
 

 
Report of the Chief Planning Officer 
 
City Plans Panel   
 
Date: 31 October 2019 
 
Subject:  Planning application reference 19/04828/FU Variation of condition 2 (approved 
plans) of approval 17/02666/FU for design alterations including an additional floor level 
at  Land at 16 - 18 Manor Road, Holbeck, Leeds LS11 9AH 
 
Applicant Date Valid   Target Date 
Citylife Developments 02.08.2019    01.11.2019 
 
 

        
 
 
RECOMMENDATION:   
DEFER and DELEGATE to the Chief Planning Officer for approval subject to the 
conditions attached at appendix 1 (and any others which he might consider 
appropriate) and the completion of a Deed of Variation to the original Section 106 
Agreement.   In the circumstances where the Deed of Variation has not been 
completed within 3 months of the resolution to grant planning permission, the final 
determination of the application shall be delegated to the Chief Planning Officer. 
 

 
1.0 Introduction 
1.1 This application is a Minor Material Amendment application (Section 73 Variation of 

Condition 2 Approved Plans List) to an approved planning permission for 101 flats at 
16-18 Manor Road, Holbeck (planning reference 17/02666/FU).   It is brought to City 
Plans Panel because it is a major planning application in the City Centre and seeks 
amendments to a planning permission that was approved in principle at City Plans 
Plan on 2nd November 2017. 

 
1.2 In summary, the approved development is made up of 21 studio flats, 56 one-bed flats, 

20 two-bed flats and 4 three-bed flats.  No car parking is proposed as part of the 
scheme.  The building height was approved at 10 storeys.  The architectural concept 
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for the building is a folded sculptural metal form, finished in bronze cladding, with 
balconies and screens created by the folds in the façade, inspired by the former use 
of the site, as a metal fabrication business.   At ground floor, the entrance to the flats 
would be on the Manor Road frontage at the western end of the building.  The proposal 
would also include a new pedestrian/cycle link between Manor Road and Siddall 
Street under an over-sailing part of the building.   Site preparation works have started 
and the applicant states that approximately 60% of the flats have sold. 

 
2.0 Proposal 
2.1 The application proposes the following changes to the approved plans: 

a. One additional floor consisting of 9 additional flats consisting of 5 one-bed/ 2 two-
bed/ 2 three-bed  -  total flats 110 : 

a. 82 one-bed flats 
b. 22 two-bed flats 
c. 6 three-bed flats 

The building height has been increased by 2925mm, taking the overall height from 
the approval of 29.950m to 32.875m to now comprise 11 storeys. 

b. Removal of opening shutters to windows. 
c. Addition of punched metal vertical screens to windows. 
d. Lowering of ground floor level. 
e. Amendments to entrance ramp. 

 
2.2 The Minor Material Amendment application is supported by the following documents: 
 -  Revised Design and Access Statement including sunlight and daylight study 
 -  Revised Wind Report 
 - Scaled Plans 
 
3.0 Site and Surroundings 
3.1 The site is currently an unsightly, longstanding cleared brownfield site (0.1 hectare) 

in the Holbeck Urban Village area of Leeds South Bank, in the designated City Centre.   
The site lies in flood risk zone 2 and is identified as a housing site for 57 dwellings in 
the Site Allocations Plan.  The site is on the south side of Manor Road at the junction 
with David Street.  The immediate surrounding context includes Manor Mills an 8-9 
storey residential development to the east, a single storey office to the west, and a 
single storey warehouse to the south.  The wider context includes the 6-12 storeys 
Dandara residential development to the east, the 8 storey offices at The Mint on 
Sweet Street to the south east, and the Oakapple residential development (part 8, 9 
and 12 storeys) located to the south which is currently under construction.    

 
3.2 Opposite the application site to the east of David Street are 3 storey beige brick 

offices, and to the west are the single storey industrial units at Leodis Court.  The 
Grade I listed Temple Works, a former flax spinning mill in the Egyptian revival style, 
lies at the western end of Manor Road at the junction with Marshall Street, which is 
also the eastern edge of the Holbeck Conservation Area. The immediate surrounding 
area offers a wide variety of architectural styles and materials including red brick, light 
and dark brown brick, render, glazed balconies, copper cladding, and natural stone.   
There is an existing pedestrian route to the west and south of the site.     

