
 
Report of the Chief Planning Officer 
 
CITY PLANS PANEL  
 
Date: 7 January 2021    
 
Subject: Planning Application 20/03428/FU for two residential blocks including 
access, parking provision, the drainage layout and landscaping at land off Flax Place, 
Richmond Street, Marsh Lane and East Street, Richmond Hill, Leeds.   
 
APPLICANT DATE VALID TARGET DATE  
Galliford Try Investments Ltd 15 June 2020  14 September 2020     
 
 

        
 
 
RECOMMENDATION: Defer and Delegate application 20/03428/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 and subject to the completion 
of a Section 106 agreement to secure the following: 
1.   Employment and training of local people  
2.   The provision of publicly accessible areas  
3.   The provision of affordable 11 units (3.14% of the total provision)  
4.   The provision of a travel plan fee of £4,774.00 
5.   Provision of one Leeds City Council Car Club provider parking space 
6.   Provision of a Residential Travel Plan Fund of £87,587.50 
7.   An off-site greenspace contribution of £93,743.00 
8.   A contribution for Traffic Regulation Orders to address potential overspill parking 
of up to £10,000.00   
9.   A contribution for biodiversity net gain of £ 48,864.00 
10. A management fee 
In the circumstances where the Section 106 has not been completed within 3 months 
of the Panel resolution to grant planning permission, the final determination of the 
applications shall be delegated to the Chief Planning Officer. 

 
Conditions  
 

Specific Implications For:  
 
Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

 
 
Electoral Wards Affected:  
 
 
 
Burmantofts & Richmond Hill 

 

 
 
 
 

Originator: Sarah McMahon 
 
 



 A list of draft Conditions for the application is provided in Appendix 1 of this report.  
 

1.0 INTRODUCTION: 
 
1.1 The proposal is put before City Plans Panel as the development involves the 

creation of a significant number of new dwellings, vehicle and pedestrian access, 
parking, landscaping and associated works, the re-use of brownfield land and a 
major investment in an important site on the East Street corridor. 
 

2.0 PROPOSAL: 
 

2.1 Consent was granted in April 2018 (planning application 17/06296/FU) for a 300 unit 
residential development, with a retail unit, a health centre/GP surgery, car parking 
and a landscape scheme. The proposals now presented are intended as a 
reconsideration of this scheme. This has resulted in the current proposals being for 
a Build to Rent residential scheme of 350 dwellings with lower ground floor 
communal space and car parking, landscaping and associated works.  

 
2.2 The dwellings would be in two stepped blocks of up to 11 storeys (East Block) and 

15 storeys (West Block. These are currently proposed to be the following mix; 
 East Block  
84 one bedroomed units 
64 two bedroomed units. 
A total of 148 units  
West Block 

 113 one bedroomed units 
 84 two bedroomed units 

5 three bedroomed units. 
A total of 202 units. 
This equates to 56.3% of the units being one bedroomed, 42.3% of the units being 
two bedroomed and 1.4% of the units being three bedroomed.   

 
2.3 The previously proposed retail unit and health centre/GP surgery (under planning 

application 17/06296/FU) are no long part of the intended development and in their 
place at lower ground floor/basement level, a lobby and communal space for the 
site’s future residents is proposed. In addition, the scheme largely takes the same 
form as the previous approved scheme (planning reference 17/06296/FU) but has a 
series of design changes to the residential blocks resulting in some visual 
differences to the facades and a scale difference at the centre of each block when a 
portion of the block is extruded upwards by a further level.        

 
2.4 Further to the above, changes are proposed to the basement car parking, with a 

reduction in car parking bays from the previously consented 78 spaces (including 6 
accessible spaces) to 38 spaces (including 4 accessible spaces). All spaces now 
proposed would have electric vehicle charging points and 36 motorcycle spaces are 
now proposed. At ground floor level 10 visitor Sheffield cycle stands are proposed. 
Cycle parking provision is increased from 303 spaces on the consented scheme to 
376 spaces. A car club space is also to be provided within the site at surface level.   

 
3.0 SITE AND SURROUNDINGS: 

 
3.1 The site is located within the defined City Centre and lies within the boundary 

covered by the recently adopted Aire Valley Leeds Area Action Plan (AVLAAP). The 
AVLAAP identifies the site for housing use under Policy AVL6. The western 
boundary of the site is marginally in Flood Zone 2.   



3.2 The site is approximately 0.5 hectares and is currently an open, but overgrown, 
brownfield patch of land which sits in an area of changing character. Traditionally 
the surrounding area has had a mix of commercial industrial and residential uses, 
however in recent years this mix has changed introducing much more residential 
dwellings, in tall buildings, as well as some hotel and office uses. The site is to the 
south eastern edge of the City Centre on the junction of Marsh Lane and Richmond 
Street, and is bound by roads to 3 sides. The site is close to, but outside of the 
Eastern Riverside Conservation Area.    

     
4.0 RELEVANT PLANNING HISTORY: 
 
4.1 Approval was granted on 3 April 2018, for a mixed use development comprising of 

300 residential dwellings, a retail unit, a health care centre, vehicle and pedestrian 
access, parking, landscaping and associated works at the land off Flax Place, 
Richmond Street and Marsh Lane, Leeds, LS9 8HG, planning application 
17/06296/FU. This scheme has not been implemented.   
 

5.0 HISTORY OF NEGOTIATIONS: 
 
5.1  The proposals have been the subject of pre-application discussions since January 

2020.  These discussions have focused on scale, massing and design, 
opportunities for green landscape features, parking and the proposed change in 
uses at the site. It was intended by the Applicant to present the scheme to Plans 
Panel at pre-application stage. Unfortunately this was at the point that the Covid 19 
lockdown was implemented and the Applicant subsequently took the decision to 
submit the planning application without a pre-application presentation.     

  
6.0 PUBLIC/LOCAL RESPONSE: 
 
6.1 Ward Members were consulted on 24 June 2020. Officers provided Ward Members 

with a briefing on 13 July 2020 in which Ward Members expressed concerns 
regarding the increase in the height of the blocks, its façade treatment, the loss of 
the potential GP surgery, and the light and privacy impacts on existing residents in 
Saxton Gardens.  

 Responses: These matters will be addressed in the appraisal below. 
 
6.2 One letter of comment received from Leeds Civic Trust stating as follows; 

1. That the proposal retains the general arrangement of the previous approval, so 
they do not object to that in principle, but neither can they support it as there are 
certain differences which have significantly reduced its quality.  

 2. That the external façade treatment has been "dumbed down" from the well-
expressed modelling and classic framing of the original to a flatter, blander 
treatment. 

 3. That the apartments are reasonably well sized, but that they have concerns post-
Grenfell, whether 1 escape stairs per block is a wise decision, particularly when 
combined with long dead-end corridors and internal apartment arrangements (where 
escape from some bedrooms goes through the fire-risk kitchen area). 

 4. The level of larger apartments fails to consider a possible future demographic in 
the city centre. 

 5. That the available open space has been reduce to less than half that approved on 
the previous scheme, even though the number of apartments has increased by 16 
and no roof gardens are proposed. 
6. That the sustainability and energy statement is completely non-committal as to 
what measures will be used. 
Response:  



Points 1, 2, 4, 5 and 6 will be addressed in the appraisal below.  
In respect of Point 3 the Applicant has stated as follows “OFR, as fire engineers for 
the Flax Place scheme, have developed the outline fire strategy with the design 
team to ensure a suitable level of life safety in compliance with the Building 
Regulations will be achieved. The guidance of Approved Document B (ADB) has 
been adopted with BS 7974 (framework for fire safety engineering) where bespoke 
solutions have been required. It should be noted that the MHCLG undertook a 
consultation on the guidance provided by ADB post-Grenfell and whilst changes 
have been made to the guidance the design philosophy of single stair and ‘stay put’ 
strategy has not changed. The changes to guidance and the regulations have 
occurred during our involvement in this scheme and the design has been 
subsequently amended to reflect the latest regulations. Our involvement with the 
scheme will continue through the remaining design stages and construction to 
oversee the fire safety design and implementation. 
The fire safety design is robust, ensuring the escape corridors and stairs will be 
usable in the event of a fire within an apartment. This is will be achieved by the 
inclusion of sprinklers within the apartments in conjunction with compartmentation 
between apartments limiting the spread of fire. Furthermore, smoke ventilation 
systems, to be verified by computational modelling, are incorporated in the escape 
corridors that will facilitate occupants being able to evacuate from all apartments 
and protect the escape stair from the spread of smoke.  
The apartment’s layouts have been individually assessed for means of escape to 
ensure suitable escape routes away from cooking appliances is available from all 
areas. This assessment has involved detailed thermal radiation calculations 
determining the safe escape distance from the appliances”.  
 

6.3 Letters of objection received (1 on 15 July, 1 on 23 July, 1 on 18 August 2020, 1 on 
the 28 October 2020, 1 on 3 November 2020 and 1 on 11 November 2020) stating 
as follows;   

 1. That they have concerns that the scheme proposed more residential units than 
previously approved schemes at the site.  

