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1. Introduction 

1.1. This statement supports an application for planning permission submitted on behalf of Burley 
Place Limited for the erection of a building for student accommodation with associated 
ancillary communal facilities and a retail unit at 46 Burley Street, Leeds.  

1.2. This proposal is a revision of a previously refused application for a student accommodation 
development on the site (Appeal Ref: APP/N4720/W/15/3005747; LPA Ref: 14/03735/FU). 
The scheme has been revised taking account of the appeal decision and subsequent pre-
application discussions from October 2015 to January 2016. 

1.3. The site is located in the western area of Leeds City Centre and is currently vacant, following 
the demolition of the previous derelict, former warehouse building. 

1.4. It is not disputed that the site is easily accessible from Leeds’ main university campuses and 
the city centre and is an excellent location for student accommodation. The proposal will 
provide accommodation which meets current student demands for high quality, secure flats 
in easily accessible locations. 

Proposed development  

1.5. The scheme comprises a six storey building, comprising 87 self-contained studio flats, 
ancillary communal facilities and a 189sqm retail unit. The proposal also includes outdoor 
amenity space which is accessible from level 2. 

1.6. The scheme is car free, other than wheelchair accessible parking spaces, which are 
accessed off Park Lane. The site includes cycle lockers on the lower floor level and cycle 
hoops for visitors on the Burley Street frontage.  

1.7. A layby will serve the retail unit on Burley Street for delivery and short stay. A layby will 
serve the student accommodation on Park Lane to the north for pick-up and drop-off 
purposes. The main entrance to the student accommodation will be from Rutland Mount.  

1.8. The design, scale and massing along with technical details are detailed further in the Design 
and Access Statement. 

Previous schemes and pre-application discussions 

1.9. Following an application for a 14 storey building in 2005 (please see planning history below) 
there were pre-application discussions in 2011 for a building of generally 8 storeys. This 
phase also involved consultation with Little Woodhouse Community Association. Indigo 
Planning was not involved in those 2011 discussions but we understand that there were 
local and officer concerns over scale and massing.    

1.10. A further scheme was progressed during 2012/12 and pre-application meetings were held 
throughout 2013. An application was subsequently submitted in 2014 for a six to nine storey 
building, comprising 110 studio flats (LPA Ref: 14/03735/FU). This was refused on 16 
February 2015 and dismissed at appeal on 10 September 2015 (Appeal Ref: 
APP/N4720/W/15/3005747).  

1.11. The reasons for refusal which were upheld at appeal were: 

1) “The proposed development due to its design, nature and limited 
accommodation type would provide inadequate amenities for the 
future residents of the site and would fail to meet sustainable 
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long term housing needs, contrary to Policies CC1, H4, P10, and 
H6B of the Leeds Core Strategy, Saved Policies GP5 and BD5 of 
the Leeds Unitary Development Plan Review 2006, 
Supplementary Planning Guidance Neighbourhoods for Living, 
and the National Planning Policy Framework. 

2) The application proposal would result in an over intensive 
development, out of character with the urban grain of the 
immediate surrounding area by reason of the dominating effects 
of its excessive height and bulk. The application is therefore 
contrary to Leeds Core Strategy Policy SP1 (iii) and P10, Leeds 
UDPR Saved Policies GP5 and BD2, and Little Woodhouse 
Neighbourhood Design Statement SPD, Neighbourhoods for 
Living SPG, and the National Planning Policy Framework.” 

1.12. Pre-application discussions have subsequently been held with planning officers in relation to 
a revised scheme in order to address the concerns relating to the amenity of future residents 
and the scale and massing of the building. 

1.13. The building has been reduced in height and massing, and the studios have been improved 
through an increase in size and improvement to outlook/daylight. 

1.14. Ward members, local residents and community groups were consulted as part of the original 
scheme and application. We have also written to ward members and local residents who 
attended the hearing to inform them of the revised application. 
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2. Site Context 

2.1. The application site is located in the western area of Leeds city centre, and is also within 
easy walking distance of the University of Leeds and Leeds Metropolitan University 
campuses.  

2.2. The land is bounded by Burley Street to the south, Park Lane to the north, Rutland Mount to 
the east and a large substation to the west. The site slopes significantly from north to south 
and slightly from east to west. 

2.3. The site is 0.13ha and is currently vacant, following the demolition of the previous building, 
which was last in use as a furniture warehouse. The building was demolished in 2013 as it 
was vandalised and in a state of disrepair (please see photos at Appendix 1). It has also 
been the subject of illegal access and occupation and a focus for anti-social behaviour.   

2.4. The surrounding area is predominately in mixed commercial and residential use, with a 
number of student accommodation blocks to the south and west including Sentinel Towers, 
The Triangle, Concept Place and Opal 1 & 2.  

2.5. The surrounding buildings vary in terms of architectural style, size and scale; a number of 
buildings locally are of significant height, the tallest of which is Opal 1, which is circa 15 
storeys. To the north is general housing, in a neighbourhood known as the Kendals.  