 
4.0 Relevant Planning History 
4.1 Planning reference 17/02666/FU for a 10 storey block of 101 apartments with ground 

floor residents’ lounge, cinema room, gym and cycle storage room was approved in 
principle at City Plans Panel on 2nd November 2017 and planning permission was 
subsequently granted in July 2018 following the completion of the legal agreement.   
Applications have been received to discharge planning conditions attached to this 
planning permission, under references. 19/03247/COND and 19/04515/COND.   



 
4.2 Planning reference 20/537/04/FU for an 8 storey block comprising 45 flats, first floor 

office and ground floor A1/A3 retail/cafe unit and car parking as amended by planning 
reference 20/545/05/FU, in order to add 12 additional flats was approved in 2006, and 
expired in 2011 without implementation.  

 
5.0 Public/Local response 
5.1 Planning Application publicity: 

- Leeds City Council Public Access website posted 02.08.2019 
- Site Notice  13.08.2019 
- Press Notice  30.08.2019 
- Beeston & Holbeck Ward Members consulted 30.09.2019 and briefed 10.10.2019. 

 
5.2 Councillors Gabriel, Almass and Scopes (Beeston & Holbeck Ward) do not object to 

the proposed one storey increase in height, however they expressed strong concern 
regarding the loss of the shutters from the elevations.   
   

 
6.0  Consultations   
6.1 Statutory Consultations 
6.1.1 Historic England  
 No objection.  Historic England advise that their earlier comments are noted about the 

height of the new building with reference to the Council’s guidance documents and the 
setting of the Grade I listed Temple Mill. They also note that the folded metal façade 
was a creative response to the heritage significance of the site. It is therefore 
regrettable that it is now proposed to increase the height of the building and also not 
implement the folded metal façade.   

 
6.1.2 Environment Agency 

No objection subject to standing advice regarding flood levels, mitigation and 
resilience including warning and evacuation. 
 

6.2 Non-statutory Consultations 
6.2.1 Leeds City Council (LCC) Transport Development Services  

No objection.   The alterations to the entrance must be subject to wind survey/tests due 
to the revised arrangement now leading pedestrians directly towards the highway.  
Amendments are required to the long stay cycle parking layout on the ground floor in 
relation to the cycle parking located directly behind doorways. 
 

6.2.2 LCC Flood Risk Management  
No objection subject to the condition on the extant planning permission that requires 
the surface water greenfield discharge rate to be applied unless it can be justified it is 
not feasible.   

 
6.2.3 LCC Public Rights of Way 

A claimed footpath runs from Manor Road to Siddall Street [along the western and 
southern edge of the site outside the application boundary].  The Public Rights of Way 
Section have no additional comments to make other than the comments on the 
original planning application regarding the improvements to and dedication of the 
footpath abutting the site.   

  
6.2.4 West Yorkshire Police 

Advice given regarding security, access control, cycle parking and CCTV in the 
interests of the safety of future residents. 

 



6.2.5 LCC Nature Conservation 
There should be no significant nature conservation concerns with this application. 

 
6.2.6 LCC Environmental Studies (Road Noise) 

The same sound attenuation measures identified within the Noise Impact Assessment 
prepared by ENS Ltd in support of the original application (17/02666/FU) should be 
incorporated into the new design and additional floor level. 
 

6.2.7 LCC Conservation & Design Team 
Strong concern regarding the loss of architectural quality to the façade as a result of 
proposed removal of the approved window shutters. However in heritage terms it is not 
considered that the proposal would harm the special character of the nearby Grade I 
Listed Temple Mill.  

 
6.2.8 Architectural Aerodynamics Wind Consultants 

Discussions are in progress between the applicant’s and the Council’s wind 
consultants in relation to the conclusions of the wind assessment at the time of 
writing.  An update will be provided at Plans Panel. 

 
7.0 Planning Policy  
7.1 Statutory Context  
7.1.1 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.  For the purposes of decision making at this site, 
the Development Plan for Leeds currently comprises the following documents: 
-  Leeds Core Strategy 2014 (as amended by the Core Strategy Selective 

Review 2019) 
-  Saved Unitary Development Plan Review Policies (UDPR 2006) 
-  The Natural Resources & Waste Local Plan (NRWLP, Adopted January 

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

-  Leeds Site Allocations Plan (SAP – Adopted 2019) 
-  There is no Neighbourhood Plan for this site. 
 