 2. That the parking provision is insufficient for the proposed development and that 
there are already issues for parking permit holders on Flax Place due to illegal 
parking in permit only spaces, causing danger to pedestrians and vehicle uses, with 
vehicles regularly mounting and parking on pavements and that there are concerns 
regarding the potential impact on emergency vehicles accessing the route to and 
from the nearby ambulance station.  
3. That the removal of the potential doctor’s surgery and retail unit is of concern  
4. That there has not been sufficient community engagement. 
5. That the site is currently poorly maintained.    
6. That the proposals will block sunlight to nearby residences. 
7. That the proposal will overlook nearby residences.  
8. That the scheme should not come forward if is not viable.      
9. That the building design is lacking in colour and imagination and is ugly. 
10. That the scheme being Built to Rent means it will bring transient residents not 
those that will invest in the community of the area.   
11. That not all car bays show to have electric vehicle charging points   
12. That the number of motorcycle spaces is insufficient  
13. That there needs to be a mix of the type of cycle rack and numbers are 
insufficient.     
 Responses:    
Points 1, 2, 3, 7, 8, 9, 10, 11, 12 and 13 will be addressed in the appraisal below.  
In respect of Point 4 the Applicant has stated as follows; 
Full details of our community engagement are included within the Statement of 
Community Involvement (SCI) section of our Planning Statement, however in 



summary a full pre-application consultation programme was undertaken, with letters 
and leaflets sent out to all properties neighbouring the application site including 
neighbouring businesses to the north, the reception/managers of One Mill Street 
student accommodation, residents on Flax Place and those in the East Point, 
Gateway and Trinity One developments which border the site. In addition, leaflets 
were provided to other residents who would not be directly impacted by the 
development including those at Saxton Gardens. All of the Ward Councillors and the 
Saxton Gardens Residents Association (SGRA) were also contacted and provided 
details of the proposed development. Over 600 addresses were sent letters and 
leaflets as part of the consultation programme. 
In addition, a public consultation website was made available on the DPP website 
(www.dppukltd.com/flaxplace) which has remained live for the duration of the 
planning application, details of which were included on all of the consultation 
material.  
19 responses were received in response, details of which are included in the SCI. 
While physical consultation events were not possible due to the Covid restrictions in 
place during the summer, we consider that the consultation process undertaken 
thus far has been thorough and appropriate given the circumstances. As mentioned 
above, the consultation website has remained live throughout the planning process, 
but no further comments have been received in response to the consultation since 
submission of the application. We have also worked to resolve issues raised by the 
local community through Ward Councillors, for example through the site clearance 
and hoarding works which were completed in November.  

  In respect of the Point 5, the current state of the land is not a material planning 
consideration however the Applicant has stated that they have now cleared and 
secured the site. 

 
7.0   CONSULTATIONS RESPONSES 
 
7.1 District Valuer Affordable housing is to be provided on site. However the applicant 

has submitted a viability appraisal to demonstrate that they cannot meet the 
Council’s full affordable housing requirement. This has been independently 
reviewed by the District Valuer (DV). The DV has concluded that he concurs with the 
viability appraisal analysis that the scheme can provide 11 affordable units, this 
being 3.14% of the total provision.   

 
7.2  Yorkshire Water state that if planning permission is granted Conditions are 

required to control any impact on a nearby public sewer, for foul and surface water 
drainage and for dealing with piped water.   

 Response: Such Planning Conditions will be applied.  
 
7.3 Environment Agency state that have no concerns in respect of the development 

provided the Applicant follows their standing advice.  
 Response: the Applicant will be directed to do so via an Informative.  
 
7.4 Health Partnerships state the cost of any new GP/Health clinic space is the 

budgetary responsibility of the Clinical Commissioning Group (CCG) and this is 
controlled in line with their financial flow from NHS England/Department of Health. 
Consideration by the CCG as to whether it would look to commission a new GP 
practice in the future needs to be informed and evidence based, looking much wider 
than a single development.  There are other developments planned in this vicinity, 
and the city centre more widely.  There is work currently underway developing a 
proposal for a new health centre (replacing an existing facility, as well as extending 
the range of services) at Lincoln Green which is not far from this side of the city 
centre.  However, the Council is intending to work with the CCG and undertake 



research to look at housing growth across the city centre as a whole, with the 
intended output then being to ensure sufficiency of primary care capacity for all 
residents. This work had been planned for 2020 however the pandemic meant this 
was not possible and it is hoped that this work can commence in January 2021.        

 
7.5  Highways Team state that Conditions are required to cover footpath crossings, the 

areas to be laid out for  vehicles,  details of the parking provision, disabled parking, 
electric vehicle charging, cycle and motorcycle parking, construction management 
and provision for contractor’s vehicles and plant, the control of on street parking, off 
site highways works, waste and recycling management that new access gates 
should not open over the highway and the support of the highway during 
construction and that the S106 obligations should cover cycling / active travel 
measures. 

 Response: Such Planning Conditions will be applied and a Residential Travel Fund 
contribution will be addressed via the S106 legal agreement.  

 
7.6 Environmental Health (air pollution) state that the submitted air quality report 

concludes that air quality is expected to meet the annual mean objective levels at all 
relevant exposure locations across the proposed development, and that there will be 
insufficient traffic generation for any exceedance of air quality objective levels 
elsewhere in the city. Details of the energy strategy are not yet finalised and 
therefore have not been included in the air quality modelling undertaken as part of 
the assessment although the preferred option is for  heating and hot water to be via  
connection to the district heating scheme. 
However, due to the uncertainty of the energy strategy a Condition is required for 
further air quality assessment to be undertake once the energy source choice has 
been finalised. 

 Response: Such Planning Condition will be applied.   
 
7.7 Environmental Health (noise and amenity) state that the submitted details are 

sufficient to not require a sound insulation scheme, but Conditions are required to 
cover the hours of construction, the control of noise, dust, mud via a Statement of 
Construction Practice and lighting.  

 Response: Such a Planning Conditions will be applied.   
 
7.8 Flood Risk Management state that that on the basis of the information submitted 

thus far, the development can be adequately and safely drained  provided Planning 
Conditions are applied to cover the details of foul drainage, surface water drainage, 
construction phase drainage and maintenance.  

 Response: Such Planning Conditions will be applied.    
 
7.9 West Yorkshire Police have provided guidance on security in accordance with 

Secure by Design.   
 Response: Such guidance has been sent to the Applicant and is to be provided 

again as an Informative and the Applicant has stated that they intend to include the 
following measures; 
• CCTV provided on all access points, within the cycle storage and the undercroft 
car park.  
• Access control to be designed at the next stage of the development  
• Video intercom to apartments to be provided 
• Mail delivery method to be mail boxes within the reception area and a separate 
post room for larger items.  

 



7.10 Influencing Travel Behaviour Team state that a Travel Plan Review Fee of £4,774 
is required, a Residential Travel Plan Fund of £87,587.5 and a plan showing the 
location of a car club bay. 

 Response: Such matters will be addressed via obligations in the S106 legal 
agreement.  

 
7.11 Contaminated Land Team state that Conditions should be applied to cover a 

Phase 2 site investigation, remediation, verification and the importing of soils.  
 Response: Such Planning Conditions will be applied.    
 
7.12 Environmental Studies Transport Strategy Team state that provided the 

recommended window and ventilation specifications in the submitted Noise 
Assessment are incorporated into the design then acceptable internal noise levels 
should be achieved.  

 
7.13 Access Officer states that the M4 (3) wheelchair adaptable dwellings require the 
 following specifications; 

1. The kitchen worktop needs to be a minimum of 4330mm if the unit has 2 bed 
spaces, and larger if 3 or 4 bed spaces 
2. One of the bathrooms needs to have a level shower installed. 
Response; The plans have been amended to these kitchen worktop dimensions and 
level shower access. The full details of the accessible units will be addressed via a 
Planning Condition and Informative.     

 
7.14 Local Plans state that the principle of housing development is supported however 

the scheme over provides 1 bed flats and 2 bed flats fall short of the council’s 
housing mix target by 7%. The provision of 3 bed flats significantly falls short of the 
30% target. As such further consideration of the level of 3 bed flats is required by 
the Applicant.  

 That 7% affordable housing provision is required. 
 That an open/green space contribution is required to respond to Core Strategy 

Policy G5.   
Response: The Applicant’s response on housing mix is addressed in the appraisal 
below. The required affordable housing and green space obligations are to be 
secured in the S106 legal agreement.      
 

7.15 Landscape Team state that there are concerns regarding the quality and usability 
of the landscaped areas but that Conditions should be applied to cover the 
submission of full landscape details, including tree pit details and any imported soils.  

 Response; Such Planning Conditions will be applied.  
 
7.16 Nature Conservation Officer states that a biodiversity net gain contribution of  

£48,864 is required as well as Conditions to cover the removal of trees outside of 
bird nesting season, bat and bird boxes, the removal of Giant Hogweed and  a 
Biodiversity & Landscape Enhancement & Management Plan. 

 Response; the contribution will be addressed via the S106 legal agreement and 
such Planning Conditions will be applied.    

 
7.17 Tobermory – Wind Consultants state the Computational Fluid Dynamics wind 

study conducted by the Applicant has demonstrated that whilst the Development 
would cause a small increase in the windiness around the site, that this is of a level 
that would have no impact on wind safety conditions, either on-site or off-site. As 
such, there are no areas where wind mitigation is required, since the report did not 
find any areas where pedestrian comfort or pedestrian safety criteria were breached.  

 



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 The Development Plan for Leeds currently comprises the following documents: 

11. Core Strategy 2014 (as amended by the Core Strategy Selective Review 
2019) 
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. Leeds Site Allocation Plan 2019 
5. Aire Valley Leeds Area Action Plan (Adopted November 2017) 
6.  Any Neighbourhood Plan, once made. 
7.  Site Allocations Plan (‘SAP’) (adopted July 2019)  
 

8.3 Core Strategy  
 
8.4 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. 

