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1.0 Introduction 


1.1 Savills is instructed by National Grid to respond and submit representations on its behalf to the 
Council’s Draft Site Allocations Plan Development Plan Document (SAP) in respect of the site 
allocation matters raised by the publication draft document. The comments that follow relate 
specifically to our client’s interests at the Kidacre Street and build on previous representations 
that have been submitted to past iterations of the plan in respect of this land. 


1.2 A site location plan indicating the extent of our client’s land ownership (‘the site’) extends to some 
5.92 acres and is outlined on the plan included at Appendix A of this statement. For clarity, 
Northern Gas Networks (NGN) are also the current tenants of our client’s site at Kidacre Street, 
albeit their tenancy is due to cease shortly and the site will be available for development in 2016. 


1.3 These representations have been prepared in the context of paragraph 182 of the National 
Planning Policy Framework (“the Framework”) stating that a plan should be:  


• Positively prepared – the plan should be prepared based on a strategy which seeks to meet 
objectively assessed development and infrastructure requirements, including unmet 
requirements from neighbouring authorities where it is reasonable to do so and consistent 
with achieving sustainable development  


• Justified – the plan should be the most appropriate strategy, when considered against the 
reasonable alternatives, based on proportionate evidence.  


• Effective – the plan should be deliverable over its period and based on effective joint working 
on cross-boundary strategic priorities.  


• Consistent with national policy – the plan should enable the delivery of sustainable 
development in accordance with the policies in the Framework.  


 
1.4 The representations that follow identify that the plan has not been positively prepared in respect 


of planning comprehensively for development in this part of South Leeds.  


 
1.5 The Council has adopted an inconsistent approach in dealing with development sites in the 


southern part of the City that may be affected by the route of HS2 between those in the Aire 
Valley and those that are on the SAP. In failing to plan for this future requirements in this area the 
plan will not be effect nor consistent with national policy in delivering sustainable development.  


 
1.6 These representations seek to focus only on site specific matters of relevance to the client’s 
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existing land at Kidacre Street and the representations are arranged as follows: 


• Section 2 of this representation sets out the background and context to the site.  


• Section 3 provides commentary on the draft allocations DPD in respect of the site. 


• Section 4 provides a summary of the response and makes recommendation in respect of 
the statutory matters raised by this publication draft and its conformity with paragraph 182 
of the NPPF. 
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2.0 Site Context and Background 


Macro- Economic Context 


2.1 The prospects for the North are extremely promising. In June 2014, in the Power Hall of the 
Museum of Science and Industry in Manchester, George Osborne formally launched the concept 
of the Northern Powerhouse. The initiative which is gaining momentum is aimed at agglomerating 
the existing cities of the North, viewing them as a singular economic unit and in doing so create a 
counterbalance to the London economy to the benefit of not only the North, but also the rest of 
the UK. To this end, it appears as though Leeds is extremely well positioned to take advantage of 
this potential rapid growth and inward investment over the coming years. 


2.2 The Leeds City Region clearly aims to build on this, with the its adopted long term vision to be “a 
world leading, dynamic and sustainable low carbon economy that balances economic growth with 
a high quality of life for everyone.” 


2.3 The City Region is home to around 100,000 businesses, 1.3 million jobs and eight 
universities/higher education institutions, many of them boasting world class research expertise. 
Its £54 billion economy is larger than that of several European nations. The City Region delivers 
the largest number of manufacturing jobs in the UK, and the largest number in financial and 
business services outside London. 


Leeds South Bank 


2.4 The southern area of Leeds City Centre, lying broadly between the railway station and south of 
the River Aire is at the heart of the Leeds City Region. A long term process of change has now 
begun in this area with the closure and partial demolition of the former Tetley’s Brewery site 
alongside existing significant development sites with the potential for delivering 220,000sqm of 
development and the potential for over 10,000 jobs. During the last three years the Council has 
been in discussions with major landowners in the area to arrive at a common vision for the 
delivery of the large scale and high quality mixed use developments outlined in the South Bank 
Planning Statement, adopted in 2011. The area includes Holbeck Urban Village which could 
support up to 5000 new homes and the adjacent Urban Eco-Settlement project, a large scale 
regeneration proposal for national exemplar sustainable development. 


2.5 Historically, regeneration in Leeds City Centre has focussed on the established North Bank 
where, over the last ten years, £10bn has been invested in major developments. This has 
included major investment in the Civic and University Quarters, the opening of new state of the 
art 13,000 seat Arena and in Trinity Leeds the largest single retail centre opening in Europe in 
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2013. Further major investment in retailing is in the pipeline with the Victoria Gate development 
scheduled to complete in 2016.  


2.6 To this end, the expansion and growth to the south of the City Centre has been considered by the 
Council to be the next natural phase in the development of the City. Therefore, it is essential that 
any growth is planned in such a way as to not inhibit the regeneration of this area in the future. 


2.7 In terms of the current connections, Network Rail has been working with Council and Metro to 
develop a transformational Masterplan for Leeds’ existing station with a reassurance that 
significant rail improvements will take place in the future. Current improvements by Network Rail 
are underway to upgrade the station, including a new southern entrance to the station. These 
improvements are currently being built and the entrance is due to open in January 2016. 


2.8 Other development sites on the south side of Leeds with current planning permission including 
the land at Globe Road, for 11,753m2 of mixed use development and the land at Sweet Street for 
some 83,000m2 of mixed use development. This, along with the recent promotional brochures 
produced for the South Bank exhibited at MIPIM 2015, demonstrates that this area is one that is 
set for substantial, long term change and offers a leading area in which to focus future 
investment. 