Development Plan 

7.2.1 Leeds Core Strategy (as amended 2019) 
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 include: 
- Spatial policy 1 location of development 
- Spatial policy 3 role of Leeds City Centre 
- Spatial policy 6 housing requirement and allocation of housing land 
- Spatial policy 8 economic development priorities 
- Policy CC1 City Centre development 
- Policy CC2 City Centre south 
-      Policy CC3 improving connectivity between the City Centre and neighbouring 

communities 
- Policy H3 density of residential development 
- Policy H4 housing mix 
- Policy H5 affordable housing 
- Policy H9 Space standards 
- Policy H10 Accessible dwellings 
- Policy EN1 carbon dioxide reduction 
- Policy EN2 sustainable design and construction 
- Policy EN4 district heating 



- Policy EN5 managing flood risk 
- Policy G9 biodiversity improvements 
- Policy P10 design 
- Policy P11 heritage 
- Policy P12 landscape 
- Policy T1 transport management 
- Policy T2 accessibility requirements and new development 
- Policy ID2 planning obligations and developer contributions 

 
7.2.2 Leeds Unitary Development Plan Review 2006 Saved Policies  
 Relevant saved policies include: 

- Policy GP5 all relevant planning considerations 
- Policy BD2 design and siting new buildings 
- Policy BD4 mechanical plant  
- Policy BD5 residential amenity 
- Policy LD1 landscaping 
- Policy CC2 City Centre boundary 

 
7.2.3 Leeds Natural Resources & Waste Plan 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: 
- Minerals 2 minerals safeguarding area sand and gravel 
- Minerals 3 mineral safeguarding area coal 
- Air 1 management of air quality through new development 
- Water 1 water efficiency 
- Water 2 protection of water quality 
- Water 4 development in flood risk areas 
- Water 6 flood risk assessments 
- Water 7 surface water run-off 
- Land 1 contaminated land 

 
7.2.4 Leeds Site Allocation Plan 2019 
 The site is identified for housing in the SAP for 57 flats under site reference HG1-463. 
 
7.3 Relevant Supplementary Planning Guidance includes: 

Leeds Parking SPD 
Street Design Guide SPD   
Neighbourhoods for Living SPG 
Travel Plans SPD 
Accessible Leeds SPD 
Building for Tomorrow Today: Sustainable Design and Construction SPD 
City Centre Urban Design Strategy   

 Holbeck South Bank SPD 2016 
 
7.4 Holbeck South Bank SPD 2016 

The Holbeck South Bank SPD was adopted in June 2016 as an updated revision to 
the 1999 and 2006 Holbeck Urban Village Planning Frameworks. As with earlier 
versions the main aim of the SPD is to create vibrant, sustainable, mixed use 
communities whilst safeguarding the unique historic character of the area.  The whole 
of Holbeck, South Bank, is designated as a mixed-use area which should include a 
mixture of working, living, retailing and recreational opportunities.  It is intended that 
the area should meet some of the identified need for City Centre housing.  Further 



improvements to connectivity are encouraged.  A pedestrian and cycling friendly 
environment is sought in part by minimising through traffic in the area.  
Encouragement will also be given to developing with the minimum acceptable parking 
provision.    The site falls within the Eastern Gateway character area.   It may be 
appropriate for new buildings to gradually increase in height away from the listed 
buildings. Buildings should define street frontages and provide pavement widths 
responding to building scale.  New footpath links are encouraged and new public realm 
should be given an adequate sense of enclosure by the buildings that define them.  
Relevant specific proposals for this area include the extension and enhancement of 
the footpath linking Manor Road to Siddall Street as part of a new network of routes 
between Manor Road, Sweet Street and Marshall Street. 

 
7.5 National Planning Policy Framework (NPPF) 
  The NPPF 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) and goes on to state that mitigating and adapting 
to climate change is a core planning principle (para 8).  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 (paras 7, 8, 10, 11, 12) 
4 Decision making (paras 38, 39, 40, 41, 43, 47, 48, 54, 55, 56, 57, 58) 
5 Delivering a sufficient supply of homes (59, 62, 63, 64) 
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, 123) 
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 
para 178-179 and noise para 182) 

16 Conserving and enhancing the historic environment (including paras 189-200) 
  

7.6 Other material considerations 
7.6.1 Holbeck Neighbourhood Plan 2018 

Although the Holbeck Neighbourhood Plan area is to the south of Sweet Street and 
does not directly affect this site, a key objective of the adopted plan is to seek better 
connections for pedestrians, cyclists and public transport in the area between Holbeck 
and the City Centre.  This development would improve the quality of pedestrian 
connections north to south in the area.  

