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Report of the Chief Planning Officer
CITY PLANS PANEL
Date: 24th February 2022
SUBJECT: Pre-Application ref: PREAPP/21/00379 Proposals for Full application for
demolition of the existing building and structures and the redevelopment of the site
for residential dwellings (use class C3), flexible commercial space (use classes E and
F1) and associated refuse and plant infrastructure, landscaping, new public realm and
open space at The Former Arla Foods site, 87 – 91 Kirkstall Road, Burley, Leeds, LS3
1HS
Applicant – Glenbrook Properties
Electoral Wards Affected:

Specific Implications For:

Little London and Woodhouse

Equality and Diversity
Community Cohesion
Narrowing the Gap

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 a major residential-led scheme
(Build to Rent (BTR)) proposed on the former Arla Foods site on the south side of
Kirkstall Road. The land has recently been recently purchased by the applicant
following the approval of an outline consent for a residential led development, ref.
20/03494/OT.

1.2

The scheme is brought to City Plans Panel, following an earlier presentation of
separate proposals by a previous applicant, Commercial Development Projects Ltd,
for Full (Demolition) and Outline (Re-development) held on 7th January 2021. The
proposals are now presented to Panel as the development again involves significant
investment in a site which is in a prominent location and comprises a large-scale
redevelopment scheme of a brown-field site.

2.0

SITE AND SURROUNDINGS:
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2.1

The ‘L’ shaped site is 2.07 hectares of land located to the south of Kirkstall Road
(A65) with a frontage onto the River Aire. There is one building on the site which
were the offices of the former occupiers, Arla Foods. This is a 3-storey tiled building,
dating from the 1960’s, which is set immediately fronting Kirkstall Road. Adjacent to
this is the main site vehicular access point.

2.2

To the south of the site is the River Aire and towpath of the Leeds-Liverpool Canal.
To the west is Washington Street from which the site contains a second vehicular
access. To the south-east is a Nissan car showroom / garage and its associated car
park and to the north west fronting Kirkstall Road is the existing office building
known as ‘The Tannery’ and the adjacent Kwik Fit depot.

2.3

On the northern side of Kirkstall Road are a number of commercial units including a
brewery and a church as well as buildings associated with ITV television studios.
Kirkstall Road itself was upgraded as part of a Quality Bus Initiative and now carries
a dedicated bus lane on both outbound and inbound carriageways.

2.4

The site is referenced in the Leeds Site Allocations Plan as forming part of the wider
MX2-9 allocation, being identified for mixed-use development of primarily residential
and office accommodation, but with other uses acceptable subject to adopted
planning policy.

3.0

PROPOSAL

3.1

The scheme is for the redevelopment of the former Arla Foods site which is now a
vacant and cleared brownfield site. The development proposed would be submitted
as a Full application for the demolition of the existing building and structures and the
redevelopment of the site for residential dwellings (use class C3), flexible
commercial space (use classes E and F1) and associated refuse and plant
infrastructure, landscaping, new public realm and open space.

3.2

The proposals would be a mainly residential-led development of five blocks totalling
618 units. The (flexible) commercial space set at ground floor level, totals around
356m2. Three blocks (D, E and F) would be located more towards the river frontage,
one block (B) to the middle of the site and a further block (A) adjacent to Kirkstall
Road. The blocks are shown at a mix of heights ranging in parts / wings between 7
– 13 storeys to create visual interest.

3.3

The proposal is to demolish the existing former Arla office / depot building which
fronts the site overlooking Kirkstall Road. The new buildings are summarised as
follows:
- Building ‘A’ fronting Kirkstall Road (stepped from 7 - 11 stories) would be
set slightly back from that of the existing building line and there would be an
open aspect to a spine road immediately behind it to the south;
- Building ‘B’ is set perpendicular to Building ‘A’ at its western end and is set
at 13 stories;

3.4

The three buildings fronting the river (D, E and F) are all L-shaped in plan and would
be set to create new open space areas fronting the river joined by a riverside
walkway as follows:
- Building ‘D’ is set adjacent to Washington Street (to the west) and the
Tannery building car park (to the north) and ranges from 8 – 11 stories
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- Building ‘E’ also fronts the river ranges and from 9 – 11 stories
- Building ‘F’ is set adjacent to the Nissan garage site (rear of) and also
ranges from 10 – 12 stories
3.5

The new open spaces would be proportionally of a significant size, the larger one
approximately 70m x 70m with the smaller of the two being approximately 45m x
15m. There would be landscaping along its northern side also additionally screening
an area of car parking set between blocks A, B and F.

3.6

A centrally positioned new east/west spine road would run through the site. The
buildings would be spaced apart to allow views through from south to north as well
as to create pedestrian permeability. This includes use of colonnade style walkways
underneath some of the blocks to create safe, covered and segregated pedestrian
routes transecting the site.

3.7

The buildings would be principally constructed in brick with horizontal stone banding
and a lighter brick base with additional detailing to the ground floor level. A regular
pattern of windows would feature across each building with good depths of reveals
and a slender sash glazing design notable throughout the blocks.

3.8

Currently 618 residential units are proposed in total and these would be of a ‘Build
to Rent’ (BTR) model. Through submission of a Full Application, a Housing Needs
Assessment would be provided in line with Core Strategy policy H4. However, initial
/ indicative indications at this stage are that the likely mix / provision would be:
- 1-bedroom units: 308 (50%)
- 2-bedroom units: 248 (40%)
- 3-bedroom units: 62 (10%)

3.9

The site would be served by 230 surface level car parking spaces which is a ratio to
the number of units proposed of approximately 37%, with all spaces intended to be
provided with electric vehicle charging points, with 20% provided initially and a
strategy to be provided / agreed for the roll out of the remainder. The spaces would
be provided within two courtyard areas: between blocks A, B and F and then also
between blocks D and E. It is the intention that spaces would be screened from view
using landscaping.

3.10

Supporting commercial uses are proposed on the ground floor to generate activity
and interest and provide facilities for both the on-site and surrounding residential
and commercial population. The 356m2 of mixed-use space proposed (café, food &
beverage and creche) would be provided.

3.11

The single point of vehicular access/egress would be provided on Kirkstall Road
with an ‘exit only’ on Washington Street.

3.12

A wind study methodology has been carried out at pre-application stage (and peer
reviewed) which would support the Full application based on the latest massing
models which are presented today for discussion.

