
Conservation Area. Moreover, in considering whether to grant planning permission 
for development which affects a listed building or its setting, the local planning 
authority shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses. 

 
8.3 National Planning Policy Framework (NPPF) 
 
8.4 The National Planning Policy Framework (NPPF) was revised and adopted in 

February 2019 and sets out the Government’s planning policies for England and 
how these should be applied. The following paragraphs of the NPPF are of 
particular relevance in consideration of this application. 

 
8.5 98.  Planning policies and decisions should protect and enhance public rights of 

way and access, including taking opportunities to provide better facilities for users, 
for example by adding links to existing rights of way networks including National 
Trails. 

 
8.6 118.  Planning policies and decisions should: 

a) encourage multiple benefits from both urban and rural land, including through 
mixed use schemes and taking opportunities to achieve net environmental gains 
– such as developments that would enable new habitat creation or improve 
public access to the countryside; 
b) recognise that some undeveloped land can perform many functions, such as for 
wildlife, recreation, flood risk mitigation, cooling/shading, carbon storage or food 
production; 



 
8.7 127. Planning policies and decisions should ensure that developments:  
 

a) will function well and add to the overall quality of the area, not just for the short 
term but over the lifetime of the development;  

 
b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  

 
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities);  

 
d) establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit;  

 
e) optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and  

 
f) create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users46; and 
where crime and disorder, and the fear of crime, do not undermine the quality of life 
or community cohesion and resilience.  

 
8.8 128.  Design quality should be considered throughout the evolution and 

assessment of individual proposals. Early discussion between applicants, the local 
planning authority and local community about the design and style of emerging 
schemes is important for clarifying expectations and reconciling local and 
commercial interests. 

 
Applicants should work closely with those affected by their proposals to evolve 
designs that take account of the views of the community. Applications that can 
demonstrate early, proactive and effective engagement with the community should 
be looked on more favourably than those that cannot. 

 
8.9 133.  The Government attaches great importance to Green Belts. The 

fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 
permanently open; the essential characteristics of Green Belts are their openness 
and their permanence. 

 
8.10 134.  Green Belt serves five purposes: 

a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

 
8.11 146.  Certain other forms of development are also not inappropriate in the Green 

Belt 
provided they preserve its openness and do not conflict with the purposes of 
including land within it. These are: 
a) mineral extraction; 



b) engineering operations; 
c) local transport infrastructure which can demonstrate a requirement for a Green 
Belt location; 
d) the re-use of buildings provided that the buildings are of permanent and 
substantial construction; 
e) material changes in the use of land (such as changes of use for outdoor sport or 
recreation, or for cemeteries and burial grounds); and 
f) development brought forward under a Community Right to Build Order or 
Neighbourhood Development Order. 

 
8.12 149.  Plans should take a proactive approach to mitigating and adapting to 

climate change, taking into account the long-term implications for flood risk, coastal 
change, water supply, biodiversity and landscapes, and the risk of overheating from 
rising temperatures48. Policies should support appropriate measures to ensure the 
future resilience of communities and infrastructure to climate change impacts, such 
as providing space for physical protection measures, or making provision for the 
possible future relocation of vulnerable development and infrastructure. 

 
8.13 163.  When determining any planning applications, local planning authorities 

should ensure that flood risk is not increased elsewhere. Where appropriate, 
applications should be supported by a site-specific flood-risk assessment50. 
Development should only be allowed in areas at risk of flooding where, in the light of 
this assessment (and the sequential and exception tests, as applicable) it can be 
demonstrated that: 
a) within the site, the most vulnerable development is located in areas of lowest 
flood risk, unless there are overriding reasons to prefer a different location; 
b) the development is appropriately flood resistant and resilient; 
c) it incorporates sustainable drainage systems, unless there is clear evidence that 
this would be inappropriate; 
d) any residual risk can be safely managed; and 
e) safe access and escape routes are included where appropriate, as part of an 
agreed emergency plan. 

 
8.14 170.  Planning policies and decisions should contribute to and enhance the 

natural and local environment by: 
a) protecting and enhancing valued landscapes, sites of biodiversity or geological 
value and soils (in a manner commensurate with their statutory status or 
identified quality in the development plan); 
b) recognising the intrinsic character and beauty of the countryside, and the wider 
benefits from natural capital and ecosystem services – including the economic 
and other benefits of the best and most versatile agricultural land, and of trees 
and woodland; 
c) maintaining the character of the undeveloped coast, while improving public 
access to it where appropriate; 
d) minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and 
future pressures; 
e) preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of 
soil, air, water or noise pollution or land instability. Development should, 
wherever possible, help to improve local environmental conditions such as air 
and water quality, taking into account relevant information such as river basin 
management plans; and 
f) remediating and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate. 



 
8.15 175.  When determining planning applications, local planning authorities should 

apply the following principles: 
a) if significant harm to biodiversity resulting from a development cannot be 
avoided (through locating on an alternative site with less harmful impacts), 
adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused; 
b) development on land within or outside a Site of Special Scientific Interest, and 
which is likely to have an adverse effect on it (either individually or in 
combination with other developments), should not normally be permitted. The 
only exception is where the benefits of the development in the location 
proposed clearly outweigh both its likely impact on the features of the site that 
make it of special scientific interest, and any broader impacts on the national 
network of Sites of Special Scientific Interest; 
c) development resulting in the loss or deterioration of irreplaceable habitats (such 
as ancient woodland and ancient or veteran trees) should be refused, unless 
there are wholly exceptional reasons58 and a suitable compensation strategy 
exists; and 
d) development whose primary objective is to conserve or enhance biodiversity 
should be supported; while opportunities to incorporate biodiversity 
improvements in and around developments should be encouraged, especially 
where this can secure measurable net gains for biodiversity. 

 
8.16 190. Local planning authorities should identify and assess the particular 

significance of any heritage asset that may be affected by a proposal (including by 
development affecting the setting of a heritage asset) taking account of the available 
evidence and any necessary expertise. They should take this into account when 
considering the impact of a proposal on a heritage asset, to avoid or minimise any 
conflict between the heritage asset’s conservation and any aspect of the proposal. 

 
 
8.30 196.  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. 

 
8.33 200. Local planning authorities should look for opportunities for new 

development within Conservation Areas and World Heritage Sites, and within the 
setting of heritage assets, to enhance or better reveal their significance. Proposals 
that preserve those elements of the setting that make a positive contribution to the 
asset (or which better reveal its significance) should be treated favourably. 

 
8.34 205.  When determining planning applications, great weight should be given to 

the benefits of mineral extraction, including to the economy. 
 
8.35 For the purposes of these applications, the Development Plan for Leeds currently 

comprises the following documents: 
 

1. The Leeds Core Strategy (Adopted November 2014) 
2. Saved Leeds Unitary Development Plan Policies (Reviewed 2006), 
included as Appendix 1 of the Core Strategy 
3. The Natural Resources & Waste Local Plan (NRWLP, Adopted January 
2013) including revised policies Minerals 13 and 14 (Adopted September 2015). 



4. Any Neighbourhood Plan, once made (in respect of the LFAS2 application 
site area, currently Neighbourhood Plans are being progressed at Kirkstall and 
Rawdon, but at the time of writing, neither of which have been formally yet adopted). 

 
8.36 Core Strategy  
 
8.37 The Core Strategy sets out strategic level policies and vision to guide the delivery of 

development investment decisions and the overall future of the district.  Relevant 
Core Strategy policies are as outlined below. 

 
8.38 Spatial Policy 3: Role of Leeds City Centre seeks to maintain and enhance the role 

of the City Centre as an economic driver for the District and City Region.   
This includes comprehensively planning the redevelopment and re-use of vacant 
and under-used sites for mixed use development and areas of public space; 
managing flood risk issues comprehensively through supporting the construction of 
the Leeds Flood Alleviation Scheme and use of other flood mitigation measures, 
enhancing streets and creating a network of open and green spaces to make the 
City Centre more attractive; and improving connections between the City Centre and 
adjoining neighbourhoods. 

 
8.39 Spatial Policy 10 – Green Belt – outlines the Council’s approach to reviewing the 

Green Belt in line with NPPF guidance.  
 
8.40 Spatial Policy 13 – Strategic Green Infrastructure – outlines that the Council will 

seek to enhance key corridors in the Leeds District including Kirkstall Valley Park. 
 
8.41 Policy CC3: Improving connectivity between the City Centre and 

neighbouring communities – refers to support for improved walking and cycling 
connections where opportunities arise. 

 
8.42 P10 – Design 

New development for buildings and spaces, and alterations to existing, should be 
based on a thorough contextual analysis and provide good design that is 
appropriate to its location, scale and function. Developments should respect and 
enhance existing landscapes, waterscapes, streets, spaces and buildings 
according to the particular local distinctiveness and wider setting of the place with 
the intention of contributing positively to place making, quality of life and 
wellbeing. Proposals should accord with principles around size, scale, design, 
layout, character, surroundings, public realm, historic / natural assets, visual, 
residential and general amenity, safety, security and accessibility to all.  

 
8.43 Policy P11 – Conservation 

Outlines that the historic environment, consisting of archaeological remains, historic 
buildings, townscapes and landscapes, including locally significant undesignated 
assets and their settings, will be conserved and their settings will be conserved, 
particularly those elements which help to give Leeds its distinct identity. 
Development proposals will be expected to demonstrate a full understanding of 
historic assets affected. 

 
8.44 Policy P12 – Landscape - highlights that the character, quality and biodiversity of 

Leeds’ townscapes and landscapes, including their historical and cultural 
significance, will be conserved and enhanced to protect their distinctiveness through 
stewardship and the planning process. 

 
8.45 Policy T2 - Accessibility Requirements and new development  



New development should be located in accessible locations that are adequately 
served by existing or programmed highways, by public transport and with safe and 
secure access for pedestrians, cyclists and people with impaired mobility. 

 
8.46 Policy G1 - Enhancing and extending Green Infrastructure 

Where a development is considered to be acceptable within or adjoining areas 
defined as Green Infrastructure on Map 16 or on any future LDF Allocation 
Documents, development proposals should ensure that: 
(i) Green Infrastructure/corridor function of the land is retained and improved, 
particularly in areas of growth, 
(ii) Where appropriate, the opportunity is taken to extend Green Infrastructure by 
linking green spaces or by filling in gaps in Green Infrastructure corridors, including 
(where relevant) extending these into Leeds City Centre. Street trees and green 
roofs are particularly encouraged, 
(iii) A landscaping scheme is provided which deals positively with the transition 
between development and any adjoining open land, 
(iv) The opportunity is taken to increase appropriate species of woodland cover in 
the District, 
(v) Provision for and retention of biodiversity and wildlife, 
(iv) Opportunities are taken to protect and enhance the Public Rights of Way 
(PROW) network through avoiding unnecessary diversions and by adding new links. 

 
8.47 Policy G6 - Protection and Redevelopment of existing Green Space 

Green space (including open space in the City Centre) will be protected from 
development unless one of the following criteria is met: 
(i) There is an adequate supply of accessible green space/open space within the 
analysis area and the development site offers no potential for use as an alternative 
deficient open space type, as illustrated in the Leeds Open Space, Sport and 
Recreation Assessment, or, 
(ii) The green space/open space is replaced by an area of at least equal size, 
accessibility and quality in the same locality; or 
(iii) Where supported by evidence and in the delivery of wider planning benefits, 
redevelopment proposals demonstrate a clear relationship to improvements of 
existing green space quality in the same locality. 

 
8.48 Policy G8 - Protection of Important Species and Habitats 

Development will not be permitted which would seriously harm, either directly or 
indirectly, any sites designated of national, regional or local importance for 
biodiversity or geological importance or which would cause any harm to 
internationally designated sites, or would cause harm to the population or 
conservation status of UK or West Yorkshire Biodiversity Action Plan 
(UK BAP and WY BAP) Priority species and habitats. In considering development 
proposals affecting any designated sites and UK or WY BAP Priority species or 
habitats, the needs of the development and the requirements to maintain and 
enhance biological and geological diversity will be examined. 
Other than the above requirement particular account will be taken of: 
• The extent and significance of potential damage to the interest of any national, 
regional or local site, or UK or WY BAP Priority species or habitat, and 
• Demonstration that the need for the development outweighs the importance of any 
national, regional or local site, or UK or WY BAP Priority species or habitat, and 
• The extent that any adverse impact could be reduced and minimised through 
protection, mitigation, enhancement and compensatory measures imposed through 
planning conditions or obligations 

 
8.49 Policy G9 - Biodiversity Improvements 



Development will be required to demonstrate: 
(i) That there will be an overall net gain for biodiversity commensurate with the scale 
of the development, including a positive contribution to the habitat network through 
habitat protection, creation and enhancement, and 
(ii) The design of new development, including landscape, enhances existing wildlife 
habitats and provides new areas and opportunities for wildlife, and 
(iii) That there is no significant adverse impact on the integrity and connectivity of 
the Leeds Habitat Network. 
 

8.50 Policy EN5 - Managing Flood Risk 
The Council will manage and mitigate flood risk by: 
Avoiding development in flood risk areas, where possible, by applying the sequential 
approach and where this is not possible by mitigating measures, in line with the 
NPPF, both in the allocation of sites for development and in the determination of 
planning applications. 
(i) Protecting areas of functional floodplain as shown on the Leeds SFRA from 
development (except for water compatible uses and essential infrastructure), 
(ii) Requiring flood risk to be considered for all development commensurate with the 
scale and impact of the proposed development and mitigated where appropriate, 
(iii) Reducing the speed and volume of surface water run-off as part of new build 
developments, 
(iv) Making space for flood water in high flood risk areas, 
(v) Reducing the residual risks within Areas of Rapid Inundation, 
(vi) Encouraging the removal of existing culverting where practicable and 
appropriate, 
(vii) The development of the Leeds Flood Alleviation Scheme. 

 
8.51 Policy EN7 - Minerals 

Proven mineral resources of surface coal and sand and gravel will be protected from 
sterilisation by the designation of the following mineral safeguarding areas: 
(i) Surface coal – extensive across the main urban area and to the south and east of 
the District, 
(ii) Sand and gravel – the lower Aire Valley around Methley, the Wharfe Valley (to 
the west of Pool) and the Aire Valley through the urban area. 
Leeds will aim to meet the following targets for aggregate provision during the plan 
period: 
Sand and gravel: 146,000 tonnes per annum 
Crushed rock: 440,000 tonnes per annum 
The Council will seek to identify opportunities to ensure that aggregates can be 
transported by non-road based freight into the city and maximise opportunities for 
marine-won aggregate to contribute towards supply. 

 
8.52 Leeds Unitary Development Plan Review Retained Policies 

 
o GP5 all relevant planning considerations 
o N1A Protection of Allotments 
o N6 Protection of Playing Pitches 
o N8 Urban Green Corridors 
o N17 Listed Buildings Character and Appearance  
o N20 Conservation Areas and Retention of Features 
o N33 Development in the Green Belt  
o N35 Development and Agricultural Land  
o N37 Special Landscape Areas 
o N39B Watercourses and New Development 
o N43 Informal Outdoor Recreation 



o BC7 Development in Conservation Areas 
o LD1 Landscape Schemes  
o ARC5 Archaeology  

 
8.53 Leeds Natural Resources and Waste DPD 2013 

The Natural Resources and Waste Development Plan Document (Local Plan) is part 
of the Local Development Framework. The plan sets out where land is needed to 
enable the City to manage resources, like minerals, energy, waste and water over 
the next 15 years, and identifies specific actions which will help use natural 
resources in a more efficient way.  Relevant policies include: 
 
• Water 3 Functional Flood Plain 
• Water 4 Development in Flood Risk Areas 
• Water 6 Flood Risk Assessments 
• Water 7 Surface Water Run-off 
• Land 2 Development and Trees 

 
8.54 Core Strategy Selective Review (CSSR):  

  
8.55 Paragraph 48 of the NPPF makes clear that the amount of weight given to relevant 

policies in emerging plans relates to a) how advanced the emerging plan is, b) the 
extent to which there are unresolved objections to relevant policies and c) the 
degree of consistency of those policies with the NPPF.   

