
Report of the Chief Planning Officer 

CITY PLANS PANEL  

8th July 2021 

Construction of five buildings ranging from 13 storeys to 31 storeys and consisting of 
678 apartments (C3), residential amenity areas, commercial units (A1, A2, A3, A4, 
B1 and / or D2) and associated car parking; public realm and landscaping; access 
and servicing arrangements; and other associated works. Bridge Street, Gower 
Street, New York Road and Regent Street, Leeds LS2 7QZ
Applicant – Ultra Assets Holdings Ltd 

Date valid – 19th March 2018 

Reference – 18/06930/FU  

Target Date – 8th August 2021 

RECOMMENDATION : DEFER and DELEGATE to the Chief Planning Officer for 
approval subject to the specified conditions set out in Appendix 2 (and any 
amendment to these and addition of others which he might consider appropriate) and 
the completion of a Section 106 agreement to include the following obligations: 

- Provision of build to rent dwellings and a commuted sum of £3,101,783 to provide
off-site affordable housing;
- Residential Travel Plan Fund contribution of £169,669.50 to encourage the use of
sustainable travel modes by the residents of the apartments;
- Compliance with agreed Travel Plan measures and a travel plan review fee of £7,684
- Contribution of £259,000 towards off-site highway works at the junction of Regent
Street and Mabgate;
- Revenue compensation for loss of Pay & Display bays £12,035 per bay;
- Contribution of £202,497.17 to provide off-site greenspace;
- Public access through the public realm;
- Local employment and training initiatives; and
- Section 106 monitoring fee £7,800.

In the circumstances where the Section 106 Agreement has not been completed 

Specific Implications For: 

Equality and Diversity 

Community Cohesion 

Narrowing the Gap 

Electoral Wards Affected:  

Little London and Woodhouse 

Originator: Tim Hart 

Tel: 3788034 

Ward Members consulted Yes 



within 3 months of the resolution to grant planning permission, the final determination 
of the application shall be delegated to the Chief Planning Officer. 

 
1.0 Introduction 

 
1.1 This application brings forward proposals for a residential-led development 

comprising 678 apartments in five buildings with commercial space at ground floor, 
basement parking and new public realm running through the heart of the 
development providing a new pedestrian link between Bridge Street and Regent 
Street. 

 
1.2 The applicant’s team presented the emerging pre-application proposals to City Plans 

Panel on 18th August 2016.  A copy of the City Plans Panel minutes of that meeting 
is attached as Appendix 1.  For some time following that meeting the focus of 
attention was on the delivery of the hotel which was constructed as the first phase of 
the development and opened at the end of 2019.  Subsequently, the application 
proposals have been refined and revised. 
 

2.0 Site and surroundings 
 
2.1 The site is located towards the northern fringe of the designated City Centre on land 

bordered by Bridge Street, Gower Street, Regent Street and New York Road.  The 
body of the wider site is effectively rectangular in shape measuring approximately 
140 metres x 70 metres (1.39 hectares).  Levels tend to fall gradually from the north-
west corner on Bridge Street down towards the east (Regent Street).  The site was 
historically used by British Gas, primarily for offices, but was vacant for a long period 
until 3-4 storey buildings located around the periphery of the site were demolished 
during 2016.  Work to convert the remaining 10 storey tower positioned above a 4 
storey podium running along the southern edge of the site into a hotel commenced in 
2017 and the Hampton by Hilton hotel opened at the end of 2019.  Prior to 
development of the final phase which forms the subject of this application, the 
northern part of the site has been laid out as car parking for visitors to the hotel with 
soft landscaping planted around the peripheral and eastern areas of the site.     

 
2.2  Existing buildings along New York Road which rises towards the west of the site 

include Crispin House apartments (Grade II listed) and 5-7 New York Road (recently 
converted and extended to form apartments).  Baker House, a multi-storey self-
storage facility located across Bridge Street has recently been demolished pending 
redevelopment.  Other buildings in close proximity to the north of the site including 
those on the north side of Gower Street are more typically 2 to 3 storeys in height, 
such as Crown Buffet restaurant in the former Leeds Board School, although beyond 
Byron Street contemporary residential and commercial buildings are more commonly 
5 to 9 storeys in height.  Properties on the east side of Regent Street are typically 2 
to 3 storeys in height with newer 5 storey buildings situated on the eastern side of 
Mabgate. 

 
2.3 The Inner Ring Road (A64M) passes the site at an elevated level to the south of 

New York Road which falls eastwards towards Regent Street.  Together, the heavily 
trafficked roads present a significant barrier.  Consequently, pedestrian access via 
Bridge Street and Eastgate (north) / Regent Street to and from the City Centre is 
currently achieved beneath these large bridged structures.  Leeds City College, 
located at the north-west corner of Quarry Hill rises to 9 storeys at its northern 
extreme closest to the A64M.  New apartment buildings up to 19 storeys in height 



are currently being constructed on Quarry Hill to the east of the college and planning 
permission has been granted for residential buildings ranging from 18 to 22 storeys 
along the northern periphery of Quarry Hill.  Low rise residential accommodation is 
situated at Ladybeck Close to the east of Bridge Street on the southern side of the 
A64M.  The west side of Bridge Street, predominantly used for surface car parking, 
will ultimately be redeveloped during Phase 2 of the Victoria Gate development.  The 
draft Eastgate Quarter Planning Brief illustrates buildings rising up to 50 storeys 
towards the northern edge of that area. 

 
3.0 Proposals 
  
3.1 The new hotel located along much of the southern edge of the site comprised the 

first phase of the development.  The second (and final) phase consists of five 
residential towers containing 678 residential apartments to be provided as Build to 
Rent dwellings, comprising 408 (60%) one bedroom units; 238 (35%) two bedroom 
units and 32 (5%) three bedroom apartments.  1,004m2 of commercial space at 
ground floor level would be used as business / incubator units and a further 651m2 
would be cafes and ancillary retail space.  A 288 space car park for residential use 
with a servicing area for the development would be accessed from midway along 
Gower Street.  A new pedestrian route and area of public realm would link Bridge 
Street and Regent Street.  Whereas initial documents submitted with the application 
indicated that the development would be phased the applicant has subsequently 
confirmed that it would be constructed in a single phase. 

 
Scale and layout 

 
3.2 A new building (referred to as Z3) would be constructed at the eastern end of the 

hotel extending the southern built edge with a stepped footprint running towards 
Regent Street.  A colonnaded walkway between the two buildings would enable 
direct access from the New York Road footway into the body of the site.  The 
building would be 13 storeys in height (top of building 71.1m AOD) and contain 
commercial floorspace at lower levels and 65 residential units above.  

 
3.3 A landscaped, pedestrian, corridor from Bridge Street to Regent Street would bisect 

the northern and southern halves of the site.  The 140m long route would vary in 
width between 16m at the western end; 10-11m towards the mid-point, and widening 
out to more than 20m towards the eastern end onto Regent Street.  The graded 
route would rise gently from each end towards a central high point approximately two 
metres higher so as to accommodate service access to the hotel at basement level.  
Areas at both ends would be covered by a high level canopy primarily designed to 
mitigate wind movement.  Areas of shrub and tree planting are identified to enhance 
the route.  Areas of green wall are proposed at several locations alongside the 
pedestrian corridor. 

 
3.4 Building Z4 would be situated close to the junction of Bridge Street and Gower Street 

in the north-west corner of the site.  In common with proposed buildings Z5, Z6 and 
Z7 which would all sit north of the public realm corridor, the building would have a 
rectangular footplate above the lower floors with a long north-south axis arranged 
perpendicular to Gower Street.  Z4 would be 16 storeys in height (top of building 
84.3m AOD), a couple of storeys taller than the existing hotel, with an open sky 
garden at levels 11 and 12.  The building would contain 76 residential units above 
two ground level retail or café spaces that would be accessed from the public realm 
or from Gower Street. 

 



3.5 Building Z5 would rise to 31 storeys (top of building 128.7m AOD) to the east of 
building Z4. This building would be in wholly residential use containing 220 
apartments.  A bin store would be located adjacent to the car park access.   

 
3.6 Building Z6, to the east of the vehicular access, would be the same scale as building 

Z5.  It would accommodate 188 apartments.    
 
3.7 Building Z7 would be situated in the north-east corner of the site, adjacent to the 

junction of Gower Street and Regent Street.  The building would be 21 storeys in 
height (top of building 97.6m AOD).  It would contain two retail / café units facing 
towards the eastern entrance into the public realm at ground floor and an amenity 
space for residents of the development.  The upper levels of the building would 
accommodate 129 residential units. 

 
3.8 The four towers on the northern side of the development would be positioned a 

minimum distance of 17m between facades at upper levels.  The towers themselves 
would emerge from a denser pattern of development at lower levels of these 
buildings.  Up to level 02 there would be a largely continuous podium.  Between 
levels 03 and level 13 the building mass would encompass a series of T-shaped 
layouts and variants of these gradually breaking down in scale before the towers 
extrude from the contextual scaled volumes below.   

 
3.9 3 south facing residential garden courtyards would be located between the four 

towers.  These would be flanked by a combination of residential garden apartments 
and residential amenity spaces.  Such spaces could include a gymnasium, lounges 
and crèche spaces and are situated to the rear of the courtyards. 

 
3.10 The amenity and activity provision at ground level would comprise the retail and 

cafe spaces, small business and incubator units.  These spaces wrap around the 
perimeter of the Phase 2 footprint and conceal the car park and servicing areas 
within the built form.  Small retail units would be located at strategic node points at 
the corners of the road junctions.  Cafe spaces would be located on the northern 
edge of the public realm plazas which bookend the pedestrian corridor with small 
business/ incubator units edging this route.  Residential entrances are proposed 
along Gower Street, between which, additional incubator units are located.  The 
residential entrances would be set back from the building frontage, providing 
additional depth to the pavement.  These pockets create identifiable, human scale 
and sheltered entrances to the residential buildings. 

 
 Materials 
 
3.11 The lower elements of buildings Z4-Z7 would be faced in a warm, natural grey-

brown brick.  The fenestration would be set back within deep reveals augmented by 
corbelling in the heads and jambs of the openings.  The windows would be 
openable with inset metal balustrading. 

 
3.12 The residential entrances, car park entrance and retail entrances would utilise 

glazed brickwork or terracotta detail.  In addition to the entrances, the masonry at 
first floor would be designed with a brick ‘jali’ perforated screen which would provide 
a level of natural ventilation to the car park behind. 

 
3.13 Much of the northern edge of the landscaped pedestrian route through the site 

would be defined by a living green wall, cascading down from the gardens and 
green roof to the commercial units.  Simple windows into the commercial units 
would project from the green walls. 



 
3.14 The towers of buildings Z4-Z7 would have an expressed anodised aluminium frame.  

The secondary surfaces would be faced in pale bronze anodised aluminium 
cladding with frameless windows, and rapid ventilation panels.  The fenestration 
would be in plane with the panels, creating a flush, uniform surface.  The windows 
would be fully sealed, with flush rapid ventilation panels contributing to the clean 
lines of the building.  The design of the rapid ventilation panels, is proposed as an 
abstract pattern inspired by the Yorkshire Rose and the flax flower.  

 
3.15 The southern elevations of the two tallest buildings Z5 and Z6, would include accent 

elements between the lower level brickwork and upper level cladding.  These 
projecting elements would be faced in glass using a combination of opaque and 
transparent flush glazed units.  A horizontal ventilation detail at the floor edge would 
be detailed in bronze anodised aluminium.  

 
3.16 Winter gardens are proposed on the highest levels of the south façade of the Z5 

tower.  The winter gardens would be set within the same expressed vertical grid as 
the tower but utilise continuous horizontal openable glass louvres which would 
animate the façade when in use. 

 
3.17 The Z3 building located at the Regent Street and New York Road junction is 

designed to complete the frontage and to provide continuity with the Phase 1 hotel. 
A dark grey brickwork palette is proposed which also identifies this building as part 
of Phase 2.  Lower level windows and panels along the southern elevation would be 
narrow, vertical and recessed into the grid in response to the proximity of the 
highway.  The taller element would utilise larger windows, in double and triple order 
openings. 

 
3.18 The landscaped route would be surfaced in high quality natural stone laid in bands 

across the space.  Feature paving would be in granite to delineate spaces such as 
external seating areas and entrances.   Tree planting is proposed along this route, 
around the periphery of the site and along Regent Street north of the junction with 
Gower Street. 

 
3.19 The proposed canopy design is influenced by the mosaic tiling to the vaulted 

ceilings of Leeds Central Library.  The octagonal shapes would be uniform and 
multi-directional, to enable the canopy to flow through the landscape. 

 
Highways and access 

 
3.20 Vehicular entry into the enclosed car park would be situated between buildings Z5 

and Z6 on Gower Street.  The entrance would provide access to parking areas 
located at basement and lower ground level, including a route to loading areas for 
servicing both the existing hotel and this phase of the development; and also to 
parking areas located behind commercial spaces and residential floorspace at 
Levels 01 and 02.  In total, 288 parking spaces are proposed, including 29 electric 
vehicle charging spaces and 16 parking spaces for people with disabilities.  
Provision for 48 motorcycles and 288 bicycles is also made within these areas. 

 
3.21 The existing parking bays on Gower Street would be removed.  A layby would be 

provided towards the south-eastern end of the street to serve the proposed 
development, including space for a car club vehicle.  The footway on the southern 
side of Gower Street would be widened, varying between 2.5-7.9m depending upon 
location.  The Regent Street carriageway would be widened to improve the width of 
the running lanes which were previously narrowed to squeeze in the cycle track 



within the existing highway boundary.  The development would offset this widening 
by providing a wider footway along Regent Street alongside new landscaping within 
the site. 

 
3.22 A zebra crossing is proposed on Bridge Street to the west of the site, south of the 

Gower Street / Bridge Street junction, to assist pedestrians to cross the road and to 
enhance accessibility and connectivity of the site.  A taxi layby is also proposed on 
Bridge Street to the west of the proposed development.  The A61 Regent Street / 
Gower Street junction would be signalised.  The signals would incorporate 
pedestrian crossing points across A61 Regent Street and also Gower Street. 