  
8.0 Main Issues 
 

The proposed amendments consist of: 
a. One additional floor consisting of 9 flats 
b. Removal of opening shutters to windows 
c. Addition of punched metal vertical screens to windows 
d. Lowering of ground floor level 
e. Amendments to entrance ramp 
 
Assessment of the impact of the proposed amendments to the approved plans on the  
following main issues:  



 
8.1 Design, Scale, Massing and the Setting of the Grade I Listed Temple Mill 
8.2 Housing Quality  
8.3 Residential Amenity at Manor Mills 
8.4 Flood risk   
8.5 Wind 
8.6 Climate Change and Sustainability 
8.7 Planning obligations and Community Infrastructure Levy (CIL) 
 
9.0 Appraisal 
 
9.1 Design, Scale, Massing and the Setting of the Grade I Listed Temple Mill 
9.1.1 This application relates to post-planning permission design amendments to an 

approved development where works have commenced on-site.  Consideration of 
design and heritage matters is assessed in relation to the Development Plan Core 
Strategy policies P10 and P11, however two paragraphs of the NPPF are also 
particularly relevant in this case:  

 
Paragraph 130 of the NPPF states that: 

  “Permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way 
it functions, taking into account any local design standards or style guides in plans or 
supplementary planning documents. Conversely, where the design of a development 
accords with clear expectations in plan policies, design should not be used by the 
decision-maker as a valid reason to object to development. Local planning authorities 
should also seek to ensure that the quality of approved development is not materially 
diminished between permission and completion, as a result of changes being made 
to the permitted scheme (for example through changes to approved details such as 
the materials used).” 

 
 Paragraph 131 of the NPPF states: 

 “In determining applications, great weight should be given to outstanding or innovative 
designs which promote high levels of sustainability, or help raise the standard of 
design more generally in an area, so long as they fit in with the overall form and layout 
of their surroundings.” 

 
9.1.2 The applicant states that the window shutters on the approved façade composition 

cannot be included for procurement reasons due to a difficulty in sourcing a suitable 
shutter system, following the ceasing of production by the manufacturer.    

 
9.1.3 In architectural design the proportion of recessed glazed windows to solid wall (the 

‘solid:void ratio’) usually remains static rather than dynamic.  The architect’s original 
idea for the window shutters in this case would mean that the solid to void ratio had 
potential to change all the time and remain anchored within a well-ordered bronze-
coloured metal façade.   The approved planning permission plans demonstrated a 
clever method of how a façade can be given movement and variety.  Shutters on 
windows are usually secondary elements that are forward of the window and the wall-
line.  The shutters on this planning permission were designed to be of the same 
material as the façade in the same place, and the flush fitting of the shutters with the 
wall-line meant that when closed the shutters effectively became part of the wall-
panelling rather than an add-on in a different plane. The façade could go from a solid 
wall, when all the shutters were closed, to some or all being open, which would give 
an ordered variation to the façade.   This would have added interest from the projecting 
element of the shutter, adding a three dimensional feature to the façade treatment, 
especially when combined with the angled elevations on each face of the building.  



This created a subtle, calm façade which also had the potential for multiple variations 
across its extent. This variation of the façade would be even more pronounced at night 
as the lighting in the flats would be visible to varying degrees.     

 
9.1.4 The revised window treatment is for recessed full-height windows with a perforated 

metal screen to one side of the window.  This presents a calm, ordered and well-detailed 
elevation that would still feature an angled/folded bronze-coloured façade to all four 
sides of the building.  The proposed cladding would be a high quality material with an 
appropriate metallic finish.   It is considered that this façade approach remains positive 
and imaginative, and would give variety to the streetscene and the character of the 
surrounding area.     

 
9.1.5 With regard to the comments by Historic England, whilst they state that it is regrettable 

that it is now proposed to increase the height of the building and not implement the 
folded metal façade, they do not object to the proposed amendments.   It is noted that 
the ‘folded metal’ motif created by the angled façade is still part of the revised design, 
but the window shutters have been removed from the plans.    