 A selective review of CSSR has been undertaken. Consultation on the CSSR has 
now finished and the Inspector’s Main Modifications (MMs) were issued on 10 April 
2019. Taking the above factors into consideration: a) the CSSR is at an advanced 
stage, b) the Inspector is proposing that the MMs are those which are necessary to 
make the CSSR sound having had regard to all the objections to the plan, and c) it 
follows that consistency with the NPPF has been addressed by the Inspector in her 
MMs. 

 As MMs have now been issued by the Inspector, the CSSR can now be afforded 
significant weight.  Those policies within it that are not subject to a MM can be 
afforded more weight, as it is implicit that the Inspector considers the policy sound 
without modification. 

8.56 Site Allocations Plan (SAP) 
 
8.57 The SAP allocates land for housing and employment and retail centres and 

designates green space. The SAP is at a highly advanced stage as the Inspector 
has issued proposed MMs and these were the subject of consultation between 21 
January and 4 March 2019. At the time of writing this report, the Inspectors are 
having regard to the consultation responses made on MMs before reaching their 
conclusions on the soundness and legal compliance of the SAP in their final report. 
Where no MM is proposed in relation to an allocation, the SAP can be afforded 
significant weight. 

  
8.58 Supplementary Planning Documents 
 

o Accessible Leeds SPD (2016) 
o Biodiversity and Waterfront Development SPD (2006) 
o West Leeds Gateway SPD (2010)  

 
8.59 Other Material Considerations  



 
8.60 Kirkstall Road Renaissance Area Planning Framework (KRRAPF): This is Informal 

Guidance for planning purposes dating from 2007 and aims to promote the 
regeneration of the area in a manner which will establish a sense of place and guide 
developers in formulating proposals for the re-development of land using positive 
urban design principles. The guidance includes reference to the improving access to 
the area particularly for pedestrians, cyclists and public transport users. It is the 
council’s long term aim to provide integrated footpath and cycle links throughout the 
whole of the Kirkstall Valley to improve access both along and across the valley. 

 
9.0 MAIN ISSUES 
 

1. Principle of Development, Strategic Context to Leeds City Region 
2. Green Belt  
3. Open Space, Sport and Recreation  
4. Flood Risk and Surface Water 
5. Heritage Matters 
6. Townscape, Visual Amenity and Design 
7. Arboriculture  
8. Ecology and Biodiversity 
9. Transport and Access 
10. Contamination and Mineral Considerations 
11. Other Outstanding Respresentations 
 

10.0 APPRAISAL 
 
10.1 Principle of Development, Strategic Context to Leeds City Region 
 
10.2  LFAS2 is of significant strategic importance to the creation of sustainable 

communities in Leeds City and the wider region, by aiming to give additional flood 
protection to a large number of residential and commercial properties, many of 
which lie in the high risk flood zone 3 catchment area of the River Aire.  

 
10.3 Although historical flood events have been recorded along the Aire since 1866, in 

more recent years, there have now been four significant flood events since 2000, 
with the worst, Boxing Day 2015, seeing damaging flood levels to communities 
across West and Central Leeds, which affected 678 commercial properties and 
3368 residential properties. The cost to Leeds of the 2015 flood has been estimated 
at £36.8m with the wider cost to the City Region being predicted at more than 
£500m.  
 

10.4 The Leeds FAS has been split into phases (primarily due to funding reasons). 
Following the on-site construction completion of Phase 1, the importance of Phase 2 
in providing additional protection to properties affected (primarily upstream of the 
City’s Railway Station) is crucial to further safeguarding residential and economic 
investment within the City.  

 
10.5 During the course of this application, Phase 2 has been further split and the 

proposals before the Panel are those within initial ‘Step 1’ (which will provide a 
standard of protection within the area for up to 1:100 year events), which includes 
the River Aire catchment from the City Centre (train station / south of Whitehall 
Road) moving upstream to the Calverley area. Initial proposals for land at Calverley 
(to include a Flood Storage Area and additional works upstream into Bradford 
Metropolitan District, particularly around Apperley Bridge) now form part of the ‘Step 
2’ stage, providing a further standard of protection for up to 1:200 year events). An 



application for Step 2 is expected later this year. The two steps can work 
independently of each other and the applications before Panel are wholly those 
relating to ‘Step 1’; this has been required due to ongoing survey investigation work 
(at Appleley Bridge) and in consideration of current funding revenues.    

 
10.6 Policy EN5 of the Core Strategy underlines the Council’s support for the 

development of a scheme. Spatial Policy 1 recognises the role of infrastructure like 
this supporting sustainable communities. This is directly related to the sustainable 
development principles outlined at the heart of the NPPF.  

 
10.7 Communities within the route corridor are still recovering from the effects of the 

2015 Boxing Day floods. A number of businesses within the Kirkstall Road corridor 
have relocated or ceased trading. Leeds is the third largest employment centre in 
the UK contributing £16.3 billion gross added value to the economy. The scheme 
intends to provide ongoing protection and support for these communities within the 
route corridor, as well as sustain business confidence in Leeds. The scheme would 
also help safeguard a key transportation corridor into and out of Leeds City Centre, 
notably the Airedale / Wharfedale train line, which currently only benefits from a 1 in 
2 year standard of protection. The A65 which is a major arterial route along the 
corridor and into the City will also benefit from enhanced protection.  

 
10.8 Green Belt   
 
10.9 Sections of the scheme are located within the designated Green Belt. In terms of the 

Green Belt the proposals (Step 1) largely affect this through the erection of linear 
defences. Under paragraph 146 of the NPPF, as a form of engineering works, the 
proposals are not considered to form ‘inappropriate development’ in the Green Belt.  

 
10.10 The key importance of the Green Belt is openness and with this in mind, the flood 

interventions have been designed to a minimum height necessary to achieve the 
required 1:100 year standard of protection but without fundamentally changing the 
character of these areas or appearing as an encroachment into the open 
countryside. Generally the defences are of embankments up to 400mm high within 
this more semi-rural transitional landscape.  

 
10.11 As the application route has been zoned into character areas, in some parts, 

softened embankments are used rather than hard walls to further reduce the visual 
appearance of the defences within the wider Green Belt setting as this becomes 
more prevalent upstream out of the City Centre. Thus, it is not considered that the 
defences with their heights and construction details as shown form an inappropriate 
relationship within the wider Green Belt setting. The application is therefore 
considered compliant with saved policy N33 of the UDPR.       

 
10.12 Open Space, Sport and Recreation   
 
10.13 Part of the scheme within zone 12 (south side of Kirkstall Bridge Retail Park) and at 

zone 13 (Kirkstall Meadows - north side of Kirkstall Bridge) involves land containing 
a set of rugby pitches owned and managed by Leeds Rugby Academy. The pitches 
within zone 12 are used by the professional teams for training purposes and the 
scheme would seek to defend this complex which was significantly affected by the 
2015 floods including damage to the changing facilities.   

 
10.14 The supplementary pitches set within zone 13, have been redundant in use since 

the Boxing Day 2015 floods. Notwithstanding their current condition (overgrown and 
unused) it is noted that within the last five years, there have been active pitches 



used to some extent at this site for rugby playing purposes. There is some level of 
uncertainty based on aerial mapping photography and land use records, as to 
whether all of the four pitches identified have been in active use within the five years 
prior to submission (November 2018) of the Full application. However, this is a 
policy factor raised for consideration by Sport England in its role as Statutory 
Consultee.   

 
10.15 The proposed flood defences would allow 3 of the 4 pitches, which are set on 

Greenspace land as designated, to be continually used in the future. The area of the 
fourth pitch to the far north-west corner, would be used instead for wetland 
mitigation enhancements (bird habitat and meadow). This particular former pitch 
seems to have been redundant and out of use longer than the other 3 pitches. Aerial 
mapping shows the grassed land not being cut, goalposts not in position and white 
lining not set for a longer period of time. In communications with the landowner 
(Caddick, Leeds), it is understood that this pitch came out of use in 2013 as it drains 
poorly and was unviable as a rugby pitch due to issues of flooding and 
maintenance. The part of the site is therefore more suited to support wetland 
habitat. The site is also relatively isolated from public access which makes it ideal 
for this wetland habitat as it is preferable that this habitat area would be undisturbed. 

 
10.16 Additionally the scheme provides for enhancements to the access ramp / bridge 

leading from Kirkstall Bridge down to the pitches. At an estimated cost of 
approximately £250,000, this in part would act as part mitigation for the ‘loss’ of the 
fourth pitch. This would be strengthened or re-constructed to provide for an 
improved weight limit of 6 tonnes (from the current 0.5 tonnes) in agreement with 
Network Rail, who raise no objection to this. This would enable improved access 
including for emergency vehicles. It is understood that the limitations of this current 
ramped access is a key reason for why the pitches are not in use although other 
matters such as contamination / insurance following the floods have also been an 
issue at the site.  

 
10.11 The scheme allows for the retention of the Greenspace function in the land use 

under policy G6 (in addition to keeping the Green Belt land use permanently open). 
Given the above Sport England, therefore raise no objections to the scheme as 
proposed.  

 
10.12 Flood Risk and Surface Water 
 
10.13 A flood model has been informed the detailed design and the required heights / 

structural interventions along the riverside. The Flood Risk Management and 
Environment Agency, subject to condition acknowledge that the application will 
provide a reduction in flood risk to the West Leeds community.   

 
10.14 In addition Yorkshire Water and the Canal & Rivers Trust also consider that scheme 

will not unacceptably impact upon local surface water drainage conditions including 
into the River Aire and the Leeds – Liverpool Canal.  

 
10.15  Heritage Matters 
 
10.16 The Historic Environment principally can be split into the four main locations, where 

the Listed Building Consent applications are proposed: 
 

Armley Mills 
10.17 At the eastern side of the historic mills, the site will see walls, built in stone, rising up 

to 1.8m high in parts alongside the south side of the river, tying into the locomotive 



sheds and running around the island of the complex before merging into a new 
sluice structure located approximately half way along the tail race.  

 
10.18 To the western side, a further new sluice will be located at the head of the goit. A 

lower level wall and embankment will be formed around the recreational space 
which overlooks the listed weir.  

 
10.19 The locomotive sheds will receive a strengthened wall structure to better deal with 

the water velocity and loads. Improved and strengthened secondary windows will 
also be added to aid stability and prevent water ingress into the building as it did in 
2015.  

 
10.20 The sheds and track are not original to the early mill complex having been added in 

the 1980s upon transfer from Esholt sewerage works where the infrastructure and 
some of the trains became redundant. The sheds and the adjacent machine shed 
display some historic interest but are not considered as historically important as the 
main worsted mill buildings. A Heritage funded project, separate to LFAS2, has 
earmarked funding to raise / repair the roof of the locomotive sheds / machine shed 
and repair windows etc. It is anticipated that the two projects can work together to 
ensure works complement one another and discussion has begun on this with the 
Leeds City Council’s Museum & Galleries’ Section and the newly appointed Keeper 
of the complex.  

 
10.21 The locomotive sheds have been closed to the public since the 2015 floods and it is 

considered that the scheme will help better safeguard the future of the complex as a 
heritage attraction within West Leeds.  

 
10.22 Another aspect of the scheme at Armley Mills is that the utility Milford Place bridge 

which links the complex with the Milford Place on the north side of the river, would 
be replaced with a redesigned bridge better suited to deal with the conveyance of 
the waters when in flood. As this bridge (which is closed to public access) was the 
crossing point for workers at the mills who clocked in and out at this location, it is 
considered important from a socio-historical (evidential) perspective that this route is 
evident for future generations to understand the workings of this important industrial 
heritage complex. To aid this interpretation will be placed at the new bridge and 
should it ever become favourable to the wider workings of the site to accept 
pedestrians from this side of the river, the walling and bridge works will be designed 
under condition to allow visitor-access if desired.  

 
Kirkstall Abbey / Kirkstall Weir / Clough House 

10.23 A new control structure (sluice) with viewing platform and additional wall protection 
are accepted will have some harm to the listed Clough House, less than substantial. 
However these measures contribute to the ability of the scheme to reduce flood risk 
and raise the standard of protection. This in addition to better protecting the listed 
asset itself and it is these public benefits that outweigh the harm identified.  

 
Newlay Bridge  

10.24 The works at Newlay are not considered to fundamentally detract from the special 
interest of the structure; however there will be some minor low level impact upon its 
setting from the formation of the stone clad defences up to the sides of the listed 
bridge. Overall, it is considered that the works will result in no harm to the 
significance of Newlay Bridge. The works are also not considered to detract from the 
character and appearance of the Conservation Area.  

 



10.25 This part of the scheme has been subject to revised drawings which better present 
designs relating to the formation of a stone / glazed panels in front of the river side 
residential properties positively addressing and clarifying some earlier comments 
received on a previous drawing. Comments in respect of sheet piling are noted 
however this material (behind stone cladding) should not be visually evident.  

 
Wellington Bridge  

10.26 The proposed works will tie in flood defences into the bridge. The designs have 
focused on reducing the impact upon the historic fabric and setting of the bridge. As 
per the Conservation Officer’s advice, the proposals are not considered to harm the 
significance of the listed bridge. 

 
10.27 Townscape, Visual Amenity and Design 
 
10.28 The heights of the linear defences are set (generally) to low levels at less than 1.2m 

high (some localised sections are higher at 1.8m or more). These have been 
designed to the lowest possible levels in accordance with the need to provide the 
1:100 year standard of protection desired. The exact choice of materials and precise 
design are very much dependent on the specific characteristics of the area’s 
surrounding context and factors including pedestrian connectivity and permeability. 

 
10.29 To reflect the different characteristics of the landscape, the following zones have 

been identified:  
 
 Zone 10 – City Centre (land between Whitehall Road and Globe Road) up to 

Wellington Bridge (east side) (this includes adjacent to the committed developments 
of MEPC at Whitehall Road and Grainger at the former Yorkshire Post site).  

 
 This includes clad concrete walls 1.2m high with some tie in details around the listed 

viaduct at Doncaster Monkbridge and Wellington Bridge.  
 
 Zone 11 – Wellington Bridge (west side) up to Viaduct Road (this includes areas 

adjacent to committed development such as City Reach). There are also slight 
deviations in the line dependent on whether some of the buildings in this stretch are 
to be demolished and due to features such as the Pocket Park adjacent to 
Powerleague five-a-side.  

 
 This includes clad concrete walls 1.2m high. The position of the defences set back 

from the river bank edge also allows for future footpath and riverside pedestrian 
improvements (subject of application 19/00741/FU) to be realised. This reflects 
desired aspirations to improve public connectivity of the riverside and the City 
Centre as per policy CC3 and SPD advice.  