 
3.23 The application is supported by a suite of documents including an Environmental 

Statement. 
 
4.0 Relevant planning history 
 
4.1 Planning permission was granted in May 2011 for the comprehensive re-

development of the wider site (reference 08/01948/FU).  None of the buildings on the 
site would have been retained.  The approved scheme comprised 4 towers ranging 
in height from 23 to 40 storeys, located above 3 and 4 storey podiums.  Each of the 
four towers was positioned at a slightly different orientation to form a shallow curve.  
The towers would have contained residential accommodation, serviced apartments 
and a hotel and the podium comprised retail and leisure uses.  Approximately 25 per 
cent of the total developable site area was allocated for ground level external public 
space; additional tree planting was to have been delivered along Regent Street; and 
a contribution was to have been made towards improvement of off-site greenspace. 
The top of the main podium, almost 0.5 hectares in extent, was also to have been 
landscaped and used as private amenity space.  A three-storey car park and service 
area was intended beneath ground level. 

 
4.2 Following sale of the land it was subsequently decided to revise the approach to 

development of the site, retaining the existing podium and tower located alongside 
New York Road.  Planning permission for the first phase of development comprising 
the change of use of the retained building to hotel, involving extensions, car parking, 
access and landscaping was approved on 4th August 2016 (16/02252/FU).  
Subsequent investigation of the concrete structure of the building revealed that the 
concrete downstands were integral to the building such that they could not be 
removed as previously proposed.  This also necessitated changes to the external 
form of the building.  Amendments to the scheme were approved on 21st July 2017 
(17/02299/FU). 

 
4.3  The applicant’s team presented the emerging pre-application proposals for the 

second phase of development comprising five towers ranging from 12 to 41 storeys 
with 775 apartments to City Plans Panel on 18th August 2016.  Members 
commented that: 

 
• the proposed use was acceptable in principle  
• the massing of the buildings was appropriate, subject to detailed design, the 

outcome of the wind tests and associated information back to Members in 
respect of the high buildings.  

• they could support the emerging approach to the public realm within the site, 
subject to more information in respect of public realm access and more detail in 
respect of car parking requirements and consideration of a possible gradient as 
opposed to lifts and stairs.  



• they could support the requirement for improvements to be made to the A64 
underpass immediately to the South East of the site.  

• in respect of the emerging housing mix they wanted it demonstrated that the 
mix is appropriate for the locality.  

 
A copy of the City Plans Panel minutes of that meeting is attached as Appendix 1. 

 
4.4 During the course of the current application the proposals have been revised in 

response to the requirements of the wind studies around the site, highway 
requirements and following the publication of revised flood modelling information. 

 
4.5 Outline planning permission has been granted for a replacement storage building at 

Baker House on the west side of Bridge Street to the site (18/04161/OT). 
 
5.0  Public / local response  
 
5.1 Site notices were displayed around the site on 4th January 2019 and the application 

was advertised in the YEP on 11th January 2019. 
 
5.2 One letter of support has been received commenting that the height and appearance 

of the proposed buildings is appropriate to the scale and ambition of the city. 
 
5.3 A neighbouring landowner states that if planning permission is granted it should be 

done so in a way that does not restrict or limit development on the neighbouring sites 
in a way that conflicts with the aspirations of the draft Site Allocations document.  
Response – the development would not restrict or limit development on the 
neighbouring sites.  

 
5.4 Leeds Civic Trust (LCT) – LCT comment that although they have some reservations 

about the extent of tall buildings in this location, the design has been well-conceived 
in setting a lower brick-clad base and more reductive materials and colours for the 
upper parts.  LCT have doubts about the height of the building on the south-east 
corner which will be the most visible from ground level and suggest images should 
be provided of how this relates to other buildings which define the space at the south 
end of Regent Street.  Response - see paragraph 9.2.9  

 
 LCT also comment that the pedestrian access through the site is also a positive 

feature, providing it can be made attractive enough to use although have 
reservations about whether there will be sufficient footfall to attract operators to 
some of the uses at that level.  The possibility of business incubator units is also 
considered a positive in providing flexibility in the use possibilities for all these units, 
between, say, cafes and small businesses may ensure they remain occupied, though 
whether business use can provide the active frontages that would be ideal is 
debateable.  Response - see paragraph 9.2.11 and 9.3.1 

 
LCT are concerned both about shading and wind effects, notwithstanding the baffles 
proposed.  Even using baffles, conditions within and around the site will be 
noticeably windier than surrounding areas, even if marginally within comfort limits, 
which will make the pedestrian areas less attractive.  The shading diagrams suggest 
that in the winter months, the pedestrian area will be permanently in shade reducing 
its attractiveness.  Response - see paragraphs 9.2.9, 9.6.15 and 9.8 
 
LCT generally support the concept of green walls and do so, in principle, in this 
location. They comment that the walls will only be successful if well maintained, and 



any planning conditions should include requirements for continued maintenance and 
replanting where necessary.  Response – see paragraph 9.3.6. 

 
6.0 Consultation responses 
 
6.1 Statutory 
 
6.1.1 Coal Authority – it will be necessary to include The Coal Authority’s Standing Advice 

as an informative note to the applicant in the interests of public health and safety. 
 
6.1.2 LCC Highways – No objections subject to conditions in respect of cycling and 

motorcycling facilities; the provision for contractors during construction of the 
development; a car park and servicing management plan; laying out of vehicle 
spaces; implementation of off-site highway works; details of electric vehicle charging 
points; improvements to the area beneath the Regent Street flyover; and retention of 
wind mitigation measures and verification testing.  The section 106 should require 
contributions of £259,000 towards improvements to signals at the junction of Regent 
Street and Skinner Lane; and a contribution of £12,035 per pay and display parking 
bay removed from Gower Street as a result of the development.  A section 278 
agreement will be required for the off-site highway works around the site including 
upgrading the Gower Street / Regent Street junction; widened footways; zebra 
crossing on Bridge Street; laybys on Bridge Street and Gower Street; bollards on 
New York Road footway; and trees around the perimeter of the site and Regent 
Street.  The submitted Stage 1 Road Safety Audit is acceptable.  Further detailed 
issues would need to be addressed by the Stage 2 Audit through the section 278 
process following the grant of planning permission. 

 
6.1.3 Environment Agency – no objections subject to a condition that the development 

would be constructed in accordance with the June 2020 flood risk assessment and 
the mitigation measures it details. 

 
6.1.4 Civil Aviation Authority – advises that Leeds Bradford Airport and Leeds Heliport be 

informed of the proposals and crane operations guidance be followed. 
 
6.1.5 Leeds Bradford Airport – no objections. 
 
6.2 Non-statutory 
 
6.2.1 LCC Flood Risk Management – no objections subject to conditions in respect of the 

details of the foul drainage scheme; the details of a SuDS drainage scheme; a 
method statement for interim and temporary drainage measures; and future 
management of non-adopted drainage features. 

 
6.2.2 LCC Contaminated Land Team - The Phase 1 Desk Study Report identifies the need 

for site investigation including gas monitoring.  Conditions are recommended to 
secure this work and any necessary remediation.  

 
6.2.3 LCC Environmental Studies (traffic noise) – recommendations for glazing and 

ventilation will help ensure that satisfactory internal noise levels are maintained 
within the proposed dwellings.  Noise levels are expected to exceed relevant 
standards on balconies but screening could prove effective in reducing noise levels 
in these areas.  A condition is suggested regarding details of a noise and ventilation 
package to be submitted prior to construction. 

 



6.2.4 LCC Environmental Studies (air quality) – recommend a condition requiring a revised 
air quality assessment prior to the commencement of construction of buildings Z3 or 
Z7 confirming that air quality objectives will be met. 

 
6.2.5 LCC Environment and Housing (Environmental Health) - The most noise sensitive 

receptors would be the residents of the proposed development.  There are also local 
residential flats located within the area and construction and operation of the 
development could have the potential for noise nuisance.   

 
There are no objections to the development provided conditions are attached to limit 
construction hours and control the construction process; to control lighting; limiting 
noise from plant and machinery; providing sound insulation to entertainment 
premises; confirming details of the extract ventilation system; and limiting delivery 
and operational hours.     

 
6.2.6 LCC Conservation - The built heritage desk based assessment submitted with the 

application, which identifies a range of impacts on designated and non-designated 
heritage assets, is agreed with. It is agreed that there will be slight harm to the 
setting of four Grade II listed buildings - Grade II listed Crispin House, 92, 94 and 96 
North Street, Centenary House and Leeds Chest Clinic - where the tall residential 
blocks will intrude into background of views looking north along North Street. 

 
6.2.7 LCC Nature Conservation - There should be no significant nature conservation 

issues subject to conditions controlling the timing of tree removal and the provision of 
integral bat roosting and bird nesting features. 

 
6.2.8 LCC Influencing Travel Behaviour - the May 2021 Travel Plan is acceptable and 

should be included in the Section 106 Agreement along with the following provisions: 
a) Travel Plan Review fee of £7,684; b) provision of Leeds City Council Car Club 
provider parking spaces c) provision of a Residential Travel Plan Fund of 
£169,669.50. 

 
6.2.9 LCC Education – the development is likely to yield very low numbers of primary aged 

children that could potentially be absorbed by the established local schools. There 
are also future plans to open a new free school primary provision close to the city 
centre. This would be within a reasonable walking distance of the development and 
would be able to absorb some of the demand from this area. 

 
6.2.10 LCC Bridges - Any basement walls which provide support to the adjacent highway 

will require technical approval subject to provision of more detailed information.  
 
6.2.11 LCC Waste Management – the proposals for management of residential waste via 

the proposed waste chutes is acceptable. 
 
6.2.12 LCC Access Officer - the Design and Access Statement confirms that the external 

areas will meet BS8300: 2018 which is the relevant standard.  The gradients of long 
routes through the site should be kept to 1:21 or more gentle to avoid any formal 
ramps. The long sloping route needs to be legible and direct.  Any steps not be 
tapered and should have solid contrasting nosings.  Public seating areas should also 
follow BS8300: 2018.  Any formal play areas should be inclusive and follow Play 
England’s guidance. 

 
6.2.13 West Yorkshire Police - The development creates a safe and secure environment 

that reduces the opportunities for crime without compromising community cohesion. 
 



6.2.14 Yorkshire Water – suggest conditions in respect of details to protect the public water 
supply and sewerage infrastructure; the provision of separate systems of drainage 
for foul and surface water; and carrying out the development in accordance with the 
June 2020 flood risk assessment.  Response – conditions are proposed in that 
respect. 

 
7.0 Policy  
 
7.1 Development Plan  
 
7.1.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 

application to be determined in accordance with the development plan unless 
material considerations indicate otherwise.  For the purposes of decision making for 
this proposal, the Development Plan for Leeds currently comprises the following 
documents: 

 
• The Leeds Core Strategy 2014 (as amended by the Core Strategy 

Selective Review 2019) 
• Saved UDP Policies (2006), included as Appendix 1 of the Core Strategy 
• The Natural Resources & Waste Local Plan (NRWLP, Adopted January 

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

• Site Allocations Plan (Adopted July 2019) 
 
7.2 Leeds Core Strategy (as amended) (CS) 
 
7.2.1 The CS sets out the strategic level policies and vision to guide the delivery of 

development and the overall future of the district. An update of the CS was adopted 
in September 2019.  Relevant CS policies include: 

 
 Spatial policies 
 

Spatial Policy 1 prioritises the redevelopment of previously developed land in a way 
that respects and enhances the local character and identity of places and 
neighbourhoods. 

 
Spatial Policy 3 seeks to maintain and enhance the role of the City Centre as an 
economic driver for the District and City Region, by comprehensively planning the 
redevelopment and re-use of vacant and under-used sites for mixed use 
development and areas of public space; enhancing streets and creating a network of 
open and green spaces to make the City Centre more attractive; and improving 
connections between the City Centre and adjoining neighbourhoods. 
 
Spatial Policy 6 reviews the housing requirement for the period 2017-2033 with 
consequential changes to housing distribution SP7 (City Centre 15.5%). 

 
Spatial Policy 8 supports a competitive local economy including through developing 
the City Centre for new retail, office and other main town centre uses; and by 
supporting training/skills and job creation initiatives via planning agreements. 

 
Spatial Policy 11 includes a priority related to improved facilities for pedestrians to 
promote safety and accessibility, particularly connectivity between the edges of the 
City Centre and the City Centre itself; measures to deliver safer roads; the provision 



of infrastructure to serve new development; and provision for people with impaired 
mobility. 

  
City Centre policies 

 
Policy CC1 outlines the planned growth within the City Centre including at least 
7,792 dwellings (revised figure following changes to SP7).  
 
Policy CC1(b) encourages residential development, providing that it does not 
prejudice town centre functions and provides a reasonable level of amenity for 
occupiers.    

 
Policy CC3 states new development will need to provide and improve walking and 
cycling routes connecting the City Centre with adjoining neighbourhoods, and 
improve connections with the City Centre.    

 
Housing policies 

 
 Policy H1 identifies the managed release of sites allocated for housing prioritising 

delivery in sustainable locations. 
 

Policy H3 states that housing development should meet or exceed 65 dwellings per 
hectare in the City Centre.  

 
Policy H4 states that developments should include an appropriate mix of dwelling 
types and sizes to address needs measured over the long term. 

 
Policy H5 includes a requirement for 7% of units in general market residential 
developments in the City Centre to be affordable and to be provided on site.  For 
Build to Rent developments the policy allows for greater flexibility in the delivery of 
affordable housing.  They can provide either 20% of total dwellings as “Affordable 
Private Rent” dwellings with rents 20% lower than market rents in the local area and 
agreement of eligibility criteria with secure arrangements that continue in perpetuity; 
or 7% of units with at a mix of intermediate and social rents at set by the Council’s 
benchmark rents; or a commuted sum in lieu of on-site provision of affordable 
housing.  The policy allows the developer to choose the method of delivery in build 
to rent developments. 