 
9.1.6 With regard to the proposal for an additional storey, taking the proposed building 

height up to approximately 33m or 11 storeys, the Holbeck South Bank SPD 2016 
(Part 2, Section 11 Eastern Gateway area p42-3) states that there is potential for a 
building at this site to be 7-9 storeys in height.    It is considered that development 
along Manor Road should generally step down from east to west towards the Grade I 
listed Temple Mill, which is framed at the western end of the street.  Marshall Street is 
also the boundary of the Holbeck Conservation Area.   Buildings vary in scale from the 
east at Velocity flats (5-7 storeys), the Dandara flats (6-12 storeys) and Manor Mills 
flats (8-9 storeys) adjacent to this site, towards the western end of Manor Road.  
Although this proposal would result in a short section of street stepping up, the upper 
two floors would be set back from the main façade.   The proposed increase in height 
would also act as a focal point at the junction of David Street and Manor Road, and 
mark the northern end of Siddall Street to the south.  The 8 storey Mint office building 
and the Oakapple site under construction (part 8-9-12 storey) to the south also form 
part of this wider urban block between Sweet Street and Manor Road.  The proposed 
building would be a similar height to The Mint, which has less storeys but greater floor 
to ceiling heights due to its office use.   It is considered that there is sufficient distance, 
approximately 100m, to the Grade I Listed Temple Mill to avoid an overbearing and 
overdominant effect on its setting.   It is not considered that the proposal would 
obscure or interrupt views of the principal interest facades of Temple Mill from Manor 
Road.     

 
9.1.7 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990) 

states that Local Planning Authorities (LPAs) must 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 and pay special attention to the 
desirability of preserving or enhancing the character and appearance of a Conservation 
Area.     

 
9.1.8 In summary, whilst the loss of the window shutters is regrettable (noting comments by 

officers, Historic England and Ward Councillors), for the reasons above it is considered 
that the revised proposal represents a high quality building design that would enhance 
the special character and significance of the setting of the Grade I listed building in 
accordance with Core Strategy Policies P10 and P11, the NPPF and the statutory 
duties under the Planning (Listed Buildings and Conservation Areas) Act 1990). 

 
9.2  Housing Quality 



9.2.1 The majority of the accommodation would meet the Nationally Described Housing 
Standards, with the exception of the 21 studio flats which would be 31sqm each.  The 
extant planning permission was approved some time before the adoption of Core 
Strategy Policy H9.  At the time of consideration in 2017, it was considered on balance 
although some flats were smaller than the standard, the proposed layout, daylight, 
circulation and juxtaposition of living functions in these flats would be acceptable.  The 
additional flats proposed in this amendment application all meet Policy H9 with the 
exception of flat 808 which features a 10.4sqm bedroom (Policy H9 requirement = 
11sqm).   

 
9.2.2 The accessible housing standard M4(2) ‘accessible and adaptable dwellings’ contained 

within Part M volume 1 of the Building Regulations provides a higher level of 
accessibility and adaptability than standard dwellings (‘standard dwellings’ are those 
which meet the requirements of M4(1) of Part M volume 1 of the Building Regulations). 
The accessible housing standard M4(3) ‘wheelchair user – adaptable dwellings’ 
provides a standard for dwellings which are accessible for wheelchair users or can 
easily be adapted to be suitable for wheelchair users.  Core Strategy Policy H10 
requires developments to provide a 30% ‘accessible and adaptable’ dwellings and 2% 
‘wheelchair user adaptable’ dwellings.   This application does not propose either type 
of flat.   

 
9.2.3 Core Strategy Policy H4 on Housing Mix sets the following ranges and targets across 

the Local Authority area: 
 

Size*   Max %  Min %  Target % 
1 bed   50   0   10 
2 bed   80   30   50 
3 bed   70   20   30 
4 bed+   50   0   10 

 
The additional storey would provide 9 flats in the following mix: 

- 5 One-bed flats 56%  
- 2 Two-bed flats 22% 
- 2 Three-bed flats 22%   

 
The extant approval would provide 76% one-bed, 20% two-bed and 4% three-bed flats. 
 
The revised proposal would provide 74.5% one-bed, 20% two-bed and 5.5% three-bed 
flats. 

 
The policy allows an element of discretion, such that the nature and location of the 
scheme to be taken in to account when assessing housing mix.   Therefore, whilst the 
revised application proposal does not meet the targets for each type of flat, it would 
provide a better mix than the extant planning permission, with a lower proportion of one-
bed flats and a higher proportion of three-bed flats proposed.  
 