2.6. The application site is well served by public transport with bus stops located close by on 
Burley Street. It is in easy walking and cycling distance of the main university campuses and 
Leeds city centre. The site scores highly in respect of accessibility and connectivity and is 
entirely appropriate for residential use. 

2.7. The site is located in Flood Zone 1 and is at no risk of flooding. 

2.8. There are no listed buildings adjacent to the site, nor is it located in a conservation area. 

Planning history 

2.9. Following the demolition of the previous building, site boundary treatment was approved on 
10 January 2014 (LPA Ref: 13/05294/FU). 

2.10. Planning permission was previously sought for student accommodation during 2005 (LPA 
Ref: 20/419/05/FU). The proposals involved multi-level development up to 14 storeys 
comprising 55 cluster flats with 304 bedrooms and a gym. The application was withdrawn on 
01 December 2005.  

2.11. The latest application, as referred to above, was submitted in 2014, and comprised a six to 
nine storey building, comprising 110 studio flats (LPA Ref: 14/03735/FU). This was refused 
on 16 February 2015.  The appeal was dismissed on 10 September 2015 (Appeal Ref: 
APP/N4720/W/15/3005747). The reasons for refusal are discussed in more detail in section 
4 of this statement. 

2.12. The current proposal comprises a building of reduced scale to the previous scheme and 
addresses the reasons for refusal. 

2.13. The site is considered suitable for residential use within the Leeds SHLAA (site ref. 226) and 
emerging Site Allocations Plan.  
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3. Planning Policy Context 

National planning policy 

3.1. The National Planning Policy Framework (‘the Framework’) (2012) adopts a presumption in 
favour of sustainable development, and requires local planning authorities to meet their 
objectively identified development needs and respond positively to wider opportunities for 
growth. 

3.2. The Framework sets out core planning principles, which includes making the fullest possible 
use of public transport, walking and cycling opportunities, and focussing significant 
development in sustainable locations.  

3.3. A key objective is “to boost significantly the supply of housing”.  

3.4. The following parts of the Framework are also considered relevant to the proposal: 

• Paragraphs 18-21 ("building a strong, competitive economy");   

• Paragraph 23 (retail and residential development, and vitality of town centres);  

• Paragraph 34 (minimising the need for travel);  

• Section 6 (delivering a wide choice of high quality homes); 

• Section 7 (requiring good design); 

• Paragraph 111 (reuse of previously developed land); 

• Paragraphs 173-6 (ensuring viability and deliverability); and 

• Paragraphs 186-7 (decision taking) and 196-7 (determining applications). 

3.5. A core principle at Paragraph 17 notes that planning should: 

“ always seek to secure high quality design and a good standard of 
amenity for all existing and future occupants of land and buildings ” 

3.6. Paragraph 58 states: 

“Local and neighbourhood plans should develop robust and 
comprehensive policies that set out the quality of development that will 
be expected for the area.” 

3.7. Paragraph 60 states: 

“Planning policies and decisions should not attempt to impose 
architectural styles or particular tastes and they should not stifle 
innovation, originality or initiative through unsubstantiated requirements 
to conform to certain development forms or styles.” 

3.8. Paragraph 65 is of particular relevance: 

"Local planning authorities should not refuse planning permission for 
buildings or infrastructure which promote high levels of sustainability 
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because of concerns about incompatibility with an existing townscape, if 
those concerns have been mitigated by good design." 

3.9. Paragraphs 214-215 of the Framework state that the weight afforded to relevant policies in 
existing plans should reflect their degree of consistency with the Framework.  

3.10. National policy regarding design and as set out within the Framework and associated 
Planning Practice Guidance focuses on external design and local context.  

Local planning policy 

Leeds Core Strategy  

3.11. The Leeds Core Strategy was adopted on 12 November 2014. 

3.12. Spatial Policy 6 covers the housing land requirement across the city and states: 

“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.” 

3.13. With an estimated ‘windfall’ of 8,000 new homes over the plan period: 

“ the Council will identify 66,000 dwellings gross (62,000 net) to achieve 
the distribution in tables H2 and H3 in Spatial Policy 7.”  

3.14. Spatial Policy 7 confirms that 20,200 of this overall target (i.e. 30.5%) will be delivered within 
the city centre (10,200) and inner area (10,000). The vast majority of the city centre housing 
delivery is expected to be from apartments, including studio flats.   

3.15. Policy H6B is the main policy in respect of the principle of student housing and associated 
issues and states that purpose-built student housing will be controlled: 

i) “To help extend the supply of student accommodation taking 
pressure off the need for private housing to be used, 

ii) To avoid the loss of existing housing suitable for family 
occupation, 

iii) To avoid excessive concentrations of student accommodation (in 
a single development or in combination with existing 
accommodation) which would undermine the balance and 
wellbeing of communities, 

iv) To avoid locations which are not easily accessible to the 
Universities by foot or public transport or which would generate 
excessive footfall through residential areas which may lead to 
detrimental impacts on residential amenity.      

v) The proposed accommodation provides satisfactory internal 
living accommodation in terms of daylight, outlook and 
juxtaposition of living rooms and bedrooms.” 

