
 
Report of the Chief Planning Officer 

City Plans Panel 

Date: 27 June 2019 

Subject: PREAPP/19/00240 Pre-application proposal for full planning 
permission for a 13-storey building for hotel accommodation (Use Class C1), 
bar and restaurant (Use Class A3 and A4), landscaping and associated works at 
Sovereign Square, Sovereign Street, Leeds. 

Applicant:  Marrico Asset Management LLP 

 

 

 

 

 

 

 

 

RECOMMENDATION: This report is brought to Panel for information and 
comment. The Developer will be asked to present the emerging scheme to allow 
Members to consider and comment on the proposals at this stage. 
 
1.0 Introduction: 
1.1 The emerging proposals will be presented to the Panel by the applicant and 

their architect to allow Members to comment on the evolving scheme and 
highlight any issues prior to the proposed submission of a full planning 
application. The site is owned by the Council and not yet acquired by the 
developer.  

 
2.0 Proposal 
2.1 This pre-application proposal is for a 13-storey building for hotel 

accommodation (Use Class C1), providing approximately 321 short and long-
stay rooms, along with ground floor bar and restaurant (Use Class A3 and A4) 
and landscaping.  We understand that the applicant is in advanced discussions 
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with an international hotel group to operate the hotel, subject to planning 
permission.  

 
2.2 The building would be faced in two types of brick, a terracotta red and a light 

beige, with feature detailing around the recessed double or triple height window 
bays.  The ground floor frontages would be behind a colonnade, which would 
feature recessed detailing around the ‘arch’-heads and down the columns, with 
a fully glazed frontage behind. The hotel frontages would be designed to 
integrate and be accessible from the adjacent public space.  
 

2.3 There would be two entrances to the hotel, one on the south elevation and one 
on the west elevation, both accessed from Sovereign Square. 

 
2.4 Due to the site’s location with convenient access to public transport and the 

adjacent multi-storey car park, no dedicated car parking is proposed for the 
development. Deliveries and refuse collection would be accessed from 
Swinegate from the existing multi-storey car park access road.   

 
3.0 Site and Surroundings: 
3.1 The Council adopted the Sovereign Street Planning Statement in July 2011 to 

inform the marketing of the site for sale and to guide future development 
proposals.  It identified three indicative building plots A, B, and C, as well as an 
area of greenspace delivered by the Council.   The proposal site is the final 
development plot (Plot B) identified in the Sovereign Street Planning Statement, 
with Plots A and C already having been delivered as further detailed below   

 
3.2 The immediate context is the Sovereign Square greenspace to the south and 

west, the railway arches to the north and two recently constructed office 
buildings to the south-west and south-east (formerly identified as Plots A and 
C).  No.1 Sovereign Square (Plot A) is a four storey office building at the corner 
of Sovereign Street and Pitt Row, with glazed facades and angled corners.  No. 
3 Sovereign Square (Plot C) is a six storey office building with ground floor 
convenience store, coffee shop, bar and a vacant unit.   The elevational 
treatment to Sovereign Square and Swinegate is a ‘sawtooth’ glazed façade 
with aluminium cladding panels, whilst the Sovereign Street and Swinegate Link 
elevations feature brickwork and glazing.   

 
3.3 The surrounding area is a mixture of uses including to the north east a metal 

clad eleven storey multi-storey car park with ground floor restaurant use. To the 
north-west is the early 2000s six storey red-brick BT office building, and beyond 
that to west is the Hilton Hotel, Granary Wharf and the Station Southern Access.  
The nearest residential flats are over 100m away at Concordia Street to the 
south.  The flats are located away from the main pedestrian routes and set 
behind the buildings that face the south side of Sovereign Street.  

 
3.4 The proposal site lies within the Development Plan designated City Centre and 

Flood Risk Zone 2.   
 
4.0 Relevant Planning History 



4.1 The Sovereign Square greenspace was approved under planning reference 
12/04017/LA, and has been completed with the exception of the north eastern 
and north western corners of the site. 

