
Indigo Planning Ltd
S Grundy
Toronto Square
Leeds
LS1 2HJ

Ask for Mr Chris Briggs
Tel  0113 2224409
EMail planning@leeds.gov.uk

Date:  17 November 2015

Dear Sir/Madam,

Enquiry Number: PREAPP/15/00803
For: Student flats and convenience store
Site At: 46 Burley Street Burley Leeds

Thank you for your enquiry on the above mentioned development received on the 26 October 
2015.  Leeds City Council welcomes pre-application discussions with applicants prior to the 
submission of a formal application.  The advice provided can provide useful guidance on 
proposals, leading to better quality developments and an increased chance of a quicker 
decision on the application.  I have had the opportunity to review the information you have 
supplied and my response is as follows.

A meeting was held on the 14 October 2015 attended by Simon Grundy and Matthew Stocks 
from Indigo Planning, and Daljit Singh and Chris Briggs from Leeds City Council Planning 
Services.  Indigo Planning explained the rationale for the revised scheme, based on their 
interpretation of the Planning Inspector’s decision on the previous proposal for this site 
(planning application 14/03735/FU).  Officers have revisited the site and considered the 
amended proposal.

The principle of self-contained student housing development with a convenience store is 
acceptable at this site.  The other main issues associated with the proposal are design, 
amenity, landscape, drainage, and highways matters.

In terms of the main issues highlighted by the Planning Inspector, we can advise you of our 
views as follows.

1. The effect of the proposed development on the character and appearance of the 
locality;

The Inspector notes that the proposal did feature positive elements, including the the general 
design of the podium element and fenestration details.  She commented that the podium 
would closely relate to, and be in keeping with, the general character and appearance of the 
area.  The architectural detailing, materials, height and scale of the original ‘podium’ block 



was thoroughly tested at the previous application and can be supported by Officers as 
originally proposed. 

Whilst there is no right to a view, the gap that currently exists (and previously existed with a 
lower warehouse building) is considered to offer relief from the taller buildings to the south for 
residential properties to the north of the site.  However, whilst the loss of the ‘blade’ is 
welcomed, we note the height of the podium building across its full width has now increased 
to 5 storeys as viewed from Park Lane.   This additional bulk may have an impact on the 
relationships to adjoining buildings, impact on the streetscene and the sense of enclosure and 
visual dominance from nearby properties.  The potential visual dominance of a taller building 
filling this gap does need to be considered.   

The additional storey to the podium block needs to be tested in context from Park Lane at the 
junction with Hanover Square, and from Burley Street at the junction of Westfield Road.  
Views from the footpath along Kendal Walk should also be considered.  Please see the 
images below:

 

                         

Until this is tested in the views in the photos above, it is considered on balance that the 
height, combined with the length of the elevation, would result in a bulk, which at the western 
end, and when viewed from Kendal Walk, cannot be supported. This would be consistent with 
our previous case at appeal, which sought to ensure that the proposed massing related well 
to its context and preserved the visual amenities of the area.   

2. The living conditions of the future occupiers of the proposed studio flats, with 
particular regard to internal living space, outlook, and external amenity space.

The Inspector reaffirms that the subjective and qualitative consideration of internal living 
spaces, arrangement and separation of living functions, usable shape, outlook, and external 
amenity space, are all reasonable material planning considerations for LPAs to assess, with 
reference to the National Planning Policy Framework (NPPF), the Leeds Core Strategy and 
the Saved Policies of the UDPR.  The Inspector confirms that where a Council does not have 
a space standard in a Local Plan it can still make a qualitative assessment of the size, space, 
layout, and other amenities of proposed dwellings, or against other policies.  Therefore, 



Officers can reasonably make an assessment of the merits of your proposal based on their 
own judgement.  

The Inspector concludes on this issue that for the purpose and function of fully self-contained 
independent occupation, where a student could 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 – and that “Overall the 
development would fail to provide a satisfactory standard of comfortable living conditions for 
the future occupiers” (Paragraph 28). 

The Inspector states that the overlapping of furniture and functions within the smallest studios 
(20sqm) would feel cramped and oppressive.  She cites a bed-head directly abuting a 
breakfast bar or kitchen area, or a sink drainer extending into a table for eating, or the design 
of an ‘L’ shaped studio just wider than the length of the bed, as particular examples.  The 
Inspector comments that the spaces shown would not be sufficient to allow the occupiers to 
comfortably carry out all the functions of living, no matter how the illustrative internal layouts 
of furniture were reconfigured.

Whilst the removal of the L-shaped units is welcomed, there are some units which are still 
cramped in our view, and do not fully resolve the issues above.  

It is generally considered that the units that are circa 24-28sqm and of a cranked or 
rectangular shape do not feature enough separation between living functions.  It is our view 
that there are too many units of this size, and not enough of a size, shape and layout that we 
would be able to support in terms of achieving acceptable levels of internal amenity.  The 
juxtaposition and spacing between items of furniture and fittings is rarely more than 1-2m in 
any given combination, providing limited space for general circulation and separation of 
different living functions.  

Overall, it is considered that the typical layouts shown are cramped for fully self-contained 
living. For example in the case of the illustrative ‘cranked’ studio layout the distance between 
the wardrobe, the bed, and dining table are too constrained, making sitting and movement 
between these areas difficult. In some units the wardrobe protrudes fully into the main 
circulation space in the flat.  

