
Report of the Chief Planning Officer 

CITY PLANS PANEL  

Date: 27th January 2022 

Subject: PREAPP/21/00378 – Pre application for reserved matters application for 
Building 9, Wellington Place, pursuant to outline planning permission 18/07929/OT 

Developer: Site 2 GP Ltd, Hermes, Wellington Place C/O CBRE - Leeds 

RECOMMENDATION: This report is brought to Plans Panel for information.  The 
Developer will present the details of the emerging scheme to allow Members to 
consider and comment on the proposals at this stage. 

1.0 INTRODUCTION: 

1.1 This presentation is intended to inform Members of the emerging proposals for the 
next development plot at Phase 2 Wellington Place. This would be the second 
building proposed as part of the outline scheme for Wellington Place Phase 2, 
previously considered and approved in principle by Members at Panel on 27th June 
2019 (ref. 18/07929/OT).  

Electoral Wards Affected: 
Hunslet and Riverside   

  Ward Members Consulted 

Specific Implications For: 

Equality and Diversity 

Community Cohesion 

Narrowing the Gap 

Originator: Matthew  Walker 
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2.0  SITE AND SURROUNDINGS: 

2.1 This site is located to the south western corner of Wellington Place, to the west of 
the recently completed Government Office Building at 7 & 8 Wellington Place and 
fronting Whitehall Road where the site currently forms part of an existing surface car 
park alongside a pedestrian route running northwards which runs through the site 
from Whitehall Road to the listed viaduct and with aspect onto the River Aire in the 
west. 

2.2 The character of the existing completed buildings on Wellington Place, are of a 
similar architectural style with stone elevations and strong fenestration patterns with 
vertical emphasis towards the top of the buildings, where the roof slopes are a 
dominant feature. The scale of the buildings varies from 4 to 9 storeys. 

2.3 Across the remainder of the site, key areas of public realm have been provided – 
most notably Tower Square, which is to the east of the approved (and now under 
construction) buildings 11 and 12. 

2.4 Buildings 11 &12 were the first to break with the dominant architectural style as it is 
consisting of a series of vertical bands of glass, stone and bronze metal, although it 
retains the sloping roof form prevalent throughout the wider site.  To the north are 
the office buildings No.’s 1 & 2 Wellington Place. Beyond these is the now 
completed first phase of the scheme on the former Yorkshire Post site known as 
‘The Headline’ 

3.0 PROPOSAL: 

3.1 Condition 2 of the outline planning permission confirms that the following reserved 
matters details are required to be submitted for approval: 

a. Layout (including car parking provision)
b. Appearance
c. Landscaping (including temporary treatment of future phases)
d. Scale

3.2 The pre-application proposes a ground plus 12-storey building above basement 
level. The proposal comprises 183,266 sq ft (17,026 sq m) Net Internal Area (NIA) of 
office accommodation and includes 6,851 sq ft (636.5 sq m) of retail accommodation 
on the ground floor. 

The building is triangular in form, with two truncated corners, and broadly reflects 
the form of the 9 Wellington Place plot boundary set out in the outline planning 
permission. The key different is the continuous “hypotenuse” north-west facing 
facade, which allows for a more expansive public realm. The building is 12 stories 
high, comprising of a taller ground floor, ten accommodation floors above, a 
screened plant floor and a basement below ground. Façade treatments involve the 
use of exposed structural columns and a combination of panels formed of timber, 
glazing, contrasting timber paneling at the top/plant room level. The two longer 
facades would be punctuated by a series of wintergardens framed within the 
exposed structural columns. A series of vertical shading panels are proposed to 
reduce solar gain at key points along each façade. 
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3.3 Two commercial (class E) units are proposed at ground floor level, which will 

provide an active frontage to both Whitehall Road and into the Riverside 
environment to the west. 

 
3.4 Vehicular access will be taken from the priority Whitehall Road junction into the 

building’s eastern elevation. The proposals will allow for the ability to link through to 
future plots (13WP and 14aWP and 14bWP) including to a future MSCP on 14bWP, 
underneath the landscaped area at the subterranean level. 80 parking spaces are 
proposed with provision for cycle parking, car club spaces and car share spaces as 
well as Electric Vehicle Charging in line with policy EN8. 