 
 Zone 12 – Viaduct Road to Kirkstall Bridge (this includes the listed Armley Mills as 

discussed within the Heritage section of this report, land and the goit at the Home 
Office building (the listed Burley Mills), land adjacent to St Ann’s Mills and land 
adjacent to the Leeds Rugby Academy on the south side of the Kirkstall Retail Park.  

 
 Proposals for this zone incorporate clad concrete walls 0.6m high, 1.2m and 1.8m 

high. Some of the defences incorporate walling works which tie into Armley Mills, 
including the strengthening of the walls to the existing locomotive sheds extensively 
damaged and currently closed to the public following the 2015 floods. A 
replacement bridge to Milford Place is also proposed given the restrictions to flow 
conveyance caused by the existing structure.   

 



 Further upstream, to the rear of retail and office development at Kirkstall Road, on 
the north side of the river, the works include sheet piles and pre-cast capping 
beams. Earth bunding is shown to the south of the river at this location to aid future 
protection of the Power Station (which saw lost outage following 2015 floods to 
thousands of homes and businesses for a period of time).  

 
 To the area around the Home Office building (Burley Mills), sheet piles, stone 

coping and pre-cast capping beams are proposed. A flow control structure is 
proposed to run across the defence to the eastern end of the goit.  

 
 A flow control structure is also proposed to the western end of this goit at St Ann’s 

Mill. Again sheet piles and precast capping beams are proposed to the area to the 
immediate south of St Ann’s Mill.  

 
 Lastly to the south side of the Leeds Rugby Academy pitches, sheet piling with 

precast capping is proposed. This is also the case with defences to the immediate 
north of the railway line to the south side of the river.  

 
 Zone 13 – Kirkstall Bridge to Newlay Bridge (this includes the land around the 

Bridge Inn, the railway line, Kirkstall Meadows and a section around Newlay Bridge.  
 

This includes wall heightening around the Kirkstall Bridge Inn and strengthening of 
the existing flood defence walls to the north side of the river. This includes the walls 
enclosing Clough House adjacent to Kirkstall Weir.  

 
 A new flow control structure and viewing platform is proposed at Clough House to 

the west end of the goit. This will be finished in stone detailing and glazed panels for 
viewing of the Aire.  

 
 An embankment line is proposed adjacent to the railway line and to the south of the 

Kirkstall Meadows rugby pitches.  
 
 At Newlay Bridge which is set within the Conservation Area, some small localised 

wall increases are shown to the south of two properties at 2 and 4 Fleet Thro Road 
(east side of listed bridge) whilst on the west side of the bridge, sheet piling would 
be clad with natural stone walls and glazed panels set in front of the residential 
buildings where windows currently look out onto the river setting.  

 
 Zone 14 – Calverley Access Road and Mitigation Area (this includes a route from 

Low Hall Road providing a level of access to the wider area of land to be used for 
mitigation planting). The wider area here is the focus of ‘Step 2’ to the scheme but is 
only shown in the red line for the purposes of mitigation planting relative to Step 1. 
No linear defences are shown in this area and works to provide the access route are 
discussed in the Transport and Access section of this report.  

 
10.30 Whilst a strong level of indicative detail is shown on the plans produced as part of 

this application (such as the defence lines and heights), the individual components 
of the detailed design would be subject to discharge of conditions and close working 
with adjacent landowners. This would reflect the changing character of the Riverside 
environment and the timing and nature of the works relative to other ongoing 
adjacent developments, whether existing, new or emerging. This will also allow for 
closer matching details of materials in form, colour, texture etc. This replicates the 
successful variation found within the now built Phase 1. It is considered that the 
emerging design indicated within the separate zones is considered to form an 
acceptable approach with respect to the differing townscape and riverside character 



as the watercourse transverses upstream from the City Centre. Subject to 
controlling the finer details through condition, the designs are considered acceptable 
in townscape, heritage and design terms.  

 
10.31 The detailed design agreed through condition discharge will also focus on 

interventions such as the use of glazed panels and handrail detail. It will also further 
focus on careful and sensitive design within the location and setting of Heritage 
Assets. This approach will build on the process used effectively during Phase 1 of 
LFAS.  

 
10.32 Arboriculture 
 
10.33 The river corridor is lined with vegetation for most of its length, with some areas of 

mature woodland and some trees protected by Tree Preservation Orders (TPOs). 
Some vegetation clearance will need to occur across the Scheme during the 
construction phase, the majority located adjacent to the river. 

 
10.34 A total of around 1.3ha of trees are proposed to be removed to facilitate the 

construction of the Scheme. As per the requirements of policy LAND2 in the Leeds 
Natural Waste and Resources DPD, it is proposed that the replanting ratio will be 
3:1, resulting in approximately 3.9ha of trees being replanted. This is primarily 
proposed within Calverley at zone 14, at the northern end of the Scheme. However 
where possible along the route of step 1, replacement tree planting will be localised 
near the flood defences where opportunities arise to ensure that tree cover is 
replicated as near as possible to any lost in the alignment of the walls. This is 
dependent on where there is suitable space and the potential to long term structural 
damage to the scheme or other committed developments. The localised re-planting 
opportunities will be picked up within the detailed discharge of conditions process as 
per the requirements of policy LAND2 and 3:1 tree replacement.  

 
10.35 Also controlled through the discharge of condition process by character zone area 

will be matters such as the submission of an Arboricutural Method Statement for site 
layout designs ensuring that other existing trees, will be safeguarded during 
construction works.  

 
10.36 There are some sections of vegetation and tree removal that will be more apparent 

than at other areas, such as that adjacent to the Leeds Rugby Academy pitches, 
south side of the Retail Park. Opportunities for re-planting here may expand more 
into the Kirkstall Valley Nature Reserve.  

 
10.37 Ecology and Biodiversity 
 
10.38 An Environmental Statement accompanies the application.  
 
10.39 A Preliminary Ecological Assessment (PEA) and supporting Otter Survey has been 

also undertaken to assess the Schemes impact on local Ecology and Habitats within 
the vicinity of the Scheme during construction and operation. This concluded that 
the Scheme would not impact designated species or habitats, following the 
implementation of mitigation measures. 

 
10.40 The ‘Step 1’ works will lead to some reduction of mitigation and enhancement 

measures, as those relating to ‘Step 2’, such as designing the Calverley control 
building to be utilised by roosting bats, are no longer relevant to the Scheme. 
However, mitigation and enhancement measures, such as the creation of new 
wetland grassland at Kirkstall Meadows and tree planting at Calverley will remain 



and will result in an overall net gain of biodiversity as a result of the Scheme. Such 
mitigation and enhancement are capable of being controlled via planning condition. 

 
10.41 The Nature Conservation Officer has stated that as per previous comments it will be 

necessary to condition biodiversity protection measures through a Biodiversity 
Construction Ecology Management Plan, and also conditions on the 
mitigation/compensation through a Biodiversity Ecology Management Plan. This is 
expected would pick up on how the various goits are managed for example following 
the works once completed. The Additional Water Framework Directive (WFD) 
Assessment highlights a range of mitigation/compensation that would be acceptable 
for biodiversity (in-channel works and bankside re-naturalisation, woodland creation 
etc) but appropriate wording through conditions will control the detail of this 
alongside WFD related legislation subject of compliance with the Environment 
Agency. A condition is also be used for the known bat roost at Kirkstall bridge, 
protection of Kingfishers and commitment made by the applicant for the creation of a 
sand martin nesting bank. The lighting of paths has been mentioned within this 
application but this is a separate matter to be assessed (and controlled) within 
application 19/00741/FU for example.  

 
10.42 No objections have been received from Natural England or the Environment Agency 

but much of the careful planning of the work in character areas (zones) and the 
relationship to localised ecology interests will be discharged through conditions in 
close collaborative working with both consultees and where appropriate local 
stakeholders / landholders. Overall it is considered that the revised Scheme remains 
in accordance with the NPPF and Policies G6, G8 & G9 of the Leeds Core Strategy. 

 
10.43 Transport and Access 
 
10.44 A Transport Statement was originally submitted as part of the application 

documentation, which focused on two principal sources of construction traffic which 
are likely to cause some impact to existing traffic routes. These were at Calverley for 
access into the flood storage area (as now outside of the Step 1 proposals) and at 
Kirkstall Meadows. 

 
 Calverley 
10.45 Notwithstanding the revision to the application to focus on propose the ‘Step 1’ 

works, access will still be required to the wider area of this zone 14 where mitigation 
planting, wetland grassland habitat creation and the installation of an access road to 
serve this area is required.  

 
10.46 The revised proposals will mean that in respect of this application, the access road 

will be constructed to a form to provide suitable terrain for smaller vehicles 
undertaking the planting and mitigation works. The existing Public Right of Way will 
need to be temporarily closed and diverted to enable construction of the scheme 
and this would be re-instated upon the finalisation of the works.  

 
 Kirkstall Meadows 
10.47 Vehicular movements here will still be required (for aspects of the embankment 

works for instance). Three access routes are under consideration. Firstly a route 
could be via the B6157 (Bridge Road/ Wyther Road/ Leeds and Bradford Road), 
under a priority junction arrangement. A second option is to take access via Burley 
Rugby Union Football Club off Kirkstall Road. A third option would be via Kirkstall 
Forge. All options require further analysis and potential separate agreements 
including taking materials across the railway in the case of the first option (Network 



Rail agreement required) and therefore the detail of this issue would be subject to 
condition.  

 
10.48 It is estimated that there would be less than 8 trips per hour on average which peaks 

at 10 trips per hour during peak periods. Around 10 numbers of personnel would 
typically work on site per day and would peak at 20.  This will be controlled via a 
Construction Traffic Management Plan under condition.  

 
10.49 In terms of the linear defences, there are not envisaged to be a large number of 

vehicular movements either through construction or ongoing maintenance. The 
Transport Statement provides commentary on a selection of sites in respect of the 
various main construction areas although the above two locations appear to be most 
significant in respect of vehicular movements. The Highways consultee raises no 
objections to the application.  

 
10.50 Contamination and Mineral Considerations  
 
10.51  The linear defences are seen to be inappropriate when considered for wider 

extraction of mineral resources, being likely to be commercially unviable. The 
volume of material would be minimal, notwithstanding the environmental 
implications adjacent to the River Aire. The Flood Storage Area, subject of ‘step 2’ 
no longer forms part of this application and therefore previous comments raised by 
the Minerals Products Association on any future consideration of any sand and 
gravel resources here are addressed.  

 
10.52 A Geology, Soils and Land Quality Technical Report has concluded there are no 

potentially significant residual effects for human, built environment or ecological 
receptors that will occur from the construction of the scheme. Contamination where 
encountered will be managed in accordance with the Remediation Strategy. 
Standard contamination conditions will pick up on the control of this and submission 
of evidential reports for any pockets or sections of contamination by zoned area 
further to the initial documentation.  

 
10.53 A Coal Mining Risk Assessment & Coal Recovery Report has been submitted and 

deemed sufficient by the Coal Authority that the site is safe and stable for the 
proposed development. 

 
10.54 Other Outstanding Representations 
 
10.55 Some mention has been made of the construction process and associated works to 

create the Flood Storage Area at Calverley. This element of the scheme has been 
removed from this application and therefore the matters are not considered now 
relevant to the determination.  

 
10.56 Security considerations of landed interests through the construction process will be 

controlled as part of a Construction and Access Management Plan. The same 
process will pick up on the appropriate movement and use of construction traffic 
through ecological areas, including controls around land compaction, restoration 
and avoidance of fuel spills.  

 
10.57 The allotments at Kirkstall are not expected to be affected as part of this application 

through Construction Management and liaison with the key stakeholders such as 
the Burley Mills Allotment Association.  

 



10.58 At Newlay Bridge it is has been clarified further to representations made, that a 
future claimed footpath will not form part of the scheme further to the identification of 
a potential site for a construction compound. Indeed the initial location for the 
compound will be separately further examined as to its suitability, particularly further 
to comments made on its use for horse grazing etc.  

 
10.59 Mention has been made of the Scheme in relation to the Council’s recent 

declaration of a Climate Emergency. The wider Scheme, including proposals outside 
of this application but which are integral to the wider sustainable managed delivery 
of Phase 2, such as Natural Flood Management (planting of up to 2 million trees in 
the upper catchment areas of the Aire) already provide a considered environmental 
approach to realising an effective flood protection scheme. The application does not 
exceed or meet the threshold requirements of Core Strategy environmental policies 
EN1 and EN2 (1000m2 or 10 residential units or more). Notwithstanding this, the 
applicants are fully appreciative of the Council’s recent declaration and where 
practically deliverable are agreeable to a condition which will target sustainable 
construction including meeting the relevant ‘CEEQUAL’ ratings (which is an industry 
standard scheme similar to ‘BREEAM’ for example which are subject of policies EN1 
/ EN2).  

 
11.0      CONCLUSION 
 
11.1 In conclusion it is considered that the proposals represent a further milestone in the 

delivery of a strategically important key part of the Core Strategy and City’s ongoing 
commitment to developing the Leeds Flood Alleviation Scheme. This would reduce 
flood risk to a large number of businesses and homes by raising the standard of 
protection from the effects of flooding of a 1:100 (+ climate change) year event and 
protect employment in the West Leeds catchment. Detailed design through 
condition discharge will further develop the indicative proposals and this will be 
undertaken on a character, zone by zone basis. This will consider carefully further 
consider the relationship of heritage assets, ecological interests and relationship to 
trees. Some impacts that will be unavoidable will be mitigated through ecological 
enhancements and tree replacement, carefully to be controlled through condition 
and in liaison with statutory and non-statutory consultees.  

 
11.2 Following consultation and assessment, the Listed Building applications are 

considered will preserve the special character and setting of the listed buildings 
within and adjacent to the scheme works and also preserve the character of the 
Conservation Areas affected.  

 
11.3 Therefore the proposal is in accordance with the Development Plan and is 

considered to be acceptable and is recommended for planning approval subject to 
the conditions set out in Appendices 1 and 2.  

 
Background Papers: 18/07367/FU, 19/01277/LI, 19/01278/LI, 19/01279/LI, 19/01280/LI, 
PREAPP/18/00332 
 
 
 
 
 
 
 
 
 



Appendix 1 – Draft Conditions 18/07367/FU 
 
General (scheme length)  
 

1. The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.  
 
Imposed pursuant to the provisions of Section 91 of the Town and Country Planning 
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

approved plans listed in the Plans Schedule 
 
For the avoidance of doubt and in the interests of proper planning 

 
3. Prior to commencement of any works (including any demolition, site clearance, 

groundworks or drainage etc) a Phasing Plan shall be submitted to and approved by 
the local planning authority. The development shall then be carried out in accordance 
with the approved Phasing Plan, unless agreed otherwise in writing with the local 
planning authority. 

 
For the avoidance of doubt and in the interests of proper planning. 

 
4. No works to or removal of hedgerows, trees or shrub shall take place between 1st 

March and 31st August inclusive, unless a competent ecologist has undertaken a 
careful, detailed check of vegetation for active birds nests immediately before (within 
24 hours) the works commence and provided written confirmation that no birds will be 
harmed and/or that there are appropriate measures in place to protect nesting bird 
interest on site. Any such written confirmation should be submitted to the LPA within 3 
days of such works commencing. 

 
Reason: to protect nesting birds in vegetation in accordance with the Wildlife & 
Countryside Act 1981 (as amended) and BS 42020:2013. 
 