 
8.5 Spatial Policy 1: Location of Development states that; 

(i) The majority of new development should be concentrated within urban areas 
taking advantage of existing services, high levels of accessibility and priorities for 
urban regeneration and an appropriate balance of brownfield and Greenfield land 

  
8.6 Spatial Policy 3: Role of Leeds City Centre states that the importance of the City 

Centre as an economic driver for the District and City Region will be maintained and 
enhanced by: 
(iv) Comprehensively planning the redevelopment and re-use of vacant and under-
used sites and buildings for mixed use development and new areas of public space; 

 
8.7 Spatial Policy 5: Aire Valley Leeds Urban Eco-settlement 

Aire Valley Leeds (Urban Eco–Settlement) is identified as a strategic location, 
providing a minimum of 6,500 new homes, at least 250 hectares of land for 
employment uses (including research and development, industrial, and warehouse 
development) and new retail services of an appropriate scale.  

 
8.8 Spatial Policy 11: Transport Infrastructure Investment Priorities states that the 

delivery of an integrated transport strategy for Leeds will be supported, which takes 
account of: 
(iv) Expansion of the Leeds Core Cycle Network to improve local connectivity; 
(v) Improved facilities for pedestrians to promote safety and accessibility, particularly 
connectivity between the ‘Rim’ and the City Centre; 

 
8.9 Policy CC1: City Centre Development 

The City Centre will be planned to accommodate at least the following: 
  (iii) 10,200 dwellings. 

b) Encouraging residential development including new buildings and changes of use  
of existing providing that it does not prejudice the town centre. 

 



8.10 Policy EN1: Climate Change – Carbon Dioxide Reduction states that all 
developments of over 1,000 square metres of floorspace, (including conversion 
where feasible) whether new-build or conversion, will be required to: 
(i) Reduce total predicted carbon dioxide emissions to achieve 20% less than the 
Building Regulations Target Emission Rate and, 
(ii) Provide a minimum of 10% of the predicted energy needs of the development 
from low carbon energy. 

 
8.11 Policy EN2: Sustainable Design and Construction states that  
 Non-residential developments of 1,000 or more square metres (including 

conversion) where feasible are required to meet the BREEAM standard of 
‘excellent’. 
Residential developments of 10 or more dwellings (including conversion) where 
feasible are required to meet a water standard of 110 litres per person per day. 

 
8.12  Policy EN4: Where technically viable, appropriate for the development, and in areas 

with sufficient existing or potential heat density, developments of 1,000 sqm or more 
or 10 dwellings or more (including conversions where feasible) should propose 
heating systems.  

  
8.13 Policy EN5: Managing Flood Risk states that the Council will manage and mitigate 

flood risk: 
(iii) Requiring flood risk to be considered for all development commensurate with the 
scale and impact of the proposed development and mitigated where appropriate. 
(iv) Reducing the speed and volume of surface water run-off as part of new build 
developments. 
(v) Making space for flood water in high flood risk areas. 

 
8.14  Policy EN6: Strategic Waste Management states that to manage waste and 

recycling: 
(i) Development will be required to demonstrate measures to reduce and re-use 
waste both during construction and throughout the life of the development; and 
(ii) Sufficient space will be provided within all new developments (including 
conversions) to enable separation, storage, and collection of recyclable materials to 
take place. 

 
8.15 Policy EN8: Electric Vehicle Charging Infrastructure states; 

All applications for new development which include provision of parking spaces will 
be required to meet the minimum standard of provision of electric vehicle charging 
points. This requires: 
i) Residential: 1 charging point per parking space and 1 charging point per 10 

visitor spaces 
 
8.16 Policy G5: Open Space Provision in the City Centre states that within the City 

Centre, open space provision will be sought for sites over 0.5 hectares. 
 
8.17 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. 



 
8.18 Policy H4: Housing Mix states:  

Developments should include an appropriate mix of dwelling types and sizes to 
address needs measured over the long term taking into account the nature of the 
development and character of the location.    
Type* Max % Min % Target % 
Houses  90 50 75 
Flats 50 10 25 
Size* Max % Min % Target % 
1 bed 50 0 10 
2 bed 80 30 50 
3 bed 70 20 30 
4 bed+ 50 0 10 

 *Type is applicable outside of City Centre and town centres; Size is applicable in all parts of 
Leeds 

 
8.19 Policy H5 incorporates Targets and Thresholds for affordable housing. In this case 

7% of the total units to be provided on site must be affordable housing.  
 
8.20 Policy H9 – Minimum Space Standards states:  

All new dwellings should comply with Minimum Space Standards. 
 

8.21 Policy H10 Accessible Housing Standards states:  
New build residential developments should include the following proportions of 
accessible dwellings: 
• 30% of dwellings meet the requirements of M4(2) ‘accessible and adaptable 
dwellings’ of Part M Volume 1 of the Building Regulations. 
• 2% dwellings meet the requirement of M4 (3) ‘wheelchair user dwellings’, of Part M 
Volume 1 of the Building Regulations 

 
8.22  Policy P12:  Landscape states 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 

 
8.23 Policy P10: Design states that: New development for buildings and spaces, and 

alterations to existing, should be based on a thorough contextual analysis to provide 
good design appropriate to its scale and function. 
New development will be expected to deliver high quality innovative design that has 
evolved, where appropriate, through community consultation and which respects 
and enhances the variety of existing landscapes, streets, spaces and buildings 
according to the particular local distinctiveness and wider setting of the place, 
contributing positively towards place making and quality of life and be accessible to 
all. 

 
8.24 Policy T1: Transport Management states that support will be given to the following 

management priorities: 
c) To support wider transport strategy objectives for sustainable travel and to 
minimise congestion during peak periods. 
 

8.25 Policy T2: Accessibility Requirements and New Development states that 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: 



(i) In locations where development is otherwise considered acceptable new 
infrastructure may be required on/off site to ensure that there is adequate provision 
for access from the highway network, by public transport and for cyclists, 
pedestrians and people with impaired mobility, which will not create or materially 
add to problems of safety, environment or efficiency on the highway network. 

 
8.26 Leeds Unitary Development Plan Review 2006 - Retained Policies 

Policy ARC6 (Conditions required with regard to preservation of archaeological 
details by record) 
Policy GP5 (All planning considerations) 

 
8.27 Leeds Natural Resources and Waste DPD 2013 including revised policies 

Minerals 13 and 14 (Adopted September 2015). 
 
8.28 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.  Policies 
regarding land use, energy, coal recovery, drainage, flood risk and waste will be 
relevant to this proposal. 

 
8.29  Aire Valley Leeds Area Action Plan (AVLAAP) 
 
8.30 The AVLAAP identifies the site for housing use under Policy AVL6.  
 
8.31 The site is on the edge of the Richmond Hill Green Infrastructure Corridor as 

identified in the AVLAAP where the key functions/indicators identified are open 
space, biodiversity, landscape, food production, health, accessibility, recreation, the 
quality of the environment, land and property values and economic growth.     

 
8.32 Supplementary Planning Guidance 
 
8.33 Tall Buildings Design Guide Supplementary Planning Document (Spring 2010) 
 
8.34 Parking Policies and Guidelines Supplementary Planning Document (January 2016) 
 
8.35 Street Design Guide Supplementary Planning Document (August 2009) 
 
8.36 Travel Plans Supplementary Planning Document (February 2015)   
 
8.37 Achieving Net Gain for Biodiversity – Guidance for Developers Option 2 
  
8.38 The Site Allocations Plan (Adopted July 2019) 
 
8.39 The Site Allocations Plan was adopted in July 2019.  Following a statutory 

challenge, Policy HG2, so far as it relates to sites which immediately before the 
adoption of the SAP were within the green belt, has been remitted to the Secretary 
of State and is to be treated as not adopted.  All other policies within the SAP 
remain adopted and should be afforded full weight.  The Site Allocations Plan (SAP) 
states that Leeds City Centre is the main retail and service centre for the city. This 
site has no specific designation in the SAP.  

 
8.40 National Planning Policy Framework (NPPF) 
 



8.41 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.  

  
8.42 Paragraph 110 of the NPPF states that priority should be given to pedestrian and 

cycle movements; the needs of people with disabilities and reduced mobility 
addressed; creation of safe, secure and attractive spaces; allow for the efficient 
delivery of goods; and be designed to enable use by sustainable vehicles.   

 
8.43 Paragraph 124 of the NPPF states that the creation of high quality buildings and 

places is fundamental to what the planning and development process should 
achieve. Good design is a key aspect of sustainable development, creates better 
places in which to live and work and helps make development acceptable to 
communities 

 
9.0 MAIN ISSUES 

 
1.  Principle of the use  
2.  Affordable Housing 
3. The impact on the character and visual amenity of the host site and surrounding 
area   
4.  Residential Amenity  
5.  Vehicle Parking, Sustainable Transport and Travel Planning 
6.  Landscape Proposals    
7.  Climate Change and Sustainability Measures 
8.  Wind Study  
9.  Access & Inclusion 
10.  Section 106 Legal Agreement   
 

10.0 APPRAISAL 
 
10.1 Principle of the Use   
 
10.2 The scheme is put forward for a residential development of 350 apartments in two 

blocks of up to 11 and 15 storeys and involves the redevelopment of the brownfield 
site at Flax Place (which has been vacant and undeveloped for over 10 years). The 
surrounding area has had a significant change in character over recent years with a 
high number of conversions and new built residential schemes replacing former 
industrial and commercial uses. The adopted Leeds Aire Valley Area Action Plan 
allocates the site for housing. 