 
4.2 No. 1 Sovereign Square was approved under planning reference 12/04018/FU 

as amended by ref. 13/02918/FU.   The building is complete and occupied. 
 
4.3 No. 3 Sovereign Square was approved under planning reference 14/01998/FU 

as amended by refs. 14/05622/FU and 18/03620/FU, for a 6 storey office 
building with flexible ground floor space (A1 retail, A2 financial and professional 
services, A3 cafe/restaurant, A4 drinking establishment, B1 office, D1 non-
residential institution, and D2 assembly and leisure uses) and basement car 
park.  The building is complete and occupied with the exception of one of the 
four ground floor units. 

 
5.0 History of Negotiations 
5.1 Two pre-application meetings took place with officers in 2019 focusing on the 

emerging design and the approach to transport and servicing the development. 
 
6.0 Consultation Responses 
6.1 Leeds City Council (LCC) Transport Development Services 

No objection in principle subject to the resolution of detailed matters set out in 
the issues section below.  

 
6.2 West Yorkshire Police 

No objection in principle. The Architectural Liaison Officer has offered the 
applicants advice on detailed crime and design matters such as external 
lighting, CCTV, ground floor vehicular protection measures, and internal access 
controls.   

 
7.0 Relevant Planning Policies 
7.1 Statutory Context  

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.  For the purposes of decision 
making at this site, the Development Plan for Leeds currently comprises the 
following documents: 
- The Leeds Core Strategy (Adopted November 2014) 
- Saved UDP Policies (2006), included as Appendix 1 of the Core Strategy 
- The Natural Resources & Waste Local Plan (NRWLP, Adopted January 

2013) including revised policies Minerals 13 and 14 (Adopted September 
2015). 

These development plan policies are supplemented by supplementary planning 
guidance and documents. 

 
7.2 Development Plan 
7.2.1 Leeds Core Strategy (CS) 

The adopted CS sets out strategic level policies and vision to guide the delivery 
of development investment decisions and the overall future of the district. The 
most relevant Core Strategy policies are:   



SP1 Location of development 
SP2 Hierarchy of centres 
SP3 Role of Leeds City Centre 
SP8 Economic development 
Policy CC1 City Centre development 
Policy T1 Transport Management  
Policy T2 Accessibility requirements and new development 
Policy P10 Design 
Policy P12 Landscape 
Policy EN1 Climate change and CO2 reduction 
Policy EN2 Sustainable design and construction 
Policy EN5 Managing flood risk 

 
7.2.2 Leeds Unitary Development Plan Review 2006 (UDPR) Saved Policies 

Relevant Saved Policies include: 
Policy GP5 all planning considerations 
Policy BD2 design and siting of new buildings 
Policy BD4 mechanical plant and service areas 
Policy BD5 residential amenity 
Policy LD1 landscaping  
Policy CC2 City Centre boundary 

 
7.2.3 Leeds Natural Resources and Waste DPD 2013 

The Natural Resources and Waste DPD was adopted by Leeds City Council on 
16 January 2013 and is part of the Local Development Framework.  The plan 
sets out where land is needed to enable the City to manage resources, like 
trees,  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: 
Air 1 management of air quality through new development 
Water 4 development in flood risk areas 
Water 6 flood risk assessments 
Water 7 surface water run-off 
Land 1 contaminated land 
Minerals 3 coal safeguarding  

 
7.3 Relevant Supplementary Planning Documents/Guidance: 

SPD Building for Tomorrow Today: Sustainable Design and Construction 
SPD Parking 
SPD Travel Plans 
SPD Accessible Leeds 
SPG Sovereign Street Planning Statement 2011 

 
7.4 Other Material Considerations 
7.4.1 Emerging Site Allocations Plan (SAP) 

The site is allocated as mixed use for 210 dwellings and 2310sqm of office 
development under site reference MX2-34.  No representations were received 
for this site.   The SAP is at a highly advanced stage as the Inspector has issued 
proposed Main Modifications which have been subject to consultation.  .  Where 
no Main Modification is proposed in relation to an allocation, the SAP can be 



afforded significant weight.  The allocation of this site is not affected by any of 
the outstanding work being progressed on the SAP and the Inspector’s final 
report is expected imminently.   