3.16. Policy P10 requires new development to be based on a thorough contextual analysis to 
provide good design appropriate to its scale and function, delivering high quality innovative 
design and enhancing existing landscapes and spaces. 

3.17. From the Core Strategy, the following stated Objectives are also of relevance to the 
proposal: 
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• 1 (accommodating city centre uses),  

• 3 (city centre vibrancy),  

• 4 (improving pedestrian and cycling links),  

• 7 (economic development and best use of land), 8 (housing growth in sustainable 
locations and prioritising use of previously developed land),  

• 9 (housing mix),  

• 12 (promoting high quality design),  

• 13 (promoting “the physical, economic, and social regeneration of areas taking into 
account the needs and aspirations of local communities”),  

• 16 (new development in well-connected and accessible locations),   

• 19 (promoting low carbon and energy efficient development). 

3.18. Spatial Policy 6 (facilitating the development of brownfield and regeneration sites and 
partnership working for housing growth) is clearly of relevance, as is Policy CC3 (“provide 
and improve routes connecting the City Centre with adjoining neighbourhoods”).  

3.19. With regard to retail development, Policy CC1 states proposals for convenience retail up to 
200sqm will be deemed acceptable anywhere within the city centre. For developments of 
between 201-372sqm a sequential test is needed if the proposal site is located within 300m 
of an identified centre.  

Leeds Unitary Development Plan Review 

3.20. As the Leeds UDP Review has not yet been wholly superseded, a number of saved policies 
remain.  

3.21. The site is unallocated, but located within the city centre in the Proposals Map of the Leeds 
Unitary Development Plan Review (LUDPR) (2006). 

3.22. GP5 is a general ‘catch-all’ policy setting out detailed planning considerations to be resolved 
for development proposals, including design in its broadest sense.   

3.23. Saved policy T2 sets out transport criteria for new development including residential 
development being within convenient walking distance of local facilities and making 
adequate provision for cycle use/ parking. 

3.24. With regard to new buildings, saved Policy BD2 states:  

“The design and siting of new buildings should complement and, where 
possible, enhance existing vistas, skylines and landmarks”. 

3.25. Saved Policy BD5 states: 

 “All new buildings should be designed with consideration given to both 
their own amenity and that of their surroundings. This should include 
usable space, privacy and satisfactory penetration of daylight and 
sunlight”. 
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Supplementary Planning Guidance 

Little Woodhouse Neighbourhood Design Statement 

3.26. The Little Woodhouse Neighbourhood Design Statement (2011) sets out guidance for 
development in this area. The document’s preparation has been community led with the 
support of the Little Woodhouse Community Association. It sets out design guidance and 
outlines the character of the area. 

3.27. The document recognises the prevalence of purpose-built student flats and states positive 
characteristics of the area include the strong frontage to Burley Road and the variety of 
architecture.  

Neighbourhoods for Living  

3.28. LCC SPG13: Neighbourhoods for Living 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 says nothing in respect 
of internal space standards and amenity for new residential development.  

Other policy considerations 

The Leeds Standard 

3.29. This document was referred to in the consideration of the previous proposal on the site. It is 
not a planning document but a set off standards for new council housing, covering design, 
space and energy efficiency.  

London Housing Design Guide 2010  

3.30. This document was also referred to in the consideration of the previous proposal on the site. 
This document was relevant to general housing and proposals for new dwellings and did not 
apply to student housing.  

Greater London Authority: Housing SPG 

3.31. The GLA Housing SPD was issued in November 2012. The document contains a wide range 
of policies and standards in respect of housing development in London. Annex 4 suggests 
minimum floorspace sizes for all housing types.   

3.32. Paragraph 2.1.14 confirms 

“As noted, the standards will apply to all new housing in London including 
newbuild dwellings, conversions and change of use schemes where new 
dwellings are created. The standards do not apply to specialist forms of 
housing including student housing, sheltered housing and homes in 
multiple occupation.” 
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4. Planning Considerations 

4.1. The following section considers the key planning considerations which are considered to be 
the principle of the development, design and amenity, highways, noise and wind. 

Principle of development 

Student accommodation 

4.2. The site is located within the designated city centre boundary.  It is ideally located to provide 
additional purpose built accommodation as it is within walking and cycling distance of the 
university campuses and city centre, without additional significant numbers of people 
passing through quiet neighbourhoods. The site is sustainably located with good existing 
connections by public transport.  

4.3. The proposal will also ensure the future viable use of this vacant land in need of 
regeneration and will result in a major urban enhancement.  