 
10.3 The Developer has stated that the previously consented scheme (under planning 

reference 17/06296/FU) is not a viable, fundable, development proposition.  The 
proposal therefore, now put forward is for a residential Build to Rent (BTR) scheme 
for the 350 apartments only. This means that the convenience shopping A1 Use 
Class retail unit and the D1 Use Class health centre/GP surgery approved on 
application 17/06296/FU, which would have fronted the site at street level to the 
Marsh Lane/East Street/Richmond Street corner, are no longer proposed.  

 
10.4 Unlike the traditional build for sale product, BTR avoids costs associated with sales 

and marketing focusing instead on longer term investment return associated with 
holding the investment rather than initial development profit. BTR generally tends 
towards high density development, aimed at young professionals and non-family 
housing, such as apartment blocks (typically 150 plus units) to reduce management 
costs. Objectors have raised concerns that this means transient rather than long-



term residents. The Applicant has advised that according to the July 2018 Ministry of 
Housing, Communities and Local Government report - Overcoming the Barriers to 
Longer Tenancies in the Private Rented Sector, the average length of residence in 
the private rented sector is 3.9 years. As such they state that they anticipate that the 
tenancy periods for the flats would be similar to this national average  

 
10.5 The proposals would provide the following mix of accommodation types;  

 197 one bedroomed units,  
148 two bedroomed units and 
5 three bedroomed units.  
This equates to 56.3% of the units being one bedroomed, 42.3% of the units being 
two bedroomed and 1.4% of the units being three bedroomed.  The number of 3 
bedroomed apartments proposed is significantly lower than the percentage aimed 
for under Policy H4. The mix of accommodation is being driven by the financial 
viability considerations in this case which have been verified by the District Valuer. 
This has resulted in the Applicant putting forward a scheme with a very low number 
of 3 bedroomed apartments, due to the fact that providing a higher level would 
impact on the scheme’s viability. Failure to comply with Policy H4 in itself not a 
reason for refusal of the application when balanced against the benefits of bringing 
forward the development of this longstanding vacant site. Therefore although less 
than what has been achieved on other BTR schemes in the city centre context it is 
considered acceptable, in this case.         

 
10.6 The Developer has confirmed that they will accord with and exceed the 

requirements of the National Space Standards, which have been adopted locally 
under Core Strategy Policy H9.  As such apartments are proposed to be the 
following sizes;  

 1 bed, 1 person (minimum 39m²) will be provided at a minimum of 46.4m² 
2 bed, 4 person (minimum 70m²) will be provided at a minimum of 70.8m² 
3 bed, 5 person (minimum 86m²) will be provided at a minimum of 95m² 
Therefore, Officers consider the proposed residential units to be appropriately sized.     

 
10.7 Comments from Ward Member and Objectors raise concerns regarding the loss of 

the potential A1 retail unit in this current scheme. In respect of the decision not to 
provide the previously proposed A1 retail unit the Applicant has stated that there are 
a number of schemes in the vicinity of the site, including Land at Ellerby Lane 
(planning application reference: 19/02081/FU) and at the former Marsh Lane Former 
Goods Yard (19/04471/FU) which propose to incorporate A1 retail units. In addition 
the site is within 150m of an existing convenience store at The Gateway 
development and within 5 minutes walking distance of Leeds city centre. As such 
the need for such a unit is meet elsewhere in existing and proposed provision.  

 
10.8 Concerns were also raised by Objectors and Ward Members with regard to the 

Applicant’s decision not to provide the D1 health centre/GP surgery space. The 
Applicant has liaised with the NHS and Leeds Community Ventures (who work with 
health providers, health commissioners, GPs and primary care, Local Authorities 
and investors and funders to bring forward health and social care facilities) who 
have stated that they have no plans for new/further doctor’s surgery in this area of 
the city. However, it is the case that a proposal is currently being developed for a 
new health centre (replacing an existing facility, as well as extending the range of 
services) at Lincoln Green, not far from this side of the city centre.  In addition the 
Council is intending to work with the Clinical Commissioning Group to undertake 
research to look at housing growth across the city centre as a whole, with the 
intended output then being to ensure sufficiency of primary care capacity for all 



residents. This work had been planned for 2020 however the pandemic meant this 
was not possible and it is hoped that this work can commence in early 2021.        

        
10.9 In the space now not to be used for the A1 retail unit and the D1 health centre/GP 

surgery, the Applicant proposes a resident’s amenity space, housing a lobby, post 
room and concierge service, a gym and resident’s lounge. In addition an external 
landscaped resident’s courtyard is proposed.        

 
10.10 The loss of the potential A1 retail and D1 health centre/ GP surgery uses from the 

site is regrettable, however the use of the site for residential dwellings only does 
comply with relevant Planning Policies and is considered to be an appropriate use 
for the site.     

 
10.11 Affordable Housing  
 
10.12 Core Strategy Policy H5 states that the council will seek affordable housing 

provision on site. The development lies within zone 4 and thus 7% provision the 
requirement under Policy H5. This policy also identifies that applicants may choose 
to submit individual viability appraisals to verify that the affordable housing target 
cannot be met.  In such cases affordable housing provision may be reduced 
accordingly. 

 
10.13 The applicant has submitted a viability appraisal which has been independently 

reviewed by the District Valuer (DV). The DV has provided a report which concludes 
that this scheme can viably provide the whole of the required CIL/Section 106 
contributions and a sub-compliant amount of on-site affordable housing of 3.14%, as 
11 on-site affordable units (see Appendix 2 for the full DV’s report). The units would 
be provided at the Council’s adopted affordable benchmark rents and proportionally 
reflect the mix of accommodation type and unit sizes proposed within the overall 
development. 

 
10.14 The Applicant has accepted this appraisal. As such the proposed affordable housing 

is put forward to be 11 on-site affordable units, this being 3.14% of the total 
provision.   

 
10.15 Whilst the full provision of affordable housing cannot be delivered it is clear from 

Policy H5 and also government guidance that where a viability case is verified, 
affordable housing provision can be reduced, and accordingly the DV’s conclusions 
should be accepted. 

 
10.16 The impact on the character and visual amenity of the host site and surrounding 

area   
 
10.17 The scheme consented under planning reference 17/06296/FU was designed to be 

two stepped blocks of up to 10 and 14 storeys. The façades on the approved 
scheme were to be calm modernist architecture, where the crispness of building 
lines and deep modelling of the grid pattern were important for achieving quality and 
gravitas. The current proposal is also divided in to two stepped blocks, one that 
steps up to 11 storeys and the other up to 15 storeys. The blocks would be 
positioned such that their wings would visually slide out against each other.  

 
10.18 The site is a transition, rather than a gateway location, and is within an area with a 

wide variety of building styles and eras. As such the design, scale and positioning of 
the blocks reflects the need for a scheme which can comfortably sit alongside a 
broad mix of buildings from differing architectural periods. Therefore, following the 



approach taken on the previous planning application, a modernist approach remains 
the architectural style for the scheme. However, there are a number of design 
changes to the appearance and detailing of the block facades.   

 
10.19 Therefore, the scheme, whilst being designed to have clean lines and simple 

detailing controlled with a limited material panel, would have a balance of horizontal 
and vertical emphasis in the arrangement of the windows and solid façade. 
Horizontal extruded bands in a lighter toned brickwork to the main façade would be 
introduced and between these vertical infill brickwork panels of a darker brick would 
be positioned.  Windows would be recessed behind the line of the brickwork, with 
grey coloured flashings to their perimeters. The bricks would be two contrasting 
colours to give this visual depth to the materials palette and are proposed as white 
and a warm grey.               

 
10.20  The additional storey to each block in the current scheme does not cover the full 

footprint of each block and only rises to the new level at the middle of each block.  
As such it is considered that the heights of the propose blocks do largely reflect the 
mixture of building heights that already exist in the wider area, where buildings 
range from 2 storeys up to 14 storeys. The orientation of the blocks reflects the 
strong rhythm established in the blocks within Saxton Gardens to the rear of the site, 
as well as responding positively to the alignment of East Street, Marsh Lane and 
Flax Place.         

 
10.21 The overall design is of a high quality, contemporary, appropriately scaled and 

positioned scheme that would be appropriate for this site and would make a positive 
aesthetically appropriate contribution to the context of the wider area 

 
10.22 Residential Amenity 
 
10.23 The proposal is to be sited in a location surrounded by buildings already operating 

as residential, office, hotel, commercial and industrial uses.  The scheme would be 
positioned a minimum of 19.6 metres from the boundary of the residencies at the 
Saxton Gardens buildings to the east of the host site, at least 16.7 metres from the 
dwellings in the residential development in the nearby former College of Technology 
to the south of the proposal’s site. In addition the development would be a minimum 
of 22.8 metres from the existing residential and hotel blocks at the Gateway to the 
west and generally 6 metres (although down to some 3.8 metres at one corner) from 
the industrial units to the north of the site. As such there would be no loss of privacy 
as a result of the proposals. 