In addition to the draft conditions specified, there will also be conditions formulated to control 
full details of the following matters: 
 

5. A scheme to ensure the development will not unacceptably increase flood risk to 
others during construction. The flood mitigation measures within Zones 10 and 11, set 
out in the approved Flood Risk Assessment dated XXXXX shall be implemented as 
per set out in the approved document and be retained and maintained as such 
thereafter.  Any amendments to the approved Flood Risk Assessment shall be first 
agreed in writing by the Local Planning Authority. 

 
6. Protection of otter and their habitat both during construction and over the lifetime of 

the development and provision of otter ramps and holts 
 

7. Protection of fish (including Lamprey) and their habitat in the River Aire both during 
construction and over the lifetime of the development – including compensatory 
refuge(s) as required, a piling scheme, a dredging scheme and time of year works 
restriction or a time of works scheme. 

 
8. A scheme for compensatory habitat. This condition will be multi-faceted and we 

expect it will include:  



• implementation of the mitigation measures identified in Table 8.5 of the 
Environmental Statement (ES) dated April 2019 
• existing hard river channel/bank walling shall be taken out in compensation where 
new flood wall is proposed in areas that are currently soft river channel/bank.  
• Where new river channel encroaches further into the river channel than existing wall 
the new wall shall be appropriately softened (where softening is works to the wall to give less 
of an ‘unnaturally’ hard/smooth face to the riverside and more of a ‘natural’ soft/uneven face 
to the riverside – so as to provide better habitat for riverine plants and animals. 
• Where works/repairs to existing walls would decrease their ecological function/value 
an equivalent length of wall shall be softened so as to offset that loss. 
• A minimum of 3.1 hectares of compensatory ‘connected floodplain’ habitat 
 
The reason for this is that the exact detailed wording of these necessary conditions is still to 
be received from relevant consultees. 
 
Zones 10 and 11 - Train Station to Wellington Bridge and Viaduct Road 
 

9. Notwithstanding the submitted plans, prior to the commencement of development of 
work within Zones 10 and 11, full details of the works to be carried out within that 
phase shall be submitted to and approved in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 

• Detailed drawings of the proposed works. 
• Details and/or samples of the proposed materials including details of any mortar and 

coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any street 

furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works  
• Planting plans including written specifications (soil depths, cultivation etc) and 

schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  

 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season 
immediately following the completion and/or first use of any separate part of the 
development (a full planting season shall mean the period from October to March) or 
otherwise in accordance with a timetable as to be agreed with the Local Planning 
Authority. 
 
For the avoidance of doubt and in the interests of proper planning and in the interests 
of visual amenity. 

 
10. No works shall commence within zones 10 and 11 of the development (including any 

demolition, site clearance, groundworks or drainage etc.) until: 
• a full tree survey, identifying the trees and hedgerows that are required to be 
removed and retained, in accordance with British Standard 5837 (2012), is submitted 
and approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement (AMS) in 
accordance with BS5837 for a tree care plan has been submitted to and approved in 
writing by the local planning authority. Works or development shall then be carried out 
in accordance with the approved method statement. The AMS shall include for on- 
site monitoring including site visits at key stages and on-site supervision of specific 



operations that relate to trees.  Proposals shall include for reporting back to the LPA 
at each intervention. 
• Seven days written notice shall be given to the Local Planning Authority that the 
protection measures are in place prior to demolition/approved works commencing, to 
allow inspection and approval of the protection measures as implemented on site. The 
written notice shall include evidence, such as a written appointment (including site 
specifics), that confirms that a qualified Arboriculturist/competent person has been 
appointed to carry out the Arboricultural monitoring/supervision referred to at b) 
above. 
No equipment, machinery or materials shall be used, stored or burnt within any 
protected area. Ground levels within these areas shall not be altered, nor any 
excavations undertaken including the provision of any underground services, without 
the prior written approval of the Local Planning Authority. 
 
To ensure the protection and preservation of trees, hedges, bushes and other natural 
features that make a positive contribution to the character and amenity of the area, 
and to safeguard local ecology, in accordance with the requirements of Policy P12 of 
the adopted Leeds Core Strategy, Saved Policies GP5 and LD1 of the adopted Leeds 
Unitary Development Plan, Policy LAND2 of the Natural Resources and Waste 
Development Plan Document, and Sections 12, 15 and 16 of the National Planning 
Policy Framework. In the absence of appropriate measures, the retention and long-
term health of such vegetation could be compromised by the carrying out of the 
approved development. 
 

11. A landscape management plan for the Scheme within Zones 10 and 11, including 
long term design objectives, management responsibilities and maintenance schedules 
shall be submitted to and approved in writing by the Local Planning Authority prior to 
the occupation of the development. landscape management plan shall be carried out 
as approved. 

 
In order to ensure successful aftercare of landscaping. 

 
12. If within a period of five years from the date of the planting of any tree/hedge/shrub 

within zones 10 and 11, if that tree/hedge/shrub, or any replacement, is removed, 
uprooted or destroyed or dies, or becomes, in the opinion of the Local Planning 
Authority, seriously damaged or defective, another tree/hedge/shrub of the same 
species and size as that originally planted shall be planted in the same location as 
soon as reasonably possible and no later than the first available planting season, 
unless otherwise agreed in writing by the Local Planning Authority. 

 
To ensure maintenance of a healthy landscape scheme. 

 
13. Notwithstanding the submitted details, no development shall commence until full 

details of surface water management for zones 10 and 11 of the Scheme have been 
submitted to and approved by the Local Planning Authority. The works shall be 
implemented in accordance with the approved details and maintained as such 
thereafter. 

 
14. No development shall commence until details (including but not exclusive to changes 

in ground level and piling techniques) to ensure that public water supply and waste 
water infrastructure will be protected within zones 10 and 11 during all phases of the 
development have been submitted to and approved by the Local Planning Authority. 
Construction in the relevant areas of the Flood Alleviation Scheme shall not 
commence until the approved measures have been implemented in full accordance 
with the approved details. If the required stand-off distances are to be achieved via 



diversion or closure of the infrastructure, the developer shall submit evidence to the 
Local Planning Authority that the diversion or closure has been agreed with the 
relevant statutory undertaker and that prior to construction in the affected area, the 
approved works have been undertaken. 

 
To ensure adequate protection of surface water supplies and in the interests of proper 
planning.  

 
15. No development shall commence within zones 10 and 11, until a Phase II Site 

Investigation Report has been submitted to, and approved in writing by, the Local 
Planning Authority. This should include a long-term monitoring and maintenance plan 
in respect to contamination and a timetable of monitoring and submission of report to 
the Local Planning Authority. 

 
Where remediation measures are shown to be necessary in the Phase I/Phase II 
Reports and/or where soil or soil forming material is being imported to site, 
development shall not commence until a Remediation Statement demonstrating how 
the site will be made suitable for the intended use has been submitted to, and 
approved in writing by, the Local Planning Authority. The Remediation Statement shall 
include a programme for all works and for the provision of Verification Reports. 

 
To ensure that the presence of contamination is identified, risks assessed, and 
proposed remediation works are agreed in order to make the site suitable for use, in 
accordance with the requirements of Saved Policy GP5 of the adopted Leeds Unitary 
Development Plan, Policy LAND 1 of the Natural Resources and Waste Development 
Plan Document and Section 15 of the National Planning Policy Framework. 

 
16. If remediation is unable to proceed in accordance with the approved Remediation 

Statement for zones 10 and 11, or where significant unexpected contamination is 
encountered for zones 10 and 11, the Local Planning Authority shall be notified in 
writing immediately and operations on the affected part of the site shall cease.  An 
amended or new Remediation Statement shall be submitted to, and approved in 
writing by, the Local Planning Authority prior to any further remediation works which 
shall thereafter be carried out in accordance with the revised approved Statement. 

 
To ensure that any necessary remediation works are identified to make the site 
suitable for use, in accordance with the requirements of Saved Policy GP5 of the 
adopted Leeds Unitary Development Plan, Policy LAND 1 of the Natural Resources 
and Waste Development Plan Document and Section 15 of the National Planning 
Policy Framework. 

 
17. Remediation works shall be carried out in accordance with the approved Remediation 

Statement for zones 10 and 11.  On completion of those works, the Verification 
Report(s) shall be submitted to the Local Planning Authority in accordance with the 
approved programme. The site or phase of a site shall not be brought into use until 
such time as all verification information has been approved in writing by the Local 
Planning Authority. 

 
To ensure that the remediation works are fully implemented as agreed and the site 
has been demonstrated to be suitable for use, in accordance with the requirements of 
Saved Policy GP5 of the adopted Leeds Unitary Development Plan, Policy LAND 1 of 
the Natural Resources and Waste Development Plan Document and Section 15 of the 
National Planning Policy Framework. 

 



      18. Prior to the commencement of development within zones 10 and 11, a Biodiversity 
Enhancement & Management Plan (BEMP) shall be submitted to and approved in 
writing by the LPA. The Plan shall include but not limited to all the enhancements in 
10.5.2 and habitat creation in Table 10.12 of the Environment Statement October 
2018 by Mott MacDonald and details of the following: 
a) Description and evaluation of features to be managed and enhanced 
b) Extent and location/area of proposed enhancement works on appropriate 
scale maps and plans 
c) Ecological trends and constraints on site that might influence management 
d) Aims and Objectives of management 
e) Appropriate management Actions for achieving Aims and Objectives 
f) An annual work programme (to cover an initial 5 year period) 
g) Details of the specialist ecological management body or organisation 
responsible for implementation of the Plan 
h) Ongoing monitoring programme and remedial measures 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA reporting 
on progress of the annual work programme and confirmation of required Actions for 
the next 12 month period 
j) The Plan will be reviewed and updated every 5 years and implemented for 
perpetuity 

 
The Plan shall include details of the legal and funding mechanisms by which the long-
term implementation of the Plan will be secured by the developer with the specialist 
ecological management body or organisation responsible for its delivery. The Plan 
shall also set out (where the results from the monitoring show that the Aims and 
Objectives of the BEMP are not being met) how contingencies and/or remedial action 
will be identified, agreed and implemented so that the development still delivers the 
Objectives of the originally approved Plan. The approved Plan will be implemented in 
accordance with the approved details. 

 
Reason: to ensure the long-term protection and enhancement of biodiversity in 
accordance with Core Strategy Policy G8 and G9, NPPF and BS 42020:2013. 
 

19. The pipe bridge within zones 10 and 11 shall not be removed unless a report has 
been provided to and approved by the Local Planning Authority to detail the impact of 
the words upon existing vegetation and proposed mitigation measures.  Details 
should include information upon the amount of vegetation removed, and information 
regarding any replacement compensatory planting.  
 
In order to prevent any significant harm to biodiversity, in accordance with the aims of 
paragraph 170 (part d) of the National Planning Policy Framework. 

 
20. No works (including any demolition, site clearance, groundworks or drainage etc.)   

shall commence in Zone 10 and 11 until a Construction Environmental Management 
Plan for that phase has been submitted to and approved in writing by the Local 
Planning Authority. The plan should comply with the Considerate Constructors 
Scheme and include the following details: 

• Details of access routes to the site to be used by construction traffic; 
• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 



• Measures for control of construction traffic within the site and on the surrounding 
highway network 

• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 

and facilities for public viewing, where appropriate. 
 

A specific section covering biodiversity must be included within the CEMP. The 
agreed plan shall be complied with at all times during the construction period. 

 
To avoid congestion on the surrounding roads and to protect the amenities of 
nearby residential areas and occupiers and to safeguard a protected species (Bats) 
in accordance with the Wildlife & Countryside Act 1981 (as amended) and BS 
42020:2013 
 
In order to conserve the Grade II Listed Mill Bridge, in accordance with the aims of 
policy P1 ‘Conservation’ from the adopted Leeds Core Strategy. 

 
 21. Following completion of the proposed development within Zones 10 and 11, hereby 

permitted, the sites used for construction compounds shall be returned to their 
previous state (or to an alternative form) as to be submitted to and confirmed in 
writing by the Local Planning Authority. 

 
 In the interests of visual amenity.  
 
Zone 12 - Viaduct Road to Kirkstall Bridge (but excluding Armley Mills)  
 
22. Notwithstanding the submitted plans, prior to the commencement of development of 

work within zone 12, full details of the works to be carried out within that phase shall 
be submitted to and approved in writing by the Local Planning Authority.   

 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works 
• Details and/or samples of the proposed materials including details of any 
mortar and coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any 
street furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works 
• Planting plans including written specifications (soil depths, cultivation etc) 
and schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  

 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season 
immediately following the completion and/or first use of any separate part of the 
development (a full planting season shall mean the period from October to March) 
or otherwise in accordance with a timetable as to be agreed with the Local Planning 
Authority. 

 
For the avoidance of doubt and in the interests of proper planning and in the 
interests of visual amenity. 

 
23. No works shall commence within zone 12 of the development (including any 

demolition, site clearance, groundworks or drainage etc.) until: 



• a full tree survey, identifying the trees and hedgerows that are required to 
be removed and retained, in accordance with British Standard 5837 (2012), is 
submitted and approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement 
(AMS) in accordance with BS5837 for a tree care plan has been submitted to and 
approved in writing by the local planning authority. Works or development shall then 
be carried out in accordance with the approved method statement. The AMS shall 
include for on- site monitoring including site visits at key stages and on-site 
supervision of specific operations that relate to trees.  Proposals shall include for 
reporting back to the LPA at each intervention. 

• Seven days written notice shall be given to the Local Planning Authority that the 
protection measures are in place prior to demolition/approved works commencing, 
to allow inspection and approval of the protection measures as implemented on site. 
The written notice shall include evidence, such as a written appointment (including 
site specifics), that confirms that a qualified Arboriculturist/competent person has 
been appointed to carry out the Arboricultural monitoring/supervision referred to at 
b) above. 

 
No equipment, machinery or materials shall be used, stored or burnt within any 
protected area. Ground levels within these areas shall not be altered, nor any 
excavations undertaken including the provision of any underground services, 
without the prior written approval of the Local Planning Authority. 

 
To ensure the protection and preservation of trees, hedges, bushes and other 
natural features that make a positive contribution to the character and amenity of the 
area, and to safeguard local ecology, in accordance with the requirements of Policy 
P12 of the adopted Leeds Core Strategy, Saved Policies GP5 and LD1 of the 
adopted Leeds Unitary Development Plan, Policy LAND2 of the Natural Resources 
and Waste Development Plan Document, and Sections 12, 15 and 16 of the 
National Planning Policy Framework. In the absence of appropriate measures, the 
retention and long-term health of such vegetation could be compromised by the 
carrying out of the approved development. 

 
24. A landscape management plan for the Scheme within zone 12, including long term 

design objectives, management responsibilities and maintenance schedules shall 
be submitted to and approved in writing by the Local Planning Authority prior to the 
occupation of the development. landscape management plan shall be carried out as 
approved. 

 
In order to ensure successful aftercare of landscaping. 

 
25. If within a period of five years from the date of the planting of any tree/hedge/shrub 

within zone 12, if that tree/hedge/shrub, or any replacement, is removed, uprooted 
or destroyed or dies, or becomes, in the opinion of the Local Planning Authority, 
seriously damaged or defective, another tree/hedge/shrub of the same species and 
size as that originally planted shall be planted in the same location as soon as 
reasonably possible and no later than the first available planting season, unless 
otherwise agreed in writing by the Local Planning Authority. 