9.2.4 Core Strategy Policy H5 as amended requires 7% affordable housing in this location.  
The applicant has agreed to 7% affordable housing on-site (8 flats), split 60:40 social 
rent:intermediate housing.  This would be secured in a Deed of Variation to the existing 
Section 106 Agreement.   

 
9.2.5 In summary, the revised proposal would not provide any ‘accessible and adaptable’ or 

wheelchair user adaptable’ flats under Core Strategy Policy H10, 21 flats would be 
smaller than the required space standard, and the housing mix would not be in line with 
the targets in Core Strategy Policy H4.  However, in this case it is considered 



reasonable not to re-visit the assessment of all the flats in the 2018 extant planning 
approval, given the status and timing of the extant planning permission, the progress of 
detailed building design, the scope and timing of the proposed amendments, the 
advanced stage of the development post-planning permission, and that the 
understanding 60% of the flats have been sold.  The applicant states that due to the 
above factors, the structural grid, fire compartment walls, and vertical service and 
drainage runs, are now fixed in the construction stage building design.  Noting the site’s 
specific circumstances, it is considered on balance that the benefits of the proposal to 
regenerate a brownfield site with a high quality sustainable building that would enhance 
the setting of a listed building, and provide an increase in affordable housing provision, 
would outweigh these shortfalls.   

 
9.3 Residential Amenity at Manor Mills 
9.3.1 The applicant has confirmed that the increased height of the proposal would not lead 

to additional loss of daylight or sunlight to neighbouring properties at Manor Mills.  The 
siting of the proposal is unchanged from the extant approval.  The positioning of open 
window shutters on the approved plans at ninety degrees to the façade would have 
limited some oblique views from the proposal building to flats in the south-facing wing 
of Manor Mills, however the angle and distance between the two buildings would 
remain sufficient to limit direct overlooking in the absence of window shutters.   It is 
therefore considered that the proposal would meet Core Strategy Policies P10 and 
CC1 and Saved UDPR Policies GP5 and BD5 and the NPPF. 

 
9.4 Flood risk   
9.4.1 The Finished floor level of the ground floor is to be revised to 28.4mAOD which was 

previously conditioned under the extant planning permission. This level is above the 1 
in 100 +20% uplift for climate change level plus an additional 400mm freeboard.  
Although the proposal seeks to lower the ground floor level of the building, it would still 
meet the requirements in the approved Flood Risk Assessment.  It is therefore 
considered that the submitted flood risk and drainage proposal would comply with the 
requirements of the NPPF, Core Strategy policy EN5 and NRWLP policies Water 4, 6, 
and 7 and the NPPF. 

 
9.5 Wind 
9.5.1 The applicant has submitted a quantitative wind report in support of the amended 

application, which is being independently peer reviewed by a qualified and 
experienced wind consultant on behalf of the Council.  The outcome of the review is 
pending at the time of writing, an update will be provided verbally at Plans Panel. 

  
9.6 Climate Change and Sustainability 
9.6.1 Leeds City Council has recently declared a Climate Change Emergency.   Existing 

adopted Development Plan policies seek to address the issue of climate change by 
ensuring that development proposals incorporate measures to reduce the impact on 
non-renewable resources and carbon dioxide emissions.  This development would 
provide new City Centre dwellings and make better use of a sustainably-located 
vacant brownfield site.  The key measures incorporated into this proposal to address 
climate change and sustainability concerns are summarised below.  

 
9.6.2 Core Strategy Policies EN1 and EN2 requires all developments of 1000sqm or more 

to reduce the total predicted carbon dioxide emissions to achieve 20% less than the 
Building Regulations Target Emission Rate and provide a minimum of 10% of the 
predicted energy needs of the development from low carbon energy. In this case the 
applicant has confirmed that they would achieve the policy requirements, including the 
energy requirements, which would be met by utilising rooftop solar panels. 

 



9.6.3 The applicant has also agreed to the low water usage target.    
 
9.6.4 The development does not have any car parking spaces, it is in a sustainable City 

Centre location close to Leeds City Station and a number of bus routes.  The proposal 
is supported by sustainable travel measures including secure long and short stay cycle 
parking, promotion of the use of the City Car Club, and an approved Travel Plan with 
a residential travel fund for future residents.  These measures all help to reduce car 
journeys and promote sustainable travel behaviour, which in turn would reduce 
pollution and congestion and the causes of climate change, as well as improving air 
quality, and promoting healthier lifestyles and wellbeing. 