4.4. The development will not reduce local housing stock suitable for family and non-student 
accommodation; indeed the proposal will continue to divert demand and enable traditional 
housing across the Area of Housing Mix formerly let to students to return to families and 
other non-student occupation. It will enhance the quality, quantity and variety of local 
housing stock but more importantly will help return HMOs and bedsits within areas such as 
Little Woodhouse and South Headingley back from the student letting market, as has been 
seen across the Area of Housing Mix in recent years.  

4.5. There is strong demand for high quality, purpose-built student accommodation comprising 
flats in close proximity to the main campuses. This form of accommodation is increasingly 
popular, especially with overseas and post-graduate students and returning 2nd, 3rd and 4th 
year students. Whilst there is no requirement to demonstrate need for the proposal, Moore’s 
Estate Agents’ report (enclosed with this application) provides evidence of market 
rebalancing between the general and student housing markets.    

4.6. The Little Woodhouse Neighbourhood Design Statement (2011) recognises the prevalence 
of purpose-built student flats and states positive characteristics of the area include the strong 
frontage to Burley Road and the variety of architecture. The proposal had been designed to 
be in keeping and integrated with the character of the area. 

4.7. The principle of student accommodation was previously considered acceptable in this 
location, and there are no changes in circumstance which would warrant reaching a different 
conclusion. 

4.8. The proposal therefore meets criteria (i) to (iv) in Core Strategy Policy H6(B). Criterion (v) 
concerning amenity is considered below. 

Retail 

4.9. With regard to retail development, Policy CC1 states proposals for convenience retail up to 
200sqm will be deemed acceptable anywhere within the city centre. As the proposed retail 
element falls below 200sqm, there is no requirement to undertake a sequential assessment. 
Nonetheless, the proposed retail element will serve local people, including the new 
occupiers of the proposed development and existing residents in the area.  

4.10. The increase in floorspace (189sqm) is significantly below the 1,500sqm threshold set in the 
Core Strategy for a retail impact assessment. There is therefore no requirement to undertake 
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a retail impact assessment. Nonetheless, there will be no impact on the city centre, given the 
unit will meet local shopping needs.  

4.11. As such there is no reason to resist the application on retail grounds. 

4.12. The retail element of the previous scheme was deemed acceptable and there are no 
changes in circumstance to warrant reaching a different conclusion. 

Design  

4.13. The proposal has been carefully designed to provide a high quality standalone building, 
which will be well integrated into the surrounding area and will make a positive contribution 
to the street scene and the character of the area. 

4.14. The proposal provides a strong frontage to Burley Road and adds to the existing variety of 
architecture in the area, in line with the Little Woodhouse Neighbourhood Design Statement 
(2011). The proposed development adopts high quality materials and its scale and massing 
will add interest to the skyline within this area of the city centre.  

4.15. The second reason for refusal for the previous scheme concerned the height and bulk of the 
proposed building. The Inspector concluded that the six storey podium element of the 
building was acceptable as it “would closely relate to, and be in keeping with, the general 
character and appearance of this area”. However, concern was raised with the blade 
element which would be taller and wider than the Sorting Office. 

4.16. This element has therefore been removed from the proposal, and it provides a building of 
consistent height. 

4.17. The appeal decision references a number of views, from which the taller element of the 
building would be dominant: 

1) “looking east ‘up’ Park Lane where the blade would be seen in 
front of, and significantly higher than, Oak House - a five storey 
office building on the north side of Park Lane” (paragraph 12); 

2) “From Belle Vue Road, the blade would also largely obscure the 
Sorting Office. Here it would be seen in the context of two-storey 
residential development which, although on much higher ground, 
is significantly smaller in scale. In these views the height and 
mass of the blade would appear over dominant and out of 
character” (paragraph 12); 

3) “West facing views on Park Lane widen close to the appeal 
site  From here the taller and wider blade would be seen 
beyond the Sorting Office, restricting the view of hillside and sky 
in the distance beyond” (paragraph 13); and 

4) “At the corner of Rutland Mount and Burley Street the scale and 
height of the blade, close to the back edge of the pavement 
would be both dominating and dramatic in close views; much 
more so than either the adjacent Sorting Office or the Sentinel 
Towers building on lower ground opposite” (paragraph 14). 

4.18. This new application therefore includes a number of visuals which show the revised scheme 
from these viewpoints to demonstrate how the building is appropriate in the context of the 
surrounding area: 

• View 1 – Image 19 (drawing ref: 3173-P(3)048 A); 
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• View 2 – Image 15 (drawing ref: 3173-P(3)044 C); 

• View 3 – Image 18 (drawing ref: 3173-P(3)047 A); and 

• View 4 – Image 1 (drawing ref: 3173-P(3)030 I). 

4.19. Section drawings are also provided to show the building in the context of adjacent buildings. 

4.20. The revised scheme removes the element of the proposal which was deemed unacceptable 
by the Planning Inspector and therefore addresses the reason for refusal. All other aspects 
of the design (with the exception of internal amenity standards) were deemed acceptable by 
the council and there are no changes in circumstance to warrant reaching a different 
conclusion. 