Further to your assertion that the furniture sizes are based on the evidence used to formulate 
the Nationally Described Housing Standard, we have compared the furniture sizes shown on 
your typical layouts and found that the furniture sizes are inadequate.  For example, the 
dining table for a single person household is too small (800mm square is suggested), the sink 
(and lack of a drainer, which should be provided) is too small (the evidence suggests 
1000mm), the worktops are too small (the evidence suggests 600mm deep), and there should 
be some space at the end of the bed (the evidence suggests 250mm).     

On balance, and in this case, only where the unit size reaches circa 29-30 sqm in a wide (as 
opposed to narrow or elongated) rectangular shape, is it considered that there is room for 
sufficient space for ‘normal sized’ furniture between general living, sleeping, studying, eating, 
cooking, food preparation, storage and circulation in the main body of the unit, regardless of 
exact furniture layout.  This approximate figure is based on our assessment of these key 
functions, and using reasonable, evidenced based furniture and fittings sizes.



The Inspector notes that the needs of students may be different to others, but acknowledges 
that many students such as postgraduates or overseas student would occupy their 
accommodation all year round and could spend a significant amount of time in their studio 
flats.   On this basis, we would expect a student self-contained unit to feature the same 
amenities of internal living spaces, useable space and arrangement and separation of living 
functions as an open-market C3 residential flat.  It is acknowledged that the units are aimed at 
single occupancy, however evidence on housing sizes demonstrates that there is no reason 
to reduce the size of the areas for living functions on this basis, as people who live on their 
own will socialise or study in their own flat at various times, with at least one other person.

It is considered that generally the units facing Rutland Mount now have sufficient daylight and 
outlook, due to increased distance to the Sorting Office, the reduction in the number of units 
on each floor on this side of the building, the positioning of dual aspect units on the corners of 
the building, and the provision of additional south and north facing windows to the units in 
between.

Off-site highways works to the previously specified locations will be required, as well as works 
to improve Rutland Mount itself, as shown on your scheme drawings.  These works would be 
controlled by planning condition.

Regarding your request to present to Plans Panel, this is considered appropriate only when 
you propose a scheme that officers can support.  Please contact me to arrange another 
meeting with officers to negotiate a mutually acceptable solution to the above concerns.

The most relevant Planning Policies including any area based policies and SPG/SPDs are:
National Planning Policy Framework (NPPF) 
Core Strategy Adopted Nov 2014
Saved Unitary Development Review 2006 Policies
Adopted Natural Resources and Waste Local Plan 2013
Supplementary Planning Guidance and Supplementary Planning Documents
http://www.leeds.gov.uk/council/Pages/Design-Neighbourhoods-and-Village-Design-Statements-
docs.aspxLittle Woodhouse Neighbourhood Design Statement

Community Infrastructure Levy (CIL) charging is applicable.  A CIL calculator is available from 
the Documents part of the planning application forms page on our web site.  (Please save this 
to your system before completing it.)

We encourage pre-application community consultation and a leaflet is available.  In this case 
you should consider consulting all neighbours, the previous objectors and Hearing attendees, 
the Little Woodhouse Community Association, and City and Hunslet and Hyde Park and 
Woodhouse Ward Councillors.

The information you need to provide with your application is detailed on the planning 
validation criteria available from the Documents part of the planning application forms page on 
our web site.  Please refer to the table below.   

You can use the Planning Portal fee calculator to calculate how much the planning fee would 
be for your proposal.  
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Plans/Information Required for a Valid 
Application 

Yes/No Additional Comments

Design and Access Statement Yes
Up to date Location Plan Yes
Existing and Proposed Site Layout Yes
Block Plan Yes
Existing and Proposed Elevations Yes
Existing and Proposed Floor Plans Yes
Existing and Proposed Sections, Finished 
Floor Levels/Site Levels 

Yes

Existing and Proposed Roof Plans Yes
Air Quality Assessments No
Biodiversity Assessment No
Coal Recovery Report Yes
Coal Mining Risk Assessment Report Yes
Community Infrastructure Levy Yes
Daylight/Sunlight Assessment No
Environmental Statement No
Flood Risk Assessment No
Foul Sewerage and Utilities Assessment No
Heritage Statement No 
Land Contamination Assessment Yes
Landscaping details Yes 
Lighting Assessment No
Noise Assessment Yes
Parking Provision Yes
Pedestrian eye-level Photomontages Yes See above text
Planning Obligations – incl affordable 
housing

No

Planning Statement Yes
Sand and gravel minerals safeguarding No
Safeguarding minerals and waste sites No
Statement of Community Involvement Yes
Structural Survey No
Sustainability Appraisal Yes
Wind report Yes Please update the previous report
Telecommunications development No
Town Centre uses Yes
Transport Assessment Yes Statement only
Travel Plans No
Tree Survey/Arboricultural Implications No
Ventilation/Extraction Statement No  



I hope you have found my response helpful, however, the advice provided cannot deliver a 
guaranteed decision because:

1. formal applications are subject to a wider consultation process and issues may come to 
light that are not known at the time of giving the advice.

2. the views given will be current at the time of giving the advice but changes in planning 
circumstances and policy will need to be taken into account when the application is 
decided; and 

3. larger and/or more contentious applications may be decided by a plans panel made up 
of elected members.  Whilst the panel will have an officer report and recommendation 
to consider, members may decide to give different weight to key issues and other 
material considerations, in arriving at their decision.   

Yours faithfully

Mr Chris Briggs
Principal Planner