 
10.24 Concerns have been raised by Objectors that the scheme will result in 

overshadowing of existing dwellings within nearby Saxton Gardens. A daylight and 
sunlight assessment based on Building Research Establishment Report BR209 Site 
Layout Planning for Daylight and Sunlight good practice guidance, has been 
undertaken by the applicant in respect of the surrounding sites identified above in 
paragraph 10.23. This document concludes that access to daylight would be 
acceptable for the majority of surrounding buildings although a section of walling to 
the side of two windows (one ground floor and one first floor) in the façade of Saxton 
Gardens to the east of the development would have a reduction below the BR209 
held threshold of Vertical Sky Component of 14%. In respect of sunlight the report 
concludes that some areas of the facade to The Gateway hotel building (covering 10 
windows) have reduced direct sunlight.  As such the report concludes that the 
impact on daylight and sunlight for nearby existing buildings would be minor and 
that would include impacts on external amenity areas.      

 



10.25 Vehicle Parking, Sustainable Transport and Travel Planning 
 
10.26 Objectors have expressed concern regarding the levels of car and motorcycle 

parking. The proposal site is within walking distance of the City Centre and transport 
links within it (an average of 5 minutes to the bus station and approximately 15 
minutes to the train station). As such the proposal will aim to promote sustainable 
transport. The current proposals would therefore provide only 38 car parking 
spaces, 4 of which would be disabled parking bays, in the lower ground 
floor/basement of the development. All of the 38 car bays would have electric 
vehicle charging points. 36 motorcycle spaces are also proposed. Due to the 
proximity of the site to the city centre, a number of bus stops, the main city centre 
bus station and bus interchanges and the train station.  A car club space is also to 
be provided at ground floor level within the site. Officers consider these parking 
levels have been justified by the Applicant.      

 
10.27 Concerns have been raised by Ward Members and Objectors that the scheme could 

impact adversely on the existing on street residents parking and the ability for 
vehicles to access the nearby ambulance station. As such a S106 obligation will be 
required to provide up to £10,000.00 to pay for Traffic Regulation Order 
amendments to prevent unacceptable overspill parking on existing residential 
streets.       

         
10.28 Secure cycle parking provision would also be set out within the lower ground 

floor/basement of the scheme, for 316 long stay secure cycle parking spaces and 34 
short stay spaces. At ground floor level 10 visitor Sheffield cycle stands are 
proposed. Objectors have expressed concern re the type of cycle rack and lack of 
choice. A mixture of two-tier and Sheffield stands are proposed and full details of the 
cycle and motorcycle parking will be required to come forward under a Planning 
Condition.      

 
10.29 A Travel Plan has been submitted which includes the following measures and 

targets: 
  - 23.0% (or below) of residents’ journeys to be made to work by single occupancy 

car trips, within 3 years of initial occupation of the development. 
 - 20.0% (or below) of children taken to school by car, within 3 years of initial 

occupation of the development. 
 - 2.5% increase in the proportion of journeys made to/from the site by walking 

compared to the initial travel survey, within 3 years of initial occupation of the 
development. 

 - 2.5% increase in the proportion of journeys made to/from the site by cycling 
compared to the initial travel survey within 3 years of initial occupation of the 
development. 

 - Convenient and level access to the site for pedestrians and cyclists from the public 
highway; 
- Notice boards for travel information in foyers or other communal areas where 
practicable; 
- Provision of a Leeds City Council Car Club parking space (lined and signed and 
protected for sole use by the Leeds City Council Car Club provider) at an accessible 
ground floor location, available 24/7 to both site occupants and other members of 
the car club; and 
- Secure and convenient cycle parking and storage for residents. 
- Provision of travel-related information to new residents as part of a welcome pack 

 - Encouraging car sharing and the use of electric vehicles; 
- Provision of puncture repair kits / cycle maintenance training; and 



- Provision of up-to-date travel information on notice boards and intranet sites where 
practicable. 

 The Travel Plan will form part of the approved documents on the decision for the 
Planning Application, as well as being controlled via the Section 106 legal 
agreement.     

 
10.30 The scheme will house an internal bin store within the lower ground floor/basement 

area. In addition, a new lay-by will be created on the western side of Flax Place to 
allow refuse, delivery and servicing vehicles to pull into a safe place away from the 
heavily trafficked Marsh Lane side of the site.  

 
10.31 On the basis of the information as set out above, the proposals are considered to 

comply with the Council’s transport and access policies T1 and T2 of the Core 
Strategy.           

 
10.32 Landscape Proposals    
 
10.33 The scheme proposes to layout open areas at ground floor level and, due to the 

change in levels across the site, lower ground floor level.  The landscaping is 
proposed as a mix of hard and soft landscape features. At the lower ground level 
the space between the buildings would be approximately 21 metres wide and would 
be laid out as paved with a grassed areas with some small tree planting and would 
be edged to its eastern side with a planted area, as green 'buffer' zone where the 
landscaping is against the windows of habitable rooms. External seating would be 
provided in this courtyard area. At ground floor level the same approach to 
landscaping is proposed with a mix of hard and soft landscape, including tree 
planting, across the open areas of the site.      

  
10.34 Due to the levels change across the site from adjacent footway, the orientation and 

layout of the scheme, and whilst the majority of the spaces at ground floor level are 
intended to be open access, it would be difficult to give them an appearance of 
being publicly permeable. In addition the adjacent site is a series of industrial and 
commercial units on to which there is no public access. Therefore, there is not an 
opportunity to create a connected route through the site to the adjacent industrial 
site. As such, an off-site contribution for public open greenspace of £93,743.00 will 
be required. This will be secured via the Section 106 legal agreement. The 
approach taken to the provision of on-site and off- site landscaping and public open 
greenspace is in accordance with all relevant policies. 

 
10.35 The existing site has become greened via natural seeding and as such has 

biodiversity value. The proposal will remove this existing natural planting and 
although some soft/green landscaping is proposed, it will not be of the same 
magnitude or type of planting. As such existing habitats be lost. Therefore, the 
scheme will be required to deliver biodiversity offsetting (off-site), through a 
commuted sum, to achieve 10% Biodiversity Net Gain. This would come forward as 
a S106 obligation for £48,864.00. The approach taken to the provision of 
Biodiversity Net Gain is in accordance with all relevant policies. 

    
10.36 Climate Emergency and Sustainability Measures 
 
10.37 Members will be aware that the Council has recently declared a Climate Emergency. 

Existing planning policies seek to address the issue of climate change by ensuring 
that development proposals incorporate measures to reduce the impact of non-
renewable resources. 

 



10.38 Concerns have been raised that the sustainability aims of the proposals are non-
committal.  The proposals aim to meet the requirements of planning policies EN1 
and EN2 to reduce 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.  As such 
the proposal incorporates a variety of sustainability measures including; 

 - A fabric first approach with low U-values  
- Highly efficient LED lighting systems where possible. 
- Connection to a District Heating Network (DHN) via heat distribution centre at 
Saxton Gardens, if viable. 
- The apartments will be designed to meet a water efficiency standard of 110 litres 
per person per day. 
- The apartments will be designed to meet a minimum energy efficiency of 25% 
reduction in CO2 emissions over a 2010 Part L1A compliant building 
- Potential for roof top Building Integrated Photovoltaics panels.   
- Consideration of the use of air source heat pumps.   
 To respond to Policy EN4 the Applicant is in discussions with the Council regarding, 
the above stated, opportunity to connect their scheme to the District Heating 
Network. Such sustainability measures will require more comprehensive design 
work as the scheme is progressed through all of the required detail design stages 
and as such the full details of the measures for carbon dioxide reduction and to 
minimise energy use will come forward via a Planning Condition.    

 
10.39 To address Policy EN8 the scheme incorporates Electric Vehicle (EV) Charging 

Points and the use of EVs is promoted via the Travel Plan. The addition of electric 
vehicle charging points will also be controlled via a Planning Condition.        

 
10.40 Wind Study  
 
10.41 A wind study was submitted as part of the application which considers the impact on 

the prevailing winds as a result of the development and any creation of localised 
wind focused micro-climates. The Lawson distress criteria is an industry standard 
and as such this has been employed in the wind study. This criteria states that a 
wind speed greater than 15 metres-per-second occurring for more than two hours 
per year is classified as unsuitable for the general public and represents a wind 
speed with the potential to destabilise the less able members of the public such as 
the elderly, cyclists and children. Able-bodied users are those determined to 
experience distress when the wind speed exceeds 20 metres-per-second for two 
hours per year. 

 
10.42 The wind study assessed wind patterns across all areas of the site under two 

scenarios: (i) existing baseline scenario of the currently derelict brownfield site; and 
(ii) the proposed development with existing surroundings. The two scenarios have 
been tested for the calmest (summer) and windiest (winter) seasons.  To achieve 
this a 500 m radius cylindrical computational domain was used for this study and 
400 m for surrounding study area.  Mean wind speed profiles were calculated for 36 
wind directions using industry standard Descriptions. The wind study concluded that 
wind comfort and safety within the site was good and suitable across all areas but 
that negligible to minor adverse effects would occur on Marsh Lane adjacent to the 
site. However it is concluded that the effect would be so minor in nature that it would 
not require any wind mitigation measures.       

 
10.43 The wind study has been peer reviewed and is considered to be robust, to be of a 

suitable quality and to provide realistic result, consistent with the reviewer’s 
expectations. The peer review also advises the study concludes that whilst the 



buildings would cause a small increase in windiness around the site, it is not of a 
level to cause any significant impact on wind safety conditions, either on-site or off-
site. Therefore, the suitability of wind conditions means that no wind mitigation 
measures are required. 