 
Policy H8 specifies that developments of 50 or more dwellings are expected to make 
a contribution to supporting needs for independent living. 

 
 Policy H9 details minimum space standards for housing. 
 
 Policy H10 identifies accessible housing standards. 
 

Design, conservation and sustainability policies 
 

Policy P10 requires new development to be based on a thorough contextual analysis 
to provide good design appropriate to its scale and function, delivering high quality 
innovative design and that development protects and enhance the district’s historic 
assets in particular, historically and locally important buildings, skylines and views.   
 
Policy P11 states that the historic environment and its settings will be conserved, 
particularly those elements which help to give Leeds its distinct identity. 
 



Policies T1 and T2 identify transport management and accessibility requirements to 
ensure new development is adequately served by highways and public transport, 
and with safe and secure access for pedestrians, cyclists and people with impaired 
mobility. 
 
Policy G5 requires mixed use developments over 0.5 hectares in the City Centre to 
provide the greater area of either 20% of the total site area or a minimum of 0.41 
hectares per 1000 population of open space. 
 
Policy G9 states that development will need to demonstrate biodiversity 
improvements. 
 
Policy EN1 sets targets for CO2 reduction and sustainable design and construction, 
and at least 10% low or zero carbon energy production on-site. 
 
Policy EN2 identifies climate change reduction requirements. 
 
Policy EN4 major developments should propose district heating connections or 
provision where technically possible. 
 
Policy EN5 identifies requirements to manage flood risk. 
 
Policy EN8 identifies minimum standards for provision of electric charging points for 
vehicles.  For residential uses, 1 charging point per parking space and 1 charging 
point per 10 visitor spaces.  
 
Policy ID2 states that section 106 planning obligations will be required as part of a 
planning permission where this is necessary, directly related to the development, 
and reasonably related in scale and kind in order to make a specific development 
acceptable and where a planning condition would not be effective. 
 

7.3 Saved Unitary Development Plan Review policies (UDPR)  
 
7.3.1 Relevant Saved Policies include:  
  

Policy GP5 states that all relevant planning considerations to be resolved. 
 
Policy BD2 requires that new buildings complement and enhance existing skylines, 
vistas and landmarks. 
 
BD4 states that all mechanical plant and associated pipework should normally be 
contained within the envelope of the building. 

 
Policy BD5 states that a satisfactory level of amenity for occupants and surroundings 
should be provided. 

 
Policy LD1 identifies the criteria for landscape schemes. 

 
Policy N25 requires boundaries of sites to be designed in a positive manner. 
 

7.4 Natural Resources & Waste Local Plan  
 
7.4.1 The plan sets out where land is needed to enable the City to manage resources, 

such as trees, minerals, energy, waste and water.  Relevant policies include: 
 



Air 1 requires major developments to incorporate low emission measures to ensure 
that the overall impact of proposals on air quality is mitigated. 
 
Water 1 requires measures to improve overall water efficiency. 
 
Water 4 requires the consideration of flood risk issues. 
 
Water 6 requires flood risk assessments. 
 
Water 7 requires development not to increase surface water run-off. 
 
Land 1 requires consideration of land contamination issues. 
 
Land 2 seeks tree retention and new tree planting as part of an enhanced public 
realm. 
 

7.5 Site Allocations Plan (SAP) 
 
 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.  

 
7.5.1 The site is identified in the SAP as a housing site with the capacity for 636 units 

(HG1-247). Policy HG1 is not affected by the statutory challenge and therefore 
remains adopted and carries full weight.   

 
Other material considerations 
 

7.6 National Planning Policy Framework (NPPF)  
 

7.6.1 Paragraph 11 states that decisions should apply a presumption in favour of 
sustainable development. 

 
7.6.2 Chapter 5 refers to the supply of homes.  Paragraph 62 states that where a need 

for affordable housing is identified, planning policies should specify the type of 
affordable housing required, and expect it to be met on-site unless: a) off-site 
provision or an appropriate financial contribution in lieu can be robustly justified; 
and b) the agreed approach contributes to the objective of creating mixed and 
balanced communities.  Paragraph 76 states that to help ensure that proposals for 
housing development are implemented in a timely manner, local planning 
authorities should consider imposing a planning condition providing that 
development must begin within a timescale shorter than the relevant default 
period, where this would expedite the development without threatening its 
deliverability or viability 

 
7.6.3 Paragraph 108 states that appropriate opportunities to promote sustainable 

transport modes should be taken up; safe and suitable access provided for all 
users; and any significant impacts on the highway mitigated.  Paragraph 110 
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. 

 



7.6.4 Chapter 12 identifies the importance of well-designed places and the need for a 
consistent and high quality standard of design.  Paragraph 127 states that 
decisions should ensure that developments: 

 
a) will function well and add to the overall quality of the area, not just for the 
short term but over the lifetime of the development; 
b) are visually attractive as a result of good architecture, layout and appropriate 
and effective landscaping; 
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities); 
d) establish or maintain a strong sense of place, using the arrangement of 
streets, spaces, building types and materials to create attractive, welcoming and 
distinctive places to live, work and visit; 
e) optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and 
f) create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future 
users and where crime and disorder, and the fear of crime, do not undermine the 
quality of life or community cohesion and resilience. 

 
7.6.5 Chapter 14 identifies the approach to meeting the climate change challenge.  New 

development should avoid increased vulnerability to the range of impacts arising 
from climate change and should be planned so as to help reduce greenhouse gas 
emissions, such as through its location, orientation and design (paragraph 150). 
Paragraph 170 states that new and existing development should not be put at 
unacceptable risk or be adversely affected by unacceptable levels of soil, air, 
water or noise pollution. 

 
7.6.6 Chapter 16 refers to the historic environment.  Paragraph 192 states that local 

planning authorities should take account of: 
 

a) the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; 
b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 
c) the desirability of new development making a positive contribution to local 
character and distinctiveness. 

 
 Paragraph 193 states that “When considering the impact of a proposed development 

on the significance of a designated heritage asset, great weight should be given to 
the asset’s conservation (and the more important the asset, the greater the weight 
should be).”  Paragraph 196 states that “Where a development proposal will lead to 
less than substantial harm to the significance of a designated heritage asset, this 
harm should be weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use.“ 

 
7.7 National planning practice guidance (NPPG) 

 
7.7.1 The NPPG includes specific guidance in respect of how Build to Rent proposals 

should be treated within the planning system.  Paragraph 4 of the guidance states 
that “It is expected that developers will usually meet their affordable housing 
requirement by providing affordable private rent homes.  However, if agreement is 
reached between a developer and a local authority, this requirement can be met by 



other routes, such as a commuted payment and/or other forms of affordable housing 
as defined in the National Planning Policy Framework glossary.  The details of this 
must be set out in the section 106.” 

 
7.8 Supplementary planning guidance 

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

8.0 Main issues 
 

• Principle of the development 
• Townscape and heritage considerations 
• Public realm and landscaping 
• Transportation and sustainable travel 
• Accessibility 
• Housing and amenity considerations 
• Flood risk 
• Wind issues 
• Safety and security 
• Climate Change and Sustainability 
• Environmental Impact Assessment   
• Section 106 obligations and CIL 
 

9.0 Appraisal 
 
9.1 Principle of the development 
 
9.1.1 Other than for a collection of unoccupied buildings the site was vacant for 

approximately 20 years until the first phase of development, demolition of redundant 
buildings and alterations to form the Hampton by Hilton hotel on the site, was 
completed at the end of 2019.  Parking for the hotel and landscaping was provided 
as an interim measure in advance of the second phase of the development.  This 
concluding phase is residential-led, comprising 678 apartments alongside ground 
level commercial space and new public realm.  The development would make an 
efficient use of brownfield land in a highly sustainable location. 

 
9.1.2 The site is located within the designated City Centre.  CS policy CC1(b) encourages 

residential development in City Centre locations providing that the development does 
not prejudice the functions of the City Centre and that it provides a reasonable level 
of amenity for occupiers.  The development would support rather than prejudice the 
functions of the City Centre and, as set out at paragraph 9.6.9 below, the 
accommodation would provide a reasonable level of amenity for its occupants.  The 
site is identified as a housing site in the SAP and, accordingly its residential use is 
acceptable in principle. 

 



9.1.3 In addition to the residential element, ancillary retail space and cafes are proposed 
at ground level with mezzanine space above.  Such uses would help provide active 
street frontages and encourage pedestrian activity and general vitality and vibrancy 
around all sides of the development, supplementing the existing hotel at the 
southern edge of the site.  Subject to the extent of A1 retail use being limited to 
200m2 such a use would support the development and not conflict with the nearby 
Prime Shopping Quarter.  Other commercial space, likely to be used as 14 business 
incubator units, would provide further employment opportunities and would also 
accord with CS spatial policies SP2 and SP3 which direct office development to City 
Centre locations.   

 
9.2 Townscape and heritage considerations 
 
9.2.1 The 1.3 hectare site is located at a transitional position at a gateway to the City 

Centre and is especially prominent on approaches to the City Centre along York 
Road from the east.  In conjunction with the development of the hotel which runs 
along much of the southern boundary, the site was cleared and the resulting space 
was laid out as temporary car parking for visitors to the hotel with soft landscaping 
planted around the peripheral and eastern areas of the site awaiting the final phase 
of development.     

 
9.2.2 The Tall Buildings SPD identified that there could be the opportunity for a cluster of 

tall buildings focussed around Quarry Hill and extending north-west to the application 
site.  This opportunity is reflected in the ongoing construction of buildings up to 19 
storeys in height, together with approved proposals for buildings rising to 22 storeys, 
on Quarry Hill beyond the intersection of the A64M and Regent Street 100m to the 
south-east of the site.  Given its relationship to the A64M, the introduction of tall 
buildings on the site, supplementing the existing 14 storey hotel, would also be seen 
as a continuation of the string of taller buildings developed alongside the route of the 
Inner Ring Road to the north-west. 

 
9.2.3 The 2011 planning permission for the development of the site comprised 4 towers 

ranging in height from 23 to 40 storeys (08/01948/FU).  However, that scheme was 
not progressed and the site was ultimately sold.   In 2016 the current applicant’s 
team presented the emerging pre-application proposals for development comprising 
five towers ranging from 12 to 41 storeys whilst retaining the existing building along 
the southern edge of the site.  Members commented that, subject to detail, the 
massing of the buildings was appropriate. 

 
9.2.4 The current application proposals have been refined since pre-application stage, 

largely in response to detailed wind tunnel testing, to ensure safe and comfortable 
conditions around the site.  As a result, the scale of buildings now proposed ranges 
from 13 storey in the south east corner to 31 storeys for the two centrally located 
buildings on the northern side.  The tower to the west side of the two taller ones 
would be 16 storeys whilst that to the east, alongside Regent Street, would be 21 
storeys in height.  In combination with the existing 14 storey hotel in the south-west 
corner of the site the general composition would consequently involve the scale of 
buildings rising from the east and west to a central high point.  Whilst the glazed 
facades of the taller elements of the towers would reduce their visual weight, due to 
their juxtaposition with the expanse of the A64M and other major highway 
infrastructure, their relationship with emerging tall buildings to the south-east and 
those to north-west, the scale and mass of the development would be appropriate to 
its city wide, gateway, context.   In this way the proposal would therefore accord with 
CS policy P10. 

 



9.2.5 In accordance with paragraph 193 of the NPPF special attention needs to be paid to 
the desirability of preserving or enhancing the character, appearance and 
conservation of heritage assets.  This includes the setting of listed buildings and 
conservation areas.  CS policy P11 states that the historic environment and its 
settings will be conserved, particularly those elements which help to give Leeds its 
distinct identity. Along with CS policy P10, the policy accords with guidance in the 
NPPF which requires that development establishes a strong sense of place, using 
streetscapes and buildings to create attractive and comfortable places to live, work 
and visit; to respond to local character and history. 

 
9.2.6 There are no listed buildings in the immediate vicinity of the site.  However, by virtue 

of the scale of the taller elements of the scheme, views of the buildings would 
encroach into the background of some views of four Grade II listed buildings (Crispin 
House, 92-96 North Street, Centenary House and Leeds Chest Clinic) when looking 
north along North Street or east along New York Road.  This would cause slight 
harm to the setting of these four listed buildings.  

 
9.2.7 The closest part of Leeds City Centre conservation area to the site is located 360m 

to the south-east and the Grand Quarter conservation area is situated 250m to the 
west.  Intervening buildings are such that the development would not affect the 
setting of the Leeds City Centre conservation area.  From the top of New Briggate 
there would be views of the taller elements of the development down New York 
Road which would cause slight harm to the setting of the conservation area.    

 
9.2.8 In accordance with paragraph 196 of the NPPF where a development proposal will 

lead to less than substantial harm to the significance of a designated heritage asset, 
this harm should be weighed against the public benefits of the proposal.  The 
principal public benefits of the proposal involve the regeneration of the site, much of 
which has not been actively used for over 20 years (CS policies SP1 and SP3); the 
provision of 678 residential apartments which will contribute towards meeting the 
City Centre housing target (CS policy CC1) alongside a contribution of £3,101,783 
towards the provision of off-site affordable housing (CS policy H5); the employment 
opportunities arising from construction of the development and within new business 
units within the scheme (CS policy SP8); and a new public route through the site (CS 
policy CC3).  These public benefits outweigh the minor harm which has been 
identified. 