 
3.5 The proposal is also supported by an early impression of the approach to 

landscaping within the demise of plot 9. This area will be defined by a series of 
character areas which include spill out areas for the Class E uses proposed at the 
ground floor level, a ‘yard’ area suitable for events, a secondary space, elements of 
seating and public art providing clear and legible public routes and pausing spaces 
allowing high quality and protected pedestrian routes from Whitehall Road to the 
south, northward to ‘Viaduct Square’ and the approved vertical link onto the 
Monkbridge Viaduct, further northward towards Wellington Street or a connection 
eastward through the phase 1 Wellington Place site into the main city centre core. 

 
 
4.0 RELEVANT PLANNING HISTORY: 
 
4.1  Background  

A number of office buildings and surrounding public realm have been delivered to 
the eastern half of the wider Wellington Place site pursuant to outline planning 
permission ref 06/06824/OT and the related reserved matters applications.  
Half of the Wellington Place site (referred to as Phase 2)  was approved under 
application 18/07929/OT. 
 

4.2  The Phase 2 scheme as a whole allows for an overall maximum quantum of 
development totalling up to 150,407 sqm Gross External Area for each the following: 
• 76,783 sqm office floorspace (use class B1a) 
• 23,443 sqm residential floorspace (use class C3) 
• 12,868 sqm hotel floorspace (use class C1) 
• 4,608 sqm flexible uses including retail (use class A1); financial 
and professional services use class A2); restaurants and bars (use 
class A3 and A4); hot food takeaway (use class A5); business floor 
space (use class B1); non-residential institution (use class D1) 
assembly and leisure (use class D2). 
• Remaining floorspace is Multi Storey Car Park and basement car 
parking areas. 

 
4.3 Buildings 11&12 
 

A reserved matters application for the first plot of the Phase 2 masterplan (11 and 
12 Wellington Place) was granted approval pursuant to the outline under Leeds City 
Council reference 19/06879/RM on 27th February 2020. The reserved matters 
secured approval for a part 10-storey (plot 11) and part 10-storey (plot 12) building, 
linked via a bridged structure between fourth and ninth storeys. The approved 
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development comprises 33,059.60 sqm Gross External Area (GEA) of 
accommodation, providing 21,262 sqm Net Internal Area (NIA) of office floorspace 
(Use Class B1a) at 1st floor and above and 1,469 sqm Gross Internal Area (GIA) of 
supporting flexible commercial floorspace accommodated at ground floor for Use 
Classes A1, A2, A3, A4, A5, D1, D2 and B1a). In addition, a gym (Use Class D2) is 
proposed at basement level and comprises 683 sqm (GIA). Works have 
commenced and the building is due for completion in Q4 2022. 

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

Developer, their Architects, and Local Authority Officers since October 2021.  These 
discussions have focused on the design and massing of the new building, heritage 
matters including the relationships to the adjacent listed railway viaduct and lifting 
tower, key views, highway safety and servicing, sustainability, opportunities for 
landscaping and maintaining pedestrian connectivity in the external communal 
spaces.     

 
6.0 RELEVANT PLANNING POLICIES: 
 
6.1 Statutory Context  

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 
application to be determined in accordance with the development plan unless 
material considerations indicate otherwise.  For the purposes of decision making at 
this site, the Development Plan for Leeds currently comprises the following 
documents: 
 

- The Leeds Core Strategy (Adopted November 2014 and as amended by the 
Core Strategy Selective Review 2019) 

- Saved Leeds Unitary Development Plan Policies (UDPR 2006)  
- The Natural Resources & Waste Local Plan (NRWLP 2013) including revised 

policies Minerals 13 and 14 (2015). 
- Leeds Site Allocations Plan (SAP 2019)  
 

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

 
6.2 Development Plan 
 
6.3 Leeds Core Strategy (CS) 
 

Leeds Core Strategy sets out strategic level policies and vision to guide the delivery 
of development investment decisions and the overall future of the district. The site is 
located within the City Centre boundary.  The most relevant policies are set out 
below: 