3.13

A suite of other documents will be provided as part of a Full application including:
o Design and Access Statement (including Tall Building Assessment)
o Supporting Planning Statement
o Statement of Community Involvement
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o
o
o
o
o
o
o
o

Housing Needs Assessment
Wind Assessment
Flood Risk Assessment and Drainage Strategy
Daylight and Sunlight Statement
Overshadowing Statement
Arboricultural Survey and Impact Assessment
Energy Statement
Sustainability Statement

4.0

RELEVANT PLANNING HISTORY

4.1

A hybrid application for this site was approved following presentation of the scheme
at City Plans Panel on 7th January 2021 as follows:
20/03494/OT
Full planning permission for demolition of existing buildings and
structures and Outline planning permission with all matters reserved, except for
access, for the redevelopment of the site for residential dwellings (use class C3),
flexible commercial space (use classes A1, A2, A3, A4, D1 and D2) and associated
refuse and plant infrastructure, landscaping, new public realm and open space
Approved – 29.06.2021

4.2

Flood Alleviation works have been approved for the site frontage to the River Aire
pursuant to the Leeds Flood Alleviation Scheme 2 under application 18/07367/FU
and its subsequent variation application 19/06812/FU and the relevant discharge of
condition applications. These works relate to flood defence walls designed in
accordance with the emerging proposals for the application site and includes a
walkway beyond the low level defence wall (broadly 0.3m high here adjacent to the
site) which itself is generally set at 8m back from the river edge. A further separate
complimentary application for improvements to accessibility has been proposed
under 19/00741/FU and is subject to separate funding arrangements to the main
(defence) works scheme. However, this has not yet reached a decision to date with
the focus set in the main currently on the defence works.

4.3

Other Major applications are noted with reference to nearby large brownfield sites. A
current application ref. 21/08190/FU is pending to the ‘City Reach (1 & 2)’ site to the
east of the Nissan Garage site. This was submitted following a pre-application
presentation to City Plans Panel in September 2021. It is a hybrid planning
application for a phased development of the City Reach site including demolition of
all existing buildings and full consent for an initial phase of proposed residential
development (blocks of flats and townhouses), student accommodation (sui generis)
with ground floor commercial / leisure / community uses. The proposals also include
for the construction of a new river wall and bridge crossing; and further Outline
proposals are submitted for a later phase of mixed-use development comprising
residential use (use class C3) and other commercial / leisure / community uses.

4.4

The City Reach site has been subject to previous recent proposals and planning
permissions for residential development. Part of the site at City Reach (no ‘1’) was
granted Reserved Matters consent (application 18/00604/RM, approved
02.08.2018) pursuant to an original Outline permission (application 15/06844/OT)
approved on 14.07.2016.

4.5

Immediately to the west of City Reach 1 is the ‘City Reach 2’ development site. This
is also a cleared brownfield site and was previously occupied by the former First
Bus depot. This site was the subject of an Outline planning application (application
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18/00622/OT) which was approved in principle by Members in May 2018 subject to
resolution of flood risk measures and a Section 106 agreement.
4.6

The “City Reach” site forms the other half of the Site Allocation Plan MX2-9 site
referenced above and in the policy section below.

5.0

HISTORY OF NEGOTIATIONS:

5.1

The current pre-application proposals were received in July 2021 and have been the
subject of a series of meetings with officers focusing on design, landscaping and
highway matters. These proposals closely align with the principles established by
the previous outline consent and seek to address the design matters raised by City
Plans Panel as detailed below.

5.2

As stated the above the site benefits from an existing outline consent (application
ref. 20/03494/OT) which was presented to City Plans Panel on 7th January 2021
following an earlier pre-application presentation (PREAPP/20/00477) made on 12th
March 2020. Both submissions were made by the previous owners of the site,
Commercial Development Projects Ltd (CDP).

5.3

Although the main development proposals were Outline in form with all matters
reserved, some illustrative / indicative plans were shown. Members however
expressed some disappointment at the quality of illustrative architecture and
information and it was requested that at Reserved Matters stage more clarification
was required around the quality of the development and its placemaking credentials
such as the proposed use of materials and the details of the architectural treatment,
the layout and scale of the proposed flats, the details of sustainable construction
and measures to reduce carbon emissions, details and extent of the public realm,
provision of an attractive riverside setting, measures to deal with air quality and
justification for the mix of accommodation type. It was also raised that there was a
need to mitigate against environmental impacts and to also understand further the
implications on the wider traffic network.

5.4

Members were reminded that the principle of development had already been
accepted through the adoption of the site allocation plan and the traffic issues
referred to by Members had been addressed within the adopted plan. It was
therefore resolved that the application be approved subject to a Section 106
Agreement.

5.5

The application was then subsequently approved on 29th June 2021 with the final
determination having been delegated to the Chief Planning Officer.

6.0

CONSULTATIONS RESPONSES

6.1

Statutory
Given these pre-application proposals align with much of application 20/03494/OT,
further detailed consultation at this stage with many statutory and non-statutory
bodies has not been requested / considered necessary with consultation instead
being focussed on and undertaken with Highways, Landscape and Design
consultees. The Full application upon receipt will consult with all statutory and nonstatutory bodies.
Highways Services (29/10 – any further comments further to recent revised plans to
be verbally updated to Panel on 24/02):
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A Transport Assessment was previously accepted for its impact on the highway
network from the Outline development in its own right; cumulative impact upon key
junctions alongside other neighbouring developments was also noted, where the
Council are developing a more sophisticated adaptive signal control system along
this section of Kirkstall Road. A contribution to this would be expected.
Upgrade to existing bus stop pole to a real time shelter identified on Kirkstall Road
outside of the site frontage.
Improvements and upgrading have also been identified to cycling lanes and north /
south crossings (on Kirkstall Road (including a 4m wide footway and also a toucan
crossing with cycle link), Washington Street (including a 3.5m wide public highway) /
Studio Road and Wellington Bridge / Bingley Street) identified to link better with the
City Centre / neighbouring communities (policy CC3).
Full application would be expected to provide:
•

Swept path analysis of 2.5m wide x 11.5m long refuse vehicle with turning
circle (wall to wall) of 18.6m.

•

Swept path analysis of servicing vehicles that will egress to Washington
Street.

•

Access point to the adjacent Nissan dealership (this is to ensure a future
east-west vehicular link can be provided as per Kirkstall Road Renaissance
Area Planning Framework (KRRAPF)).

•

Details of loading/un-loading and delivery bays or lay-bys.

•

Refuse collection points should be within 25m reach for refuse collectors. In
addition, collection points should be within 30m walking distance for residents
disposing their bins.