 
9.2.9 The earlier decision to retain existing buildings along much of the southern edge of 

the site which were refurbished to form the hotel provided a visual and aural buffer 
between New York Road / A64M and the remainder of much of the site.  The Z3 
building is designed to complete the frontage, to address the junction of New York 
Road and Regent Street, and also helping to define an entrance to the east end of 
the public realm.   The proposed building line for Building Z3 has been set back from 
the previously-existing brick boundary wall that was located on this edge creating 
more space at this important junction.  The ground floor interface with street level 
would be softened by the proposed trees along the southern end of Regent Street 
and a proposed colonnaded walkway between the proposed Building Z3 and 
Hampton by Hilton Hotel building would provide additional interest.  The massing of 
the building would comprise a horizontal plinth which would be an equivalent height 
to the hotel plinth. This relatively low height element would help daylight and sunlight 
to reach the public realm in the heart of the development.  The taller, vertical volume 
would create a strong marker on the corner and define the eastern entrance into the 
site.  The proposed materiality for Z3 involves a dark grey palette providing 
continuity of tone and colour with phase 1 with vertical recessed panels in a 
brickwork grid which would reference phase 2.   Double and triple order openings 



would be utilised in the vertical volume northward-facing elevations to reduce the 
scale of the building.  

 
9.2.10 Over and above the general scale of development referred to above the architectural 

composition of the towers has been developed to express a sequence of stacked 
and interlocking volumes.  These volumes would have a material language which 
provides each component with a separate identity whilst also responding to the 
immediate surrounding context, in particular the existing built environment along 
Trafalgar Street across Bridge Street to the west.   

 
9.2.11 The four towers proposed on the north side of the site would emerge from a series of 

T-shaped bases and variants of these which respond in scale and materiality to the 
nearby buildings.  These elements of the buildings would have warm grey-brown 
brickwork elevations with a regular array of deep openings to present a solid base 
and material link to the surrounding context.  The materials and detailing, including 
deep reveals utilising corbel details to heads and jambs and opening windows, are 
designed to be legible at a human scale.  At ground level small retail units, café 
spaces and business incubator units would wrap around this part of the development 
providing active frontages whilst also concealing the car park and servicing within 
the body of the site.  Residential entrances, although recessed, would provide further 
animation to Gower Street.  

 
9.2.12 The location of the four towers would follow the gentle sweeping curve of Gower 

Street.  The towers would fan out in 5 degree increments in response to this edge, 
such that towards their northern edge the towers would be a minimum distance of 17 
metres apart whereas on their southern extent they would be 18-22 metres apart 
providing visual permeability through the development and enabling the provision of 
residential courtyard gardens at level 03 which would open out towards the south.   

 
9.2.13 From level 14 the tower layouts would become more regular, linear forms, stepping 

in from the more articulated bases.  These city scale volumes create a strong 
relationship with the wider context and, as such, are designed to be legible at a 
wider scale, with strong silhouettes and an elegant composition.  These elements 
would comprise pale bronze anodised aluminium cladding with flush windows, and 
flush rapid ventilation panels contributing to the clean lines of the volume creating a 
flush, uniform surface.  The subtle coloration of the panels would provide a warm 
tone which harmonises with the brickwork, whilst the larger format panel and diffuse 
reflectivity would add contrast.  The design of the rapid ventilation panels, is an 
abstract pattern inspired by the Yorkshire Rose and the flax flower. The latter being 
a nod to the historic industry of Mabgate.  An expressed grid would provide the 
towers with a superscale ordering which relates to the wider city.  This would 
comprise an array of expressed vertical mullions at 1.5 panel widths, with expressed 
horizontal transoms every 5 storey heights.  This grid would create a large scale 
texture across the upper volumes of the towers with an elegant, vertical emphasis. 

 
9.2.14 The, lower, southern elevations of buildings Z5 and Z6 would be faced in glass using 

a combination of opaque and transparent flush glazed units with a horizontal 
ventilation detail provided at the floor edge stratifying these volumes into human 
scale bands.  The fenestration would be in the same plane as the glazed units 
creating a uniform grid.  When open these windows would animate the reflective 
surface.  Winter gardens are proposed above this mediating detail on the south 
elevation of building Z5.  Horizontal glass tilting louvres set within the grid would 
provide a passive, solar-controlled space for the apartments behind which would 
become animated with increased depth and variation when in use by residents.     

 



9.2.15 The proposed development would provide high quality, contemporary and distinctive 
architecture which would animate and improve the appearance of the emerging 
cityscape and reinforce and activate the local townscape.  Less than significant harm 
to heritage assets would be outweighed by a range of public benefits.  
Consequently, the development would accord with CS policies SP1, P10, P11, 
saved UDPR policy BD2 and the NPPF. 

 
9.3 Public realm and landscaping  
 
9.3.1  Historically, there was no public access across the site which was enclosed by a 

range of buildings constructed up to the back edge of the footway.  The extant 
planning permission identified a new pedestrian route running at grade alongside 
New York Road, then running diagonally between the two podiums towards the 
junction of Regent Street and Gower Street.  The retention and extension of the 
buildings flanking New York Road made this approach, which involved significant 
technical challenges in retaining New York Road, undeliverable. 

       
9.3.2 In advance of this final phase of development the northern part of the site has been 

laid out as car parking for visitors to the hotel with soft landscaping planted around 
the peripheral and eastern areas of the site.  However, whilst the planting has 
significantly improved the appearance of the site on a temporary basis it has always 
been recognised that it would inevitably be removed when phase 2 of the 
development came forward. 

 
9.3.3 The proposed public realm is a largely linear strip running directly north of the 

proposed hotel between Bridge Street and Regent Street.  In this location it has the 
advantage over the earlier planning permission of being an extension to the 
alignment of Trafalgar Street to the west and hence improving east-west connectivity 
which is facilitated further by the proposed crossing on Bridge Street.  At its 
narrowest point towards the centre the route would be approximately 10 metres 
wide, a similar width to Trafalgar Street but the route would be wholly 
pedestrianised.  Both Bridge Street and Regent Street entrances into the public 
realm would open out into wider plaza areas.  A palette of high quality natural 
materials, with street trees, planters and water features are proposed with areas of 
green walling alongside the route.  Information has been provided that confirms that 
although the planting would be located above parking and servicing areas it would 
have sufficient soil volume to flourish.   

 
9.3.4 As noted, the existing hotel would be serviced via route passing through the covered 

car park and under the public realm.  At pre-application stage a cascade of steps, 
reinforced by lifts at either end, were proposed to overcome the change in levels 
along the public realm route.  In response to Member’s comments the arrangement 
was reviewed and reconfigured with gently sloping gradients along the principal 
east-west route that would be fully accessible without the requirement for lifts or 
steps.  In addition to providing a new pedestrian route and publicly-accessible 
spaces the route would also provide access to the hotel on the south side and to the 
new cafes and commercial units flanking the northern edge of the space.  Sections 
of the route would be covered by a canopy in order to provide protection from the 
wind and rain.  The canopy roof structure would be formed by octagonal elements, 
their design inspired by the mosaic tiling within the Tiled Hall adjacent to the Art 
Gallery. 

  
9.3.5 The pedestrian footways on Gower Street, Bridge Street and Regent Street would be 

widened and repaved utilising a high quality stone paviour.  The widened footways 
would be enhanced by areas of ornamental planting and the introduction of several 



street trees located around the periphery of the site and extending onto the Regent 
Street footway north of the site.  Uses at pedestrian level around the entirety of the 
site would animate the built edges of the development.  At the west end close to 
Bridge Street a café and small retail unit would face the principal hotel entrance 
across the public realm.  A similar arrangement is intended at the Regent Street end 
where a café and commercial unit would sit either side of the arrival space.  Hotel 
bedrooms would look over the heart of the public realm opposite a series of business 
start-up units, and terraced landscaped areas and green walls. Externally, activity 
would be provided by the business start-up units and residential entrances fronting 
Gower Street.   

  
9.3.6  Areas of green roof would extrude above the green walls flanking the northern side 

of the public realm.  Private communal courtyard spaces for residents are proposed 
beyond the green roofs at level 3 between the towers.  Planting in these areas would 
be more domestic in scale with areas of seating and shade.  The communal spaces 
would be enclosed by planting to reduce the impact upon private terraces intended 
around the towers.  Further areas of external private terracing are intended at level 
14 to top the surrounding bases of the tower buildings.  A landscape management 
plan will be secured via planning condition to ensure that all landscaping elements of 
the scheme will be fully managed by a management company to retain a well 
maintained landscaping scheme.  

 
9.3.7 Within the City Centre, public open space provision is sought for all sites measuring 

over 0.5 hectares with mixed use development required to provide the greater area 
of either 20% of the total site area, or a minimum of 0.41 hectares of open space per 
1,000 population.  The site extends over 0.5 hectares and the public realm referred 
to above, although of a good quality and providing improved connectivity and 
permeability, does not fully satisfy the spatial requirements of CS policy G5.  
Accordingly, a contribution of £202,497.17 towards off-site provision has been 
calculated to make up the shortfall on-site and will be secured by the section 106 
agreement. 

 
9.3.8  The lighting and walling in the Bridge Street underpass immediately to the south-

west of the site was improved as part of the hotel phase of the development.  
Similarly, despite ongoing improvements to the Regent Street flyover, the 
environment beneath the A64, linking Regent Street and Eastgate North to the south 
east of the site, requires improvement to make this an attractive route for 
pedestrians to and from the heart of the City Centre.  A condition is proposed which 
will secure an improved pedestrian environment in this area, potentially by means of 
better lighting and surface treatments, so as to better serve the residents of the site 
and make the site more accessible.  

 
9.3.9 Whereas the development would result in the loss of seven semi-mature trees 

fronting Regent Street and more recent temporary planting, the development would 
provide a minimum of 21 new street trees around the periphery of the site and 16 
new trees within the new public realm which would provide improved permeability 
and connectivity for members of the public through the new landscaped route.  The 
development would also provide a contribution towards off-site open space provision 
in addition to other off-site landscape improvements around the site provided to help 
mitigate the impact of the development and to improve connectivity.  Consequently, 
the development would accord with CS policies CC3, G5 and P10, and NRW policy 
Land 2. 

 
9.4 Transportation and sustainable travel 
 



9.4.1 The site is located in a highly sustainable location close to the many amenities 
offered by the City Centre and is readily accessible by a range of modes of transport 
including the city bus and coach stations less than 400m to the south.  Parking is 
proposed for residents within a multi-storey car park comprising 4 levels of parking 
concealed within the body of the development.  In total, 288 parking spaces are 
proposed for the 678 apartments, a suitable level of provision given the sustainable 
location, Core parking guidelines of maximum of 0.5 spaces to 1 apartment, and 
sustainable travel plan initiatives such as motorcycle and bicycle parking provision 
within the development.  29 electric vehicle charging spaces would be located in the 
car park.  The level of electric vehicle charging point provision reflects the policy at 
the time of submission of the application.  However since then CS policy EN8 has 
been adopted which requires all residential parking spaces to have electric vehicle 
charging points.  Conditions are proposed in respect of the management of the car 
parking area and provision of electric vehicle charging points. 

 
9.4.2 The internal parking area would have sufficient headroom and a layout that permits 

smaller delivery vehicles to deliver to the commercial and business units and the 
existing hotel from this space so as to minimise on-street parking.  Many of the 
existing parking bays on Gower Street would be removed to enable a widened 
footway and suitable visibility for vehicles when emerging from the car park.  A layby 
would be provided towards the eastern end of the street for larger delivery vehicles 
serving the development.  The layby would include space for two car club vehicles.    
A condition is proposed to control the servicing and delivery strategy. 

 
9.4.3 The application was accompanied by a Transport Assessment and this was 

supplemented by further detailed assessment during the course of the application. 
Vehicle access to the site will be improved by the signalisation of the junction of 
Gower Street and Regent Street, with a larger radius provided to improve turning 
movements from Regent Street into Gower Street.  The signalisation would include 
new controlled pedestrian crossing points across Gower Street and Regent Street 
which would assist pedestrian connectivity.  The Regent Street carriageway would 
be widened adjacent to the site to improve the width of the running lanes which were 
previously narrowed to squeeze in the cycle track within the highway constraints at 
that time.  The development would offset this widening by providing a wider footway 
along Regent Street which opens into landscaping within the site to provide a better 
pedestrian environment.  Whilst significant improvements to the Regent Street 
flyover are currently being undertaken by the Council, the pedestrian improvements 
will be to a basic level.  Consequently, as the route is a psychological barrier for 
people intending to walk into the City Centre the applicant has agreed to fund a 
scheme designed to encourage pedestrian usage.  A condition is proposed seeking 
enhancement of this route directly to the south of the site in order to improve 
pedestrian connectivity to and from the City Centre. 

 
9.4.4  A zebra crossing is proposed on Bridge Street to the west of the site, south of the 

Gower Street / Bridge Street junction to assist pedestrians to cross the road and to 
enhance accessibility and connectivity of the site.  A taxi layby is also proposed on 
Bridge Street to help ensure that taxi trips to the site would not have a severe impact 
when vehicles are waiting on the surrounding highway network.  Improved footways 
are also proposed on the section of Bridge Street which borders the site linking in 
with the recently improved footway delivered when the hotel was developed.   

 
9.4.5 The transport assessment showed that there was a risk of the outbound queue from 

Gower Street blocking the New York Road junction and increased congestion at the 
Regent Street / Skinner Lane junction.  The developer has agreed to fund an 
adaptive signal control upgrade along this part of the Regent Street corridor that will 



manage traffic queues and be more responsive to pedestrian calls at the signalised 
crossing.  This is considered a suitable solution to the impact of the development 
and will be addressed through a S106 contribution of £259,000. 

 
Sustainable travel  

 
9.4.6 To help support opportunities for sustainable travel the proposals are supported by a 

full Travel Plan which brings all the initiatives intended to encourage more 
sustainable forms of transport together, as well as identifying targets and delivery 
mechanisms.  This would benefit the local highway network, offer sustainability 
benefits and improve the general environment around the site.  The travel plan 
would be appended to the section 106 agreement and, in order to help administer 
these arrangements, a review fee of £7,684 is required so as to accord with the 
Travel Plan SPD. 