 
10.44 Access & Inclusion 
 
10.45 In respect of accessible homes the Developer has stated that the following can be 

provided:  
 353 apartments are to be Part M4 (2) compliant - 100% 

6 apartments are to be Part M4 (3) complaint - 1.7%, this being 5 one bedroomed 
and 1 two bedroomed apartments. Although slightly below the 2% required the 
Access Officer has accepted this as it is marginally under the aimed for percentage 
of Policy H10 by only 0.3%.   
In addition, flat and level access will be provided in to the entrance lobby of the 
blocks and lift access is provided to all floors.   
A Planning Condition will be applied to control the final details of the accessible 
apartments. 
  

10.46 Section 106 Legal Agreement   
 
10.47 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. 
 
10.48 There is a requirement for the following obligations that sit outside the Community 

Infrastructure Levy regime:  
1. Employment and training of local people  
2. The provision of publicly accessible areas  
3. The provision of affordable 11 units (3.14% of the total provision)  
4. The provision of a travel plan fee of £4,774.00 
5. Provision of one Leeds City Council Car Club provider parking space 
6. Provision of a Residential Travel Plan Fund of £87,587.50 
7. An off-site greenspace contribution of £93,743.00 
8. A contribution for Traffic Regulation Orders to address potential overspill parking 
of up to £10,000.00    
9.  A contribution for biodiversity net gain of £ 48,864.00 
10. A management fee 
 

10.49 The proposed obligations have been considered against the legal tests and are 
considered necessary, directly related to the development and fairly and reasonably 
related in scale and kind to the development. Accordingly this can be taken into 
account in any decision to grant planning permission for the proposals. 

 
10.50 The development is Community Infrastructure Levy (CIL) liable and is estimated to 

be in the region of £156,219.15 CIL is generally payable on the commencement of 
development. The payment of CIL is not material to the determination of the 
planning application. Accordingly, this information is presented simply for Members 
information 

 
11.0      CONCLUSION 



 
11.1 In conclusion it is considered that the proposal is an appropriate use, scale, design 

and style for this site which would result in a high quality, appropriate development. 
The scheme would bring much needed housing as well as adding to the vibrancy 
and vitality to the area and furthering its regeneration to the benefit of both the 
existing and emerging community in the wider area. Therefore the proposal is in 
accordance with the Development Plan and is considered to be acceptable and is 
recommended for approval, subject to the conditions set out in Appendix 1 and the 
planning obligations set out at the head of this report.      

 
 
Background Papers: 
17/06296/FU 
PREAPP/19/00638 
20/03428/FU  



 
 
Appendix 1 - Draft Conditions   
 
CITY PLANS PANEL 
 
Subject: Planning Application 20/03428/FU for two residential blocks including 
access, parking provision, the drainage layout and landscaping at land off Flax 
Place, Richmond Street, Marsh Lane and East Street, Richmond Hill, Leeds 
 
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) No above ground building works shall take place until details and samples of all 
external walling and roofing materials have been submitted to and approved in 
writing by the Local Planning Authority. Samples shall be made available on site 
prior to the commencement of building works, for inspection by the Local Planning 
Authority which shall be notified in writing of their availability. The building works 
shall be constructed from the materials thereby approved. 
 
In the interests of visual amenity. 
 
4) No surfacing works shall take place to the hard surfaced and landscaped areas 
until details and samples of all surfacing materials to the said hard surfaced and 
landscaped area have been submitted to and approved in writing by the Local 
Planning Authority. The surfacing works shall be constructed from the approved 
materials. 
 
In the interests of visual amenity. 
 
5) No above ground building works shall take place until full details of the following 
have been submitted to and approved in writing by the Local Planning Authority- 
(i) 1 to 20 scale drawings of the detail of roof line treatments and ground floor 
treatments 

Originator: Sarah McMahon 



(ii) 1 to 20 scale section drawings of each type of window detail and the depths of the 
reveals 
(iii) 1 to 20 scale section drawings of all new external doors and entrances 
 (iv) 1 to 20 scale section drawings of the junctions of different materials 
The works shall be carried out in accordance with the details thereby approved. 
 
In the interests of visual amenity. 
 
6) No development shall take place until a Statement of Construction Practice has 
been submitted to and approved in writing by the Local Planning Authority. The 
Statement of Construction Practice shall include full details of: 
a) the methods to be employed to prevent mud, grit and dirt being carried onto the 
public highway from the development hereby approved; 
b) measures to control the emissions of dust and dirt during construction; 
c) location of site compound and plant equipment/storage and contractor's vehicles 
and access and egress points 
d) details of access, storage, parking, loading and unloading of all contractors' plant, 
equipment, materials and vehicles (including workforce parking) and 
e) how this Statement of Construction Practice will be made publicly available by the 
developer. 
The contractor must ensure compliance with current legislation on noise and dust 
control including the Environmental Protection Act 1990 and the Control of Act 1974. 
Relevant Codes of Practice set out procedures for dealing with the control of noise 
on construction and demolition sites are contained in BS5228: 2009 Noise and 
Vibration Control on Construction and Open Sites. 
 
The approved details shall be implemented at the commencement of work on site, 
and shall thereafter be retained and employed until completion of works on site. The 
Statement of Construction Practice shall be made publicly available for the lifetime of 
the construction phase of the development in accordance with the approved method 
of publicity. 
 
In the interests of the amenity of occupants of nearby buildings. 
 
7) The hours of construction including deliveries and waste collection shall be 
restricted to 08:00 to 18:00 hours Monday to Friday, 08:00 to 13:00 hours Saturdays, 
with no construction activities on Sundays and Bank Holidays. 
 
In the interests of the amenity of occupants of nearby buildings. 
 
8) Development shall not commence until details and a method statement for interim 
and temporary drainage measures during the demolition and construction phases 
have been submitted to and approved in writing by the Local Planning Authority. This 
information shall provide full details of who will be responsible for maintaining such 
temporary systems and demonstrate how the site will be drained to ensure there is 
no increase in the off-site flows, nor any pollution, debris and sediment to any 
receiving watercourse or sewer system. Where temporary discharges to a sewer are 
proposed, written confirmation from the sewer owner that these have been accepted 
shall be provided. The site works and construction phase shall thereafter be carried 



out in accordance with approved method statement, unless alternative measures 
have been subsequently approved by the Planning Authority 
 
To prevent flooding offsite in accordance with the NPPF. 
 
9) There shall be no discharges of foul water from the development until a foul  
drainage scheme including details of provision for its future maintenance (e.g. 
adoption by the Water Company) has been implemented in accordance with details 
to be submitted to and approved in writing by the Local Planning Authority. In 
addition, written confirmation shall be provided from Yorkshire Water or any other 
third party involved to allow the laying of any sewer across third party land and 
discharge of the design foul flows to the sewer. 
 
To ensure satisfactory drainage and pollution prevention in accordance with adopted 
Leeds UDP Review (2006) policy GP5. 
 
10) Before development commences, the detailed SuDS based Drainage Scheme 
based on the principles of The SUDS Manual (C753) with design criteria as set out 
within the Council's Minimum Development Control Standards for Flood Risk should 
be submitted and approved in writing by the Local Planning Authority. The 
application should provide suitable drainage drawings, summary calculations and 
results of all investigations detailing the surface water drainage works as set out 
below. The maximum rate of discharge, off-site, shall not exceed 5 l/s and be in line 
with the drainage strategy as set out within Roscoe Consulting Engineers Drg No 
NE8604-ROS-ZZ-XX-DR-C-001 Rev P1 and shall be consistent with the council's 
Minimum Development Control Standards for Flood Risk and the LLFA's 
requirements for Major Development unless otherwise agreed with the LPA. The 
works shall be implemented in accordance with the approved scheme before the 
development is brought into use, or as set out in the approved phasing details. 
 
The detailed design drawings, calculations and supporting information shall include 
the following: 
(i) Model Information (Micro Drainage or similar approved) to include a plan showing 
pipework model numbering and network details, 
(ii) Results: Summary of Results showing all the modelling criteria and summary 
network results for critical 1 in 2 year, 1 in 30 year and 1 in 100 year plus 40% CC 
storm events showing maximum water level, flow and velocity and details of any 
surface flooding anticipated. 
(iii) A drawing showing the proposed impermeable areas, suitably annotated. 
(iv) Calculations and any supporting survey and investigations to justify and 
demonstrate the existing and proposed discharge rate. 
(v) Drainage Plan showing drainage layout, manholes including cover and invert 
levels, proposed levels, pipe sizes and gradients, all on -line controls, on and off line 
storage structures and outfall details. 
(vi) Plan showing overland exceedance routes in the event of a failure of the 
drainage system or storm event in excess of the 1 in 100 + 40% CC storm event. 
(vii) Summary Drainage Report setting out the Drainage Strategy and results of the 
calculations demonstrating compliance with the above. 
(viii) Where third party agreements to construct sewers and to discharge flows are 
required, then written evidence of these two agreements shall be provided. 



(ix) A timetable for implementation of the drainage works including an assessment of 
any phasing of the development. 
(x) Demonstrating that adequate water quality of the off- site surface water flows in 
accordance with the Simplified Index Approach as set out within Section 26 of the 
SUDS Manual (C753) can be achieved during all phases of the development 
(xi) Where SUDs are only proposed in part or not at all, then a full justification 
statement shall be provided to demonstrate why it is not considered appropriate or 
reasonable. 
(xii) Demonstrating that discharging to the public sewer network would be at a 
maximum rate of 5.3 litres a second. 
 
To ensure sustainable drainage and flood prevention in accordance with NRWLP 
policy Water 7 and GP5 of the UDP. 
 