 
7.4.2 Core Strategy Selective Review (CSSR) 

A selective review of the Leeds Core Strategy is presently being undertaken 
(CSSR), with the examination in public having been held during February 2019.  
The CSSR is now at an advanced stage and the Inspector’s Main Modifications 
were issued on 10th April 2019.  Due to the stage that the review has reached 
the policies are a material consideration and can be afforded significant weight.  
Those policies within it that are not subject to a Main Modification can be 
afforded more weight, as it is implicit that the Inspector considers the policy 
sound without modification. 
 

The CSSR seeks to review some existing policies and introduce some new 
ones. This includes more stringent requirements under EN1 climate change – 
carbon dioxide reduction and EN2 – sustainable design and construction. The 
formal application, depending on its timing and determination, may therefore 
be subject to these revised requirements.  

 
7.5 National Planning Policy Framework (NPPF)  

The NPPF was revised and adopted in February 2019 and sets out the 
Government’s planning policies for England and how these should be applied 
(para 1), and is a material consideration in planning decisions (para 2).  It states 
that the purpose of the planning system is to contribute to the achievement of 
sustainable development (para 7).  So that sustainable development is pursued 
in a positive way. At the heart of the Framework is a presumption in favour of 
sustainable development (paras 10-11).  It states that decision makers at every 
level should seek to approve applications for sustainable development where 
possible (para 38).  The Framework sets policies on the following issues which 
are relevant to this planning application proposal (including section numbers): 
2 Achieving sustainable development (7, 8, 10, 11, 12) 
4 Decision making (38, 39, 40, 41, 43, 47, 48, 54, 55, 56, 57, 58) 
6 Building a strong competitive economy (80) 
7 Ensuring the vitality of town centres (85, 86) 
8 Promoting healthy and safe communities (91, 92, 95) 
9 Promoting sustainable transport (102-11) 
11 Making effective use of land (117, 118, 119, 122) 
12 Achieving well designed places (124-131) 
14 Meeting the challenge of climate change and flooding (148-165) 
15 Conserving and enhancing the natural environment (including ground 
conditions (178-179) and noise (182) 
16 Conserving and enhancing the historic environment (including paras 189-
200)   
 

8.0 Issues 
Members are invited to comment on the proposals and to consider, in particular, 
the following matters: 

 



8.1 Principle of the development 
8.1.1 The site is identified as a mixed use office and residential site within the 

emerging SAP. It is allocated for 2310 sqm offices and 210 residential units.   
The SAP has been through the examination in public, and in this case no 
representations were received during the consultation process, and it therefore 
has significant weight.   However, this does not preclude other types of 
development proposals being submitted and the proposal should be considered 
on its merits.  In this case, both the Leeds Core Strategy and the NPPF are 
supportive of sustainable development, and it is considered that this hotel 
proposal is sustainable in terms of design, amenity, flood risk, transport 
provision and site location. In addition the following factors can be taken into 
account. 

 
8.1.2 The latest evidence indicates that there is sufficient office supply (as at April 

2017) in the City Centre and the rest of the district to satisfy the requirements 
set in Core Strategy policies SP9 and EC2.  As such, the provision of hotel 
accommodation on this site is unlikely to adversely affect the required office 
delivery in the City Centre, and the City Centre is not within an Employment 
Shortfall Area. 

 
8.1.3 It is also evident from consented residential proposals on SAP and other city 

centre sites that the density of residential accommodation being achieved in the 
city centre is delivering greater housing unit numbers than the standard formula 
adopted for the SAP allocations.  

 
8.1.4  The redevelopment of this site for a hotel development would be supported by 

Leeds Core Strategy policies SP1, SP3 and CC1 which seek to enhance the 
role of Leeds City Centre as an economic driver for the district and city region.  