 
9.4.7 The travel plan measures include the provision of a Residential Travel Plan 

contribution of £169,669.50 to encourage the use of sustainable travel modes by the 
residents of the apartments to accord with CS policies T1 and T2 and the Travel 
Plan SPD.  A Travel Plan Coordinator (TPC) would be appointed who would be 
responsible for engaging with the Council to identify how the fund will be used and to 
promote available travel options to residents.  However, it is anticipated at this stage 
that each residential unit will be offered the opportunity to benefit from free public 
transport tickets; vouchers towards the cost of a new bike, and credit with the Car 
Club. 

 
9.4.8 282 cycle parking spaces are proposed within the car park.  14 (1:20) sockets would 

be provided for charging of electric bicycles.  Bike pumps would be provided at each 
group of cycle stands and washrooms and changing rooms provided at ground floor 
level.  Shower facilities would also be provided within the commercial space for use 
by staff.  There would also be provision for motorcycle parking (48 spaces). 

 
9.4.9 Other measures to encourage sustainable travel include the provision of a travel 

information pack for all residents upon occupation; the potential for the 
establishment of a car sharing group; the new pedestrian route through the site; and 
footway improvements and pedestrian crossings around the periphery of the site.   
The Gower Street layby would also provide space for two Leeds City Council car 
club vehicles.  

 
9.4.10 The approach to transport and connectivity issues is consequently underpinned by 

the principles contained within the CS and also the Travel Plan, Parking and the 
draft Transport SPD’s.  The scheme involves a comprehensive package of 
measures which would help to deliver improvements to pedestrian connectivity and 
permeability without resulting in any disadvantages in terms of highway safety or 
congestion.  The development therefore accords with CS policy T2. 

 
9.5 Accessibility 
 
9.5.1 CS policies P10(vi) and T2 require that developments are accessible to all users.  

The proposals have been designed to apply inclusive design principles to both the 
internal and external spaces, creating a safe and secure environment which 
responds to the needs of all users. The applicant has confirmed that the 
development will be designed to meet standards set out in Approved Document Part 
M and British Standard BS 8300.  As noted, the gradients within the public route 
have been amended to remove steps and enable access for all.  Further, where 



entrances and internal levels have been raised to ensure appropriate flood 
protection the gradients are accessible.  

    
9.5.2 CS policy H10 seeks accessible and adaptable housing in new build residential 

development.  All residential units in the scheme would benefit from level access 
enabled by a series of lifts located within the proposed buildings.  Due to the size 
and complexity of the scheme, finished apartment layouts are not yet available.  The 
developer has allowed for a range of larger units that can be designed at the next 
stage to become accessible and adaptable dwellings (M4(2)) or wheelchair user 
(M4(3)) dwellings and a condition is proposed to ensure that the scheme achieves 
30% of dwellings being M4(2) compliant and 2% being M4(3) compliant to accord 
with CS policy H10.  

 
9.5.3 The development identifies a car parking comprising 288 spaces.  The draft 

Transport SPD requires 5% (15) of the spaces to be laid out for parking for people 
with disabilities and 16 disabled persons parking space have been proposed.   

 
9.5.4 Consequently, it is considered the proposed development accords with relevant local 

and national requirements and would be accessible in accordance with Accessible 
Leeds SPD and CS policies T2 and P10.   

 
9.6 Housing and residential amenity 
 
 Density 
 
9.6.1 CS Policy H3 requires housing developments in the City Centre to meet or exceed 

65 dwellings per hectare. The application proposes 678 residential units on a site 
area of 0.85ha thereby significantly exceeding the minimum policy requirement and 
making efficient use of brownfield land in a highly sustainable City Centre location. 

 
 Housing mix 
 
9.6.2 Policy H4 of the Leeds Core Strategy aims to ensure that new housing delivered in 

Leeds provides a range of types and sizes taking account of preferences and 
demand in different parts of the city.  With this in mind the policy is worded to offer 
flexibility.  Due to the denser character of the City Centre, the requirement for 
houses is not applicable.  Targets for the number of bedrooms in flats ranges from 
10% for one and four bedroom apartments to 50% with two bedrooms.   

 
9.6.3 The proposed development comprises 410 (60%) one-bedroom apartments, 234 

(35%) two-bedroom apartments and 34 (5%) three bedroom apartments.  At pre-
application stage Members commented that they wanted it to be demonstrated that 
the mix of unit sizes (then 3% three beds) was appropriate to the locality.   

 
9.6.4 The application is supported by a Housing Needs Assessment.  The report states 

that if there were a housing need for additional larger units in the City Centre such a 
demand would be reflected through adjustments to prices and mix by developers. 
The report also states that there is limited demand for three-bedroom units within the 
City Centre and larger unit sizes within the proposed scheme, comprising tall 
buildings are unlikely to be in demand.   The report also includes an assessment of 
similar Build to Rent schemes in the City Centre where the approved percentage of 3 
bedroom apartments in those schemes averages 4%.  On balance, the overall 
benefits of this proposal, including the regeneration of this important site and making 
good use of urban land, would outweigh the CS policy H4 targets for three bedroom 



flats and reflecting Panel’s previous comments, it is considered that the proposed 
housing mix is acceptable. 

  
 Affordable Housing 
 
9.6.5 CS policy H5 sets a minimum target that 7% of new homes in major developments in 

this part of the city should be affordable housing with a mix of intermediate and 
social rents at benchmark rents. 678 apartments would generate the need for 47 
affordable units based upon this policy.  Alternatively, Build to Rent developments 
such as this can provide either 20% of total dwellings as “Affordable Private Rent” 
dwellings with rents 20% lower than market rents in the local area and agreement of 
eligibility criteria with secure arrangements that continue in perpetuity; or a 
commuted sum in lieu of on-site provision of affordable housing. 

 
9.6.6 CS policy H5 does not outline a hierarchy or preferred approach, instead confirming 

that each of the three options are appropriate and accepted for developments of this 
nature as alternatives. This offers full flexibility for the applicant to choose in the case 
of Build to Rent schemes whether to provide the affordable housing requirement on 
site or to offer an off-site contribution in lieu of on-site provision. The rationale for this 
approach was set out in the report to Executive Board in March 2017 which stated at 
paras 3.1-3.12: 

 
‘…it is proposed that the Council recognises that the payment of a commuted sum in 
lieu of on-site provision is likely to be more in line with the funding model which 
underpins Build to Rent delivery. Further, that the Council accepts that the Build to 
Rent funding model can be taken into account as a justification which supports the 
financial contribution. This would reflect the practicality of delivering Build to Rent 
housing whilst supporting the delivery of affordable housing within the city centre 
housing offer as a whole. Significant resources could be generated through the 
acceptance of Commuted Sums for investment in affordable housing…The authority 
can use these resources alongside other funding to maximise investment in 
affordable homes.’ 

 
9.6.7 National Government Guidance also accepts that Build to Rent schemes are a 

‘specific asset class’ with a funding model that is distinct from Build for Sale 
developments. The specific guidance offered on provision of affordable units, set 
against commuted sums, is as follows: 

 
‘It is expected that developers will usually meet their affordable housing requirement 
by providing affordable private rent homes. However, if agreement is reached 
between a developer and a local authority, this requirement can be met by other 
routes, such as a commuted payment and/or other forms of affordable housing as 
defined in the National Planning Policy Framework glossary.  The details of this must 
be set out in the section 106.’ 

 
9.6.8 The applicant has submitted an affordable housing commuted sum appraisal which 

has been reviewed and agreed by LCC Asset Management team.  A sum of 
£3,101,783 would be paid in lieu of on-site affordable housing.  The development 
would therefore accord with CS policy H5. 

 
9.6.9 A strategic approach to the pooling and deployment of affordable housing commuted 

sums was agreed by Executive Board in November 2018.  The approach focuses on 
delivering new affordable housing in an extended City Centre area.  Those schemes 
referenced for initial investment in 2018 (Lovell Park Hill, St Cecilia Street, former 
Yorkshire Rider and Meynell Approach) are now coming forward and Regeneration 



colleagues are working with partners to identify other sites to which this approach, 
and the commuted sum resulting from the development, could be applied. 

 
Space standards and residential amenity 

 
9.6.10 CS policy H9 requires all new dwellings to comply with the identified minimum space 

standards so as to create a healthy living environment.  Submitted information 
confirms that the internal gross floor areas of each of the 678 units would comply 
with or exceed the minimum space standards.  However, the room plans have not 
been developed to a stage where the location of built-in storage can be identified 
although, given the size of the proposed units and bedrooms, the architect 
anticipates that it will be possible to incorporate the built-in storage requirements.  
Accordingly, a planning condition is proposed which requires details to be submitted 
demonstrating full compliance with policy H9.   

 
9.6.11 As a Build-to Rent scheme the development also benefits from several areas of 

internal communal amenity space.   At ground level there would be a total of 316m2 

of entrance lobby and lounge space alongside an amenity room (86m2).  Level 3 of 
buildings Z4-Z7 would house a total of 515m2 of internal amenity space and there 
would be access from these rooms to over 900m2 of external amenity space laid out 
for residents between the towers.  Level 11 of building Z4 would also be provided as 
an open sky garden. 

 
9.6.12 The typical layout within the proposed buildings provides the majority of apartments 

with an uninterrupted outlook, and consequently good levels of daylighting, to the 
north and south.  Where apartments are situated towards the centre of the tower 
footplate the minimum separation is 17m such that the main aspects from rooms 
within the accommodation would be of an acceptable standard.  Being 50m to the 
north, despite the scale of buildings, the development would not overshadow 
dwellings within Ladybeck Close beyond the A64M.  Further, by virtue of the 
intervening Crown Buffet restaurant building the development would not have an 
unacceptable impact upon living conditions within apartments at Brunswick Court 
50m to the north.  Likewise, due to a combination of distance and aspect, residential 
accommodation on Trafalgar Street to the west and Mabgate to the east would not 
be adversely affected. 

  
9.6.13 The potential for noise and vibration and their impacts on the surrounding 

environment and proposed occupiers during both construction and operation of the 
development were reviewed as part of the Environmental Statement.  Due to the 
proximity of the A64M, and to a lesser extent Regent Street, surveys confirmed that 
the primary noise source is road traffic noise.  During the construction phase of the 
development the impact upon the nearest residential properties would be limited 
even without mitigation.  Impacts would also be short-term and temporary.  Similarly, 
the impacts of ground-borne vibration on sensitive receptors would not be significant 
for the vast majority of the time. 

 
9.6.14 Once the development is completed noise levels on external balcony areas facing 

the A64M would exceed British Standards.  However, BS 8233 does acknowledge 
the difficulty of meeting this noise level in an urban area, particularly those adjoining 
the strategic road network.  However, the balconies are only proposed on building 
Z5 above Level 15 and noise levels would reduce with increased height up the 
building.  In addition, the balcony structures themselves would provide screening 
from road noise below, and additional screening would be provided by the balconies 
being recessed.  It is considered that the benefit of having the balconies outweighs 
the potential for them to be affected by road traffic noise.  



 
9.6.15 At the majority of measurement positions the noise levels within apartments from 

road traffic would be exceeded by a significant amount with windows open such that 
mitigation in the form of acoustic specifications for windows and ventilation is 
required.  Façade construction, double glazing and acoustic trickle vent design 
would be dependent upon orientation with regards to prominent noise sources in the 
area.  A planning condition is proposed to secure implementation of a mitigation 
scheme to ensure appropriate internal noise conditions are achieved. 

 
9.6.16 Given the scale of development it is inevitable that the public realm will be in shade 

at various times of the day and year.  However, there will also be periods when the 
spaces are not in shade, in particular the café forecourts at the eastern and western 
ends of the site.  It is considered that the benefit of the route, albeit in shade at 
times, outweighs the demolition of the buildings along the southern boundary which 
would be required to provide greater sunlighting, but in doing so would open up the 
site to greater noise and emissions from vehicles using the adjacent major highway 
infrastructure.  Similarly, it is recognised that tall buildings will cast a shadow beyond 
the site boundary.  Whilst neighbouring buildings are not in residential use there are 
others to the north and west.  However, given their distance from the site it is not 
considered that daylighting and sunlighting conditions within those properties would 
be unacceptably affected by the development. 

 
9.6.17 Subject to the conditions referred to above the development would represent an 

efficient use of land; deliver a housing mix appropriate to the form and location of the 
development; produce a significant contribution towards the provision of affordable 
housing, and provide acceptable living conditions for future residents. Further, the 
development would not unacceptably affect the amenities of occupiers of 
neighbouring developments. As a result, the proposals would accord with CS 
policies H3, H4, H5, and H9 and saved UDPR policy GP5 and BD5. 

 
9.7 Flood risk 
 
9.7.1 The site is located close to the valley bottom approximately 75m to the west of 

Sheepscar Beck.  The River Aire is situated approximately 1.5km to the south.     
The site is partially located within areas at risk of fluvial flooding, covering both flood 
zones 2 and 3.  The application is supported by a Flood Risk Assessment and a 
Drainage Strategy.  A supporting sequential test to support the residential 
development in the site was submitted as part of the Phase I planning application. 

 
9.7.2 The assessments of flood risk from all sources identified that certain areas of the 

development could be at risk from fluvial and surface water flooding, in particular the 
basement level could be susceptible to flooding in severe events.  In response, the 
finished floor levels of the development have been raised above the design flood 
level (with an allowance for climate change and freeboard) resulting in some areas 
towards the eastern end of the site where shallow ramps are required to gain access 
to ground level commercial accommodation.   This arrangement reduces the risk of 
fluvial flooding but there remains some residual risk of flooding in the basement.  To 
mitigate this risk a detailed flood warning and evacuation plan should be developed 
which provides specific detail and the procedures for safe evacuation of the 
basement following the onset of flooding. 

 
9.7.3 Subject to installation of a suitably designed drainage system there would be a 

reduction in the rate at which surface water is discharged to the public system, in 
turn reducing the risk of onward sewer flooding. 