Level of parking in Outline at 38% previously accepted; a car club space should be
provided along with high quality enclosed and overlooked long and short stay cycle
parking respectively. Electric Vehicle Charging Points (‘EVCP’) should be provided
at a minimum 2.6m wide alongside 5% disabled parking. Core Strategy Policy EN8
requires 100% of residential parking spaces to be EVCP enabled. However, some
flexibility on delivery can be considered (for the number of parking spaces to be
EVCP enabled) at the outset in this case. 10% of total number of flats should be
provided as motorcycle parking or to operator evidence based on other sites.
Supplementary independent Stage 1/2 Road Safety Audit of access will also be
required as a final check before works can be formally accepted.
A Phasing Plan for the delivery of buildings, car parking and internal layout should
be provided as also a Servicing and Delivery Management Plan.
6.2

Non-Statutory
Flood Risk Management (11/10/21) – Full details of a SuDS based Drainage
Scheme to be provided.
Wind Consultant Peer Review (15/12): No objection to proposed wind methodology.

7.0

RELEVANT PLANNING POLICIES

7.1

Development Plan
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications should be determined in accordance with the development plan unless
material considerations indicate otherwise.
The Development Plan for Leeds currently comprises the following documents:
1. The Leeds Core Strategy (as amended by the Core Strategy Selective Review
2019)
2. Saved Unitary Development Plan (UDPR) Policies (2006), included as Appendix
1 of the Core Strategy
3. The Natural Resources & Waste Local Plan (NRWLP, Adopted January 2013)
including revised policies Minerals 13 and 14 (Adopted September 2015).
4. Any Neighbourhood Plan, once Adopted
5. Aire Valley Area Action Plan (adopted 2017)
6. Site Allocations Plan (adopted 2019).
7.2

Leeds Core Strategy (amended by the Core Strategy Selective Review 2019)
The adopted Core Strategy (as amended) sets out strategic level policies and vision
to guide the delivery of development investment decisions and the overall future of
the district. The most relevant policies are set out in the paragraphs below:
Spatial Policy 1: Location of Development: prioritises the redevelopment of
previously developed land within the Main Urban Area, taking advantage of existing
services and high levels of accessibility.
Spatial Policy 4: Regeneration priority programme areas:
The following Regeneration Priority Programme Areas identified on the Key
Diagram will be given priority for regeneration funding and resources:
• East Leeds
• Aire Valley Leeds
• Leeds Bradford Corridor (incorporating West Leeds Gateway SPD)
• South Leeds.
Additional Council led regeneration initiatives outside of the Regeneration Priority
Programme Areas that can demonstrate a positive impact on their neighbourhoods
will be supported.
Priority will be given to developments that improve housing quality, affordability and
choice, improve access to employment and skills development, enhance green
infrastructure and green space, upgrade the local business environment, and
improve local facilities and services.
Spatial Policy 6: The Housing Requirement and Allocation of Housing Land
The provision of 70,000 (net) new dwellings will be accommodated between 2012
and 2028 with a target that at least 3,660 per year should be delivered from 2012/13
to the end of 2016/17.
Guided by the Settlement Hierarchy, the Council will identify dwellings to achieve
the distribution in tables H2 and H3 in Spatial Policy 7 using the following
considerations:
(i) Sustainable locations (which meet standards of public transport accessibility - see
the Well Connected City chapter), supported by existing or access to new local
facilities and services, (including Educational and Health Infrastructure),
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(ii) Preference for brownfield and regeneration sites,
(iii) The least impact on Green Belt purposes,
(iv) Opportunities to reinforce or enhance the distinctiveness of existing
neighbourhoods and quality of life of local communities through the design and
standard of new homes,
(v) The need for realistic lead-in-times and build-out-rates for housing construction,
(vi) The least negative and most positive impacts on green infrastructure, green
corridors, green space and nature conservation,
(vi) Generally avoiding or mitigating areas of flood risk.
Spatial Policy 11: Transport Strategy Investment Priorities: sets out a series of
spatial priorities for the delivery of an integrated transport strategy for Leeds and
improved facilities for pedestrians particularly connectivity between the edges of the
City Centre and the City Centre.
Policy CC3: Improving Connectivity between the City Centre and Neighbouring
Communities: within new development, seeks to provide and improve routes
connecting the City Centre with adjoining neighbourhoods and improve connections
within the City Centre in order to improve access to jobs and services, to encourage
greater usage and make walking and cycling easier, safer and more attractive.
Policy H3: Density of Residential Development: Housing development in Leeds
should meet or exceed the following net densities unless there are overriding
reasons concerning townscape, character, design or highway capacity:
(i) City Centre and fringe - 65 dwellings per hectare
Policy H4: Housing Mix: residential developments to provide an appropriate mix of
dwelling types and sizes to address long term needs.
Policy H5: Affordable Housing: the Council will seek affordable housing either onsite, off-site or financial contributions from all developments of new dwellings.
Housing developments above a certain threshold should include a proportion of
affordable housing to be normally provided on the development site.
The policy refers to a more flexible approach to supporting Affordable Housing
within Build to Rent (BtR) schemes. This offers the following options:
o 20% of the units to be let at 20% below market rent;
o 7% of the units to be let on a 60/40 split lower decile/lower quartile rent;
o financial contribution for provision off site.
Policy H8: Housing for independent living: developments of 50 or more dwellings are
expected to make a contribution to supporting needs for Independent Living.
Policy H9: Minimum Space Standards: to be adhered to for residential
accommodation.
Policy H10: Accessible Housing Standards: accessible and adaptable housing to be
provided. New build residential developments should include the following
proportions of accessible dwellings:
- 30% of dwellings meet the requirements of M4(2) ‘accessible and
adaptable dwellings’ of Part M Volume 1 of the Building Regulations.
- 2% of dwellings meet the requirement of M4(3) ‘wheelchair user dwellings’
of Part M volume 1 of the Building Regulations. Wheelchair user dwellings
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should meet the M4(3) wheelchair adaptable dwelling standard unless
Leeds City Council is responsible for nominating a person to live in the
dwelling.
Policy EC3: Safeguarding Existing Employment Land and Industrial Areas:
Part A: For all sites across the District (outside of areas of shortfall):
Proposals for a change of use on sites which were last used or allocated for
employment to other economic development uses including town centre uses or to
non-employment uses will only be permitted where:
The proposal would not result in the loss of a deliverable employment site necessary
to meet the employment needs during the plan period, or
Existing buildings and land are considered to be non-viable in terms of market
attractiveness, business operations, age, condition and/or compatibility with
adjacent uses, or
The proposal will deliver a mixed use development which continues to provide for a
range of local employment opportunities and would not undermine the viability of the
remaining employment site
Part B: Where a proposal located (also) in an area of shortfall as identified in the
most recent Employment Land Review would result in the loss of a general
employment allocation or an existing use within the Use Classes B1b, B1c, B2 and
B8, non-employment uses will only be permitted where:
The loss of the general employment site or premises can be offset sufficiently by
The availability of existing general employment land and premises in the
surrounding area (including outside the areas of shortfall) which are suitable to
meeting the employment needs of the area.
Policy P8: Sequential and Impact Assessments for Main Town Centre Uses: Leeds
City Council has adopted a centres first approach to main town centre uses as set
out in Policy SP2. The policy sets sequential and impact assessment requirements.
Impact assessments should be proportionate to the level of development proposed.
Policy P10: Design: New development for buildings and spaces to be based on a
thorough contextual analysis, deliver high quality innovative design that contributes
positively towards place making and is accessible to all. Car parking, cycle, waste
and recycling storage should be designed in a positive manner and be integral to
the development.
Policy P11: Conservation: outlines that the historic environment, consisting of
archaeological remains, historic buildings, townscapes and landscapes, including
locally significant undesignated assets and their settings, will be conserved and
their settings will be conserved, particularly those elements which help to give
Leeds its distinct identity. Development proposals will be expected to
demonstrate a full understanding of historic assets affected
Policy P12: Landscape: The character, quality and biodiversity of Leeds’
townscapes and landscapes, including their historical and cultural significance, will
be conserved and enhanced to protect their distinctiveness through stewardship and
the planning process.
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Policies T1: Transport Management and T2: Accessibility Requirements and New
Development: identify measures to ensure new development is adequately served
by highways and public transport, and provides safe and secure access for
pedestrians, cyclists and people with impaired mobility.
Policy G4: New Greenspace Provision: requires on-site green space on a ‘per
residential unit’ basis. Where this quantity of green space is unachievable on-site a
financial contribution, or a combination thereof, should be sought.
Policy G8: Protection of important species and habitats: Development will not be
permitted which would seriously harm, either directly or indirectly, any sites
designated of national, regional or local importance for biodiversity or geological
importance or which would cause any harm to internationally designated sites, or
would cause harm to the population or conservation status of UK or West Yorkshire
Biodiversity Action Plan (UK BAP and WY BAP) Priority species and habitats.
Policy G9: requires an overall net gain for biodiversity commensurate with the scale
of new development including new areas and opportunities for wildlife in the Leeds
Habitat Network. There should be no significant adverse impact on the integrity and
connectivity of the Network.
Policy EN1: Climate Change – Carbon Dioxide Reduction: sets out the sustainable
construction and on-going sustainability measures for new development. It
establishes targets for CO2 reduction and requires at least 10% low or zero carbon
energy production on site.
Policy EN2: Sustainable Design and Construction: requires developments of 1,000
sqm of non-residential development to be BREEAM ‘excellent’ and of more than 10
dwellings to meet a water use standard of 110 litres per person per day.
Policy EN4: District Heating: Hierarchical approach to connection to a district
heating system.
Policy EN5: Managing Flood Risk: identifies requirements to manage flood risk.
Policy EN8: Electric Vehicle Charging Infrastructure: outlines the ratio of Electric
Vehicle Charge Points (EVCP) required across different development uses /
proposals.
Policy ID2: Planning Obligations and Developer Contributions: 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.
7.3