  
 Spatial Policy 1 states that development should be located: 

(iv) To prioritise new office, retail, service, leisure and cultural facilities in Leeds 
City Centre and the town centres across the district, maximising the 
opportunities of the existing services and high levels of accessibility and 
sustainability to new development. 

 (v) To promote economic prosperity, job retention and opportunities for growth.  
 

Spatial Policy 3 states: 
The importance of the City Centre as an economic driver for the District and 
City Region will be maintained and enhanced by: 
(i) Promoting the City Centre’s role as the regional capital of major new 

retail, leisure, hotel, culture and office development 
 

CS Policy CC1(g) states:  
g)  All other town centre uses will be supported within the City Centre 

boundary provided the use does not negatively impact on the amenity 
of neighbouring uses and that the proposal is in accordance with all 
other Core Strategy policies.  

 
8.1.5 The proposed hotel would promote the attractiveness and service the wider 

area, add variety and vitality, and complement its mixed-use function.  The 



proposed development would support business and leisure growth through 
increased hotel accommodation availability to support business and leisure 
stays in Leeds City Centre, and create new jobs and contribute towards 
economic growth, as promoted by Core Strategy Policy SP8.  The proposal is 
for a defined town centre use in a designated City Centre location in accordance 
with the NPPF.   The Leeds Core Strategy Policies SP1, SP3, SP8 and CC1, 
the Sovereign Street Planning Statement and the NPPF would all support a 
hotel development with ground floor restaurant and bar at this City Centre 
location, subject to the detailed considerations below. On balance, it is 
considered that the regeneration benefits of the proposal would outweigh the 
emerging allocation in this case and as such the principle of this development 
in its proposal format is supported by Officers.  
 

Do Members agree that the principle of hotel development is acceptable at this 
site? 
 
 
8.2 Urban Design  
8.2.1 The proposed architectural treatment is considered appropriate in the context 

of the wide variety of architectural styles and materials in the immediate area.   
The double or triple height window proportions and vertical rhythm, with a 
clearly defined simple “base, middle and top” order and materials in two types 
of brick – terracotta red and a light stone colour  -  with shadow gaps and long 
vertical and horizontal recesses, would break up a large west facing façade. 
This would offer depth and visual interest.   Window reveals would be one brick 
deep, which would also give articulation to the façade, and interest when 
viewed from ground level.  The southern and south-western corner elevations 
comprise the lighter material, which would respond to the prominent nature of 
these elevations facing onto the Square and the adjacent glazed facades of 
Nos. 1 and 3 Sovereign Square. The eastern, northern and part of the western 
elevation will comprise brick, which would complement the existing material 
context of the railway viaduct and the BT building, and contrast to the metal-
clad multi-storey car park to the north-west and north-east. 

 
8.2.2 Active glazed ground floor frontages would be provided along the southern, 

western and northern elevations. The ground level would comprise hotel 
reception, which would be accessed from the prominent south west corner of 
the building, which would face onto Sovereign Square. A restaurant and bar, 
available to both hotel guests and the general public, is proposed along the 
western and northern elevations of the ground floor. As well as some hotel 
accommodation, the mezzanine level will provide hotel amenity space, 
including gym and meeting rooms. 

 
 
8.2.3 The proposal would meet the design aims of the Sovereign Street Planning 

Statement, by following the indicative building footprint identified in that 
document as Plot B and within the parameters for that plot.  The Sovereign 
Street Planning Statement identified that this plot could feature a building of 
around 15 storeys, subject to the assessment of wind microclimate, which the 
applicant will submit in support of their planning application.    The Sovereign 



Street Planning Statement also gives further urban design advice, which aims 
to deliver distinctive quality buildings, streets and open spaces to form over 
time. Taking each of its urban design aims and aspirations for this site in turn it 
is considered that the building would: 
a. provide an appropriate neighbour to a new public greenspace with ground 

floor active uses facing onto it; 
b. improve the ‘sense of street’ of Sovereign Street; 
c. improve the urban form at the junction of Sovereign Street and Pitt Row 

(visible from Neville Street); 
d. give access to new buildings and spaces for all users; and 
e. ensure a high quality, innovative building design.  