 
• Spatial Policy 1 Location and scale of development.  
• Spatial policy 2 hierarchy of centres and spatial approach to retailing, offices, 

intensive leisure and culture 
• Spatial Policy 3 City Centre Development 
• Spatial Policy 6 Housing requirement and allocation of housing land 
• Spatial policy 7 distribution of housing land and allocations 
• Spatial Policy 8 Economic development priorities 
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• Spatial Policy 9 Employment
• Spatial Policy 11 Transport infrastructure investment priorities such as

pedestrian improvements
• Policy CC3 Improving connectivity between the City Centre and Neighbouring

Communities.
• Policy EC2 Office development
• Policy EC3 Employment use land
• Policy P10 Design
• Policy P11 Heritage
• Policy P12 Landscape
• Policy T1 Transport management
• Policy T2 Accessibility requirements and new development
• Policy H10 Accessible Dwellings
• Policy EN1 Carbon dioxide reduction
• Policy EN2 Sustainable design and construction
• Policy EN4 District heating
• Policy EN5 Managing flood risk
• Policy CC1 City Centre Development
• Policy G5 Open space provision
• Policy G8 Protection of important species and habitats
• Policy G9 Biodiversity Improvements

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

Relevant Saved Policies include: 

• Policy GP5 all planning considerations
• Policy BD2 design and siting of new buildings
• Policy LD1 landscaping

6.5 Leeds Natural Resources and Waste DPD 

The plan sets out where land is needed to enable the City to manage resources, like 
minerals, energy, waste and water over the next 15 years, and identifies specific 
actions which will help use natural resources in a more efficient way.  

Relevant policies include: 

• Air 1 management of air quality through new development
• Water 1 water efficiency including sustainable drainage
• Water 7 surface water run-off
• Water 2 protection of water quality
• Water 4 development in flood risk areas
• Water 6 flood risk assessments
• Land 1 contaminated land
• Land 2 development and trees
• Minerals 3 coal safeguarding

6.6 Relevant Supplementary Planning Documents/Guidance (SPD/SPG): 

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

 
 
6.7 National Planning Policy Framework 2021 (NPPF)  
 

The NPPF sets out the Government’s planning policies for England and how these 
should be applied (para 1) and is a material consideration in planning decisions (para 
2).  It states that the purpose of the planning system is to contribute to the 
achievement of sustainable development (para 7).  So that sustainable development 
is pursued in a positive way at the heart of the Framework is a presumption in favour 
of sustainable development (paras 10-11).  It states that decision makers at every 
level should seek to approve applications for sustainable development where possible 
(para 38).   
 
The Framework sets policies on the following issues which are relevant to this 
planning application proposal (including section numbers): 
2 Achieving sustainable development (paras 7-14) 
4 Decision making (paras 38 - 58) 
6 Building a strong competitive economy (81-83) 
7 Ensuring the vitality of town centres (86-91) 
8 Promoting healthy and safe communities (92-97) 
9 Promoting sustainable transport (104-113) 
11 Making effective use of land (119-125) 
12 Achieving well designed places (126-135) 
14 Meeting the challenge of climate change and flooding (152-169) 
15 Conserving and enhancing the natural environment (174-188) 
16 Conserving and enhancing the historic environment (including paras 189-208)

  
6.8 Other Legislation 

 
Section 66 of the Planning (Listed Building and Conservation Areas) Act 1990 (the 
“Listed Building Act 1990”) reads: 
 
“In considering whether to grant planning permission… for a development which 
affects a listed building or its setting, the local planning authority…shall have special 
regard to the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses” 
 

6.9 Consultations Undertaken 
 
6.9.1 Landscape Officer 
 
 No objections and specific advice on the following matters has been provided to the 

applicant: 
 

• Quality of information provided in respect of protected trees and root protection 
zones must be of a higher quality at the application stage, albeit it is 
understood the information provided is being used to inform an enquiry rather 
than a full application. 

• Drainage strategy and utility routes need to be fully considered otherwise 
landscape proposals may be in conflict with services. 

• The “Yard” events space – there is the potential for this area becoming a blank 
and non-characterful paved area /dead space for long periods of the year. The 
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applicant should explore better animating this area of the landscape scheme 
when designing the finalized landscape scheme for submission with a formal 
application. 

• The proposals involve what is essentially a suspended garden over the 
subterranean car park. Careful attention will be required with regard to soil 
volumes and irrigation. 