Most Relevant Saved Unitary Development Plan Policies
•
•
•
•
•
•
•

GP5 Requirement of Development Proposals
N25 Development and Site Boundaries
N39B Watercourses and new Development
BD2 Design and Siting of New Buildings
BD3 Disabled Access - New Buildings
BD4 Mechanical Plant and Service Areas
BD5 Amenity and New Buildings
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•
•
7.4

LD1 Landscaping schemes
ARC6 Preservation by Record

Leeds Natural Resources and Waste DPD 2013
The Natural Resources and Waste Development Plan Document (Local Plan) is part
of the Local Development Framework. The plan sets out where land is needed to
enable the City to manage resources, like trees, minerals, energy, waste and water
over the next 15 years, and identifies specific actions which will help use natural
resources in a more efficient way. Relevant policies include:

7.5

•

Minerals 2 and 3 requires that within development sites, removal of sand and
gravel (sites over 1 Ha) and coal extraction (all non-householder) respectively
are considered in proposals

•

Air 1 All major applications required to incorporate low emission measures

•

Water 1 requires water efficiency, including incorporation of sustainable drainage

•

Water 2 requires development to demonstrate surface water runoff controls for
the lifetime of development including construction

•

Water 4 Development in Flood Risk areas

•

Water 6 Flood Risk Assessments

•

Water 7 Surface Water Run-off

•

Land 1 Contaminated Land

•

Land 2 Development and Trees

Site Allocations Plan (SAP):
Following a statutory challenge, Policy HG2, so far as it relates to sites which
immediately before the adoption of the SAP were within the green belt, has been
remitted to the Secretary of State and is to be treated as not adopted. All other
policies within the SAP remain adopted and should be afforded full weight.
The site for consideration by Members as part of this proposal is not a site so
affected by the statutory challenge, such that it remains adopted within the SAP and
its allocation for mixed use carries full weight.
Both this site and the site to the east of the Nissan Garage have been identified as
site MX2-9 which is allocated for mixed-use development. This allocation sets out
the following:
•
•
•

This site is suitable for a mixed-use development, 41,000sqm of offices and 520
residential units, but other uses would be acceptable subject to adopted planning
policy.
Highway Access to the Site: Suitable primary access should be provided onto
the A65 that minimizes delay to public transport.
Local Highway Network: The development will have a direct impact on the
congested Willow Road junction and A65/A58/Wellington Street gyratory. A
contribution towards mitigation measures at these locations will be required.
There will also be a cumulative impact at Armley Gyratory and at M621 junction
2. A contribution towards the Leeds City Centre Package scheme and the
Highways England Road Investment Strategy will also be required. There is also
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•
•
•

likely to be a cumulative impact at the junction of Willow Road/Burley Road, and
a contribution will be required towards mitigation works.
Flood Risk: The site, or part of the site, is located within Flood Zone 3. Flood risk
mitigation measures set out in the SAP Flood Risk Exception Test and sitespecific flood risk assessment should be applied.
Ecology: An ecological assessment of the site is required. Biodiversity Buffer
(not private garden space) needed alongside the River Aire.
Education Provision: Part of the site should be retained for the provision of a
school (see commentary below at paragraphs 8.10 and 8.11).