4.21. The residential properties in the surrounding area will not be affected by the proposals given 
the distance to the site. The site will be a managed facility with on-site management. The 
site will include bin stores, within the courtyard to the east of the property. These will be 
located behind a wall and therefore shielded from adjacent uses. 

4.22. It is also necessary to note that the previous building was vacant and derelict, and the 
proposal represents an improvement in outlook for the nearest general housing properties, 
circa 50m north of the site, whilst having no significant effect on daylighting or outlook. It will 
also represent a major improvement in the street scene and character of the area compared 
to what was there previously (see photos at Appendix 1) and the site as it stands.  The 
proposal therefore will make a significant and positive contribution to urban form and 
constitutes good design in the context of the Core Strategy and Framework. 

4.23. Further detail regard design is provided in the Design and Access Statement. 

Amenity and satisfactory internal living accommodation 

4.24. The proposed scheme comprises a high quality of accommodation, in terms of size of flats 
and facilities offered. The flats will be built to high residential standards and in a managed 
environment. The scheme has also been designed to ensure sufficient daylight and outlook 
to the flats. 

4.25. In the absence of any formally adopted floorspace guidance for residential properties, or 
specifically student accommodation, Leeds City Council planning officers are considering the 
amenity of individual units. 

4.26. The previous scheme included 110 student flats, 60 of which were between 20 and 21sqm in 
floor area. The Inspector noted that 50% of the units would be circa 20sqm and concluded: 

“ that for the purpose and function of fully self-contained independent 
occupation, where a student would sleep, cook, eat, study and relax, 
approximately 50% of the studios would fail to provide a satisfactory 
sense of spaciousness and would feel uncomfortably small, cramped and 
oppressive.” 

4.27. We maintain that by definition, units of 22sqm plus should therefore be deemed acceptable 
for student habitation if the terms of the Inspector’s decision are to be followed. However, the 
pre-application advice we have since received from officers does not follow that logic.    

4.28. In order to achieve an earlier permission and avoid a further appeal we have advised that 
studio flats with more than 25sqm should be proposed and the studios have as a result 
increased in size under the new scheme.  This has resulted in a reduction from 110 to 87 
student studio flats.  

4.29. Notwithstanding that the studios should not be assessed against strict floorspace thresholds 
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as there are no adopted standards in place and there is nothing within the nationally 
described space standard to confirm they should be applied to purpose-built student 
housing, the proposed studios have an average unit size of 28.6sqm.  Only one unit is below 
26sqm (25.7sqm), and has windows on two elevations (south and west). The largest unit is 
36sqm.  

4.30. Nearly half (38 of the 87 units) are 28.5sqm or above, and the vast majority (75 of the 87 
units) are 27sqm or above. The 12 units below 27sqm generally have south facing windows 
and/or high levels of outlook. These studios are also generally standard sizes and overlook 
the outdoor communal space, which is set back from the road. For example, five of these are 
26.6sqm, each having two windows looking out onto the communal roof garden. The ‘corner 
units’ which officers previously raised concerns with have been removed therefore providing 
more standardised, square and rectangular units with good levels of daylight and outlook.  

4.31. A schedule of studios and floorspace is enclosed at Appendix 2.  

4.32. However, assessing the scheme as a whole, the proposed building also includes communal 
space including a lounge at ground floor level, a common room and a south facing patio 
garden. Adding a proportion of the lounge (99.8sqm) and common room (77.4sqm) to the 
average room size, this increases the space per student to 30.6sqm. In addition to this, the 
students will have access to an attractive rooftop garden of 130sqm.  

4.33. This increases the space per studio to an average of 32.1sqm. 

4.34. Overall, residents will have a high quality of accommodation and amenity when viewed in 
general and accommodation that in no way can be described as cramped.  

4.35. An illustrative layout is provided (drawing ref: 3173(5)001 F), which demonstrates the 
liveability of the units.  The proposed units provide an increased sense of spaciousness to 
the previously refused scheme and allow for sufficient space to sleep, relax, socialise, eat, 
cook, study, wash etc. To reiterate, this is a studio format scheme, and as such the 
illustrative layout adopts an open plan format, without separate rooms within each studio. 

4.36. The building provides students with an appropriate level of private space, alongside access 
to other spaces to relax, study and socialise. The on-site retail unit will serve the immediate 
retailing needs of the students, and outdoor amenity space provides an open area from 
street level. 

4.37. Therefore, the proposal is in accordance with Core Strategy Policy H6(B) criterion (v).  

4.38. The revised scheme therefore fully addresses the concerns of the Planning Inspector and 
therefore addresses the reason for refusal. 

Highways  

4.39. As detailed above, the proposed development is within convenient walking distance of local 
facilities and includes secure cycle lockers and facilities for visitors. 