11) No construction works in the relevant area (s) of the site shall commence until 
measures to protect the public sewerage infrastructure that is laid within the site 
boundary have been implemented in full accordance with details that have been 
submitted to and approved by the Local Planning Authority. The details shall include 
but not be exclusive to the means of ensuring that access to the pipe for the 
purposes of repair and maintenance by the statutory undertaker shall be retained at 
all times. Furthermore no trees shall be planted within 5 meters of any live sewer 
located within the site. 
 
In the interest of public health and maintaining the public sewer network. 
 
12) Prior to the occupation of the first unit, details shall be provided in respect to the 
management, inspection and maintenance of any non-adopted drainage features. 
The details shall identify the responsible parties and set out how these will be funded 
and managed and provide a schedule of the proposed inspections and annual 
maintenance for the lifetime of the development. The plan shall be submitted to and 
approved in writing with the Local Planning Authority prior to first occupation and the 
development shall thereafter be maintained at all times in accordance with the 
approved details.  
 
To ensure the development is adequately maintained for the lifetime of the 
development.  
 
13) The approved Phase I Desk Study report indicates that a Phase II Site 
Investigation is necessary, and therefore development shall not commence until a 
Phase II Site Investigation Report has been submitted to, and approved in writing by, 
the Local Planning Authority.  
 
Where remediation measures are shown to be necessary in the Phase II Report 
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'. 
 
14) If remediation is unable to proceed in accordance with the approved 
Remediation Statement, or where significant unexpected contamination is 
encountered, 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. 
 
15) Remediation works shall be carried out in accordance with the approved 
Remediation Statement. 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. 
 
16) Any soil or soil forming materials brought to site for use in garden areas, soft 
landscaping, public open space or for filling and level raising shall be tested for 
contamination and suitability for use. A methodology for testing these soils shall be 
submitted to, and approved in writing by, the Local Planning Authority prior to these 
materials being imported onto site. The methodology shall include information on the 
source of the materials, sampling frequency, testing schedules and criteria against 
which the analytical results will be assessed (as determined by risk assessment). 
Testing shall then be carried out in accordance with the approved methodology. 
Relevant evidence and verification information (for example, laboratory certificates) 
shall be submitted to, and approved in writing by, the Local Planning Authority prior 
to these materials being imported onto the site. 
 
To ensure that contaminated soils are not imported to the site and that the 
development shall be suitable for use. 
 
17) No development shall take place until details of a further Air Quality assessment, 
which includes the impact of the final energy strategy and the identification of 
mitigation measures as necessary, has been submitted to the satisfaction of and 
approved in writing by the local planning authority. The use hereby approved shall 
not commence until any specified measures required have been implemented, and 
any such measures as may be approved shall be retained thereafter. 
 
In the interests of amenity. 
 
18) No development shall take place until a scheme detailing the method of storage 
and disposal of litter and waste materials, including recycling facilities, has been 



submitted to and approved in writing by the Local Planning Authority. The details 
shall include a description of the facilities to be provided including, where 
appropriate, lockable containers, details of recyclable materials and details on 
collection, including timescales. The approved scheme shall be implemented before 
the development is brought into use and no waste or litter shall be stored or 
disposed other than in accordance with the approved scheme. 
 
In the interests of residential amenity and to promote recycling. 
 
19) No installation of externally mounted plant or equipment shall take place until 
details of the installation and/or erection of any air conditioning or extract ventilation 
system, flue pipes, window cleaning equipment or other excrescences proposed to 
be located on the roof or sides of the building, including details of their siting, design, 
noise attenuation, and external appearance have been submitted to and approved in 
writing by the Local Planning Authority. Works shall be carried out in accordance 
with the approved details and retained as such thereafter. 
 
Plant and machinery operated from any commercial premises shall limit noise to a 
level at least 5dBA below the existing background noise level (L90) when measured 
at the nearest noise sensitive premises with the measurements and assessment 
made in accordance with BS4142:1997. 
 
In the interests of amenity and visual amenity, in accordance with Saved Unitary 
Development Plan Policies GP5, BD2 and BD4, Leeds Core Strategy policy P10 and 
the NPPF. 
 
20) Prior to the commencement of development a Sustainability Statement shall be 
submitted to and approved in writing by the Local Planning Authority which will 
include a detailed scheme to demonstrate compliance with Core Strategy policies 
EN1 and EN2 and comprising: 
(i) a recycle material content plan (using the Waste and Resources Programme's 
(WRAP) recycled content toolkit); 
(ii) a Site Waste Management Plan (SWMP) for the demolition and construction 
phases. 
Within 6 months of the first occupation of the residential blocks a post-construction 
review statement shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall be maintained and any repairs shall be carried out 
in accordance with the approved detailed scheme and post-completion review 
statement. 
 
To ensure the adoption of appropriate sustainable design principles in accordance 
with Core Strategy Policies EN1 and EN2, Leeds Sustainable Design and 
Construction SPD and the NPPF 
 
21) Notwithstanding the details on the hereby approved plans and to avoid doubt, 
deliveries, collections and servicing shall not take place Monday to Friday between 
7.00am and 10.00am or between 4.00pm and 7.00pm with no deliveries or 
collections on Saturdays, Sundays and Bank Holidays. 
 



In accordance with the loading restrictions in the area and in the interests of amenity 
and highway safety, saved UDPR policy GP5, Core Strategy policy T2 and advice 
within the NPPF. 
 
22) Notwithstanding the details on the hereby approved plans, hard and soft 
landscape works shall not take place until full details of both hard and soft landscape 
works have been submitted to and approved in writing by the Local Planning 
Authority. 
Hard landscaping works shall include 
(a) proposed finished levels and/or contours, 
(b) means of enclosure, 
(c) car parking layouts, 
(d) vehicle and pedestrian access and circulation areas, 
(e) hard surfacing areas, 
(f) minor artefacts and structures (eg, furniture, play equipment, refuse or other 
storage units, signs, lighting etc.), 
(g) proposed and existing functional services above and below ground (eg. drainage, 
power cables, communication cables, pipelines etc., indicating lines, manholes, 
supports etc.). 
Soft landscape works shall include 
(h) planting plans, 
(i) written specifications (including cultivation and other operations associated with 
plant and grass establishment), 
(j) schedules of plants noting species, planting sizes and proposed 
numbers/densities, 
(k) soil volumes for tree pits and planted beds 
(l) implementation programme. 
Hard and soft landscaping works shall be carried out in accordance with the 
approved details prior to the occupation of any part of the development in 
accordance with the programme agreed with the Local Planning Authority and to a 
reasonable standard in accordance with the relevant provisions of British Standard 
BS 4428:1989 Code of Practice for General Landscape Operations or other 
recognised codes of good practice. 
 
To ensure the provision and establishment of acceptable landscape in accordance 
with adopted Leeds Core Strategy Policy P12, Saved Leeds Unitary Development 
Plan Review (2006) policies GP5 and LD1, Leeds Natural Resources and Waste 
DPD, and the National Planning Policy Framework. 
 
23) No hard or soft landscape works shall take place until a plan, schedule and 
specification for long term landscape management has been submitted to, and 
approved in writing by, the Local Planning Authority. This shall include reference to 
planting and hard landscaped areas, including paving, fencing and other features. 
The schedule shall identify the frequency of operations for each type of landscape 
asset and reflect the enhanced maintenance requirement of planted areas during the 
establishment period. It shall provide for an annual inspection during late summer for 
any areas of failed tree or shrub planting, and the identification of the replacements 
required in the autumn planting season. Prior to planting, all landscaped areas shall 
be cultivated and maintained in a weed free condition by mechanical cultivation or 



chemical control. Maintenance shall be carried out thereafter in accordance with the 
approved management plan. 
 
To ensure the provision and establishment of acceptable landscape in accordance 
with adopted Leeds Core Strategy Policy P12, Saved Leeds Unitary Development 
Plan Review (2006) policies GP5 and LD1, Leeds Natural Resources and Waste 
DPD, and the National Planning Policy Framework. 
 
24) If within a period of five years from the date of the planting of any 
tree/hedge/shrub 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, in accordance with adopted 
Leeds Core Strategy Policy P12, retained Leeds Unitary Development Plan Review 
(2006) policies GP5 and LD1, the Leeds Natural Resources and Waste DPD, and 
the National Planning Policy Framework. 
 
25) a) No works or development shall commence until full details of the load bearing 
cell type rooting zone using proprietary structures has been submitted and approved 
in writing by the local planning authority. Details shall be fully in accordance with 
LCC guidance on urban tree planting (available on Landscape Planning website). 
Details shall include: 
- proprietary soil cell structures to support paving over extended sub-surface rooting 
areas 
- Soil cell volume /soil volume calculations 
- specification of topsoil including additives and conditioners 
- Tree grilles and guards and means of anchoring root balls. Built-in Root Irrigation 
Pipe system with end cap and aeration system. 
- Passive and / or active irrigation including directed use of grey water / roofwater or 
surface water infiltration to benefit planted areas. Details of distribution system and 
controls  
- Tree grill details 
- drainage system for tree pits. 
- Where applicable -details of protection measures for statutory utilities and 
drainage 
- Works shall then be carried out in accordance with the approved details. 
- Confirmation of Manufacturer supervision on site (free service) 
b) To ensure full compliance, a brief report on the installation of the rooting zone 
system, including supporting photographic evidence, shall be submitted to the LPA 
when the works are still "open" to allow LPA inspection prior to any finish surfacing 
works. Seven days written notice shall be given to the Local Planning Authority that 
the rooting zone structures are in place to allow inspection and approval of them as 
installed. Confirmation is required that the installation has been overseen by the 
manufacturer of the system 
NOTE-this item cannot be discharged until post inspection approval is confirmed. 
c) A three year irrigation programme for the trees (in accordance with BS 8545-2014 



Trees from Nursery to Independence) shall be submitted to the LPA for approval in 
writing. Confirmation of irrigation compliance shall be submitted to the LPA on a 
quarterly basis for the full three year programme period 
 
To ensure the provision of amenity afforded by appropriate landscape design and its 
cultural requirements are integrated into the development scheme 
 
26) No development shall take place until plans of the site showing details of the 
existing and proposed ground levels have been submitted to and approved in writing 
by the Local Planning Authority. The development shall thereafter be carried out in 
complete accordance with the details so approved and shall be retained thereafter 
as such. 
 