 
To ensure maintenance of a healthy landscape scheme. 

 
26. Notwithstanding the submitted details, no development shall commence until full 

details of surface water management for zone 12 of the Scheme have been 
submitted to and approved by the Local Planning Authority. The works shall be 



implemented in accordance with the approved details and maintained as such 
thereafter. 

 
To ensure adequate protection of surface water supplies and in the interests of 
proper planning. 

 
27.  No development shall commence until details (including but not exclusive to 

changes in ground level and piling techniques) to ensure that public water supply 
and waste water infrastructure will be protected within zone 12 during all phases of 
the development have been submitted to and approved by the Local Planning 
Authority. Construction in the relevant areas of the Flood Alleviation Scheme shall 
not commence until the approved measures have been implemented in full 
accordance with the approved details. If the required stand-off distances are to be 
achieved via diversion or closure of the infrastructure, the developer shall submit 
evidence to the Local Planning Authority that the diversion or closure has been 
agreed with the relevant statutory undertaker and that prior to construction in the 
affected area, the approved works have been undertaken. 

 
To ensure adequate protection of surface water supplies and in the interests of 
proper planning. 

 
28. No development shall commence within zone 12, until a Phase II Site Investigation 

Report has been submitted to, and approved in writing by, the Local Planning 
Authority. This should include a long-term monitoring and maintenance plan in 
respect to contamination and a timetable of monitoring and submission of report to 
the Local Planning Authority. 

 
Where remediation measures are shown to be necessary in the Phase I/Phase II 
Reports and/or where soil or soil forming material is being imported to site, 
development shall not commence until a Remediation Statement demonstrating how 
the site will be made suitable for the intended use has been submitted to, and 
approved in writing by, the Local Planning Authority. The Remediation Statement 
shall include a programme for all works and for the provision of Verification Reports. 

 
To ensure that the presence of contamination is identified, risks assessed, and 
proposed remediation works are agreed in order to make the site suitable for use, in 
accordance with the requirements of Saved Policy GP5 of the adopted Leeds 
Unitary Development Plan, Policy LAND 1 of the Natural Resources and Waste 
Development Plan Document and Section 15 of the National Planning Policy 
Framework. 

 
29. If remediation is unable to proceed in accordance with the approved Remediation 

Statement for zone 12, or where significant unexpected contamination is 
encountered for zone 12, the Local Planning Authority shall be notified in writing 
immediately and operations on the affected part of the site shall cease.  An 
amended or new Remediation Statement shall be submitted to, and approved in 
writing by, the Local Planning Authority prior to any further remediation works which 
shall thereafter be carried out in accordance with the revised approved Statement. 

 
To ensure that any necessary remediation works are identified to make the site 
suitable for use, in accordance with the requirements of Saved Policy GP5 of the 
adopted Leeds Unitary Development Plan, Policy LAND 1 of the Natural Resources 
and Waste Development Plan Document and Section 15 of the National Planning 
Policy Framework. 

 



30. Remediation works shall be carried out in accordance with the approved 
Remediation Statement for zone 12.  On completion of those works, the Verification 
Report(s) shall be submitted to the Local Planning Authority in accordance with the 
approved programme. The site or phase of a site shall not be brought into use until 
such time as all verification information has been approved in writing by the Local 
Planning Authority. 

 
To ensure that the remediation works are fully implemented as agreed and the site 
has been demonstrated to be suitable for use, in accordance with the requirements 
of Saved Policy GP5 of the adopted Leeds Unitary Development Plan, Policy LAND 
1 of the Natural Resources and Waste Development Plan Document and Section 15 
of the National Planning Policy Framework. 
 

31. Prior to the commencement of development within zone 12, a Biodiversity 
Enhancement & Management Plan (BEMP) shall be submitted to and approved in 
writing by the LPA. The Plan shall include but not limited to all the enhancements in 
10.5.2 and habitat creation in Table 10.12 of the Environment Statement October 
2018 by Mott MacDonald and details of the following: 
a) Description and evaluation of features to be managed and enhanced 
b) Extent and location/area of proposed enhancement works on appropriate 
scale maps and plans 
c) Ecological trends and constraints on site that might influence management 
d) Aims and Objectives of management 
e) Appropriate management Actions for achieving Aims and Objectives 
f) An annual work programme (to cover an initial 5 year period) 
g) Details of the specialist ecological management body or organisation 
responsible for implementation of the Plan 
h) Ongoing monitoring programme and remedial measures 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA 
reporting on progress of the annual work programme and confirmation of required 
Actions for the next 12 month period 
j) The Plan will be reviewed and updated every 5 years and implemented for 
perpetuity 
 
The Plan shall include details of the legal and funding mechanisms by which the 
long-term implementation of the Plan will be secured by the developer with the 
specialist ecological management body or organisation responsible for its delivery. 
The Plan shall also set out (where the results from the monitoring show that the 
Aims and Objectives of the BEMP are not being met) how contingencies and/or 
remedial action will be identified, agreed and implemented so that the development 
still delivers the Objectives of the originally approved Plan. The approved Plan will 
be implemented in accordance with the approved details. 
 
Reason: to ensure the long-term protection and enhancement of biodiversity in 
accordance with Core Strategy Policy G8 and G9, NPPF and BS 42020:2013. 

 
32. No works (including any demolition, site clearance, groundworks or drainage etc)   

shall commence in zone 12 until a Construction Environmental Management Plan 
for that phase has been submitted to and approved in writing by the Local Planning 
Authority. The plan should comply with the Considerate Constructors Scheme and 
include the following details: 

• Details of access routes to the site to be used by construction traffic 
• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 



• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 
• Measures for control of construction traffic within the site and on the surrounding 

highway network 
• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 

and facilities for public viewing, where appropriate. 
 

A specific section covering biodiversity must be included within the CEMP. The 
agreed plan shall be complied with at all times during the construction period. 

 
To avoid congestion on the surrounding roads and to protect the amenities of 
nearby residential areas and occupiers and to safeguard a protected species (Bats) 
in accordance with the Wildlife & Countryside Act 1981 (as amended) and BS 
42020:2013 

 
33. Following completion of the proposed development within zone 12, hereby 

permitted, the sites used for construction compounds shall be returned to their 
previous state (or to an alternative form) as to be submitted to and confirmed in 
writing by the Local Planning Authority. 

 
 In the interests of visual amenity. 

 
34.  Notwithstanding the approved plans, prior to the commencement of development,

 full details of the proposed footpath at St Ann’s Mills as indicatively indicated on plan 
reference LFD2-BMM-Z12-XX-DR-C-1211 shall be submitted to and approved in 
writing by the Local Planning Authority prior to the development being first brought 
into use. The footpath shall be constructed in accordance with the approved details 
and as such maintained thereafter. 

 
For the avoidance of doubt and in the interests of proper planning 
 

Zone 12a – Armley Mills   
 

35. Notwithstanding the submitted plans, prior to the commencement of development of 
work within zone 12a, full details of the works to be carried out within that phase 
shall be submitted to and approved in writing by the Local Planning Authority.   

 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works 
• Details and/or samples of the proposed materials including details of any 
mortar and coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any 
street furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works 
• Planting plans including written specifications (soil depths, cultivation etc) 
and schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  
 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season 



immediately following the completion and/or first use of any separate part of the 
development (a full planting season shall mean the period from October to March) 
or otherwise in accordance with a timetable as to be agreed with the Local 
Planning Authority. 
 
For the avoidance of doubt and in the interests of proper planning and in the 
interests of visual amenity. 
 

36. No works shall commence within zone 12a of the development (including any 
demolition, site clearance, groundworks or drainage etc.) until: 
• a full tree survey, identifying the trees and hedgerows that are required to 
be removed and retained, in accordance with British Standard 5837 (2012), is 
submitted and approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement 
(AMS) in accordance with BS5837 for a tree care plan has been submitted to and 
approved in writing by the local planning authority. Works or development shall then 
be carried out in accordance with the approved method statement. The AMS shall 
include for on- site monitoring including site visits at key stages and on-site 
supervision of specific operations that relate to trees.  Proposals shall include for 
reporting back to the LPA at each intervention. 
• Seven days written notice shall be given to the Local Planning Authority 
that the protection measures are in place prior to demolition/approved works 
commencing, to allow inspection and approval of the protection measures as 
implemented on site. The written notice shall include evidence, such as a written 
appointment (including site specifics), that confirms that a qualified 
Arboriculturist/competent person has been appointed to carry out the Arboricultural 
monitoring/supervision referred to at b) above. 

 
No equipment, machinery or materials shall be used, stored or burnt within any 
protected area. Ground levels within these areas shall not be altered, nor any 
excavations undertaken including the provision of any underground services, 
without the prior written approval of the Local Planning Authority. 

 
To ensure the protection and preservation of trees, hedges, bushes and other 
natural features that make a positive contribution to the character and amenity of the 
area, and to safeguard local ecology, in accordance with the requirements of Policy 
P12 of the adopted Leeds Core Strategy, Saved Policies GP5 and LD1 of the 
adopted Leeds Unitary Development Plan, Policy LAND2 of the Natural Resources 
and Waste Development Plan Document, and Sections 12, 15 and 16 of the 
National Planning Policy Framework. In the absence of appropriate measures, the 
retention and long-term health of such vegetation could be compromised by the 
carrying out of the approved development. 

 
37. A landscape management plan for the Scheme within zone 12a, including long term 

design objectives, management responsibilities and maintenance schedules shall 
be submitted to and approved in writing by the Local Planning Authority prior to the 
occupation of the development. landscape management plan shall be carried out as 
approved. 

 
In order to ensure successful aftercare of landscaping. 

 
38. If within a period of five years from the date of the planting of any tree/hedge/shrub 

within zone 12a, if that tree/hedge/shrub, or any replacement, is removed, uprooted 
or destroyed or dies, or becomes, in the opinion of the Local Planning Authority, 
seriously damaged or defective, another tree/hedge/shrub of the same species and 



size as that originally planted shall be planted in the same location as soon as 
reasonably possible and no later than the first available planting season, unless 
otherwise agreed in writing by the Local Planning Authority. 

 
To ensure maintenance of a healthy landscape scheme. 
 
39. Notwithstanding the submitted details, no development shall commence until full 

details of surface water management for zone 12a of the Scheme have been 
submitted to and approved by the Local Planning Authority. The works shall be 
implemented in accordance with the approved details and maintained as such 
thereafter. 

 
To ensure adequate protection of surface water supplies and in the interests of 
proper planning. 

 
40.  No development shall commence until details (including but not exclusive to 

changes in ground level and piling techniques) to ensure that public water supply 
and waste water infrastructure will be protected within zone 12 during all phases of 
the development have been submitted to and approved by the Local Planning 
Authority. Construction in the relevant areas of the Flood Alleviation Scheme shall 
not commence until the approved measures have been implemented in full 
accordance with the approved details. If the required stand-off distances are to be 
achieved via diversion or closure of the infrastructure, the developer shall submit 
evidence to the Local Planning Authority that the diversion or closure has been 
agreed with the relevant statutory undertaker and that prior to construction in the 
affected area, the approved works have been undertaken. 

 
To ensure adequate protection of surface water supplies and in the interests of 
proper planning. 

 
42. No development shall commence within zone 12a, until a Phase II Site Investigation 

Report has been submitted to, and approved in writing by, the Local Planning 
Authority. This should include a long-term monitoring and maintenance plan in 
respect to contamination and a timetable of monitoring and submission of report to 
the Local Planning Authority. 

 
Where remediation measures are shown to be necessary in the Phase I/Phase II 
Reports and/or where soil or soil forming material is being imported to site, 
development shall not commence until a Remediation Statement demonstrating how 
the site will be made suitable for the intended use has been submitted to, and 
approved in writing by, the Local Planning Authority. The Remediation Statement 
shall include a programme for all works and for the provision of Verification Reports. 

 
To ensure that the presence of contamination is identified, risks assessed, and 
proposed remediation works are agreed in order to make the site suitable for use, in 
accordance with the requirements of Saved Policy GP5 of the adopted Leeds 
Unitary Development Plan, Policy LAND 1 of the Natural Resources and Waste 
Development Plan Document and Section 15 of the National Planning Policy 
Framework. 

 
43. If remediation is unable to proceed in accordance with the approved Remediation 

Statement for zone 12a, or where significant unexpected contamination is 
encountered for zone 12a, the Local Planning Authority shall be notified in writing 
immediately and operations on the affected part of the site shall cease.  An 
amended or new Remediation Statement shall be submitted to, and approved in 



writing by, the Local Planning Authority prior to any further remediation works which 
shall thereafter be carried out in accordance with the revised approved Statement. 

 
To ensure that any necessary remediation works are identified to make the site 
suitable for use, in accordance with the requirements of Saved Policy GP5 of the 
adopted Leeds Unitary Development Plan, Policy LAND 1 of the Natural Resources 
and Waste Development Plan Document and Section 15 of the National Planning 
Policy Framework. 

 
44. Remediation works shall be carried out in accordance with the approved 

Remediation Statement for zone 12a.  On completion of those works, the 
Verification Report(s) shall be submitted to the Local Planning Authority in 
accordance with the approved programme. The site or phase of a site shall not be 
brought into use until such time as all verification information has been approved in 
writing by the Local Planning Authority. 

 
To ensure that the remediation works are fully implemented as agreed and the site 
has been demonstrated to be suitable for use, in accordance with the requirements 
of Saved Policy GP5 of the adopted Leeds Unitary Development Plan, Policy LAND 
1 of the Natural Resources and Waste Development Plan Document and Section 15 
of the National Planning Policy Framework. 

 
45. Prior to the commencement of development within zone 12a, a Biodiversity 

Enhancement & Management Plan (BEMP) shall be submitted to and approved in 
writing by the LPA. The Plan shall include but not limited to all the enhancements in 
10.5.2 and habitat creation in Table 10.12 of the Environment Statement October 
2018 by Mott MacDonald and details of the following: 
a) Description and evaluation of features to be managed and enhanced 
b) Extent and location/area of proposed enhancement works on appropriate 
scale maps and plans 
c) Ecological trends and constraints on site that might influence management 
d) Aims and Objectives of management 
e) Appropriate management Actions for achieving Aims and Objectives 
f) An annual work programme (to cover an initial 5 year period) 
g) Details of the specialist ecological management body or organisation 
responsible for implementation of the Plan 
h) Ongoing monitoring programme and remedial measures 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA 
reporting on progress of the annual work programme and confirmation of required 
Actions for the next 12 month period 
j) The Plan will be reviewed and updated every 5 years and implemented for 
perpetuity 

 
The Plan shall include details of the legal and funding mechanisms by which the 
long-term implementation of the Plan will be secured by the developer with the 
specialist ecological management body or organisation responsible for its delivery. 
The Plan shall also set out (where the results from the monitoring show that the 
Aims and Objectives of the BEMP are not being met) how contingencies and/or 
remedial action will be identified, agreed and implemented so that the development 
still delivers the Objectives of the originally approved Plan. The approved Plan will 
be implemented in accordance with the approved details. 

 
Reason: to ensure the long-term protection and enhancement of biodiversity in 
accordance with Core Strategy Policy G8 and G9, NPPF and BS 42020:2013. 