4.40. Due to its sustainable location within the city centre, the proposed scheme is essentially a 
car free development and will have no effect on vehicular traffic and the local highways 
network. 

4.41. The proposed development includes four off-street disabled parking spaces and an off-street 
layby located off Burley Street to the south for delivery and short stay at the retail unit and a 
layby located off Park Lane to the north for drop-off purposes for the student 
accommodation.  

4.42. The proposed parking arrangements will facilitate the use of the retail unit and the arrival and 
departure of students at term time. The accommodation will be managed to ensure the drop-
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off facilities are correctly used. 

4.43. Therefore the traffic generated by the development will be limited to visitor trips and service 
deliveries only. The Transport Assessment concludes the site is a sustainable location for a 
car free development and the proposal is sustainable in transport terms. 

4.44. The previous scheme was deemed acceptable from a highways perspective and there are 
no changes in circumstance to warrant reaching a different conclusion. 

Noise 

4.45. The submitted Noise Assessment concludes that there are no significant issues relating to 
noise impacts on future residents of the site, subject to the implementation of appropriate 
acoustic design measures. 

4.46. The outdoor communal areas are appropriately located to ensure there will be no impact on 
the existing residential properties in close proximity to the area. 

4.47. The proposal is therefore acceptable in noise terms. 

4.48. Again, the previous scheme was deemed acceptable from a noise perspective and there are 
no changes in circumstance to warrant reaching a different conclusion. 
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5. Conclusion       

5.1. The proposal will ensure the future viable use of vacant land which is in need of regeneration 
and will provide high quality flats to meet evident student accommodation demand.  

5.2. The site is an ideal location for student accommodation, given it is located within walking and 
cycling distance of the main university campuses and city centre. The type of 
accommodation proposed meets current student requirements and responds to the need for 
purpose-built student accommodation in Leeds. This therefore provides an attractive offer to 
student accommodation providers. 

5.3. All of the proposed studios with provide good standards of accommodation, amenity and 
liveability for future residents. The proposals are wholly appropriate to their urban, city centre 
setting and in scale and keeping with the urban grain and local scale of buildings. As such, 
the concerns regarding design and amenity from the previous scheme have been fully 
addressed.  

5.4. The supporting technical statements demonstrate the scheme is acceptable in terms of 
highways, noise and ground conditions. 

5.5. In summary, the proposal fully complies with the Core Strategy and the Framework and 
should be approved accordingly. There are no other material considerations which indicate 
otherwise. 
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Appendix 1 
 
View of site and surrounding area from north east 

 
 
View of northern elevation of existing building from east 

 
 
 
 



View of eastern elevation from north east 

 
 
View of site and surrounding area from north west 

 
 
 
 
 
 
 
 
 



View of southern elevation from south east 

 
 
View of site and surrounding area from south west 
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Appendix 2 
 

Flat No Floor Area (sqm) 

1 27.9 
2 31.1 
3 34.4 
4 34.4 
5 34.4 
6 26.3 
7 28.8 
8 27 
9 29.7 

10 26.6 
11 26.4 
12 28.3 
13 29.6 
14 36 
15 28.2 
16 28.3 
17 29.5 
18 28.5 
19 25.7 
20 28.8 
21 27 
22 29.7 
23 26.6 
24 26.4 
25 28.3 
26 29.6 
27 29.1 
28 28.4 
29 28 
30 27.5 
31 27.6 
32 28.2 
33 28.3 
34 29.5 
35 28.5 
36 29.4 

Average 28.94 
 



Flat Number Floor Area (sqm) 

37 28.8 
38 27 
39 29.7 
40 26.6 
41 26.4 
42 28.3 
43 29.6 
44 29.1 
45 28.4 
46 28 
47 27.5 
48 27.6 
49 27.6 
50 28.3 
51 29.5 
52 28.5 
53 29.4 
54 28.8 
55 27 
56 29.7 
57 26.6 
58 26.4 
59 28.3 
60 29.6 
61 29.1 
62 28.4 
63 28 
64 27.5 
65 27.6 
66 28.2 
67 28.3 
68 29.5 
69 28.5 
70 29.4 
71 28.8 
72 27 
73 29.7 
74 26.6 
75 26.4 
76 28.3 
77 29.6 
78 29.1 
79 28.4 
80 28 



81 27.5 
82 27.6 
83 28.2 
84 28.3 
85 29.5 
86 28.5 
87 29.4 

Average 28.28 
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	1.11. The reasons for refusal which were upheld at appeal were:
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	2.8. There are no listed buildings adjacent to the site, nor is it located in a conservation area.
	Planning history
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	3.18. Spatial Policy 6 (facilitating the development of brownfield and regeneration sites and partnership working for housing growth) is clearly of relevance, as is Policy CC3 (“provide and improve routes connecting the City Centre with adjoining neig...
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	3.22. GP5 is a general ‘catch-all’ policy setting out detailed planning considerations to be resolved for development proposals, including design in its broadest sense.
	3.23. Saved policy T2 sets out transport criteria for new development including residential development being within convenient walking distance of local facilities and making adequate provision for cycle use/ parking.
	3.24. With regard to new buildings, saved Policy BD2 states:
	3.25. Saved Policy BD5 states:
	Supplementary Planning Guidance
	Little Woodhouse Neighbourhood Design Statement