 
6.9.2 Design Officer 

 
No objections, the proposals have been the subject of detailed pre application 
discussions on design, layout, sustainability and landscaping  

 
6.9.3 Conservation Team  
 

No objections, the proposals are not considered to adversely affect the setting of 
heritage assets. 

 
6.9.4 Highways (Transport and Development Services) 
 
 Highways advise no objections in principle however specific guidance on formal 

submission requirements has been provided as follows: 
 

• Consideration should be given to providing level access at the south eastern 
corner of the site 

• Wayfinding should be provided 
• Dropped kerb and tactiles should be used to provide pedestrian priority at the 

car park entrance 
• Information on car park access controls should be provided at application stage 
• Consideration should be given to an alternative exit for cyclists from the 

basement level 
• Revisions to aisle widths within the cycle store area and parking area will be 

required  
  
6.9.5 Contaminated Land 

No objections - The preapplication enquiry is for a Reserved Matters application for 
plot 9 of the development approved under outline planning permission 18/07929/OT. 
As such Conditions and Directions have already been recommended by the 
Contaminated Land team for 18/07929/OT and will be applied automatically to the 
Reserved Matters application. 
 

6.9.6 Flood Risk Management 
No objections, detailed flood risk matters will be addressed by Conditions 
14,15,16,17,18 and 19 of outline application 18/07929/OT. 
 

7.0 KEY ISSUES 
 
Members are asked to comment on the proposals and to consider/note the following 
matters. 
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7.1 Design and Heritage considerations 

7.1.1 Officers consider the façade design reacts positively to the site. The massing of the 
proposed building is derived from the outline planning permission 9 Wellington 
Place plot massing and the requirement for a stepping scale towards the River Aire. 
The core principle of a solid stone mass common throughout Wellington Place is 
developed with a concept of a bookended edge along Whitehall Road wrapping 
around to a more peeled away West facade, where the key vistas overlook the 
Viaduct Yard, the Viaduct Link and the River Aire. The Conservation Officer and 
Design Officer have advised no objections to the proposals which are considered to 
positively respond to the listed viaduct and listed lifting tower within the Wellington 
Place site. 

7.1.2 The material palette comprises stone cladding, glass curtain walling, aluminum 
panels, timber shading fins and planting. The landscaped terraces proposed along 
the West facade are a key visible element of sustainability, provide animation along 
the facade and office amenity. The ground floor has a legible base and strengthens 
the overall concept that the building and ground is sculptured from a single stone 
base. This is achieved through continuation of the stone aesthetic from the 
landscape through to the external façade. The ground level is further defined by a 
one storey recess hovering above the ground level base and is intended to 
encourage people into the building. To further emphasise the solidity of the mass 
and the concept of carved stone, the windows have stone reveals to provide depth 
to the elevations and the building corners are solid. Tripartite proportions form the 
basis of the facade composition. This then helps to define the relationship of the 
stone mass and the plane of glazing behind. 

7.1.3 In terms of townscape, the proposals are considered to sit comfortably with both the 
existing and emerging context. The proposed massing is less than the maximum 
height of +87.00m AOD approved under the outline planning permission; whilst 
remaining comparable to the existing scale of development built and proposed at 
Whitehall Riverside. The proposed massing provides for a further step up from plots 
7&8 Wellington Place, rising toward the River Aire along Whitehall Road, in keeping 
with that of the Design Philosophy document approved under the outline planning 
permission. The principle of the overall massing strategy is to “bookend” the South 
East corner of the site where it meets Whitehall Road, proposing the two outer 
facing “edge” facades as more solid, whereby a considered peeled back approach 
to the inner facing facade offers a softer primary appearance, rich of vegetation 
through the use of winter gardens that face onto the public realm, towards the vistas 
over the Viaduct and River Aire. 