 



46. No works (including any demolition, site clearance, groundworks or drainage etc)   
shall commence in zone 12a until a Construction Environmental Management Plan 
for that phase has been submitted to and approved in writing by the Local Planning 
Authority. The plan should comply with the Considerate Constructors Scheme and 
include the following details: 

• Details of access routes to the site to be used by construction traffic (which is not 
expected shall not cross Mill Bridge (south of Armley Mills) unless an access 
management plan, to detail measures to prevent damage to the bridge, has been 
first submitted to and approved by the Local Planning Authority. Such details would 
include measures to prevent vehicle strikes upon the parapets of the bridge, and the 
maximum weight of crossing vehicles) 

• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 
• Measures for control of construction traffic within the site and on the surrounding 
highway network 
• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 
and facilities for public viewing, where appropriate. 
 

A specific section covering biodiversity must be included within the CEMP. The 
agreed plan shall be complied with at all times during the construction period. 

 
To avoid congestion on the surrounding roads and to protect the amenities of 
nearby residential areas and occupiers and to safeguard a protected species (Bats) 
in accordance with the Wildlife & Countryside Act 1981 (as amended) and BS 
42020:2013 

 
47. Following completion of the proposed development within zone 12a, hereby 

permitted, the sites used for construction compounds shall be returned to their 
previous state (or to an alternative form) as to be submitted to and confirmed in 
writing by the Local Planning Authority. 

 
 In the interests of visual amenity. 
 
48. No works shall take place within zone 12a (as defined on drawing XXXX) (including 

any demolition, site clearance, groundworks or drainage etc.) until a written scheme 
of archaeological investigation (WSI) has been [submitted to and] approved by the 
local planning authority in writing. For land that is included within the WSI, no 
demolition/development shall take place other than in accordance with the agreed 
WSI, which shall include the statement of significance and research objectives, and: 
• The programme and methodology of site investigation and recording and 

the nomination of a competent person(s) or organisation to undertake the 
agreed works. 

The programme for post-investigation assessment and subsequent analysis, 
publication & dissemination and deposition of resulting material. This part of the 
condition shall not be discharged until these elements have been fulfilled in 
accordance with the programme set out in the WSI. 
 
In the interests of appropriate archaeological workings and recording. 



 
Zone 13 - Kirkstall Bridge to Newlay Bridge (excluding zone 13a – Kirkstall Abbey) 

 
49. Notwithstanding the submitted plans, prior to the commencement of development of 

work within zone 13, full details of the works to be carried out within that phase shall 
be submitted to and approved in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works including (but limited to) the access ramp 
(design, size, scale, loading, means of access) to Kirkstall Meadows 
• Details and/or samples of the proposed materials including details of any mortar and 
coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any street 
furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works 
• Planting plans including written specifications (soil depths, cultivation etc) and 
schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  
 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season 
immediately following the completion and/or first use of any separate part of the 
development (a full planting season shall mean the period from October to March) or 
otherwise in accordance with a timetable as to be agreed with the Local Planning 
Authority. 
 
For the avoidance of doubt and in the interests of proper planning and in the interests 
of visual amenity. 
 

50. No works shall commence within zone 13 of the development (including any 
demolition, site clearance, groundworks or drainage etc.) until: 
• a full tree survey, identifying the trees and hedgerows that are required to be 
removed and retained, in accordance with British Standard 5837 (2012), is submitted 
and approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement (AMS) in 
accordance with BS5837 for a tree care plan has been submitted to and approved in 
writing by the local planning authority. Works or development shall then be carried out 
in accordance with the approved method statement. The AMS shall include for on- 
site monitoring including site visits at key stages and on-site supervision of specific 
operations that relate to trees.  Proposals shall include for reporting back to the LPA 
at each intervention. 
• Seven days written notice shall be given to the Local Planning Authority that the 
protection measures are in place prior to demolition/approved works commencing, to 
allow inspection and approval of the protection measures as implemented on site. The 
written notice shall include evidence, such as a written appointment (including site 
specifics), that confirms that a qualified Arboriculturist/competent person has been 
appointed to carry out the Arboricultural monitoring/supervision referred to at b) 
above. 
 
No equipment, machinery or materials shall be used, stored or burnt within any 
protected area. Ground levels within these areas shall not be altered, nor any 
excavations undertaken including the provision of any underground services, without 
the prior written approval of the Local Planning Authority. 
 



To ensure the protection and preservation of trees, hedges, bushes and other natural 
features that make a positive contribution to the character and amenity of the area, 
and to safeguard local ecology, in accordance with the requirements of Policy P12 of 
the adopted Leeds Core Strategy, Saved Policies GP5 and LD1 of the adopted Leeds 
Unitary Development Plan, Policy LAND2 of the Natural Resources and Waste 
Development Plan Document, and Sections 12, 15 and 16 of the National Planning 
Policy Framework. In the absence of appropriate measures, the retention and long-
term health of such vegetation could be compromised by the carrying out of the 
approved development. 
 

51. A landscape management plan for the Scheme within zone 13, including long term 
design objectives, management responsibilities and maintenance schedules shall be 
submitted to and approved in writing by the Local Planning Authority prior to the 
occupation of the development. landscape management plan shall be carried out as 
approved. 
 
In order to ensure successful aftercare of landscaping. 
 

52. If within a period of five years from the date of the planting of any tree/hedge/shrub 
within zone 13, if that tree/hedge/shrub, or any replacement, is removed, uprooted or 
destroyed or dies, or becomes, in the opinion of the Local Planning Authority, 
seriously damaged or defective, another tree/hedge/shrub of the same species and 
size as that originally planted shall be planted in the same location as soon as 
reasonably possible and no later than the first available planting season, unless 
otherwise agreed in writing by the Local Planning Authority. 
 
To ensure maintenance of a healthy landscape scheme. 
 

53. Notwithstanding the submitted details, no development shall commence until full 
details of surface water management for zone 13 of the Scheme have been submitted 
to and approved by the Local Planning Authority. The works shall be implemented in 
accordance with the approved details and maintained as such thereafter. 
 
To ensure adequate protection of surface water supplies and in the interests of proper 
planning. 
 

54. No development shall commence until details (including but not exclusive to changes 
in ground level and piling techniques) to ensure that public water supply and waste 
water infrastructure will be protected within zone 13 during all phases of the 
development have been submitted to and approved by the Local Planning Authority. 
Construction in the relevant areas of the Flood Alleviation Scheme shall not 
commence until the approved measures have been implemented in full accordance 
with the approved details. If the required stand-off distances are to be achieved via 
diversion or closure of the infrastructure, the developer shall submit evidence to the 
Local Planning Authority that the diversion or closure has been agreed with the 
relevant statutory undertaker and that prior to construction in the affected area, the 
approved works have been undertaken. 
 
To ensure adequate protection of surface water supplies and in the interests of proper 
planning. 
 

55. No development shall commence within zone 13, until a Phase II Site Investigation 
Report has been submitted to, and approved in writing by, the Local Planning 
Authority. This should include a long-term monitoring and maintenance plan in respect 



to contamination and a timetable of monitoring and submission of report to the Local 
Planning Authority. 
 
Where remediation measures are shown to be necessary in the Phase I/Phase II 
Reports and/or where soil or soil forming material is being imported to site, 
development shall not commence until a Remediation Statement demonstrating how 
the site will be made suitable for the intended use has been submitted to, and 
approved in writing by, the Local Planning Authority. The Remediation Statement shall 
include a programme for all works and for the provision of Verification Reports. 
 
To ensure that the presence of contamination is identified, risks assessed, and 
proposed remediation works are agreed in order to make the site suitable for use, in 
accordance with the requirements of Saved Policy GP5 of the adopted Leeds Unitary 
Development Plan, Policy LAND 1 of the Natural Resources and Waste Development 
Plan Document and Section 15 of the National Planning Policy Framework. 
 

56. If remediation is unable to proceed in accordance with the approved Remediation 
Statement for zone 13, or where significant unexpected contamination is encountered 
for zone 13, the Local Planning Authority shall be notified in writing immediately and 
operations on the affected part of the site shall cease.  An amended or new 
Remediation Statement shall be submitted to, and approved in writing by, the Local 
Planning Authority prior to any further remediation works which shall thereafter be 
carried out in accordance with the revised approved Statement. 
 
To ensure that any necessary remediation works are identified to make the site 
suitable for use, in accordance with the requirements of Saved Policy GP5 of the 
adopted Leeds Unitary Development Plan, Policy LAND 1 of the Natural Resources 
and Waste Development Plan Document and Section 15 of the National Planning 
Policy Framework. 
 

57. Remediation works shall be carried out in accordance with the approved Remediation 
Statement for zone 13.  On completion of those works, the Verification Report(s) shall 
be submitted to the Local Planning Authority in accordance with the approved 
programme. The site or phase of a site shall not be brought into use until such time as 
all verification information has been approved in writing by the Local Planning 
Authority. 
 
To ensure that the remediation works are fully implemented as agreed and the site 
has been demonstrated to be suitable for use, in accordance with the requirements of 
Saved Policy GP5 of the adopted Leeds Unitary Development Plan, Policy LAND 1 of 
the Natural Resources and Waste Development Plan Document and Section 15 of the 
National Planning Policy Framework. 
 

58. Prior to the commencement of development within zone 13, a Biodiversity 
Enhancement & Management Plan (BEMP) shall be submitted to and approved in 
writing by the LPA. The Plan shall include but not limited to all the enhancements in 
10.5.2 and habitat creation in Table 10.12 of the Environment Statement October 
2018 by Mott MacDonald and details of the following: 
a) Description and evaluation of features to be managed and enhanced 
b) Extent and location/area of proposed enhancement works on appropriate 
scale maps and plans 
c) Ecological trends and constraints on site that might influence management 
d) Aims and Objectives of management 
e) Appropriate management Actions for achieving Aims and Objectives 
f) An annual work programme (to cover an initial 5 year period) 



g) Details of the specialist ecological management body or organisation 
responsible for implementation of the Plan 
h) Ongoing monitoring programme and remedial measures 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA reporting 
on progress of the annual work programme and confirmation of required Actions for 
the next 12 month period 
j) The Plan will be reviewed and updated every 5 years and implemented for 
perpetuity 
 
The Plan shall include details of the legal and funding mechanisms by which the long-
term implementation of the Plan will be secured by the developer with the specialist 
ecological management body or organisation responsible for its delivery. The Plan 
shall also set out (where the results from the monitoring show that the Aims and 
Objectives of the BEMP are not being met) how contingencies and/or remedial action 
will be identified, agreed and implemented so that the development still delivers the 
Objectives of the originally approved Plan. The approved Plan will be implemented in 
accordance with the approved details. 
 
Reason: to ensure the long-term protection and enhancement of biodiversity in 
accordance with Core Strategy Policy G8 and G9, NPPF and BS 42020:2013. 
 

59. No works (including any demolition, site clearance, groundworks or drainage etc)   
shall commence in zone 13 until a Construction Environmental Management Plan for 
that phase has been submitted to and approved in writing by the Local Planning 
Authority. The plan should comply with the Considerate Constructors Scheme and 
include the following details: 
• Details of access routes to the site to be used by construction traffic  
• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 
• Measures for control of construction traffic within the site and on the surrounding 
highway network 
• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 
and facilities for public viewing, where appropriate. 
 
A specific section covering biodiversity must be included within the CEMP. The 
agreed plan shall be complied with at all times during the construction period. 
 
To avoid congestion on the surrounding roads and to protect the amenities of nearby 
residential areas and occupiers and to safeguard a protected species (Bats) in 
accordance with the Wildlife & Countryside Act 1981 (as amended) and BS 
42020:2013 
 

60. Following completion of the proposed development within zone 13, hereby permitted, 
the sites used for construction compounds shall be returned to their previous state (or 
to an alternative form) as to be submitted to and confirmed in writing by the Local 
Planning Authority. 
 
In the interests of visual amenity. 



 
61. No works to Kirkstall Bridge shall commence unless the LPA has been provided with 

either: a) The Mitigation Method Statement and licence issued by Natural England 
pursuant to Regulation 53 of the Conservation of Habitats and Species Regulations 
2010 authorising the specified activity to go ahead; or b) a statement in writing from 
an appropriately qualified ecologist to the effect that it does not consider that the 
specified activity will require a licence. 

 
 Reason: To safeguard a protected species (Bats) in accordance with the Wildlife & 

Countryside Act 1981 (as amended) and BS 42020:2013. 
 

Zone 13a – Kirkstall Abbey 
 
62. Notwithstanding the submitted plans, prior to the commencement of development of 
work within zone 13a, full details of the works to be carried out within that phase shall be 
submitted to and approved in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works 
• Details and/or samples of the proposed materials including details of any mortar and 
coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any street 
furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works 
• Planting plans including written specifications (soil depths, cultivation etc) and 
schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  
 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season immediately 
following the completion and/or first use of any separate part of the development (a full 
planting season shall mean the period from October to March) or otherwise in accordance 
with a timetable as to be agreed with the Local Planning Authority. 
 
For the avoidance of doubt and in the interests of proper planning and in the interests of 
visual amenity. 
 
63. No works shall commence within zone 13a of the development (including any 
demolition, site clearance, groundworks or drainage etc.) until: 
• a full tree survey, identifying the trees and hedgerows that are required to be 
removed and retained, in accordance with British Standard 5837 (2012), is submitted and 
approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement (AMS) in 
accordance with BS5837 for a tree care plan has been submitted to and approved in writing 
by the local planning authority. Works or development shall then be carried out in 
accordance with the approved method statement. The AMS shall include for on- site 
monitoring including site visits at key stages and on-site supervision of specific operations 
that relate to trees.  Proposals shall include for reporting back to the LPA at each 
intervention. 
• Seven days written notice shall be given to the Local Planning Authority that the 
protection measures are in place prior to demolition/approved works commencing, to allow 
inspection and approval of the protection measures as implemented on site. The written 
notice shall include evidence, such as a written appointment (including site specifics), that 



confirms that a qualified Arboriculturist/competent person has been appointed to carry out 
the Arboricultural monitoring/supervision referred to at b) above. 
 
No equipment, machinery or materials shall be used, stored or burnt within any protected 
area. Ground levels within these areas shall not be altered, nor any excavations undertaken 
including the provision of any underground services, without the prior written approval of the 
Local Planning Authority. 
 
To ensure the protection and preservation of trees, hedges, bushes and other natural 
features that make a positive contribution to the character and amenity of the area, and to 
safeguard local ecology, in accordance with the requirements of Policy P12 of the adopted 
Leeds Core Strategy, Saved Policies GP5 and LD1 of the adopted Leeds Unitary 
Development Plan, Policy LAND2 of the Natural Resources and Waste Development Plan 
Document, and Sections 12, 15 and 16 of the National Planning Policy Framework. In the 
absence of appropriate measures, the retention and long-term health of such vegetation 
could be compromised by the carrying out of the approved development. 
 
64. A landscape management plan for the Scheme within zone 13a, including long term 
design objectives, management responsibilities and maintenance schedules shall be 
submitted to and approved in writing by the Local Planning Authority prior to the occupation 
of the development. landscape management plan shall be carried out as approved. 
 
In order to ensure successful aftercare of landscaping. 
 
65. If within a period of five years from the date of the planting of any tree/hedge/shrub 
within zone 13a, if that tree/hedge/shrub, or any replacement, is removed, uprooted or 
destroyed or dies, or becomes, in the opinion of the Local Planning Authority, seriously 
damaged or defective, another tree/hedge/shrub of the same species and size as that 
originally planted shall be planted in the same location as soon as reasonably possible and 
no later than the first available planting season, unless otherwise agreed in writing by the 
Local Planning Authority. 
 