It is noted that the existing Tannery office building is included within the SAP area.
7.6

Supplementary Planning Guidance / Documents
Accessible Leeds SPD (2016): Guidance document is intended for use by
developers, architects, design teams, and those applying for planning permission, to
ensure an inclusive design approach is adopted
Biodiversity and Waterfront Development (2006): Objectives are to identify and
safeguard existing habitats; provide ecological design guidance on waterfront
developments; provide guidance on the conservation of protected and important
species; identify opportunities for habitat enhancement, creation and restoration;
encourage appropriate long term habitat management. It requires development to
be set back from riverbanks.
Designing for Community Safety: A Residential Design Guide (2007): This guide
demonstrates how good design and good physical security can complement the
environment and create safe, sustainable communities
Neighbourhoods for Living: A Guide for Residential Design in Leeds (December
2003, updated 2015) aims to provide further guidance on good design in residential
schemes in Leeds. Neighbourhoods for Living is relevant to all residential
development in Leeds and provides advice and principles for good residential
design across the themes of use, movement, space and form. It promotes local
character, analysis of landmarks, views and focal points, and quality buildings. It
also states that the scale, massing and height of the proposed development should
be considered in relation to its surroundings. It needs to respond well to that of
adjoining buildings, the topography, the general pattern of heights in the area and
views, vistas and landmarks. Buildings also need to be carefully positioned to relate
to the spaces around them. The enclosure of the street, and the ratio of building
height to the space, needs to be carefully considered in order to create the correct
feel for that space and the people who will use it.
Parking SPD (2016): sets out parking guidelines across the City
Street Design Guide (2009): This is a key element to delivering high quality
residential and mixed development environments in the City, and should be used in
the context of other national and local planning or design guidance.
Sustainable Design and Construction SPD (Building for Tomorrow Today) (2011,
updated 2020): Advocates the use of a range of measures to ensure that the best
possible practices are used to ensure a sustainable environment is created.
Tall Buildings Design Guide (2010): The aim of this document is to provide clear
design guidance on the location, form and appearance of tall buildings so that they
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can be successfully integrated into the environment and contribute to the changing
skyline of the city.
Travel Plans SPD (2015): This Supplementary Planning Document (SPD) sets out
the Leeds City Council (LCC) requirements for travel plans and identifies when they
are required in support of a planning application. It is also intended for use by
existing firms or organisations who wish to draw up a travel plan to facilitate more
efficient and sustainable working practices.
Waterfront Strategy (2002): This advocates public access to the waterfront as well
as its laying out with landscape treatment, which seeks to soften the bank edge. In
addition, open space oriented towards the river, uses which take advantage of the
amenity offered by the river and the protection of any wildlife habitats are also
advocated. This document should be read in conjunction with the Biodiversity and
Waterfront Development (2006) SPD.
7.7

National Planning Policy Framework (NPPF)
The NPPF and the National Planning Practice Guidance (NPPG) set out the
national policies for England and how these are expected to be applied. One of the
key principles running through the NPPF is a presumption in favour of Sustainable
Development (in reference to paragraph 11) and is set out in three parts: Economic,
Social and Environmental. The revised NPPF (2021) now seeks to tighten
definitions on the presumption in favour of sustainable development, increases the
emphasis on high-quality design and place-making.
Paragraphs 47 and 49 of the revised NPPF directs Local Planning Authorities to
apply a presumption in favour of sustainable development and that they should
approve development proposals that accord with an up-to-date development plan
without delay.
The below sections of the Revised NPPF are also considered to be relevant:
Section 5: Delivering a sufficient supply of homes – to support the Government’s
objectives of significantly boosting the supply of homes.
Section 7: Ensuring the vitality of town centres - Main town centre uses should be
located in town centres, then in edge of centre locations; and only if suitable sites
are not available (or expected to become available within a reasonable period)
should out of centre sites be considered. When considering edge of centre and out
of centre proposals, preference should be given to accessible sites which are well
connected to the town centre.
Section 8: Promoting Healthy and Safe Communities – Policies and decisions
should aim to achieve healthy, inclusive and safe places which promote social
interaction, are safe and accessible (where crime and disorder do not undermine the
quality of life or community cohesion) and enable / support healthy lifestyles.
Section 9: Promoting Sustainable Transport – developments should give priority first
to pedestrian and cycle movements and facilitate access to high quality public
transport; address the needs of people with disabilities; create places that are safe,
secure and attractive which minimise the scope for conflicts between pedestrians,
cyclists and vehicles; avoid unnecessary street clutter; respond to local character
and design standards; allow for the efficient delivery of goods, and access by
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service and emergency vehicles; be designed to enable charging of plug-in and
other ultra-low emission vehicles in safe, accessible and convenient locations.
Section 11: Making effective use of land - Planning policies and decisions should
promote an effective use of land in meeting the need for homes and other uses,
while safeguarding and improving the environment and ensuring safe and healthy
living conditions. Strategic policies should set out a clear strategy for
accommodating objectively assessed needs, in a way that makes as much use as
possible of previously developed or ‘brownfield’ land
Section 12: Achieving well-designed places
Para 127: Planning policies and 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.
Section 14: Meeting the challenge of climate change, flooding and coastal change The planning system should support the transition to a low carbon future in a
changing climate, taking full account of flood risk and coastal change. It should help
to: shape places in ways that contribute to radical reductions in greenhouse gas
emissions, minimise vulnerability and improve resilience; encourage the reuse of
existing resources, including the conversion of existing buildings; and support
renewable and low carbon energy and associated infrastructure.
Section 15: Conserving and enhancing the natural environment - Planning policies
and decisions should contribute to and enhance the natural and local environment.
Section 16: Conserving and enhancing the historic environment –
Para 192: In determining applications, 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
14

7.8

Other Material Considerations
Kirkstall Road Renaissance Area Planning Framework (KRRAPF) (2007):
This is adopted as Informal Guidance for planning purposes. It aims to promote the
regeneration of the area in a manner which will establish a real sense of place and
guide developers in formulating proposals for the re-development of land using
positive urban design principles. This is underpinned by a need to ensure that a
consistent approach is taken to all development in the area.
The framework area is split into a series of character areas. The area between the
River and the Kirkstall Road is allocated as the ‘Kirkstall Road Riverside’. Within this
area the framework advocates that the buildings are laid out in a ‘flexible
configuration on a grid-based block pattern. Development sites/blocks and building
envelopes will be determined by the requirement for public realm and safe and
attractive pedestrian movement’. New buildings must contribute to the formation of
these objectives by:
• Appropriate height, scale and massing
• Suitable siting and orientation
• Landscape settings
• Emphasis of corners
• Locating entrances on public access streets/paths
• Facilitating pedestrian access through the area and avoid potential conflict with
traffic.
There is a requirement to create a boulevard along the A65 Kirkstall Road corridor,
to be achieved in conjunction with works already undertaken as part of the Quality
Bus Initiative (QBI).
A vehicular access road running parallel with Kirkstall Road is advocated exiting on
to Washington Street.
Building heights are set out on a plan and are between 4 and 6 storeys fronting
Kirkstall Road with 3 to 4 storeys in the main body of the site. A pedestrian and
cycle link across the river to the canal towpath is also advocated on Washington
Street.
Flood Alleviation Scheme 2 (FAS2):
The Council, with advice from the Environment Agency, are currently constructing a
package of measures which are to contribute to flood resilience in the Kirkstall Road
corridor and upstream within the River Aire catchment. Given the immediate nature
of the timing of these works, they will already be in place along this stretch of the
riverbank at the time of construction of the proposed development. The proposal will
therefore have to be constructed in line with the requirements and limitations of the
FAS2 scheme and this position is fully accepted by the applicant.