7.1.3 Do Members support the proposals in respect of design, scale, form and 
detailing? 

7.2 Landscaping proposals 

7.2.1 Plot 9 Wellington Place is in a key arrival position along the primary pedestrian 
boulevard through the Wellington Place masterplan. The public realm design 
supports several uses. A flexible event space termed “Viaduct Yard” is proposed to 
be sited to the north west of the proposed building with a more tranquil and 
secluded/private character of the “Riverside Gardens” beyond. The public realm 
addresses the active frontages of the proposed building and the office and retail 
entrances with pedestrian routes. Full landscaping details would be assessed 
pursuant to the conditions on the outline consent. 
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7.2.2 Changes in level around the building and site have been addressed by means of 
inclusive access to the entire public realm. This has been achieved with two key 
levelled areas one being around the building encouraging use around the active 
frontages. A second lower level for The Yard in the public realm has been provided. 
The proposed landscaping scheme includes legible pedestrian routing on the east to 
west axis at the northern edge of the proposed landscaped area between the 
viaduct link and main route into the phase 1 site, a diagonal spinal route with access 
onto Whitehall Road which runs parallel to the hypotenuse elevation fronting the 
landscaped gardens and a series of capillary routes running south/north through the 
landscaped area. 

7.2.3 The applicant has advised that all paved surfaces will be specified to have slip 
resistance finishes in accordance with the British Standard and consideration in the 
choice of finish will also be given to ‘ease of use’ for manual wheelchair users. The 
applicant also recognises the need for different surfaces to be visually contrasting 
and also choice and use of different textured surfaces and colours can be 
incorporated into a way finding strategy. The applicant further advises that any 
proposed items of free-standing street furniture will be visually contrasted with the 
surrounding finishes to avoid them becoming a hazard. 

7.2.4 Do members support the proposed approach to landscaping and pedestrian 
connectivity? 

7.3 Transportation Considerations 

7.3.1 The scheme proposes secure basement parking which is accessed via a ramp, and 
offers 86 car parking spaces including 4 accessible spaces. The basement will also 
provide cycle, motor cycle parking and ancillary facilities as detailed below. 

7.3.2 Cycle parking is to be accessed via the vehicular ramp to the eastern elevation, from 
the shared service road perpendicular to Whitehall Road. At the base of the ramp 
there is proposed to be a dedicated cycle route to the cycle store. The cycle store 
would contain the following facilities. 

• Secure storage for bikes which exceeds the requirements set in all standards,
• EV bike area with battery charging lockers,
• bike maintenance area and space for expansion.

The space would also contain the following amenities for cycle parking: 

• Lockers,
• Showers
• WCs
• Accessible facilities
• Drying room with adequate racking and ironing facilities
• Vanity unit with hair dryers and straighteners

7.3.3 These matters would be assessed in full alongside the recommendations of the 
highways officer set out at paragraph 6.9.4 at full application stage, in order to 
ensure these provisions in terms of numbers and practical layout accord with the 
requirements of the Draft Transport SPD. 
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7.4 Sustainability and Climate Change 

The applicant advises the proposed office building is to be an exemplar in 
sustainability and climate change mitigation with a primary focus on limited 
embodied carbon 
and reducing energy intensity. 

The design will aim to achieve the following as a minimum: 

• EPC A (score <20)
• BREEAM outstanding
• NABERS UK 5 Star rating, aspiring to 5.5 Star Rating
• Fitwell 2 Star rating
• Net zero carbon operational energy (all electric building)
• Low embodied carbon – targeting best in class.
• Alignment with UKGBC pathway to Net Zero Carbon 2030 compliant aspiring

to 2035 compliance
• Use of innovative materials
• Smart technology enabled
• Align with the requirements of the FHI Innovation Design Guide
• A design that promotes positive behavioural change

Do members support the proposed approach to climate change and 
sustainability? 

7.6.7 Biodiversity (for further information) 

Policy designations within and close to the site include Leeds Habitat Network, 
Green Space, Strategic Green Infrastructure and sites of ecological/geological 
importance. In this location, there is a need to achieve a Biodiversity Net Gain (10%) 
which will require addressing in the subsequent Ecological impact Assessment with 
full Biodiversity Metric calculations to be provided at full application stage.  

8.0 CONCLUSION 

8.1 Members are asked to note the contents of the report and the presentation.  In 
addition, Members are invited to provide feedback in response to the following key 
questions asked in the report above and as follows: 

• Do Members support the proposals in respect of design, scale, form and
detailing?

• Do members support the proposed approach to landscaping and
pedestrian connectivity?

• Do members support the proposed approach to climate change and
sustainability?

• Do members agree to the formal application proposals being determined
as a delegated decision?

Background Papers: PREAPP/21/00378 
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