  
8.2.4 It is considered that the proposed layout relates well to the existing Square, 

subject to minor adjustments to the crossing points over the existing rill.  The 
proposed height of the building at 13 storeys is considered acceptable in the 
context of the railway viaduct and the neighbouring buildings, subject to detailed 
quantitative wind assessment, to ensure that the proposal would not lead to 
wind conditions that are unsuitable for their intended use i.e. sitting in Sovereign 
Square, or lead to safety/distress conditions for pedestrian, cyclist or vehicular 
safety issues.   

 
8.2.5 In terms of the design aspirations of Leeds Core Strategy Policy P10 and Saved 

UDPR Policy BD2, the NPPF and the Sovereign Street Planning Statement, it 
is considered that the proposal takes the opportunity to enhance the character 
of the surrounding area and complements the existing Sovereign Square 
developments and greenspace, and be accessible for all. Further, the proposal 
has the potential to create a safer environment that reduces opportunities for 
crime by providing natural surveillance and activity at different times of day and 
night, subject to the applicant taking note of advice and suggestions offered by 
the Police Architectural Liaison Officer in response to the pre-application 
consultation process 

 
Do Members support the layout, massing and emerging design of the proposed 
building? 
 
8.3 Landscaping, Trees and Greenspace 
8.3.1 Sovereign Square was designed around three building plots, and there would 

be the opportunity for the ground floor food and drink use associated with the 
hotel to have two small outdoor seating areas.   Pedestrian routes along the 
northern edge of the Square from east to west to Swinegate on either side of 
the multi-storey car park were not completed at the time of the original 
greenspace works, to avoid unnecessary costs when the final development plot 
started construction.  The proposal would complete the northern and western 
edges of the greenspace and the two pedestrian connections from Swinegate, 
as off-site landscaping works, using the same palette of materials, planting and 
street furniture.    

 
8.3.2 Minor alterations are proposed to the existing layout of the Square, to enable 

an improved integration with the proposed ground floor layout.  For example, 
existing rill crossings would be adjusted slightly to tie in with the proposed 



building entrances.  A stepped (approx. three steps) route would give direct 
access from the arches to the ground floor building level, with an accessible 
level route around the edge of the existing rain garden. The level of the rain 
garden would tie in with the building level where outdoor café seating is 
proposed at the north-west corner of the building.  The timber detailing of the 
benches in the square would be replicated on new benches, and the hand rail 
detail in the square would be used for stepped and ramped accesses to the 
building.  The building design maintains the possibility of a future north-south 
route to link to Mill Hill beneath the railway viaduct.    A clear 2m wide path 
would be maintained, widening to over 3m alongside the existing water rill.    

 
8.3.3 In conclusion, the proposal would complement and enhance the setting of 

Sovereign Square, and complete the delivery of its high quality public realm at 
the northern end of the greenspace, in accordance with Core Strategy Policy 
P12, Saved UDPR Policy LD1, and the Sovereign Street Planning Statement. 

 
Do Members support the approach to landscaping around the proposed 
building? 
 
8.4 Sustainability 
8.4.1 Core Strategy Policies EN1 and EN2 aim to reduce carbon emissions and 

achieve sustainable design and construction at new developments.  
    
8.4.2 The proposed development has been designed to provide a 20% 

betterment of CO2 emissions between the target and actual building rates. 
Additionally the scheme will provide 10% of the buildings energy via 
renewables. The development will be designed to incorporate best practice 
sustainability principles required under BREAAM only in areas of reduction 
of energy use and carbon emissions, thermal comfort, energy monitoring, 
water consumption/monitoring and leak detection, as well as pollution. 