8.0

KEY ISSUES

8.1

Principle of Proposed Uses
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8.2

The site is located within a mixed-use area which in recent years has seen a
gradual replacement of traditional industrial uses with a wider mix of uses, including
residential development. The existing consent on City Reach 1 is for mixed use,
predominantly residential, across a mix of tenures (Build To Rent, Private For Sale
and students) with supporting commercial uses. This scheme, just like the Outline
consent ref. 20/03494/OT, is proposing a similarly residential led scheme with BTR
as the main sector and a mix of ground floor supporting uses.

8.3

As highlighted in the approval of the Outline application, the SAP identifies this site,
along with the site to the east, for major mixed-use redevelopment (SAP ref. MX29), comprising housing and office uses. Part A of Core Strategy policy EC3 applies
to all development allocated for employment use, including mixed use allocations
which include a proportion of office development. There are three criteria set out
under Part A. As the criteria under Part A are separated by the word ‘or’, only one of
the three criteria need to be satisfied for Policy EC3 to be satisfied.

8.4

Part A (i) relates to the loss of employment sites necessary to meet employment
needs during the plan period. The site is proposed as a mixed-use allocation for
employment in the SAP with an indicative capacity of 41,000m2 for new office
floorspace across the whole MX2-9 site.

8.5

At the time of the Outline approval it was highlighted that the latest evidence
indicated that 197,000m2 of office floorspace has been developed across the district
since 2012 and 989,000m2 was currently available on allocated and windfall sites.
This represented a total supply of 1,186,000m2 for office floorspace for the 2012-28
plan period which was well above the Core Strategy policy SP9 requirement of 1
million square metres. This helped to justify the potential ‘loss’ of a significant
proportion of the 41,000m2 office space allocation for the wider MX2-9 SAP site.
This matter will have to be reconsidered as part of the new application but due to
the recent decision on the previous outline consent it is likely that there will still be
an oversupply of office floorspace provision against the authority wide requirement
in the Core Strategy.

8.6

It was / is also noted that the MX2-9 site includes the existing ‘Tannery’ office
building which means that the site does already have an office element as part of
the wider use mix. In addition, given there is planning policy support for residential
use on this site, the proposal is meeting other policy objectives.

8.7

The site is well placed for sustainable residential development and in being located
only just over 300m from the City Centre boundary it can almost be classed as an
‘edge of Centre’ site (NPPF). It is well located in relation to existing public transport
provision, with both frequent bus services along A65 Kirkstall Road and being only a
20-minute walk to the City’s Railway Station. The residential nature of the
development ties in with other committed residential developments (built out and
emerging) either side (inbound and outbound) of Kirkstall Road (e.g. City Reach 1 &
2) and also in the surrounding area including Otter Island. Other applications
previously submitted for residential developments are also noted at sites such as
Canal Mills, south of the canal / river and at 84 Kirkstall Road.

8.8

As a previously developed (brownfield) site with a high density of residential
development, the application would be appropriate to the requirements of policies
H1 and H3 of the Core Strategy.
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8.9

The SAP also indicates that school provision should be considered as part of the
combined allocated site area. However, it has been established that the pupil yield
from principally flat driven development is not as great as that from traditional
housing. As a result, it has been previously concluded in the Outline (similar amount
and mix of development) that, based on the likely housing mix, a new school on
MX2-9 would not be required. Within the Outline application, an expected demand
of 15 primary school pupil places was suggested by Children’s Services which
would be better managed by creating additional new capacity within the existing
(surrounding) school estate, rather than through the opening of a new school on
MX2-9.

8.10

An offsite education contribution towards the expansion of capacity on existing
school sites was agreed for the previous outline consent and it is expected this
would again form an acceptable approach (subject to an updated consultation with
Education Services).

8.11

The scheme also proposes mixed use ground floor space to provide support for the
residential uses on the site as well as to provide livelier and active frontages, which
at 356m2 is technically above the thresholds for which a Sequential Assessment can
be requested / generated under Core Strategy policy P8. However, a number of
specific considerations arise in this regard in respect of this application – i.e. the
location of development (approximately 310m from the City Centre boundary – just
over what would otherwise be classed as ‘edge of centre’); the nature and size of
these uses which are likely to be considered complimentary to the sustainable place
making objectives of this future residential development; and other future nearby
major residential developments which it is anticipated will be served by this mixed
use ground floor space. As with the Outline consent (which afforded a higher
amount of commercial space at 965m2) the ancillary nature of the proposed
commercial space for such ‘main town centre’ uses is likely to be acceptable subject
to the usual assessment requirements of policy P8. The use of floorspace in this
way would ultimately be controlled by condition to a maximum level in any Full
application to safeguard the vitality of existing centres this approach is likely to be
appropriate in relation to policy P8.

8.12

Layout, Design and Massing

8.13

This site occupies a prominent position on the southern side of Kirkstall Road, which
is the city’s main western arterial route. The existing context of development is one
which rises in scale towards the city centre on the northern side of Kirkstall Road.
On the southern side of the road spreading out from the City Centre a number of
sites are being or have been cleared for re-development purposes. This includes the
consented and proposed schemes on City Reach to the east. The building heights
(for example the stepping up of Block A on the Kirkstall Road frontage) and their
relationship to the ‘Tannery’ building are respectful of this non-designated heritage
asset which is set at a generous 4 storey mass across a sizable footprint.

8.14

It is clear that the scale of the current proposal is greater than that envisaged by the
2007 KRRAPF. However, it is considered that the increase in scale is appropriate on
this main arterial route as it has been handled well from a massing and design
perspective. Information on this will be displayed as part of the panel presentation.
As the wider area is currently generally in commercial/office use, or vacant, there
are no existing uses which would suffer a loss of amenity through the increase in
scale of the proposals.
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8.15

The pre-application proposals through their design development, have omitted one
initially desired block (‘C’) to create further breathing space and scope for good
quality pedestrian / landscaped courtyard features in the Block Plan.