To ensure maintenance of a healthy landscape scheme. 
 
66. Notwithstanding the submitted details, no development shall commence until full 
details of surface water management for zone 13a of the Scheme have been submitted to 
and approved by the Local Planning Authority. The works shall be implemented in 
accordance with the approved details and maintained as such thereafter. 
 
To ensure adequate protection of surface water supplies and in the interests of proper 
planning. 
 
67.  No development shall commence until details (including but not exclusive to 
changes in ground level and piling techniques) to ensure that public water supply and waste 
water infrastructure will be protected within zone 13a during all phases of the development 
have been submitted to and approved by the Local Planning Authority. Construction in the 
relevant areas of the Flood Alleviation Scheme shall not commence until the approved 
measures have been implemented in full accordance with the approved details. If the 
required stand-off distances are to be achieved via diversion or closure of the infrastructure, 
the developer shall submit evidence to the Local Planning Authority that the diversion or 
closure has been agreed with the relevant statutory undertaker and that prior to construction 
in the affected area, the approved works have been undertaken. 
 
To ensure adequate protection of surface water supplies and in the interests of proper 
planning. 



 
68. No development shall commence within zone 13a, until a Phase II Site Investigation 
Report has been submitted to, and approved in writing by, the Local Planning Authority. This 
should include a long-term monitoring and maintenance plan in respect to contamination and 
a timetable of monitoring and submission of report to the Local Planning Authority. 
 
Where remediation measures are shown to be necessary in the Phase I/Phase II Reports 
and/or where soil or soil forming material is being imported to site, development shall not 
commence until a Remediation Statement demonstrating how the site will be made suitable 
for the intended use has been submitted to, and approved in writing by, the Local Planning 
Authority. The Remediation Statement shall include a programme for all works and for the 
provision of Verification Reports. 
 
To ensure that the presence of contamination is identified, risks assessed, and proposed 
remediation works are agreed in order to make the site suitable for use, in accordance with 
the requirements of Saved Policy GP5 of the adopted Leeds Unitary Development Plan, 
Policy LAND 1 of the Natural Resources and Waste Development Plan Document and 
Section 15 of the National Planning Policy Framework. 
 
69. If remediation is unable to proceed in accordance with the approved Remediation 
Statement for zone 13a, or where significant unexpected contamination is encountered for 
zone 13a, the Local Planning Authority shall be notified in writing immediately and operations 
on the affected part of the site shall cease.  An amended or new Remediation Statement 
shall be submitted to, and approved in writing by, the Local Planning Authority prior to any 
further remediation works which shall thereafter be carried out in accordance with the 
revised approved Statement. 
 
To ensure that any necessary remediation works are identified to make the site suitable for 
use, in accordance with the requirements of Saved Policy GP5 of the adopted Leeds Unitary 
Development Plan, Policy LAND 1 of the Natural Resources and Waste Development Plan 
Document and Section 15 of the National Planning Policy Framework. 
 
70. Remediation works shall be carried out in accordance with the approved 
Remediation Statement for zone 13a.  On completion of those works, the Verification 
Report(s) shall be submitted to the Local Planning Authority in accordance with the approved 
programme. The site or phase of a site shall not be brought into use until such time as all 
verification information has been approved in writing by the Local Planning Authority. 
 
To ensure that the remediation works are fully implemented as agreed and the site has been 
demonstrated to be suitable for use, in accordance with the requirements of Saved Policy 
GP5 of the adopted Leeds Unitary Development Plan, Policy LAND 1 of the Natural 
Resources and Waste Development Plan Document and Section 15 of the National Planning 
Policy Framework. 
 
71. Prior to the commencement of development within zone 13a, a Biodiversity 
Enhancement & Management Plan (BEMP) shall be submitted to and approved in writing by 
the LPA. The Plan shall include but not limited to all the enhancements in 10.5.2 and habitat 
creation in Table 10.12 of the Environment Statement October 2018 by Mott MacDonald and 
details of the following: 
a) Description and evaluation of features to be managed and enhanced 
b) Extent and location/area of proposed enhancement works on appropriate scale 
maps and plans 
c) Ecological trends and constraints on site that might influence management 
d) Aims and Objectives of management 
e) Appropriate management Actions for achieving Aims and Objectives 



f) An annual work programme (to cover an initial 5 year period) 
g) Details of the specialist ecological management body or organisation responsible for 
implementation of the Plan 
h) Ongoing monitoring programme and remedial measures 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA reporting 
on progress of the annual work programme and confirmation of required Actions for the next 
12 month period 
j) The Plan will be reviewed and updated every 5 years and implemented for 
perpetuity 
 
The Plan shall include details of the legal and funding mechanisms by which the long-term 
implementation of the Plan will be secured by the developer with the specialist ecological 
management body or organisation responsible for its delivery. The Plan shall also set out 
(where the results from the monitoring show that the Aims and Objectives of the BEMP are 
not being met) how contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the Objectives of the originally approved 
Plan. The approved Plan will be implemented in accordance with the approved details. 
 
Reason: to ensure the long-term protection and enhancement of biodiversity in accordance 
with Core Strategy Policy G8 and G9, NPPF and BS 42020:2013. 
 
72. No works (including any demolition, site clearance, groundworks or drainage etc)   
shall commence in zone 13a until a Construction Environmental Management Plan for that 
phase has been submitted to and approved in writing by the Local Planning Authority. The 
plan should comply with the Considerate Constructors Scheme and include the following 
details: 
• Details of access routes to the site to be used by construction traffic (which is not 
expected shall not cross Mill Bridge (south of Armley Mills) unless an access management 
plan, to detail measures to prevent damage to the bridge, has been first submitted to and 
approved by the Local Planning Authority. Such details would include measures to prevent 
vehicle strikes upon the parapets of the bridge, and the maximum weight of crossing 
vehicles) 
• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 
• Measures for control of construction traffic within the site and on the surrounding 
highway network 
• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 
and facilities for public viewing, where appropriate. 
 
A specific section covering biodiversity must be included within the CEMP. The agreed plan 
shall be complied with at all times during the construction period. 
 
To avoid congestion on the surrounding roads and to protect the amenities of nearby 
residential areas and occupiers and to safeguard a protected species (Bats) in accordance 
with the Wildlife & Countryside Act 1981 (as amended) and BS 42020:2013 
 
73. Following completion of the proposed development within zone 13a, hereby 
permitted, the sites used for construction compounds shall be returned to their previous state 



(or to an alternative form) as to be submitted to and confirmed in writing by the Local 
Planning Authority. 
 
In the interests of visual amenity. 
 
74. No works shall take place within zone 13a (as defined on drawing XXXX) (including 
any demolition, site clearance, groundworks or drainage etc.) until a written scheme of 
archaeological investigation (WSI) has been [submitted to and] approved by the local 
planning authority in writing. For land that is included within the WSI, no 
demolition/development shall take place other than in accordance with the agreed WSI, 
which shall include the statement of significance and research objectives, and: 
• The programme and methodology of site investigation and recording and the 
nomination of a competent person(s) or organisation to undertake the agreed works. 
The programme for post-investigation assessment and subsequent analysis, publication & 
dissemination and deposition of resulting material. This part of the condition shall not be 
discharged until these elements have been fulfilled in accordance with the programme set 
out in the WSI. 
 
In the interests of appropriate archaeological workings and recording. 
 
Zone 14 (Calverley)  
 
75. Notwithstanding the submitted plans, prior to the commencement of development of 
work within zone 14, full details of the works to be carried out within that phase shall be 
submitted to and approved in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works 
• Details and/or samples of the proposed materials including details of any mortar and 
coursing of brick and stone work. 
• Existing and proposed levels. 
• Minor artefacts and structures (including interpretation panels plus any street 
furniture, seating, bins). 
• Protection of any National Grid apparatus affected by site works 
• Planting plans including written specifications (soil depths, cultivation etc) and 
schedules of planting species, sizes and numbers/densities. 
• Details of Hard and Soft Landscaping  
 
The proposed works shall be carried out in accordance with the approved details. 
Landscaping works shall be implemented by the end of the full planting season immediately 
following the completion and/or first use of any separate part of the development (a full 
planting season shall mean the period from October to March) or otherwise in accordance 
with a timetable as to be agreed with the Local Planning Authority. 
 
For the avoidance of doubt and in the interests of proper planning and in the interests of 
visual amenity. 
 
76.  Notwithstanding the submitted plans, prior to the commencement of any mitigation 
works at Calverley full details of the works to be carried out within zone 14 shall be submitted 
to and approved in writing by the Local Planning Authority.  The details shall include but not 
be limited to the following: 
 
• Planting plans including written specifications (soil depths, cultivation etc) and 
schedules of planting species, sizes and numbers/densities. 
 



Planting shall be carried out  by the end of the full planting season immediately following the 
completion and/or first use of any separate part of the development (a full planting season 
shall mean the period from October to March) or otherwise in accordance with a timetable as 
to be agreed with the Local Planning Authority. 
 
77. No works shall commence within zone 14 of the development (including any 
demolition, site clearance, groundworks or drainage etc.) until: 
• a full tree survey, identifying the trees and hedgerows that are required to be 
removed and retained, in accordance with British Standard 5837 (2012), is submitted and 
approved in writing by the Local Planning Authority 
• No works shall commence until a written Arboricultural Method Statement (AMS) in 
accordance with BS5837 for a tree care plan has been submitted to and approved in writing 
by the local planning authority. Works or development shall then be carried out in 
accordance with the approved method statement. The AMS shall include for on- site 
monitoring including site visits at key stages and on-site supervision of specific operations 
that relate to trees.  Proposals shall include for reporting back to the LPA at each 
intervention. 
• Seven days written notice shall be given to the Local Planning Authority that the 
protection measures are in place prior to demolition/approved works commencing, to allow 
inspection and approval of the protection measures as implemented on site. The written 
notice shall include evidence, such as a written appointment (including site specifics), that 
confirms that a qualified Arboriculturist/competent person has been appointed to carry out 
the Arboricultural monitoring/supervision referred to at b) above. 
 
No equipment, machinery or materials shall be used, stored or burnt within any protected 
area. Ground levels within these areas shall not be altered, nor any excavations undertaken 
including the provision of any underground services, without the prior written approval of the 
Local Planning Authority. 
 
To ensure the protection and preservation of trees, hedges, bushes and other natural 
features that make a positive contribution to the character and amenity of the area, and to 
safeguard local ecology, in accordance with the requirements of Policy P12 of the adopted 
Leeds Core Strategy, Saved Policies GP5 and LD1 of the adopted Leeds Unitary 
Development Plan, Policy LAND2 of the Natural Resources and Waste Development Plan 
Document, and Sections 12, 15 and 16 of the National Planning Policy Framework. In the 
absence of appropriate measures, the retention and long-term health of such vegetation 
could be compromised by the carrying out of the approved development. 
 
78. A landscape management plan for the Scheme within zone 14, including long term 
design objectives, management responsibilities and maintenance schedules shall be 
submitted to and approved in writing by the Local Planning Authority prior to the occupation 
of the development. landscape management plan shall be carried out as approved. 
 
In order to ensure successful aftercare of landscaping. 
 
79. If within a period of five years from the date of the planting of any tree/hedge/shrub 
within zone 14, if that tree/hedge/shrub, or any replacement, is removed, uprooted or 
destroyed or dies, or becomes, in the opinion of the Local Planning Authority, seriously 
damaged or defective, another tree/hedge/shrub of the same species and size as that 
originally planted shall be planted in the same location as soon as reasonably possible and 
no later than the first available planting season, unless otherwise agreed in writing by the 
Local Planning Authority. 
 
To ensure maintenance of a healthy landscape scheme. 
 



80. No works (including any demolition, site clearance, groundworks or drainage etc)   
shall commence in zone 14 until a Construction Environmental Management Plan for that 
phase has been submitted to and approved in writing by the Local Planning Authority. The 
plan should comply with the Considerate Constructors Scheme and include the following 
details: 
• Details of access routes to the site to be used by construction traffic  
• Location of site compounds 
• Parking of vehicles of site personnel, operatives and visitors 
• Loading and unloading of plant and materials 
• Storage of plant and materials in constructing the development 
• Storage of oil, fuel and chemicals 
• Prevention of mud being deposited on highway 
• Measure for the control and reduction of noise and dust from construction works 
• Measures for control of construction traffic within the site and on the surrounding 

highway network 
• Hours of operation of construction works and others works on the site 
• Measures for the monitoring and enforcement of the plans 
• The erection and maintenance of security hoarding, including decorative displays 
and facilities for public viewing, where appropriate. 
 
A specific section covering biodiversity must be included within the CEMP. The agreed plan 
shall be complied with at all times during the construction period. 
 
To avoid congestion on the surrounding roads and to protect the amenities of nearby 
residential areas and occupiers and to safeguard a protected species (Bats) in accordance 
with the Wildlife & Countryside Act 1981 (as amended) and BS 42020:2013 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Appendix 2 
 
Draft Planning Conditions 19/01277/LI 
 

1. The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission. 

 
Imposed pursuant to the provisions of Section 18 of the Planning (Listed Building and 
Conservation Areas) Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

approved plans listed in the Plans Schedule. 
 

For the avoidance of doubt and in the interests of proper planning. 
 
3. Notwithstanding the submitted plans, prior to the commencement of listed building 

works, full details of these works to be carried out shall be submitted to and approved 
in writing by the Local Planning Authority.   

 
The details shall include but not be limited to the following: 

• Detailed drawings of the proposed works. 
• Details and/or samples of the proposed materials including details of any mortar and 

coursing of brick and stone work. 
 

In the interests of the preservation of the special character of the listed building. 
 
Draft Planning Conditions 19/01278/LI 
 

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 

 
Imposed pursuant to the provisions of Section 18 of the Planning (Listed Building 
and Conservation Areas) Act 1990 as amended by Section 51 of the Planning 
and Compulsory Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

approved plans listed in the Plans Schedule. 
 

For the avoidance of doubt and in the interests of proper planning. 
 

3. Notwithstanding the submitted plans, prior to the commencement of listed 
building works, full details of these works to be carried out shall be submitted to 
and approved in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works. 
• Details and/or samples of the proposed materials including details of any 
mortar and coursing of brick and stone work. 
 
In the interests of the preservation of the special character of the listed building. 

 
Draft Planning Conditions 19/01279/LI 
 



1. The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission. 

 
Imposed pursuant to the provisions of Section 18 of the Planning (Listed Building and 
Conservation Areas) Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

approved plans listed in the Plans Schedule. 
 

For the avoidance of doubt and in the interests of proper planning. 
 

3. Notwithstanding the submitted plans, prior to the commencement of listed building 
works, full details of these works to be carried out shall be submitted to and approved 
in writing by the Local Planning Authority.   

 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works. 
• Details and/or samples of the proposed materials including details of any 
mortar and coursing of brick and stone work. 

 
In the interests of the preservation of the special character of the listed building. 

 
Draft Planning Conditions 19/01280/LI 
 

1. The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission. 

 
Imposed pursuant to the provisions of Section 18 of the Planning (Listed Building and 
Conservation Areas) Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

approved plans listed in the Plans Schedule. 
 

For the avoidance of doubt and in the interests of proper planning. 
 

3. Notwithstanding the submitted plans, prior to the commencement of listed building 
works, full details of these works to be carried out shall be submitted to and approved 
in writing by the Local Planning Authority.   
 