 



9.7.4 Subject to inclusion of the mitigation measures which have been agreed with the 
Environment Agency and the Flood Risk Management Team and form the subject of 
suggested conditions, the development could be operated safely during times of 
flood.  The development would therefore accord with CS policy EN5, Saved UDPR 
policy GP5 and Natural Resources & Waste Local Plan policies Water 4, 6 and 7. 

 
9.8 Wind issues 
 
9.8.1 Due to the height of some of the proposed buildings ensuring a safe and comfortable 

wind environment has been a key focus from early conceptual stages of the project.  
Preliminary analysis at pre-application stage when the towers ranged from 12 to 41 
storeys identified the likely need for the provision of some form of mitigation within 
the central part of the public realm in order to ensure appropriate conditions are 
delivered.       

 
9.8.2 Subsequently, the scheme underwent an extensive period of wind assessment and 

mitigation testing in a wind tunnel.  This process informed and shaped the massing 
of buildings, as well as defining localised solutions such as canopies and screens.  
The focus for much of the mitigation concerned wind speeds in the north western 
and south eastern corners of the site.  Initial mitigation partly relied upon the 
provision of trees outside the site which officers advised would not be acceptable.  
Consequently, further iterative wind assessment was undertaken. 

 
9.8.3 This phase of wind tunnel assessment explored the reduction of mass to determine 

a suitable solution.  The results were then re-tested with the re-addition of areas of 
mass to confirm an optimum solution was identified.  In order to ensure appropriate 
wind conditions for uses around the site, the final changes to massing comprise: 

 
• Articulation to building Z3 in south-east corner with projecting canopies towards 

New York Road; 
• Canopies and screens within central landscaped space and along Gower 

Street; 
• Soft landscaping to upper terraces; 
• Introduction of two storey sky garden at levels 11 and 12 of building Z4 in the 

north-west corner; and 
• Reduction in height of building Z5 from 41 to 31 storeys.  

 
9.8.4   The canopies and fins, which would extend up to 2 metres over footways at a 

minimum height of 6.0m above ground, are required to fully address safety and 
comfort exceedances.  Given the proposed improvement to footway width and the 
height and position of the canopies and fins, the Local Highway Authority has 
confirmed that an acceptable compromise has been reached albeit any features that 
are over the highway will require a licence.  A condition is required to ensure post 
opening monitoring of the effectiveness of the wind mitigation and further measures 
to be introduced should exceedances occur. 

 
9.8.5 The Council appointed Tobermory to peer review the wind reports submitted 

throughout the evolution of the scheme.  From a wind comfort perspective the 
conclusions drawn in the report are generally accepted although it was noted that 
two locations within Gower Street would become “uncomfortable” although, as these 
areas are limited in extent in areas where people are not likely to dwell, the condition 
is considered acceptable.  The wind comfort conditions in four other locations around 
the site would improve more significantly such that the development could be 
considered to slightly improve the wind environment around the site.  The 



introduction of a passageway from New York Road into the site results in some 
localised deterioration in wind conditions which are considered acceptable given the 
use of the spaces concerned.  These areas of deterioration are balanced by 
improvements along New York Road and in the Bridge Street underpass such that 
this arrangement is considered to have a neutral overall effect on the local wind 
environment.   

 
9.8.6 Tobermory confirmed that three locations were found to exceed the safe wind 

criterion for pedestrians more than once a year with a west-south-west wind 
direction.  One of these is in an inaccessible location within the site and is therefore 
acceptable.  The second location would present as a side wind to motorway traffic 
on the A64M on a brief section of the road.  It is common practice to use a higher 
threshold as a limit for disturbance to vehicles and as there are no locations where 
this threshold is exceeded the situation is considered acceptable.  The final location 
where safe wind criteria for pedestrians was found to be exceeded was immediately 
north of block Z4.  A planter is now proposed in this location which would prevent 
pedestrian access so is considered acceptable.    

 
9.8.7 It is concluded that the analysis has demonstrated that acceptable pedestrian 

comfort and safety conditions can be achieved in and around the development in 
both the existing and future surroundings.  Tobermory note that if the development 
were constructed in phases, as the wind environment is very sensitive to the detailed 
design, the developer would need to demonstrate that wind conditions remain 
suitable during these phases through further detailed testing and analysis.  However, 
the applicant has confirmed that the development would be constructed as a single 
phase such that this scenario is unlikely to arise.  Consequently, the development 
would not result in unacceptable wind conditions such that it would accord with CS 
policy P10 and UDPR policy GP5. 

 
9.9 Safety and security 
 
9.9.1 CS policy P10(v) identifies that developments should create safe and secure 

environments that reduce the opportunities for crime.  The site was vacant for 
approximately 20 years and during this period provided no passive surveillance of 
surrounding streets.  Possibly as a result, the site attracted anti-social behaviour and 
thefts from cars parked in surrounding streets was a regular occurrence.  The 
opening of the hotel introduced an active use and destination, whilst the demolition 
of redundant buildings around the periphery of the site enabled improved 
intervisibility into surrounding streets.  Additionally, this phase of the development 
brought forward improvements to the footway along Bridge Street and improved 
lighting in the Bridge Street underpass beneath New York Road / A64M. 

 
9.9.2 The proposed second phase of development extends the phase 1 strategy creating 

enhanced permeability through the site along a new landscaped public route.  The 
hotel entrance would be supplemented by small shops and cafes at both the east 
and western ends of the route and a series of business units would also directly 
overlook and be accessed from this space.  Notwithstanding, it is expected that the 
detailed landscaping scheme will identify lighting and proposals for CCTV.  Further, 
being in private ownership, it is expected that the owners of the site will actively 
manage the space from the on-site management suite to maintain a safe and 
welcoming environment. 

 
9.9.3 The northern edge of the development faces Gower Street.  Entrances to the 

majority of the 678 residential apartments are distributed along the street such that 
activity will naturally increase as a result of the comings and goings from the 



apartments.  Access control and security management measures are also intended 
to prevent access to areas of the development where the general public are not 
allowed.  Further business units are proposed on Gower Street resulting in 
additional, albeit primarily daytime, activity.  The car park and servicing entrance 
would be located midway along the street providing additional observation of the 
street from vehicles.  The widening of the footway and environmental enhancements 
should also deliver improved conditions for pedestrians. 

 
9.9.4 The ground floor of building Z3 at the junction of Regent Street and New York Road 

would accommodate a commercial unit providing more activity, and in doing so,  
surveillance along surrounding streets.  Whereas the Regent Street flyover is 
currently being improved, to help provide an improved environment for pedestrians 
the developer has committed to bringing forward further improvements, potentially to 
lighting, the details of which will be secured by condition.  The proposals are 
supported by the Police Architectural Liaison Officer and conditions 11 and 23 would 
secure the detailed proposals.  As a result the development would improve safety 
and security and would accord with CS policy P10.  

 
9.10 Climate Change and Sustainability 
 
9.10.1 The CS sustainability policies are designed to ensure that new development 

contributes to carbon reduction targets and incorporates measures to address 
climate change concerns following the Council’s declaration of a climate emergency 
in 2019.   Policy EN1 is flexible, allowing developers to choose the most appropriate 
and cost effective carbon reduction solution for their site.   Major developments also 
need to meet the BREEAM Excellent standard if feasible with the residential 
component meeting a water standard of 110 litres per person per day (EN2).  Where 
technically viable, appropriate for the development, and in areas with sufficient 
existing or potential heat density, major developments should propose heating 
systems, potentially connecting to the emerging district heating network (EN4(i).  
Policy EN8 identifies minimum standards for provision of charging points for electric 
vehicles. 

 
9.10.2 The application was initially supported by a Code for Sustainable Homes (CfSH) pre-

assessment demonstrating the strategy to achieve CfSH credits measuring the 
sustainability of dwellings against none design categories comprising energy and 
emissions; pollution; water; health and wellbeing; materials; management; surface 
water run-off; ecology and waste.  However, the CfSH was withdrawn such that CS 
policies at paragraph 9.9.1 set out the current requirements. 

 
9.10.3 Whilst the redevelopment of this sustainably-located, brownfield site would represent 

a far more efficient use of the site the submitted Sustainability Statement and Energy 
Statements identify the specific physical measures to ensure that the development 
conserves natural resources, limits pollution and adapts to the changing climate.  
The Energy Statement confirms that the development will be designed to target the 
most onerous requirements applicable. 

 
9.10.4 Key measures will include: 
 

• Significantly exceeding the minimum fabric requirements of the Building 
Regulations. 

• All dwellings to be naturally ventilated. 
• Use of low energy lighting and automatic controls  
• Low water showers and taps to reduce the consumption of domestic hot water, 

coupled with low water WCs to reduce the calculated total water consumption 



• Use of solar control glass 
• Use of a site-wide low temperature hot water (LTHW) heating system 

connected to the Leeds district heating network.  Primary heat generation 
would be via the Leeds waste to heat incinerator. 

• Use of a Variable Refrigerant Volume (VRF) system for the commercial units.  
There may be an opportunity to provide the energy for the commercial and 
business units and car park with renewable electricity via rooftop photovoltaic 
systems. 

 
9.10.5 Through implementation of these and other measures the development would 

exceed the targeted 20% improvement and generate in excess of 10% of the site’s 
energy through low carbon technologies (EN1).  EN2 (BREEAM Excellent) would be 
satisfied provided that the mandatory credits, such as responsible construction 
practices, commissioning and handover, aftercare, water consumption, construction 
waste management and operational waste, are also achieved.  It is also proposed to 
connect to the Leeds district heat network. Carbon savings and energy generation 
achieved through the district heat network connection can contribute towards EN1. 
Therefore, through implementation of the proposed strategy, the proposed 
development would accord with CS policies EN1, EN2 and EN4. 

 
9.10.6 The proposed development includes 288 car parking spaces of which 29 would be 

fitted with electric vehicle charging infrastructure.  When the application was 
submitted the ratio was policy compliant (10%) whereas the current residential 
standard (EN8(i)) requires 1 charging point per parking space and 1 charging point 
per 10 visitor spaces.  As all other sustainability criteria are satisfied, on balance, it is 
recommended that the proposed arrangement is acceptable providing that all other 
residential parking spaces would be electric vehicle enabled with cabling installed. 

 
9.11 Environmental impact assessment 
 
9.11.1 The planning application is accompanied by an Environmental Statement (ES) which 

sets out the findings of an Environmental Impact Assessment (EIA) of the proposal. 
The EIA considers the environmental effects of the development during its 
construction and operational phases.  The ES includes a suite of technical reports 
comprising townscape and visual impact; heritage impacts; daylight/sunlight 
assessment; and a wind assessment.  The ES along with other technical reports and 
information, demonstrate that the scheme would not result in any significant adverse 
impacts once mitigation measures are in place which form part of the development 
and will be secured by condition.  

 
9.11.2 As required by the Regulations, the ES also considered an alternative scenario 

where the development does not proceed and the site remains in its current 
condition.  The “do nothing” scenario was discounted due to the need for the 
regeneration of the site and the benefits it will bring whereas alternative designs 
were considered through an iterative design process, described in the Design and 
Access Statement, resulting in the submitted proposals. 

 
9.12 Section 106 and Community Infrastructure Levy (CIL) 
 
9.12.1 A legal test for the imposition of planning obligations was introduced by the 

Community Infrastructure Levy Regulations 2010.  These provide that a planning 
obligation may only constitute a reason for granting planning permission for the 
development if the obligation is: 

   
(a)  necessary to make the development acceptable in planning terms, 



(b) directly related to the development; and 
(c)  fairly and reasonably related in scale and kind to the development. 

 
The proposed scheme produces the need for the following obligations which it is 
considered meet the legal tests: 

 
• The provision of Build to Rent dwellings and a commuted sum of £3,101,783 to 

provide off-site affordable housing to accord with CS policy H5; 
• A Residential Travel Plan Fund contribution of £169,669.50 to encourage the 

use of sustainable travel modes by the residents of the apartments to accord 
with CS policies T1 and T2 and the Travel Plan SPD; 

• Implementation of the travel plan and a travel plan monitoring fee of £7,684 so 
as to accord with the Travel Plan SPD; 

• Contribution to off-site highway works to manage traffic queues and improve 
pedestrian facilities at the junction of Regent Street and Mabgate £259,000 to 
accord with CS policies SP11, T2 and CC3; 

• Revenue compensation for loss of Pay & Display bays £12,035 per bay; 
• Contribution of £202,497.17 to provide off-site greenspace to accord with CS 

policy G5; 
• Public access through the public realm to accord with CS policy CC3; 
• Local employment and training initiatives so as to accord with CS policy SP8; 
• Section 106 management fee £7,800. 
 

9.12.2 This proposal is likely to generate a CIL requirement of £364,613.40.  This figure is 
presented for information only and should not influence consideration of the 
application.  The infrastructure requirements for this development are likely to relate 
to public transport and public space provision.  Consideration of where any Strategic 
Fund CIL money is spent rests with Executive Board and will be decided with 
reference to the 123 list (or Infrastructure Funding Statement as the case may be) at 
the time that decision is made. 

 
9.13 Conclusion 
 
9.13.1 The proposed residential-led development would involve major investment and 

regeneration of this underused City Centre, sustainably-located, brownfield site.  It 
would involve an efficient use of land delivering 678 residential dwellings which 
would benefit from good levels of amenity, meet and exceed adopted space 
standards and provide accessible homes.  It would also provide a significant 
contribution to the provision of off-site affordable housing.  The development would 
provide high quality, contemporary and distinctive architecture which would animate 
and improve the appearance of the emerging cityscape and reinforce and activate 
the local townscape.  Less than significant harm to heritage assets would be 
outweighed by a range of public benefits.  The development would provide improved 
permeability and connectivity for all members of the public through the new 
landscaped route.  The scheme involves a comprehensive package of measures 
which would help to deliver improvements to pedestrian connectivity and 
permeability without resulting in any disadvantages in terms of highway safety or 
congestion.  The development responds appropriately to flood risk and would not 
result in unacceptable wind conditions.  The development would involve a range of 
sustainability measures that address climate change concerns following the 
Council’s declaration of a climate emergency in 2019.  The application was 
supported by an Environmental Statement that both considered alternative options 
and also identified what measures would be required to mitigation the environmental 
impact of the development.  Consequently, the development would accord with the 



development plan as a whole and accordingly it is recommended for approval 
subject to the specified conditions and a section 106 agreement. 

