
addressed through better and more consistent application of the Council’s 
Neighbourhoods for Living guidance.  The Leeds Standard sets a minimum target of 
37sqm for a self-contained studio flat.  This standard closely reflects the 
Government’s Technical Housing Standards – Nationally Described Space Standard 
which seek to promote a good standard of internal amenity for all housing types and 
tenures.  Whilst neither of these documents has been adopted as formal planning 
policy and only limited weight can be attached to them, given their evidence base in 
determining the minimum space requirements, they are currently used to help 
inform decisions on the acceptability of development proposals.   
 

7.5 Emerging Site Allocations Plan – Site Allocation Proposals (Housing & 
Safeguarded Land) 2015 
The draft site allocations presented to Development Plans Panel on 13 January 2015 
provide the basis for delivering the Council’s housing and employment growth over 
the plan period. These allocations have now been the subject of public consultation.  
This site is identified as Housing site no. 226 as a brownfield City Centre infill site for 
48 dwellings. 
 

8.0 MAIN ISSUES 
 
8.1 Principle of use 
8.2 The effect of the proposed development on the character and appearance of the 

locality and the impact on surrounding amenities 
8.3 The living conditions of the future occupiers of the proposed studio flats, with 

particular regard to internal living space, outlook, and external amenity space. 
8.4 Highways and transportation 
8.5 Sustainability 
8.6 Wind 
8.7     Other matters raised by representations 
8.8 Section 106 obligations and CIL 
 
9.0 APPRAISAL 
 
9.1 Principle of use 
9.1.1 The National Planning Policy Framework, Leeds Unitary Development Plan Review, 

and the Leeds Core Strategy, would all support the principle of residential 
development with a supporting small scale town centre commercial use in this City 
Centre brownfield site location, which has been vacant for many years.    With regard 
to the Kirkstall Road Renaissance Area Planning Framework (an informal SPG with 
limited weight) this advises against further residential development in the City 
Heights area.  However, the City Heights area identified in this document is still 
predominantly commercial in nature.  This document does not benefit from as much 
weight as the NPPF or the Core Strategy, and does not form part of the 
Development Plan.   The Core Strategy is also more recent and was subject to more 
thorough public examination. 

 
9.1.2 Adopted Core Strategy Policy H6B relates specifically to the provision of student 

housing and is relevant to this application proposal.  H6B was adopted following the 
Core Strategy Inspector’s rejection of the Council’s position that the policy should 
include a test for need when considering applications for new student housing.  The 
application is assessed as follows against the criteria within Policy H6B: 

 
 Part i) states that development proposals should help extend the supply of student 

accommodation taking pressure off the need for private housing to be used.  This 



proposal would assist this objective by providing 87 purpose-built student studio 
flats. 

 
 Part ii) states that development proposals should avoid the loss of existing housing 

suitable for family occupation, and this proposal would also meet this objective, 
because it does not propose the loss of any family housing.   

 
 Part iii) seeks 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.  Whether the concentration is 
excessive in the area depends on the consideration of the local context.   Whilst 
excessive concentrations of student populations can cause harm to discrete 
residential areas, it is considered that as a result of the site location within a busy   
City Centre environment, the local mixed land use functions and the proximity to the 
educational campus areas that the proposed student accommodation, as a small 
percentage increase to an existing concentration, could be tolerated in this location.   
It is considered that there would be some difficulty in defining a wider area within 
which student housing proposals would not form part of a mixed community, taking 
into account the dominant commercial uses around the site, and the existing 
residential communities of Little Woodhouse.     If the community is defined across a 
wider area that includes Little Woodhouse and the area up to Kirkstall Road to the 
south, it is considered that the mix and type of residential accommodation is 
extremely varied, and therefore a balanced and mixed community is achieved.  The 
key issues would be the location of a community boundary, identifying affected 
individuals/groups, what the harm was, identifying the individuals/groups causing 
harm, and the collection of robust, credible evidence to that effect.  In addition the 
location and surrounding topography of the site means that students are likely to 
travel along the more convenient and direct main roads to nearby educational 
campuses and city centre facilities, rather than through more traditional residential 
streets such as the Kendals to the north.  It is therefore considered that the proposal 
would not undermine the balance and well-being of existing communities in the area. 

 
9.1.3 Regarding the retail unit, 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.  Therefore the retail element of the proposal would be in accordance 
with the Core Strategy. 

 
9.2 The effect of the proposed development on the character and appearance of 

the locality and the impact on surrounding amenities 
  
9.2.1 With regard to the assessment of the impact of the development on the character 

and appearance of the locality, the Appeal Inspector gave weight to Leeds Core 
Strategy Policies SP1(iii) and P10, Saved UDPR Policies GP5 and BD2, the Little 
Woodhouse Neighbourhood Design Statement 2011 (LWNDS), in particular that the 
LWNDS states that new development should be of a similar size and scale to its 
immediate neighbours. The Inspector acknowledges the varied topography of Park 
Lane and Belle Vue Road on the hillside, and the varied townscape of the immediate 
surroundings. The Inspector notes that the previous proposal did feature positive 
elements, including the provision of housing on a brownfield site with associated jobs 
and positive economic regeneration, and the general design of the podium element 
and fenestration details, but that these do not outweigh the harm to the character of 
the area caused by the 9-storey blade element. 

 