8.4.3 The design of the scheme includes a number of measures to aid  reduction 
of CO2 emissions, improve resilience to climate change, minimise 
detrimental environmental impact and provides opportunities to improve the 
inclusivity of the site. These include: 

  

• Measures to reduce solar gain via improved glazing solar performance 
• A fabric first approach utilizing materials to A and A+ standards 
• Developing an Energy Strategy that improves the thermal performance of 

the building and incorporates highly efficient systems such as high-
efficiency heat recovery air conditioning systems, LED lighting with 
sophisticated dimming control, heat recovery and low fan powers 

• The inclusion of Air Source Heat Pumps to satisfy the majority of the 
required energy demand, which will be the lead renewable for the project  

• The provision of sophisticated building services controls to maximize 
efficiency of systems, provide comprehensive sub-metering, and 
improve building user comfort 

• Excellent daylighting and view out opportunities for building users along with 
accessible open space 

• The selection of materials to reduce the associated embodied 
environmental impacts and encourage responsible sourcing 



• Specification of low water use fixtures and fittings including low flush 
WCs, waterless urinals, low flow taps leak detection and out of use 
shut off. 

 
8.4.4 The location of the site in the Leeds city centre also means that it is 

highly sustainable with excellent transport links, and the provision of 
safe pedestrian cyclist and pedestrian routes which will aid in 
reducing travel CO2 emissions and promote sustainable economic 
development. 

 
 
8.6 Highways and Transportation Matters 
8.6.1 The site is in a highly sustainable location close to an existing public multi-

storey car park, the railway station and City Centre bus stops including Park 
and Ride.  Therefore no dedicated on site car parking is proposed. Taxi pick-
up and drop off would take place along Sovereign Street.  Pedestrian 
connections would be improved around the site, including two new links 
between Sovereign Square and Swinegate.  Servicing and deliveries would 
take place from the multi-storey car park access road off Swinegate.  Staff and 
guest cycle parking would be in a secure location within the building, and there 
would be additional visitor cycle parking positioned in an appropriate location in 
the nearest part of the square. Also existing widespread on street parking 
restrictions would help to prevent any adverse impact on highway amenities 
and safety.  The planning application would be supported by a Travel Plan and 
a Travel Plan monitoring fee, which would be implemented and controlled by 
planning condition or Section 106 agreement.   

  
8.6.2 The applicant will need to agree a construction management strategy with the 

Council’s Asset Management team, Highway officers and Network Rail 
regarding the impact on the greenspace, highways and in light of the proximity 
to the railway.   

 
8.6.3 Subject to the resolution of these detailed matters, it is considered that the 

proposal would be accessible, promote more sustainable means of travel, and 
not lead to adverse road safety or amenity concerns, in accordance with Saved 
UDPR Policy GP5, Core Strategy Policies T1 and T2, the Parking SPD, the 
Travel Plans SPD and the NPPF. 

 
Do Members support the approach to servicing provision, transport access and 
pick-up and drop-off arrangements at the site? 
 
9.0 Conclusion   

The proposal offers the opportunity to complete the successful regeneration of 
the award-winning Sovereign Square in accordance with the Council’s 
Sovereign Square Planning Statement; complement the recent developments 
and public greenspace; and has the potential to be an addition worthy of its 
location, by successfully integrating into the Square and delivering new 
pedestrian connections.    
 



Further, the proposed hotel, bar and restaurant would promote and service the 
wider area, add variety and vitality, and complement the surrounding mixed-
use nature.  The development would support business and leisure growth in 
Leeds City Centre, creating new jobs and contributing towards economic 
growth, 
 
Members are asked to comment on the following points at this initial stage: 

 
9.1 Do Members agree that the principle of hotel development is acceptable 

at this site? 
 
9.2 Do Members support the layout, massing and emerging design of the 

proposed building? 
 
9.3 Do Members support the approach to landscaping around the proposed 

building? 
 
9.4 Do Members support the approach to servicing provision, transport 

access and pick-up and drop-off arrangements at the site? 
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