8.16

The proposals are broadly fairly similar to the ‘Development Framework Zoning
Plan’ as approved under the Outline consent ref. (20)153 Rev P01. This showed
storey heights mainly ranging from 7 – 12 stories but with scope for a taller block in
the middle of the site at 11-16 stories. Indeed, it was and still is considered that
some variation to the heights of the buildings provide visual interest. The ability to
build higher also places less pressure on the footprints of the buildings which
enables a greater proportion of the site to be laid out as communal open space /
landscaping, which is another feature of this latest scheme. It is considered that the
emerging scheme is compatible with the objectives of the Tall Buildings Design
Guide SPD and the emerging and consented plans for the City Reach site in the
same skyline.

8.17

This layout, again like the Outline does, makes very efficient use of the land as a
very sustainable development opportunity when set against a more traditional
residential estate type scheme. The proposals represent the regeneration of a large
brownfield site in a location with good quality existing public transport infrastructure
and would make a significant contribution to the council’s housing need. This type
and density of proposal is considered appropriate in this location and officers
consider that the emerging approach to scale and massing is again likely to be
acceptable within the immediate context of Kirkstall Road and the riverside setting.

8.18

Again, as indicated in the Outline approval (although this was just illustratively) the
main publicly accessible open space areas are proposed to be located adjacent the
river. This follows the pattern set by the City Reach proposals to the east. This is
again considered to form the most appropriate layout based upon a number of key
objectives:
- nature conservation in providing a buffer of the development to the river
watercourse and canal as key habitat corridors
- provides attractive and more desirable accessibility routes alongside the
watercourse dovetailing with planned and future improvements of the Flood
Alleviation Scheme (FAS2)
- provides the best area within the site to provide an open space setting away from
the busier north-east side of the site adjacent to Kirkstall Road and other
commercial uses
- allows for appropriate on-site flood risk mitigation to be installed into the site layout
alongside the FAS2 scheme
- the open space will also face south-west, which is beneficial for sunlight
penetration. Eventually the site would be joined to the City Reach sites by the
riverside walkway and its associated bridge planned across the river to the
Leeds/Liverpool Canal towpath (Trans-Pennine cycle Route 66).

8.19

The alignment of the buildings within the site has been considered in order to create
views through the scheme to assist in legibility and pedestrian permeability (a key
objective of policy CC3 as well as the KRRAPF). The alignment of the east-west
spine route again provides a clear order to the development and offers the ability to
link to the neighbouring sites whilst also allowing views through to the neighbouring
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scheme. This is fully supported as part of the KRRAPF requirements. It would also
ensure that a hierarchy of routes would exist from the pedestrianised riverside
walkway, through the spine road and then onto the main thoroughfare along Kirkstall
Road with its Quality Bus Initiative. The building fronting Kirkstall Road is expected
to be set back by 5m to enable an improved frontage to the scheme in line with the
objectives set out in the KRRAPF and to improve the existing bus stop provision
(allowing for a shelter to be provided), pedestrian / cycling and tree planting
opportunities.
Q1.

Do Members support the emerging layout and scale of the proposed
development?

8.20

The emerging designs show buildings with consistent architecture themes running
through the different blocks. These include simple and elegant slender window
designs, developed in a sash format with good heads and stone cill banding running
horizontal through the levels. The windows are set with regular and ordered vertical
emphasis up through the levels. This regular patterning of horizontal and vertical
fenestration, which also features within the ground floor commercial space helps to
link each block together with a character that sits sensitively with the similar style
evident across the adjacent ‘Tannery’ building.

8.21

The architectural detail that is emerging and will be shown to Members, is
considered to represent a significant visual improvement and investment into the
Kirkstall Road Renaissance Area beyond that of the existing former 1960s offices of
the former Arla Foods site, on this main arterial route into / out of Leeds. The new
blocks show a much more aligned solid to void ratio more familiar to the Tannery
building and use of materials more characteristic of the adjacent and opposite large
commercial buildings that feature within the area.

8.22

Some of the apartments that would face onto the south-west aspect would contain
balconies, a welcome addition that aids natural surveillance and since the on-set of
Covid-19, a really beneficial aid to assist with improved external amenity space /
improved airflow into buildings.

Q2.

Do Members have any specific feedback on the emerging elevational design
and material palette?

8.23

Highway Considerations

8.24

As with the approved Outline application, the cumulative impact upon key junctions
(alongside other neighbouring developments) would require a contribution and this
would be sought in line with the guidance of the draft Transport DPD. The Council is
developing a more sophisticated adaptive signal control system along this section of
Kirkstall Road.

8.25

Other public transport and footway improvements are necessary to further enhance
this site given its bus, foot and cycle opportunities for encouraging sustainable travel
patterns. Again as with the Outline approval, this is likely to include an upgrade of
the existing bus stop pole to a real time shelter identified on Kirkstall Road outside
of the site frontage.

8.26

Improvements and upgrading to cycling lanes and north / south crossings (on
Kirkstall Road (including a 4m wide footway and also a toucan crossing with cycle
link), Washington Street (including a 3.5m wide public highway) / Studio Road and
Wellington Bridge / Bingley Street) are identified to link better with the City Centre /
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neighbouring communities (reference to Core Strategy policy CC3). To also
introduce some welcome boulevard style tree planting to Kirkstall Road, block A is
set back from the existing road edge to ensure sufficient space is provided for
pedestrian footpath and cycle lane provision.
8.27

In respect of the parking, the intention is that it is contained in centrally overlooked
areas that would also reduce its wider visual impact from the primary routes and to
screen views with landscaping.

8.28

The scheme proposes 230 car parking spaces. The applicant proposes that all the
spaces are intended to be capable of being provided as electric charge point
spaces, but only 30% will be provided initially with the rest to be provided based on
demand. Highway Services have sought 50% of the spaces to be EVCP enabled at
the outset. Members views on this level of initial provision relative to policy EN8 is
welcomed.

8.29

The 230 car parking spaces represent 37% provision in relation to the total number
of flats. A similar level of provision was accepted for the recent outline consent and it
is considered that this is an appropriate level balancing a proportionate demand
against the highly accessible location and existing public transport provision. It is
considered that any higher level of parking ratio would reduce the sustainable travel
credentials of the scheme including the (to be submitted) Travel Plan and have
additional impact upon the level of public realm.

Q3.

Is the proposed level of Electric Vehicle Charge Point spaces to be provided
at the outset considered acceptable?