 
9.7 Planning obligations and Community Infrastructure Levy (CIL) 
9.7.1 A legal test for the imposition of planning obligations was introduced by the Community 

Infrastructure Levy Regulations 2010.  These provide that a planning obligation may 
only constitute a reason for granting planning permission for the development if the 
obligation is: 
a. necessary to make the development acceptable in planning terms; 
b. directly related to the development; and 
c. fairly and reasonably related in scale and kind to the development. 

 
9.7.2 Adopted policies result in the following matters being addressed by way of Section 106 

Agreement and are included in the extant Agreement.  However a Deed of Variation 
would be required (1) to incorporate the amended planning permission (if granted) into 
the original Agreement, (2) increase the level of affordable housing from 5% to 7% and 
(3) increase the Travel Plan monitoring fee and residential travel fund sums: 
-  Affordable Housing 7% in a pro-rata mix of flats split 60:40 social rent:intermediate   
housing on-site 
-  Residential Travel Fund £17,527.50 
-  Car club trial provision £10,000 
-  Amendments to traffic regulation order to replace 3 pay and display bays to  

             accommodate loading and car club £7,500 
-  Contribution to mitigate the impact of the loss of 3 pay and display bays £18,000 
-  Travel plan monitoring fee £3060 
-  Public access to pedestrian route   

 -  Cooperation with local jobs and skills initiatives  
   
9.7.3 The proposed development could therefore bring about benefits for the local area and 

certain elements of concern or Development Plan policy requirements arising from the 
development could suitably be addressed via the imposition of planning obligations.  
In light of this it is considered that the Council is justified in seeking such obligations 
and others that may arise as a result of the development. 

 
9.7.4 The proposal would be subject to the Community Infrastructure Levy (CIL) and the 

initial sum calculated is £42,469.58.  This is for information only and is not a material 
planning consideration in the assessment of the overall planning application and 
decision-making process.   

 
10.0 Conclusion 
10.1 This scheme is a significant regeneration opportunity that will contribute to the delivery 

of the Council’s adopted place-making vision for the transformation of the Holbeck 
area of Leeds South Bank.   

 
10.2 The extant 2018 planning permission for this site pre-dates the adoption of the Core 

Strategy Selective Review this year.  As a result of the advanced design stage of this 
approved development, the timing of its determination and this proposed amendment, 



and the understanding that 60% of the flats have been sold off-plan, the current 
revised proposal as a whole would not fully meet the requirements of policies H9, H10 
and H4.  The applicant states that due to the above factors the structural grid, fire 
compartment walls, and vertical service and drainage runs, are now fixed in the 
construction stage building design.  However this is balanced against an increase in 
affordable housing provision, the delivery of new housing in the South Bank/City 
Centre, and the construction of high-quality sustainable building that would regenerate 
a vacant brownfield site and enhance the setting of a Grade I Listed Building.   

 
10.3 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990) 

states that Local Planning Authorities (LPAs) must have special regard to the 
desirability of preserving listed building(s) or their setting or any features of special 
architectural or historic interest which they possess and pay special attention to the 
desirability of preserving or enhancing the character and appearance of a 
Conservation Area.  Although the proposed amendments would result in a less striking 
architectural treatment than originally approved, this is not considered sufficient 
reason to refuse this proposal.  The proposal would feature a well-ordered architecture 
and an imaginative bronze-coloured folded metal façade, which would give interest 
and variety to the streetscene.  The proposed building height would be in keeping with 
the general scale of surrounding buildings and those under construction nearby.   It is 
therefore considered that the revised proposal would still enhance the setting and 
significance of the Grade I listed building Temple Mill and the character and 
appearance of the nearby Holbeck Conservation Area.   

 
10.4 The proposal is on balance in accordance with the Development Plan and national 

planning policy as described above, and it is recommended that planning permission 
is granted subject to the conditions and planning obligations set out at paragraph 9.7.2 
and at Appendix 1. 
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Planning Note 

The following comments relate to the current revision with regard to 
alterations to the planning approved scheme  - Application Number: 
17/02666/FU

Alterations

• The overall building height has increased from 10 storey to 11 storeys, 
with a new typical floor inserted at level 8. 

• The external shutter design has been updated and a fixed perforated 
panel has been introduced to a variety of the triple windows. 

• The ground floor finish floor level has been lowered, resulting in a 
reduced number of steps to the entrance and improvement from a wind 
perspective. A revised wind report has been issued in line with planning 
condition 24.
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