 
  
  



Appendix 1 : Minutes of City Plans Panel meeting 18th August 2016 
 
The report of the Chief Planning Officer informed Members of a preapplication 
presentation for a residential-led development comprising five towers ranging from 
12 to 41 storeys, ground floor commercial uses and new public realm at land 
bounded by Bridge Street, New York Road, Regent Street and Gower Street, 
Sheepscar, Leeds, LS2. 
 
Site plans and photographs were displayed and referred to throughout the 
discussion on this pre-application. 
 
The applicant’s representatives addressed the Panel and highlighted a number of 
issues in relation to the proposals which included the following; 
 

• An introduction which included details of the emerging proposals for the 
second phase of the development  

• Information in respect of the existing planning permissions at the site  
• Details with regard to the Council’s tall building strategy and building massing 
• Information with regard to the proposed layout of the site  
• An explanation as to the proposed use of the site whish was proposed to 

have four principal components, buildings which included a hotel, residential 
apartments, an area of public realm across different levels including 
communal gardens and basement parking. 

   
In response to Members comments and questions, the following was discussed: 
 

• Members raised concern with the proposed height of the towers, particularly 
the tallest which was in the region of 41 storeys (129 metres tall) and felt that 
further information was required in order that they could understand the 
impact of a structure of this height. Members were informed that in respect of 
wind issues a series of desktop testing had taken place and that dependent 
upon the outcome of discussions at the Panel meeting today further 
extensive testing would be undertaken on a model in a wind tunnel, Members 
were also informed that a lot of work had already been undertaken at this 
stage by moving back some of the massing from the road and the 
introduction of canopies. Members asked that further information be provided 
to officers and panel members in respect of the impact of wind on the 
buildings.  

• Members felt that this development provided an opportunity for involving local 
communities and providing landscaping that would be an asset to the area. In 
response the applicant advised Members that the development would include 
alternative office space that would be ideal for local start-up businesses and 
would hopefully create more employment opportunities both locally and more 
broadly across the City including small businesses such as cafes. In terms of 
the landscaping comment the applicant advised Members that they would 
look at the landscaping at Sovereign Square as a study for their 
development.  

• Members also asked about conservation, particularly (i) flooding levels, (ii) 
Lady Beck which was currently culverted and (iii) the possibility of reopening 
Marsh Lane Station, the applicants in response to (i) advised Members that 
they had consulted the Environment Agency with regard to flood levels 
although they were not certain whether the Agency figures were post or prior 
the Boxing Day floods, however they would make sure that they would have a 
scheme that was robust in respect of flooding, with regard to (ii) there were 



no plans to reopen the Beck and (iii) Marsh Lane had not been discussed but 
it could be looked at as part of the overall level of contribution.     

• Members asked if the fascia of a bridge over Bridge Street could be restored 
to improve its appearance, the applicants confirmed they would look at this.  

• Members queried the rationale for the mix of residential units and particularly 
the amount of one bedroom apartments, members were advised that all of 
the apartments would meet or exceed the targets identified in the Leeds 
Standard and National Standards and the applicant would provide a housing 
needs assessment with the application to demonstrate that the mix is 
appropriate for the locality.   

• Members raised the number of car parking spaces required for the 
development and the rationale used to arrive at the current predicted 
requirement of approximately 340 spaces. During discussions on this point it 
was acknowledged that up to some 1000 spaces could form part of the 
development in accordance with the Council’s maximum car parking 
guidelines although it was unlikely this would be the number requested. It 
was agreed that this would be looked at in greater detail as part of the 
Transport Statement as would the pick-up and drop off point for the hotel 
which Members felt was not ideally located.      

• Members had a discussion in respect of the Public Realm aspects of the 
developments particularly the inability to walk through the area without using 
either lifts or stairs and concerns were raised about how accessible the site 
would be for all and Members felt that the Council’s Access Officer should 
look at this aspect of the development , Members felt that the Public Realm 
elements were key and there was also a discussion in respect of the width of 
the public realm at the centre and the sun path, it was suggested that a slope 
with a gradual gradient could be considered and resolve some of the access 
issues.   

• Members asked that when providing photographs from different locations to 
provide an example of the visual impact of the tower developments then 
these should be consistent with the key views identified in the Council’s Tall 
Building Strategy not just those preferred by the Developer. 

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

• They felt that the proposed use was acceptable in principle  
• They felt that the massing of the buildings was appropriate, subject to 

detailed design, the outcome of the wind tests and associated information 
back to Members in respect of the high buildings.  

• They felt that they could support the emerging approach to the public realm 
within the site, subject to more information in respect of public realm access 
and more detail in respect of car parking requirements and consideration of a 
possible gradient as opposed to lifts and stairs.  

• They felt that they could support the requirement for improvements to be 
made to the A64 underpass immediately to the South East of the site.  

• They felt that in respect of the emerging housing mix they wanted it 
demonstrated that the mix is appropriate for the locality.  

 
RESOLVED – To note the details of the pre-application and thanked the developers 
for their attendance. 
 



Appendix 2 : Draft conditions 
 
1 The development hereby permitted which shall be constructed in a single 
phase unless otherwise agreed in writing by the local planning authority 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 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. 
 
4 The development shall not commence until a Phase II Site Investigation 
Report has been submitted to, and approved in writing by, the Local Planning 
Authority. 
 
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'. 
 
5 Where remediation measures are shown to be necessary in the Phase II 
Report the 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 any necessary remediation works are identified to make the site 
suitable for use. 
 
6 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. 
 
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 development 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 any necessary remediation works are identified to make the site 
suitable for use. 
 
7 Prior to the commencement of development a Statement of Construction 
Practice shall be 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; 
(b) the measures to control the emissions of dust and dirt during construction; 
(c) the means of access; 
(d) a traffic management plan to minimise any delay for road users on the local road 
network; 
(e) the location of site compound and construction workers parking, loading and 
unloading of all contractors' plant, equipment and materials;  
(f) control of construction workers parking in the surrounding area;  
(g) details of any cranes; and 
(h) how this Statement of Construction Practice will be made publicly available by 
the developer. 
 
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 highway and public safety, and the amenity of occupants of nearby 
property. 
 
8 Unless otherwise agreed in advance in exceptional circumstances all 
construction activities shall be restricted to 08.00 to 18.00 hours Monday to Friday 
and 08.00 to 13.00 hours on Saturday, with no works on Sundays and Bank 
Holidays writing by the local planning authority in exceptional circumstances. 
 
In the interests of residential amenity. 
 
9 Prior to the commencement of development a survey of the condition of the 
highways surrounding the development on Bridge Street, New York Road, Regent 
Street and Gower Street shall be submitted to and approved in writing by the Local 
Planning Authority.  Following completion of the development a survey of those 
highways shall be submitted identifying their condition, together with a schedule of 
remedial works to rectify damage to the highway identified between the two surveys.  
The approved mitigation works shall be fully implemented prior to first occupation of 
the development.  In the event that a defect is identified during other routine 
inspections of the highway that is considered to be a danger to the public it must be 
immediately made safe and repaired within 24 hours from the applicant being 
notified by the Local Planning Authority. 
 
To ensure the free and safe use of the highway. 
 
10 Prior to the commencement of the superstructure of either building Z3 or 
building Z7 a revised air quality assessment, incorporating full details of the 
proposed energy centre designed to ensure that air quality objectives are not 
exceeded, shall be submitted to and approved in writing by the Local Planning 



Authority.  The relevant buildings shall not be occupied until any measures identified 
in the approved air quality assessment have been provided.  The measures shall 
thereafter be retained and maintained for the lifetime of the development. 
 
In the interests of amenity. 
 
11 Prior to the commencement of the construction of the above ground 
superstructure of the development a Security Plan shall be submitted to and 
approved in writing by the Local Planning Authority.  The Security Plan, which shall 
be prepared in conjunction with advice from the RSES (Register of Security 
Engineers and Specialists) shall set out measures to control access to the buildings; 
to protect the structure and fabric of the buildings; and also to protect the public 
realm.  The measures thereby approved shall be implemented prior to first use of the 
development and thereafter retained and maintained. 
 
In the interests of security and public safety. 
 
12 Prior to the commencement of the construction of the above ground 
superstructure of the development details of Electric Vehicle Charging Points and 
cable enabled parking spaces to be provided shall be submitted to and approved in 
writing by the Local Planning Authority.  The works shall be carried out in 
accordance with the approved details prior to first occupation of the development 
and thereafter retained in accordance with the approved details 
 
In the interests of sustainable travel. 
 
13 Prior to the commencement of the construction of the above ground 
superstructure of the development a Car Park Management Plan (including 
allocation of parking spaces and a review of disabled parking provision) shall be 
submitted to and approved in writing by the Local Planning Authority. The plan shall 
be fully implemented and operated in accordance with the approved timescales.  For 
the avoidance of doubt the residential parking spaces shall only be used by 
occupiers of C3 residential accommodation within the development hereby 
approved. 
 
In the interests of highway safety and accessibility. 
 
14 Prior to the commencement of the construction of the above ground 
superstructure of the development a Servicing and Delivery Management Plan 
(including timescales and detailed loading bay proposals) shall be submitted to and 
approved in writing by the Local Planning Authority. The plan shall be fully 
implemented and operated in accordance with the approved timescales.  
 
To ensure the free and safe use of the highway. 
 
15 Prior to the commencement of the construction of the above ground 
superstructure of the development details of long and short stay cycling facilities and 
parking for motorcycles shall be submitted to and approved in writing by the Local 
Planning Authority.  The approved facilities shall be provided prior to first use of the 
development and shall thereafter be maintained and retained as such for the lifetime 
of the development. 
 
In the interests of sustainable transport. 
 



16 The development shall not be occupied until all areas shown on the 
approved plans to be used by vehicles, including roads, footpaths, cycle routes, 
loading and servicing areas and vehicle parking spaces have been fully laid out, 
surfaced and drained such that loose materials and 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. 
 
17 The off-site highway works identified on drawings SK-016 Rev B Proposed 
Highway Works and Adoption Plan and approved landscape plans shall be 
completed prior to the first occupation of the development. 
 
In the interests of highway and pedestrian safety and to support sustainable travel. 
 
18 Prior to construction of building Z3, details of the proposed appearance and 
position of the proposed ground level bollards below wind baffles attached to the 
building shall be submitted and agreed in writing by the Local Planning Authority.  
The bollards shall be installed prior to occupation of the development and retained 
and maintained as such thereafter. 
 
In the interests of highway safety. 
 
19(i)  The wind mitigation measures detailed in the RWDI Memorandum 
reference 1601768 shall be implemented prior to occupation of the development and 
retained and maintained as such thereafter. 
 
(ii) A scheme for the monitoring of the wind environment and verification testing of 
the approved wind mitigation measures following their installation shall be submitted 
and agreed in writing by the Local Planning Authority prior to their installation.  The 
scheme shall incorporate details of and timescales for (a) the monitoring measures 
to be undertaken and (b) the implementation of any further mitigation measures 
where these are found to be necessary by the monitoring exercise.  Any revised 
wind mitigation scheme shall be implemented in accordance with the details and 
timescales thereby approved. 
 
In the interest of public safety and amenity. 
 
20 Prior to the commencement of the external façade works of each building  
typical details at a scale of not less than 1 to 20 of the following features shall be 
submitted to and approved in writing by the Local Planning Authority: 
 
(a) Building entrances and external doors; 
(b) Cladding systems and curtain walling;  
(c) Windows including heads, cills, reveals and perforated screens; 
(d) Other glazing, including shopfronts; 
(e) Junctions of materials; 
(f) Soffits;  
(h) Parapet detail, rooftop balustrades and rooftop equipment; and 
(i) Canopy support and roof structure. 
 
The works shall be carried out in accordance with the details thereby approved. 
 
In the interests of visual amenity. 
 



21 Details and samples of all external facing building materials shall be 
submitted to and approved in writing by the Local Planning Authority prior to their 
installation.  The samples shall include the erection of full-size mock-up panels on 
site or in an agreed location nearby.  The external surfaces of the building shall be 
constructed in accordance with the details thereby agreed. 
 
In the interests of visual amenity. 
 
22 Prior to the commencement of the above ground superstructure of the 
development, details of integral bat roosting and bird nesting features for species 
including Peregrine Falcon, House Sparrow and Starling within buildings shall be 
submitted to and approved in writing by the Local Planning Authority.  The agreed 
details 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 
building on which they are located and retained and maintained thereafter. 
 
To maintain and enhance biodiversity. 
 
23 The following on and off-site hard and soft landscape works shall not take 
place until full details have been submitted to and approved in writing by the Local 
Planning Authority.  These details, which should meet BS8300-1:2018, shall include:  
 
(a) proposed finished levels and/or contours including details of any changes to the 
line or level of the existing adopted footway around the site;  
(b) walls and retaining walls including to proposed planters;  
(c) other pedestrian access and circulation areas;  
(d) hard surfacing areas;  
(e) gates and railings  
(f) minor artefacts and structures (e.g., freestanding artwork, street furniture 
including seating and bicycle anchor points, balustrades, bollards, directional signs,  
CCTV and litter bins including recycling bins);  
(g) freestanding wind baffles;  
(h) details of an improvement scheme for the area beneath the Regent St flyover;  
(i) proposed and existing functional services above and below ground (e.g. drainage, 
power cables, communication cables, pipelines etc., indicating lines, manholes etc.).  
 
Soft landscape works, including on and off-site trees within Regent Street, Gower 
Street and Bridge Street, shall include: 
 
(j) planting plans; 
(k) written specifications (including cultivation and other operations associated with 
plant and grass establishment); 
(l) tree pit and planter details; 
(m) schedules of plants noting species, planting sizes and proposed numbers / 
densities; and 
(n) implementation programme for hard and soft landscape works. 
 