	3.26. The Little Woodhouse Neighbourhood Design Statement (2011) sets out guidance for development in this area. The document’s preparation has been community led with the support of the Little Woodhouse Community Association. It sets out design guida...
	3.27. The document recognises the prevalence of purpose-built student flats and states positive characteristics of the area include the strong frontage to Burley Road and the variety of architecture.
	Neighbourhoods for Living

	3.28. LCC SPG13: Neighbourhoods for Living 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....
	Other policy considerations
	The Leeds Standard


	3.29. This document was referred to in the consideration of the previous proposal on the site. It is not a planning document but a set off standards for new council housing, covering design, space and energy efficiency.
	London Housing Design Guide 2010

	3.30. This document was also referred to in the consideration of the previous proposal on the site. This document was relevant to general housing and proposals for new dwellings and did not apply to student housing.
	Greater London Authority: Housing SPG

	3.31. The GLA Housing SPD was issued in November 2012. The document contains a wide range of policies and standards in respect of housing development in London. Annex 4 suggests minimum floorspace sizes for all housing types.
	3.32. Paragraph 2.1.14 confirms

	4. Planning Considerations
	4.1. The following section considers the key planning considerations which are considered to be the principle of the development, design and amenity, highways, noise and wind.
	Principle of development
	Student accommodation

	4.2. The site is located within the designated city centre boundary.  It is ideally located to provide additional purpose built accommodation as it is within walking and cycling distance of the university campuses and city centre, without additional s...
	4.3. The proposal will also ensure the future viable use of this vacant land in need of regeneration and will result in a major urban enhancement.
	4.4. The development will not reduce local housing stock suitable for family and non-student accommodation; indeed the proposal will continue to divert demand and enable traditional housing across the Area of Housing Mix formerly let to students to re...
	4.5. There is strong demand for high quality, purpose-built student accommodation comprising flats in close proximity to the main campuses. This form of accommodation is increasingly popular, especially with overseas and post-graduate students and ret...
	4.6. The Little Woodhouse Neighbourhood Design Statement (2011) recognises the prevalence of purpose-built student flats and states positive characteristics of the area include the strong frontage to Burley Road and the variety of architecture. The pr...
	4.7. The principle of student accommodation was previously considered acceptable in this location, and there are no changes in circumstance which would warrant reaching a different conclusion.
	4.8. The proposal therefore meets criteria (i) to (iv) in Core Strategy Policy H6(B). Criterion (v) concerning amenity is considered below.
	Retail