The details shall include but not be limited to the following: 
• Detailed drawings of the proposed works. 
• Details and/or samples of the proposed materials including details of any mortar and 
coursing of brick and stone work. 
 
In the interests of the preservation of the special character of the listed building. 

 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Appendix 3 – Consultation and Engagement Briefing 



 
 

 

Consultation & Engagement Briefing 

Project title: Phase Two Leeds (river Aire) Flood Allevation Scheme 
Date: 22nd May 2019 
Author: Rachael Brown  
 

Following the 2015 Boxing Day floods, a brief was issued by Secretary of State for the 
Environment in March 2016 to protect Leeds from flooding.  Subsequently a report was 
approved to progress this brief by the Council’s Executive Board on 6th April 2016. A 
professional services contract to undertake feasibility and preliminary design was tendered 
in June 2016 and the contract was subsequently awarded to BMMjv in September 2016. 
The project team have carried out extensive engagement and consultation activities in the 
River Aire catchment area and these are summarised in this briefing note. 

Recognising the scale of developing a catchment wide approach to reduce flood risk in 
Leeds, the EA has worked with existing partnerships to create an “Upper Aire Catchment 
Network” which was launched in November 2016. The concept of all parties becoming a 
network of people with a common purpose has given confidence to key partners to build new 
important relationships. 

The project team contacted businesses impacted by the boxing day floods on 9th 
November 2016 encouraging applications for the available flood grant monies and an offer 
of consultancy assistance from the FAS team. Whilst assisting with flood grant applications, 
work began to utilise a premise in Kirkstall as a communication and engagement centre i.e. 
the flood shop. During week commencing 5th December 2016 a position statement was 
hand delivered to circa 700 properties advertising the flood shop and explaining the next 
steps for phase 2. Senior officers agreed staff from LCC, EA and BMMjv would work from 
the venue twice a week and as a result the project team arranged a PR event with Councillor 
Blake to officially open the flood shop on 12th December 2016. A feature ‘one year on from 
Storm Eva’ was also aired on BBC’s Look North on 19th December 2016. 

In April 2017 the first phase 2 newsletter was hand delivered to local community and 
businesses and as a result a mailing list of over 400 subscribers has been established. 
Newsletters are distributed on a quarterly basis and uploaded to the FAS website to provide 
regular updates on the schemes progress and key milestones. A scheme twitter account is 
also well established with over 680 followers, issuing weekly tweets alongside the schemes 
website which is updated on a regular basis. 

A public consultation ran for an 8 week period from 21st September 2017 to 16th 
November 2017. This engaged local communities, providing an opportunity to ask 
questions and understand the proposals that would be taken forward in the business case. 
During the public consultation period 6 community events were arranged across the 
catchment area (details in the below table). The events were advertised online, via social 
media, advertising posters in local venues, letter drops and in FAS newsletters. The events 
were attended by over 160 people and in excess of 150 consultation questionnaires, 
emails, letters and telephone calls were received regarding the scheme proposals. 

Date Time Location 
Monday 02/10/2017 15.00 – 19.00 Horsforth Community Hub (Library) 
Thursday 12/10/2017 15.00 – 19.00 Radio Aire  
Thursday 19/10/2017 10.00 – 13.00 George & Dragon Pub Apperley Bridge 
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Thursday 19/10/2017 14.30 – 17.30  Rodley Church  
Saturday 28/10/2017 09.00 – 13.00  Kirkstall Leisure Centre 
Sunday 29/10/2017 12.00 – 15.00 Kirkstall Abbey 

 
Common themes from the public consultation were; the perceived time it’s taken to 
develop phase 2, the use of Rodley Nature Reserve as an attenuation area and praise for 
the Natural Flood Management (NFM) proposals.  

To accelerate the delivery of the scheme a programme of advanced works was approved 
by Executive Board on 20th September 2017. This included the design and build of a 730 
metre length flood wall plus property level protection at Stourton Industrial Estate, the 
removal of a platform which was known to trap debris underneath Gotts (Redcote Lane) 
Bridge in Kirkstall and the development of a number of NFM pilot sites at Eshton Beck, 
Earby and Harden Moor.  

The flood wall at Stourton Industrial Estate protects 88 existing businesses, safeguards over 
4,000 existing jobs and helps to protect access to the M1. Businesses and the local site 
agents ere engaged during October 2017 to inform them of the proposals. Prior to sending 
Notice of Entry (NoE) letters on 17th November 2017, relevant parties were contacted in 
advance to advise they would receive this documentation in the near future. Construction of 
the flood wall commenced in February 2018 and was substantially complete in September 
2018. A special edition of the newsletter was distributed on 29th August 2018 and a PR event 
with Councillor Blake and Councillor R. Lewis took place on 4th September 2018.  

Following the comments made during the 8 week public consultation in 2017 and opposition 
from the Rodley Nature Reserve trustees, the decision was taken to omit the flood 
attenuation area at Rodley Nature Reserve. A news release was issued on 22nd January 
2018 to announce this decision and was the main focus of the FAS newsletter issued on 14th 
February 2018. 

The first of thousands of trees to be planted across the upper Aire catchment commenced 
with a PR event at Eshton Beck with Councillor Blake on the 20th March 2018. Yorkshire 
Wildlife Trust, the NFM delivery partner for the site, have planted 450 trees at Eshton Beck. 
To help raise awareness of NFM interventions, as well as engaging with landowners, the 
team attended the following events;  

- Skipton Auction Market 23rd May 2018 
- Earby community drop-in session 14th June 2018 
- Kirkstall Festival 14th July 2018 and 
- Keighley Show 1st September 2018. 

A delivery programme for the remaining pilot sites at Earby and Harden Moor is being 
developed for work to start imminently and continue through summer 2019. 

The project team have approached 110 affected landowners (57 in Kirkstall) within the 
catchment area such as Armley Mills on 24th May 2018, Home Office on 7th July 2018, 
West Yorkshire Properties on 18th July 2018, and Stansfield Arms on 30th October 2018. 
This has been in the form of email, telephone calls and where direct contact could not be 
made door knocking exercises have been undertaken. Generally these communications 
have resulted in more formal meetings being arranged so the scheme can be discussed in 
more detail and where possible, proposals have been amended to suit the landowners’ 
needs. A few examples of this are; at the rear of Leeds Motor Company we have agreed 
to use glazed panels instead of a concrete stone clad wall to ensure balcony views of the 
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river are maintained. It was also agreed to amend the line of defence at the rear of Airedale 
House to mitigate against the permanent loss of parking spaces. 

There are 7 key development sites in the catchment area and during 2018 relevant 
developers such as CBRE, Gillespies, Prospect Estates, CDP and Caddick Construction 
have been approached to explain the FAS proposals and ascertain their work programme to 
ensure projects are coordinated. The proposals were widely accepted and have been 
passed from the developer onto the client. Timing, overall defence line and aesthetics are 
crucial therefore engagement will continue during detailed design and if required, 
amendments will be made to suit the needs of the developer.       

The local community has been kept up to date with the scheme progress and expectations 
managed through attendance at local events such as the Kirkstall Festival on 14th July 2018 
where the team spoke to over 100 people as well as meeting with community groups 
including the Kirkstall Valley Park Board on 31st July 2018 and Leeds Canoe Club on 5th 
September 2018.  

As part of the advanced works package, during summer 2018 the owner of Gotts 
(Redcote Lane) Bridge was contacted and meetings with local businesses were held 
including Goals on 14th September 2018 to explain the proposal to remove the platform 
underneath Gotts Bridge. The FAS newsletter which was distributed on 30th August 2018 
also included an article about the proposed works. Emails were sent on the 26th September 
2018 to inform relevant parties of the NoE letter that would be issued prior to works 
commencing on their land. Further emails were also sent on 17th October 2018 to advise 
works were due to commence.Arrangements were made with the River Stewardship 
Company (RSC) to tidy up the surrounding area and two clean up days went ahead on 26th 
October 2018 and 26th November 2018. Progress updates were posted on the FAS twitter 
account on 9th and 12th November 2018 respectively. Upon completion the owner of the 
bridge was contacted again on 23rd November 2018 to confirm the platform had been 
successfully removed and an article was also included in the FAS newsletter distributed on 
20th December 2018.  

Following the decision to use an alternative location to Rodley Nature Reserve, specific 
engagement activities in the locations adjacent to the Calverley attenuation area (Cragg 
Wood and Horsforth Vale) were arranged. Meetings were held with the Cragg Wood 
Roads residents group on 20th and 27th September 2018 who expressed concerns about 
the location of attenuation area.  Modelling information and visualisations were shared to 
alleviate their concerns subject to further engagement being arranged as part of detailed 
design. A letter drop of circa 450 letters took place during week commencing 1st October 
2018 and as a result 10 additional enquiries were received and responded to. Meetings 
with two residents of Horsforth Vale were also arranged and took place on 12th October 
2018 to discuss the proposals in more detail. There is an ongoing dialogue with landowners 
at Calverley and subsequently they have provided the project team with their preferred 
options on how to proceed with the proposed works on their land. 

As part of the planning application, notifications were sent to 175 affected landowners and 
tenants, 39 subsequent enquiries were received and detailed responses have since been 
provided to all enquiries. Engagement during the determination period will continue during 
this critical part of the scheme, detailed design and construction. The project team have 
been working with other stakeholders such as Historic England, Woodhouse Grove 
School, Kirkstall Island Farm, Kirkstall Valley Development Trust, Kirkstall Valley Park 
Board and, Sustrans, all of which are supportive of the phase 2 proposals. Presentations 
were given to Leeds Accessibility Forum (representation from key equality groups) and 
Leeds Cycling Consultation Forum (representatives from cycling groups and the general 
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public) on 16th January 2019. A presentation was also given to Leeds Local Access 
Forum on 16th April 2019.  

Overall both groups were very supportive of the scheme and provided detailed comments on 
their preferred surface materials which the team will review. This close engagement will 
continue during detailed design to ensure the scheme suits the needs of interested parties. 
Forthcoming engagement with other key stakeholders such as Leeds Civic Trust is also 
imminment.  

Information events were held at Milford Place Sports Club (Kirkstall) on 13th and 26th 
February 2019, residents and local businesses from the catchment area were invited.  
Over 100 people were in attendance. Feedback was positive overall, with 70% of attendees 
being either very satisfied or somewhat satisfied with the event and 78% of attendees 
strongly agreed or slightly agreed the project team members were professional, 
understood your needs and answered your questions clearly. A special edition newsletter 
was prepared following the information events and distributed on 22nd March 2019. 
 
We have held meeting with members of the local community in Newlay on 20th February 
2019 and Kirkstall Valley Community Agriculture Steering Group on 30th April 2019. 
Letters to local businesses in the Kirkstall area were hand delivered on 22nd February 2019 
to provide and update on the schemes progress and ask for their continued support 
throughout the planning process. In addition we met with the Home Office on 19th March 
2019 who keen to see the scheme progress and as a result they have provided a letter of 
support.  
 
Regular communications with Ward Members have taken place throughout the 
development of the scheme (details are included in the table below).   

Date Member Type of Engagement  
26/11/16 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley HorsforthCalverley & Farsley 

Ward Member update with 
offer to meet 

28/07/17 Cllr Blake and Cllr R. Lewis  Briefing note and site visit  
02/08/17 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley Horsforth Calverley & Farsley  

Ward Member update with 
offer to meet  

02/08/17 Cllr Yeadon  Briefing Meeting  
07/08/17 Cllr A Carter  Briefing Meeting 
08/08/17 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley Horsforth Calverley & Farsley 

Update on works to goits  

14/08/17 Cllr Nash  Briefing Meeting 
04/09/17 Cabinet members  Briefing Meeting 
21/06/18 City & Hunslet Plans Panel  Pre application presentation  
27/07/18 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley Horsforth Calverley & Farsley 

Ward Member update with 
offer to meet  

31/07/18 Apperley Bridge (BMDC)Calverley & Farsley Ward Member update with 
offer to meet 

31/07/18 Cllr Illingworth  Presentation to Kirkstall 
Valley Park  

08/08/18 Cllr Nash  Briefing Meeting 
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13/08/18 Cllr Carter  Briefing Meeting 
30/08/18 Cllr Illingworth Site Meeting  
23/10/18 Horsforth Ward Members  Briefing Meeting 
06/11/18 Cllr Sunderland (BMDC)  Site Meeting  
07/11/18 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley Horsforth 
Calverley & Farsley 
Apperley Bridge  

Notification to Ward 
Members of the planning 
application.   

23/11/18 City & Hunslet 
Kirkstall 
Armley  
Bramley & Stanningley  
Horsforth  
Calverley & Farsley 

Email to Ward Members with 
a link to the ‘two step 
approach’ press release. 

21/01/19 Kirkstall Meeting 
06/02/19 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley  
Horsforth  
Calverley & Farsley 

Email invite to information 
events held on 13th and 26th 
February. 

06/02/19 Kirkstall  Site Vist 
22/03/19 City & Hunslet 

Kirkstall 
Armley  
Bramley & Stanningley  
Horsforth  
Calverley & Farsley 

Email to Ward Members with 
newsletter 

16/04/19 Cllr Illingworth Leeds Local Access Forum 
meeting 
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Kirkstall Corridor: flood defence wall to be set back 
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Crest Way. No proposals 
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Leeds Liverpool Canal

Leeds Liverpool Canal

Milford Place Bridge: 
to be raised. Access 
adjusted as required

Redundant pedestrian 
bridge to be replaced

Cardigan Fields landscape area 
re-designed to incorporate flood 

defences
Buffalo Bill Bridge connects 
Cardigan Fields to Armley Mills

Cardigan Fields 
Leisure Park

VIADUCT ROAD

Armley Mills Downstream Sluice Structure. Refer to 
drawings LFD2-BMM-Z12-02-DR-L-0004 and 0005 
for further information

Armley Mills Upstream Sluice Structure. Refer to 
drawings LFD2-BMM-Z12-02-DR-L-0001, 0002 
and 0003 for further information

Leeds 
Industrial 

Museum at 
Armley Mills

Redundant bridge at 
the end of Washington 
Street to be removed
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A65 KIRKSTALL ROAD

Kirkstall Valley Nature Reserve Tennis 
Court Area: space to be regenerated to a 
pocket park with wet woodland. Refer to 
drawing LFD2-BMM-Z12-04-DR-L-0008 

for information

Bank leveling, 0.6ha wildflower 
meadow planting and additional tree 

planting

KIRKSTALL VALLEY 
NATURE RESERVE

KIRKSTALL VALLEY 
NATURE RESERVE

St Ann’s Mill 
and British 

Weightlifting

Leeds Rhinos 
Rugby Club

Morrisons

Kirkstall Bridge Inn: defence 
works required to the garden 
area. Refer to engineer’s 
drawings for information

Defence alignment in the rugby club 
area set out to avoid the removal of 
trees where possible. Proposals will 

ensure the existing riverside path 
can be retained. Refer to drawing 
LFD2-BMM-Z12-05-DR-L-0001 for 

details.

Access to be 
provided over 
the defence 

wall for existing 
canoe platform.

Kirkstall Meadows landscape and 
ecological enhancements. Refer 
to drawing LFD2-BMM-Z13-02-
DR-L-0001 for information

Indicative tree 
planting location

Indicative tree 
planting location

Indicative 
tree planting 

location
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KIRKSTALL FORGE 
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