8.29

Landscaping in the form of green planting screens and street trees will contain clear
boundaries for resident parking. A car club space would be expected along with high
quality enclosed and overlooked long and short stay cycle parking respectively.

8.30

As also explained with the Outline approval, the KRRAPF makes reference to the
provision of a potential crossing over the river at the end of Washington Street.
However, the route is by no means a simple one as there is an estimated 8m
vertical level change from Washington Street up to the canal towpath. In addition,
the space on the southern side of the river is part of the Leeds Habitat Network
which forms a continuous belt of uninterrupted riverside land from Viaduct Road to
Holts Crest Way. The City Reach development (both consented and emerging) is
also noted to provide a public crossing across the Aire utilising the former chemical
works bridge landing points (by either working with the existing redundant bridge
structure or by constructing a replacement) between the site (City Reach 1) and the
Otter Island development. Therefore, in this context it is not considered necessary or
practical for the redevelopment to provide a bridge crossing over the River Aire.

8.31

Wind

8.32

The pre-application information provided has been supported by a proposed
methodology for Wind Assessment by GIA which has been reviewed by Tobermory
Consultants on behalf of the Council. The Review has concluded that sufficient
information is being collated to understand and assess the wind conditions on site
and the effect of the new development on its surroundings.

8.33

GIA are intending to apply a highly detailed CFD (Computer Fluid Dynamics)
analysis approach to the modelling, using appropriate tools and significant
computing resources; there are no concerns over any aspect of the modelling
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approach, although the Council has outlined that it reserves the right to require a
wind tunnel test to be undertaken against any mitigated scheme if required (i.e. if
any significant areas of wind exceedance are discovered). The CFD would be
presented as contour plots of comfort and safety.
8.34

A set of scenarios to be tested have been accepted by the Council’s Wind
Consultant based around existing site, proposed site and proposed site within
cumulative surrounds).

8.35

Greenspace, Open Space

8.36

In respect of the requirements of Core Strategy Policy G4, para 5.5.18 of the Core
Strategy is considered relevant:
“5.5.18 As the green space requirement is expressed as an amount of green space
per dwelling, high density developments (65dph (net)) usually found in or on the
edge of town centres may generate requirements for green space that cannot be
delivered on-site. For such schemes an expected level of 20% of green space
should be provided on-site with the residual being provided off-site or in the form of
a commuted sum. However, it is accepted that there may be particular site
circumstances to justify a higher or lower quantity than 20% on-site.”

8.37

The layout plans broadly show at least around 30% of the whole site area being
provided as open space and the layout / designs here are also aligned with the
FAS2 strip of land set back from the river edge with its defence wall and landscaping
/ public realm improvements.

8.38

The arrangements as designed will contribute to policy G4’s provision on site with
the remaining demands from the new development expected to be provided as a
commuted sum, sought through the Section 106 agreement and to be used for local
Greenspace purposes as identified through Parks & Countryside at the appropriate
point of delivery.

8.39

The designs with the colonnade walkways and footpaths linking into the open space
and the riverside routes beyond provide attractive, safe routes from the City into the
West Leeds / Kirkstall Road corridor away from the busy A65. These routes appear
set around a mixture of hard and soft landscaping providing legible, accessible,
surfaced and attractive routes with good levels of overlooking / natural surveillance
from the apartments.

8.40

Accessibility and Inclusivity

8.41

Even though this is a pre-application presentation with detailed design matters
expected within any Full Planning submission it is possible to establish from the
information provided that the proposal has the potential to create a fully accessible
environment. The site is generally flat and there is a large amount of open space to
be provided which would allow all accessibility standards and requirements to be
achieved and controlled through condition.

8.42

Flood Risk / Drainage

8.43

A full Flood Risk Assessment and Outline Drainage Statement will be provided,
including for consultation with both the Environment Agency and Flood Risk
Management consultees. An Exception Test was also carried out by the Council in
the original allocation of this mixed-use site. This provided the basis which
satisfactorily addressed the social, economic and environmental benefits of this site
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for sustainable development purposes outweighing flood risk, subject to resolution
of an acceptable Flood Risk Assessment on development proposals.
8.44

The site is set within Flood Zone 3a (high probability). This is recognised with the
Leeds Strategic Flood Risk Assessment (2007). Since then the 2015 Boxing Day
floods provide further background context as to the credentials of the site in respect
of flood risk.

8.45

In view of the above context, the general design approach of the site layout is to
provide any commercial uses at ground floor level with residential units set at first
floor and above. Notwithstanding this approach, minimal finished floor levels will
need to be provided (as also controlled under condition) at a flood safe level - this
was found within the approved Outline application to be 31.6m AOD (Above
Ordnance Datum). The area of open space is again also strategically positioned
adjacent to the river further allowing for good sustainable infiltration and further
reducing controlled surface water run off levels. A Flood Evacuation Plan would be
expected as part of the detailed drainage design but the emerging principles of the
uses and their respective levels / positions on site reflect key considerations here
with respect to flood risk.

8.46

It should be noted that additional defence measures in the form of the FAS2 scheme
are well underway in construction along this stretch of the river (zone 11 of the
scheme) with the initial (Step 1) 1:100 year defence scheme expected to be
completed by late 2022. This would give protection to the site itself from flooding
events based upon a 1:100 year (+ climate change) frequency. This would give
protection to the site itself from flooding events based upon a 1:100 year (+ climate
change) frequency. An additional (Step 2) proposal has been granted consent and
would raise this to a higher level of protection up to 1:200 year (+ climate change)
frequency.

9.0

CONCLUSION:

9.1

This scheme represents an opportunity to regenerate a mostly cleared brownfield
site on the southern side of Kirkstall Rd. The emerging proposals would provide
large areas of open space as well as connectivity to the waterfront and a new
section of riverside walkway.

9.2

It is considered that the emerging form and scale of the proposal is considered to
enhance the character of this part of Kirkstall Road and help to deliver the identified
housing need in the development plan.

9.3

Members are therefore asked to provide responses on the following matters:

Q1.

Do Members support the emerging layout and scale of the proposed
development?

Q2.

Do Members have any specific feedback on the emerging elevational design
and material palette?

Q3.

Is the proposed level of Electric Vehicle Charge Point spaces to be provided at
the outset considered acceptable?

BACKGROUND PAPERS:
Pre-application file: PREAPP/21/00379
Application file: 20/03494/OT
22

Application files: City Reach 1 approval ref. 15/06844/OT and 18/00604/RM
Application file: City Reach 2 app. ref. 18/00622/OT
Application file: Holts Crest Way approval ref. 13/05566/FU
Application files: FAS2: 18/07367/FU, 19/06812/FU and 19/00741/FU
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