	4.9. With regard to retail development, Policy CC1 states proposals for convenience retail up to 200sqm will be deemed acceptable anywhere within the city centre. As the proposed retail element falls below 200sqm, there is no requirement to undertake ...
	4.10. The increase in floorspace (189sqm) is significantly below the 1,500sqm threshold set in the Core Strategy for a retail impact assessment. There is therefore no requirement to undertake a retail impact assessment. Nonetheless, there will be no i...
	4.11. As such there is no reason to resist the application on retail grounds.
	4.12. The retail element of the previous scheme was deemed acceptable and there are no changes in circumstance to warrant reaching a different conclusion.
	Design
	4.13. The proposal has been carefully designed to provide a high quality standalone building, which will be well integrated into the surrounding area and will make a positive contribution to the street scene and the character of the area.
	4.14. The proposal provides a strong frontage to Burley Road and adds to the existing variety of architecture in the area, in line with the Little Woodhouse Neighbourhood Design Statement (2011). The proposed development adopts high quality materials ...
	4.15. The second reason for refusal for the previous scheme concerned the height and bulk of the proposed building. The Inspector concluded that the six storey podium element of the building was acceptable as it “would closely relate to, and be in kee...
	4.16. This element has therefore been removed from the proposal, and it provides a building of consistent height.
	4.17. The appeal decision references a number of views, from which the taller element of the building would be dominant:
	4.18. This new application therefore includes a number of visuals which show the revised scheme from these viewpoints to demonstrate how the building is appropriate in the context of the surrounding area:
	4.19. Section drawings are also provided to show the building in the context of adjacent buildings.
	4.20. The revised scheme removes the element of the proposal which was deemed unacceptable by the Planning Inspector and therefore addresses the reason for refusal. All other aspects of the design (with the exception of internal amenity standards) wer...
	4.21. The residential properties in the surrounding area will not be affected by the proposals given the distance to the site. The site will be a managed facility with on-site management. The site will include bin stores, within the courtyard to the e...
	4.22. It is also necessary to note that the previous building was vacant and derelict, and the proposal represents an improvement in outlook for the nearest general housing properties, circa 50m north of the site, whilst having no significant effect o...
	4.23. Further detail regard design is provided in the Design and Access Statement.
	Amenity and satisfactory internal living accommodation
	4.24. The proposed scheme comprises a high quality of accommodation, in terms of size of flats and facilities offered. The flats will be built to high residential standards and in a managed environment. The scheme has also been designed to ensure suff...
	4.25. In the absence of any formally adopted floorspace guidance for residential properties, or specifically student accommodation, Leeds City Council planning officers are considering the amenity of individual units.
	4.26. The previous scheme included 110 student flats, 60 of which were between 20 and 21sqm in floor area. The Inspector noted that 50% of the units would be circa 20sqm and concluded:
	4.27. We maintain that by definition, units of 22sqm plus should therefore be deemed acceptable for student habitation if the terms of the Inspector’s decision are to be followed. However, the pre-application advice we have since received from officer...
	4.28. In order to achieve an earlier permission and avoid a further appeal we have advised that studio flats with more than 25sqm should be proposed and the studios have as a result increased in size under the new scheme.  This has resulted in a reduc...
	4.29. Notwithstanding that the studios should not be assessed against strict floorspace thresholds as there are no adopted standards in place and there is nothing within the nationally described space standard to confirm they should be applied to purp...
	4.30. Nearly half (38 of the 87 units) are 28.5sqm or above, and the vast majority (75 of the 87 units) are 27sqm or above. The 12 units below 27sqm generally have south facing windows and/or high levels of outlook. These studios are also generally st...
	4.31. A schedule of studios and floorspace is enclosed at Appendix 2.
	4.32. However, assessing the scheme as a whole, the proposed building also includes communal space including a lounge at ground floor level, a common room and a south facing patio garden. Adding a proportion of the lounge (99.8sqm) and common room (77...
	4.33. This increases the space per studio to an average of 32.1sqm.
	4.34. Overall, residents will have a high quality of accommodation and amenity when viewed in general and accommodation that in no way can be described as cramped.
	4.35. An illustrative layout is provided (drawing ref: 3173(5)001 F), which demonstrates the liveability of the units.  The proposed units provide an increased sense of spaciousness to the previously refused scheme and allow for sufficient space to sl...
	4.36. The building provides students with an appropriate level of private space, alongside access to other spaces to relax, study and socialise. The on-site retail unit will serve the immediate retailing needs of the students, and outdoor amenity spac...
	4.37. Therefore, the proposal is in accordance with Core Strategy Policy H6(B) criterion (v).
	4.38. The revised scheme therefore fully addresses the concerns of the Planning Inspector and therefore addresses the reason for refusal.
	Highways
	4.39. As detailed above, the proposed development is within convenient walking distance of local facilities and includes secure cycle lockers and facilities for visitors.
	4.40. Due to its sustainable location within the city centre, the proposed scheme is essentially a car free development and will have no effect on vehicular traffic and the local highways network.
	4.41. The proposed development includes four off-street disabled parking spaces and an off-street layby located off Burley Street to the south for delivery and short stay at the retail unit and a layby located off Park Lane to the north for drop-off p...
	4.42. The proposed parking arrangements will facilitate the use of the retail unit and the arrival and departure of students at term time. The accommodation will be managed to ensure the drop-off facilities are correctly used.
	4.43. Therefore the traffic generated by the development will be limited to visitor trips and service deliveries only. The Transport Assessment concludes the site is a sustainable location for a car free development and the proposal is sustainable in ...
	4.44. The previous scheme was deemed acceptable from a highways perspective and there are no changes in circumstance to warrant reaching a different conclusion.
	Noise
	4.45. The submitted Noise Assessment concludes that there are no significant issues relating to noise impacts on future residents of the site, subject to the implementation of appropriate acoustic design measures.
	4.46. The outdoor communal areas are appropriately located to ensure there will be no impact on the existing residential properties in close proximity to the area.
	4.47. The proposal is therefore acceptable in noise terms.
	4.48. Again, the previous scheme was deemed acceptable from a noise perspective and there are no changes in circumstance to warrant reaching a different conclusion.

	5. Conclusion
	5.1. The proposal will ensure the future viable use of vacant land which is in need of regeneration and will provide high quality flats to meet evident student accommodation demand.
	5.2. The site is an ideal location for student accommodation, given it is located within walking and cycling distance of the main university campuses and city centre. The type of accommodation proposed meets current student requirements and responds t...
	5.3. All of the proposed studios with provide good standards of accommodation, amenity and liveability for future residents. The proposals are wholly appropriate to their urban, city centre setting and in scale and keeping with the urban grain and loc...
	5.4. The supporting technical statements demonstrate the scheme is acceptable in terms of highways, noise and ground conditions.
	5.5. In summary, the proposal fully complies with the Core Strategy and the Framework and should be approved accordingly. There are no other material considerations which indicate otherwise.
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