To ensure that the works are carried out at suitable levels in relation to adjoining 
properties and highways in the interests of visual amenity and in accordance with 
retained Leeds Unitary Development Plan Review (2006) Policy GP5 and the 
National Planning Policy Framework. 
 
27) No above ground building works shall take place until plans of the site showing 
details of the proposed floor levels, levels of any paths, parking areas and the height 
of any retaining walls within the development have been submitted to and approved 
in writing by the Local Planning Authority. The development shall thereafter be 
carried out in complete accordance with the details so approved and shall be 
retained thereafter as such. 
 
To ensure that the works are carried out at suitable levels in relation to adjoining 
properties and highways in the interests of visual amenity and in accordance with 
retained Leeds Unitary Development Plan Review (2006) Policy GP5 and the 
National Planning Policy Framework. 
 
28) No works to or removal of trees or shrubs 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 Local 
Planning Authority within 3 days of such works commencing. 
To protect nesting birds in vegetation in accordance with the Wildlife & Countryside 
Act 
1981 (as amended) and BS 42020:2013. 
 
29) Prior to the commencement of development, a Plan shall be submitted to and 
approved in writing by the Local Planning Authority of: integral bat roosting and bird 
nesting features (for species such as House Sparrow and Swift) within buildings. The 
agreed Plan shall show the number, specification of the bird nesting and bat roosting 
features and where they will be located, together with a timetable for implementation 
and commitment to being installed under the instruction of an appropriately qualified 
bat consultant. All approved features shall be installed prior to first occupation of the 
dwelling on which they are located and retained thereafter. 



To maintain and enhance biodiversity in accordance with Core Strategy Policy G9, 
NPPF, and BS 42020:2013 
 
30) Prior to the commencement of development a Method Statement for the control  
and eradication of Giant Hogweed (hereafter referred to as the Target Species) shall 
be submitted to and approved in writing by the LPA. The Method Statement will 
include post-treatment monitoring of the site to ensure a continuous 12-month period 
of time occurs where none of the Target Species is identified growing on the whole 
site, if any Target Species is identified as growing on-site during the 12-month 
monitoring period then treatment shall resume and continue until a continuous 12-
month period with no Target Species occurs. The agreed Method Statement shall 
thereafter be implemented in full. 
 
To control the spread of non-native invasive plant species in accordance with the 
Wildlife & Countryside Act 1981 (as amended) and BS 42020:2013. 
 
31) Prior to the commencement of development a Biodiversity & Landscape 
Enhancement & Management Plan (BLEMP) shall be submitted to and approved in 
writing by the Local Planning Authority. The Plan shall include details of the 
following: 
a) Description and evaluation of features to be managed and enhanced, to include 
0.34 Biodiversity Units 
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 Local 
Planning Authority 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 BLEMP 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. 
 
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) Notwithstanding the details on the hereby approved plans, and prior to 
commencement of the development full details of electric car charging points within 



the car park, including the number and locations, shall be submitted to and agreed in 
writing by the Local Planning Authority. The electric car charging points so approved 
shall be made available prior to first use of the relevant part of the development and 
thereafter maintained, unless otherwise agreed in writing by the Local Planning 
Authority. 
 
In the interests of highway safety, sustainable transport. 
 
33) The cycle and motorcycle parking shown on the approved plans shall be laid out 
prior to the first occupation of the development and thereafter retained for the life of 
the development, unless otherwise agreed in writing by the Local Planning Authority 
 
In the interests of highway safety. 
 
34) Prior to the commencement of the development the applicant will submit for 
approval by the Local Planning Authority construction details of the proposed 
footway crossings and reinstatement to full height footway of any redundant existing 
crossing along the site frontage at Flax Place and Richmond Street. The crossings 
and reinstatement must be constructed in accordance with the approved details and 
be fully implemented prior to the first occupation of the development to the 
satisfaction of the Local Planning Authority. 
 
In the interests of the free and safe use of the highway 
 
35) The disabled parking shown on the approved plans shall be laid out prior to the 
first occupation of the development and retained for the life of the development, 
unless otherwise agreed in writing by the Local Planning Authority 
 
In accordance with Core Strategy policy T2 and the Leeds Parking Policy. 
 
36) Development shall not be occupied until details of measures to control on-street 
parking in the vicinity of the site comprising modifications to address the loading and 
unloading Traffic Regulations Order required for Flax Place and timescales for 
implementation have been submitted to and approved in writing by the Local 
Planning Authority. The approved measures shall be implemented and retained in 
accordance with the approved timescales. 
 
To ensure highway and pedestrian safety. 
 
37) Prior to the commencement of the off-site highways works full details of the said 
off-site highways works details as follows: 
a) New Access - Flax Place 
b) Reinstatement of footway at the existing access on Flax Place 
c) Layby and footway on Flax Place 
d) TRO loading and unloading 
e) Modification to any lines and signs 
f) Land dedication Marsh Lane and Flax Place 
g) Footway widening construction and installation of a shared cycle / pedestrian 
facility on Marsh Lane 



h) Upgrading of crossings to Toucan type on East Street / Marsh Lane / Richmond 
Street 
i) Camera to reduce right turn violations at East Street / Richmond Road. 
shall be submitted to and approved in writing by the Local Planning Authority. These 
off site highways works shall be carried out prior to first occupation of the residential 
dwellings, retail unit or health care centre. 
 
To ensure that priority is given to the introduction of new transport infrastructure by 
supporting public transport. 
 
38) Development shall not be occupied until all areas shown on the approved plans 
to be used by vehicles have been fully laid out, surfaced and drained such that 
surface water does not discharge or transfer onto the highway. These areas shall not 
be used for any other purpose thereafter. 
 
To ensure the free and safe use of the highway. 
 
39) Development shall not commence until a plan showing details of all vehicle 
parking for the retail and medical units have been submitted to and approved in 
writing by the Local Planning Authority. The approved plan shall be implemented and 
parking made available for use prior to occupation of the development. The parking 
shall be retained for the lifetime of the development. 
 
To ensure the free and safe use of the highway in accordance with adopted Leeds 
UDP Review (2006) policy T2 and T24. 
 
40) Notwithstanding the details on the hereby approved plans and as illustrated on 
the approved plan no. 1158/GA/03 Rev A, indicating the approximate extent of land 
to be safeguarded for the widening of the footway to form a shared cycleway and 
pedestrian path on Marsh Lane, and approved plan no. 1010 Rev 00 indicating 
widening to provide layby and adjoining footway on Flax Place, all development on 
the Application Site including any boundary walls or fences shall be set back behind 
the site boundary lines indicated on these plans. 
 
To ensure that the development accommodates these facilities in accordance with 
Core Strategy, Policy T2. 
 
41) Prior to the commencement of any relevant substantial phase of construction 
works (including demolition and site clearance, but excepting other enabling works) 
that may affect the stability of the highway, details of the proposed method of 
temporary and permanent structural support of the highway to enable the 
construction of that phase of the development and for the lifetime of the development 
shall be submitted to and approved in writing by the local planning authority. The 
approved works shall be completed to an agreed programme to maintain continual 
structural support to the highway. 
 
To ensure the free and safe use of the highway 
 
42) Notwithstanding the details on the herby approved plans, no door shall open 
outwards 



over the highway. 
 
In the interests of highway safety to accord with Core Strategy, Policy T2. 
 
43) No external lighting shall be installed unless a scheme has previously been 
approved in writing by the Local Planning Authority. No lighting fitment shall be 
installed on the site in such a way that the source of light is directly visible from 
nearby residential properties or is a hazard to users of adjoining or nearby highways. 
The scheme shall be installed and retained thereafter in accordance with the 
approved details. 
 
In the interests of amenity. 
 
44) Following completion of at least 50% of the dwellings within the development as 
a whole and secondly at the stage of the final completion of the remaining 50% of 
the dwellings, a post-construction Accessible Housing Certification Table containing 
confirmation of the full details of the following matters shall be submitted to and 
approved in writing by the Local Planning Authority; 
- Which and how many dwellings within the development have satisfied M4(2)* 
accessible and adaptable dwellings standards 
- Which and how many dwellings within the development have satisfied M4(3)* 
wheelchair adaptable dwellings standards 
- Which and how many dwellings within the development have satisfied M4(3)* 
wheelchair accessible dwellings standard. 
*contained within Part M volume 1 of the Building Regulations. 
The accessible dwellings shall be implemented and retained thereafter unless 
otherwise agreed in writing by the Local Planning Authority. 
 
In the interests of disabled people and access for all 
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