To ensure the provision of amenity afforded by appropriate landscape design. 
 
24(i)  Further to condition 23 full details of the load bearing cell type rooting zone 
using proprietary structures for trees in planters and in hard landscape shall be 
submitted and approved in writing by the Local Planning Authority.  The details shall 
be fully in accordance with Leeds City Council guidance on urban tree planting and 



shall be completed in accordance with the implementation programme.  The details 
shall include: 
 
(a) proprietary soil cell structures to support paving over extended sub-surface 
rooting areas 
(b) soil cell volume /soil volume calculations 
(c) specification of topsoil including additives and conditioners 
(d) tree grilles and guards and means of anchoring root balls.  
(e) built-in root irrigation pipe system with end cap and aeration system. 
(f) 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 
(f) tree grill details  
(g) drainage system for tree pits. 
(h) where applicable details of protection measures for statutory utilities and 
drainage. 
 
The works shall then be carried out in accordance with the approved details.  
 
(ii) To ensure full compliance, a brief report on the installation of the rooting zone 
structures, including supporting photographic evidence, shall be submitted to the 
Local Planning Authority when the works are still visible to allow Local Planning 
Authority inspection prior to any 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 implemented on site. 
 
(iii) A 3 year irrigation programme for the trees (in accordance with BS 8545-2014 
Trees from Nursery to Independence) shall be submitted to the Local Planning 
Authority for approval in writing. Confirmation of irrigation compliance shall be 
submitted to the Local Planning Authority on a quarterly basis for the full 3 year 
programme period 
 
To ensure the provision of amenity afforded by appropriate landscape design and its 
cultural requirements are integrated into the development scheme. 
 
25 Hard and soft landscaping works shall be carried out in accordance with the 
approved details. The hard landscape works shall be completed prior to the 
occupation of any part of the development.  The soft landscape works shall be 
completed in accordance with the agreed implementation programme. The 
landscape works shall be implemented to a reasonable standard in accordance with 
the relevant provisions of appropriate British Standards or other recognised codes of 
good practice.  
 
To ensure the provision, establishment and maintenance to a reasonable standard 
of landscaping in accordance with the approved proposals. 
 
26 The development shall not be occupied until a plan, schedule and 
specification for landscape management during the establishment period 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, seating 
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.  
 



To ensure successful establishment and aftercare of the completed landscape 
scheme. 
 
27 If, within a period of five years from the planting of any trees or plants, 
those trees or plants or any trees or plants planted in replacement for them is 
removed, uprooted, destroyed or dies or becomes, in the opinion of the Local 
Planning Authority, seriously damaged or defective another tree or plant of the same 
species and size as that originally planted shall be planted at the same place in the 
first available planting season, unless the Local Planning Authority gives its written 
consent to a variation.  If such replacements die within twelve months from planting 
these too shall be replaced, until such time as the Local Planning Authority agrees in 
writing that the survival rates are satisfactory. 
 
To ensure the maintenance of a healthy landscape scheme. 
 
28 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. 
 
29 Prior to the commencement of the above ground superstructure of each 
building full details of the noise and ventilation proposals, including noise mitigation 
for external balcony areas, designed to protect the amenity of occupants of the 
proposed residential accommodation from noise emitted from the proposed 
development, nearby commercial premises and road traffic shall be submitted to and 
approved in writing by the Local Planning Authority.  The relevant building shall not 
be occupied until the measures thereby agreed have been implemented.  The 
measures shall thereafter be retained and maintained for the lifetime of the 
development. 
 
In the interests of residential amenity.  

  30 No entertainment use (including Use Class A4 or D2) shall commence until 
a scheme to control noise emitted from the premises has been submitted to and 
approved in writing by the Local Planning Authority, and the agreed scheme installed 
as approved.  The scheme shall provide that the LAeq of entertainment noise does 
not exceed the representative background noise level LA90 (without entertainment 
noise), and the LAeq of entertainment noise will be at least 3dB below the 
background noise level LA90 (without entertainment noise) in octaves between 63 
and 125Hz when measured at the nearest noise sensitive premises. The approved 
scheme shall be retained thereafter.  

 
In the interests of residential amenity. 
 



31 Plant and machinery operated from the site shall limit noise to a level no 
higher than the existing background noise level (L90) when measured at noise 
sensitive premises, with the measurements and assessment made in accordance 
with BS4142:2014.  The rating level shall include the addition of any character 
corrections as appropriate.  If the character is unknown at the design stage or cannot 
be evidenced then a penalty of 5dB should be applied to take into account of 
potential corrections.  

   
  In the interests of residential amenity. 
 
  32 The relevant parts of the development shall not be occupied until the bin 

stores relating to that use has been provided.  For the avoidance of doubt refuse 
bins shall not be stored outside the building at any time except at collection times. 

   
In the interests of amenity and to ensure adequate measures for the storage and 
collection of wastes are put in place. 

  33 Deliveries to, and waste collections from, the development shall be 
restricted to 07:00 hours to 19:00 hours Monday to Friday and 08:00 hours to 16:00 
hours on Saturdays and Sundays. 
 
In the interests of residential amenity. 
 
34 Waste management proposals for commercial premises (all non-residential 
facilities) shall be submitted and approved in writing prior to first occupation of the 
premises and the approved scheme thereafter implemented as such. 
 
In the interests of amenity and highway safety. 
 
35 Following completion of the external cladding on buildings Z5 and Z6 and 
prior to their first occupation obstacle lighting shall be installed on the buildings in 
accordance with details identified on drawings 10043-Z0-A-G100-SK-098 and 
10043-Z0-A-G100-SK-099. 
 
In the interests of aircraft safety.    
 
36 No external lighting, other than the obstacle lighting referred to a condition 
35, shall be installed unless a scheme has previously been approved in writing by 
the Local Planning Authority. The scheme shall be installed and retained thereafter 
in accordance with the approved details. 
 
In the interests of amenity and highway safety. 
 
37 No construction works in the relevant areas of the site shall commence until 
measures to protect the public water supply and sewerage infrastructure that is 
adjacent to the site boundary have been implemented in full accordance with details 
that shall 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 pipework for the purposes of repair and maintenance by the statutory 
undertaker shall be retained at all times.  Furthermore, unless submitted and 
approved mitigation measures have been implemented, no trees associated with the 
development shall be planted within a minimum of distance of 5 (five) metres either 
side of the centre line of the relevant public sewers or water mains. 
 



In the interest of public health and maintaining the public water supply and sewerage 
networks. 
 
38 The development shall not commence until details and a method statement 
for interim and temporary drainage measures during the construction of the 
development 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 offsite flooding. 
 
39 The site shall be developed with separate systems of drainage for foul and 
surface water on and off site.   
 
In the interest of satisfactory and sustainable drainage. 
 
40 The development shall not commence until a 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 has been submitted and approved in writing by the Local Planning 
Authority.  The details should include 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 8 (eight) litres per 
second and be in line with the drainage strategy as set out within WSP Drainage 
Strategy Rev 02 ref no. 70020325-DSR-001 dated October 2020 unless otherwise 
agreed with the Local Planning Authority. The works shall be implemented in 
accordance with the approved scheme before the development is brought into use. 
 
The detailed design drawings, calculations and supporting information shall include 
the following: 
 
(a) Model information to include a plan showing pipework model numbering and 
network details;  
(b) 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% 
Climate Change storm events showing maximum water level, flow and velocity and 
details of any surface flooding anticipated; 
(c) A drawing showing the proposed impermeable areas, suitably annotated; 
(d) Calculations and any supporting survey and investigations to justify and 
demonstrate the existing and proposed discharge rate; 
(e) 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; 
(f) 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% Climate Change storm event; 
(g) Summary Drainage Report setting out the Drainage Strategy and results of the 
calculations demonstrating compliance with the above; 



(h) Where third party agreements to construct sewers and to discharge flows are 
required, then written evidence of these two agreements shall be provided; 
(i) A timetable for implementation of the drainage works; 
(j) 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; and 
(k) 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. 
 
To ensure sustainable drainage and flood prevention. 
 
41 Prior to the first occupation of the development, 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. 
 
42 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. 
 
43 Surface water draining from areas of hard-standing equal to or greater than 
800 sqm and/or communal car parking areas of more than 49 spaces shall be 
passed through an oil interceptor or series of oil interceptors, prior to being 
discharged into any watercourse, soakaway or surface water sewer. The 
interceptor(s) shall be designed and constructed to have a capacity compatible with 
the area being drained, shall be installed prior to the occupation of the phase (or part 
therein) of development and shall thereafter be retained and maintained throughout 
the lifetime of the development. Clean roof water shall not pass through the 
interceptor(s). Vehicle wash downs and detergents shall not pass through the 
interceptor. 
  
To prevent pollution of the aquatic environment and to protect the public sewer 
network. 
 
44 The development shall be carried out in strict accordance with the details 
and mitigation measures contained in the WSP Flood Risk Assessment 70020325-
FRA-001 Rev 04 dated June 2020 unless otherwise agreed in writing with the Local 
Planning Authority. 
 
To reduce the risks of flooding and in the interests of satisfactory and sustainable 
drainage. 



 
45(i) The development shall be implemented in accordance with the details set 
out within the WSP Energy Statement reference WSP-00-ZZ-RP-M-101. 
 
(ii) Within 6 months of the first occupation of the building a post-construction review 
statement shall be submitted and approved in writing by the Local Planning Authority 
demonstrating compliance with Core Strategy policies EN1, EN2 and EN4.   
 
The development shall thereafter be maintained and any repairs shall be carried out 
all in accordance with the approved detailed scheme and post-completion review 
statement or statements. 
 
To ensure the inclusion of appropriate sustainable design features. 
 
46 Prior to the commencement of the above ground superstructure of the 
development plans and details demonstrating how the development shall comply 
with policy H9 of the Core Strategy with regard to meeting relevant space standards 
shall be submitted to and approved in writing by the Local Planning Authority.  The 
development shall be constructed in accordance with the details thereby agreed.   
 
To provide an appropriate layout and space for the amenity of residents. 
 
47 Following completion of 50% of the dwellings within the development and 
secondly at the stage of the final completion of the remaining 50% of the dwellings, a 
post-construction Accessible Housing Certification Table containing 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 *contained within Part M Volume 1 
(Approved Document) of The Building Regulations 2010, or any such Approved 
Document or Regulations for the time being in force, including any modification, 
extension or re- enactment of the same and including all instruments, orders, 
regulations and directions for the time being made, issued or given under the 
Approved Document or Regulations (or deriving validity from the same). 
 
The accessible dwellings shall be provided in accordance with the agreed details 
prior to the occupation of the development and shall be retained and maintained for 
the lifetime of the development. 
 
In the interests of disabled people and access for all. 
 
48 Notwithstanding the provision of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any Order revoking or re-enacting that 
Order with or without modification) planning permission shall be obtained before any 
change of use, of the Class A2, A3 and D1 premises referred to in this permission, to 
any use within Use Class E(a); or from any use of B1 premises to Use Class C3 
accommodation, as detailed in the Town and Country Planning (Use Classes) Order 
1987 (or any Order revoking or re-enacting that Order with or without modification). 
 
In order that the Local Planning Authority can retain control over uses which could 
be harmful to the character of the area and to the viability of the City and to ensure 
any new residential uses accord with the requirements of the Core Strategy. 
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BRIDGE STREET - PHASE 2

76 AUGUST 2018 SIMPSONHAUGH

4.0 DESIGN

4.1.1 Use

The Proposed Development consists of five residential towers, ranging from 13 to 31 
storeys with ancillary commercial space at ground floor level comprising business 
units, business incubator spaces, cafes and retail space along with associated car 
parking. 

The proposal also includes significant areas of public and private open space along 
with other improvements to the surrounding pedestrian and vehicular routes.

4.1.2 Amount

The Proposed Development accommodates the following amount:

• 678 residential units, including 883m2 of ancillary amenity space

• 1,131m2 business / incubator units

• 1,302m2 commercial units 

• 288 car parking spaces for residential use, of which, 61 are re-allocated from 
Phase 1 hotel 

In developing the brief, the Applicant has sought specialist advise to ensure that the 
proposed quantum, mix and sizes of accommodation is appropriate, deliverable and 
sustainable not only within the context of the current market but also with regard to 
the more long term market demands. 

4.2.1 Site Wide Strategy

The site wide proposal provides a residential-led development with ancillary 
commercial floorspace, hotel, amenity space, car parking and  landscaping.

The diagrams on the opposite page show the site wide strategy, which illustrate the 
principle objectives underpinning the decision to retain the 1960’s tower and podium.:

• the site is bounded by a major highway,

• the retention of the existing building provides a visual and aural buffer between 
the highway and the remainder of the site,

• a hotel use is proposed for the retained existing building,

• residential towers are positioned to the rear of the site, behind the existing 
building buffer 

• a new pedestrian green linkage is created through the site between two new 
public realm squares at the eastern and western edges

4.2.2 Building Numbering & Nomenclature

Throughout this document the individual tower buildings are referenced in accordance 
with the adjacent diagram and as following identifiers:

• Phase 1 : the refurbishment and extension of the existing 1960 building into a 
Hotel. This does not form part of this application.

• Z2 : This zone is the landscaped public realm and shared podium

• Z3 : The building adjacent to Phase 1, at the junction of New York Road and 
Regent Street

• Z4 : The lowest tower in height and the building on the corner of Bridge Street 
and Gower Street

• Z5 : The joint highest tower in height and the second building on Gower Street,  
adjacent to Z4

• Z6 : The joint highest tower in height and the third building on Gower Street, 
adjacent to Z5

• Z7 :  The middle tower in height and the fourth building on Gower Street, adjacent 
to Z6 and at the junction of Regent Street and Gower Street

4.1 Use & Amount 4.2 Site & Layout

Z4
Z5

Z6
Z7

Z3

Phase 1

BRIDGE STREET - PHASE 2
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