South Bank Planning Statement Area (PSA) 


2.9 The emerging Aire Valley Area Action Plan DPD which is being progressed in parallel with the 
Site Allocations DPD identifies a 19.52 hectare site (ref AV94) known as the ‘South Bank 
Planning Statement Area’ as a Mixed Use allocation capable of delivering 825 units and 
73,500m2 of office development. The site extends as far south as Victoria Road, stopping some 
150m short of our client’s landholdings. 


Site Specific Context 


2.10 In terms of the land at Kidacre Street, the site therefore occupies a prime, gateway location on 
the route into Leeds City Centre from the M621 and is located between the South Bank 
developments, Holbeck Urban Village and the Motorways. With the new southern entrance to the 
railway station, the site is ideally placed to benefit from the increased accessibility to public 
transport and development opportunities that are set to take place in this area.  


2.11 Therefore, not surprisingly, the site has therefore been identified by National Grid for some time 
as a site with strong future development potential. The current tenancy with NGN is currently due 
to cease and the site will therefore be suitable and available for a flexible mixed use allocation to 
come forward within the Local Plan.  
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2.12 Given the tenancy expiration development could begin as early as 2016, with the quantum of 
development subject to the HS2 route which is currently being reviewed prior to safeguarding. 
One possible location for a terminal has been identified on New Lane, the approach to which 
would require our Client’s land. However, we understand the location of the new station is under 
review. 


2.13 This may impact on the developable area of the site, albeit it is unclear at the present time as to 
the extent at this stage. Representations were submitted to the HS2 consultation stressing the 
development potential of the land and the need for flexibility. It is understood that representations 
are currently being considered by Government before the final route is clarified.  
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3.0 Commentary on SAP 


3.1 Local Plans are required to pass a test of soundness at Examination. Paragraph 182 of the NPPF 
sets out that in order to pass this test of soundness the plan must be: 


• Positively Prepared 
• Justified 
• Effective; and, 
• Consistent with National Policy 


 
3.2 Our client recognises the importance of working with the Council for the benefit of the economy of 


Leeds, the wider City Region and Northern Powerhouse. As a general point it is essential that 
Council’s policies allow all city centre land holdings to evolve, develop and respond in a flexible 
manner to capitalise on growth and capture inward investment for the North. 


3.3 Having reviewed the Draft SAP, we consider that the plan is not positively prepared, has not been 
adequately justified and fails in its effectiveness. We therefore believe that the plan is unsound 
and would comment under the specific headings as follows:  


Justification and Positive Preparation 
 


3.4 Firstly, it is unclear why the site has not been allocated as a key development site in the City 
Centre when it has long been recognised as a gateway location. In doing so the plan fails to be 
justified and positively prepared. 


3.5 The site has been previously promoted for development within past editions of the plan. Within 
the 2013 Issues and Options version of the Site Allocations DPD the site (Ref 1267) was 
identified as a site which held potential for development. In the summary it was stated: 


“This site and SHLAA site 2014 will be significantly affected by the line of HS2 which is likely 
to be wide near the terminus. The land outside of the operational land boundary required for 
HS2 for this site and site 2014 measures 2.58ha. It is assumed that some high density 
apartment blocks might be achievable on some of the remaining non-operational land. 
Starting with the SHLAA standard multiplier of 350 dwellings per hectare, this may be halved 
to account for office and other uses and halved again to account for separation from the train 
line” 


3.6 Again, it was repeated in the draft housing allocations papers discussed at Executive Board on 
11th February 2015 that the site should not be included for the sole reason that the “site [is] 
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currently blighted by HS2.” 


3.7 Therefore it appears that the only reason for non-allocation of the site was the potential for HS2 
development. However, the land at Kidacre Street is not the only landholding in the South City 
Centre which is likely to be effected by HS2. The Draft Allocation conclusion for allocation AV94 
(falling South Bank PSA) states that:   


“Site is part vacant and part occupied by existing commercial uses (some of which are likely to 
remain throughout the plan period). There is also uncertainty of the availability of parts of the 
site as a result of HS2 route and station proposals currently shown within part of the site at 
New Lane (consultation document published January 2013). The location of the HS2 station 
remains under review and the scheme is subject to approval by parliament. Given the 
potential of the area to bring forward development but also the uncertainties created by HS2 
proposal and the need for some flexibility, the area covered by the existing South Bank 
Planning Statement (adopted 2011) is identified as one site.” 


3.8 The evidence therefore recognises that there is every chance that the HS2 route will alter to 
‘blight’ areas of the PSA, albeit in this case a major mixed use allocation is promoted in a flexible 
manner. Given the similarities between the two sites, it is fundamentally unclear why there are 
such differences in approach. It seems there is one approach for the Aire Valley DPD and an 
alternative and less positive pro-active approach for the SAP. 


3.9 As set out within these representations (and repeated by LCC above) the HS2 route has not been 
decided and is therefore liable to change, in any event there is every chance that HS2 route will 
not sterilise site and will still allow for development to come forward. The site therefore finds itself 
in an identical position to the South Bank PSA allocation, leading to clear inconsistencies with the 
Plan. 


3.10 Given this context, it is clear that the Local Plan has not been prepared in a positive manner and 
does not provide the appropriate justification for its decisions. 


Effectiveness 
 


3.11 Secondly, the Local Plan is ineffective. In an immediate environmental sense it misses the 
opportunity for the prestigious landmark development essential at key gateway locations and 
approaches into the city, particularly from the motorways.  


3.12 The Leeds City Region, together with the Council is placing great growth aspirations on the South 
Bank of the city. This is clear from recent marketing information presented by the Leeds City 
Region at MIPIM 2015, including an individual brochure produced on investment opportunities 







 


 


National Grid - Representation to Draft SAP 


 


 
   


 
  


  


10 savills.co.uk 


within the South Bank.  


3.13 Within this brochure it states that 11,750 jobs are forecast in the South Bank over the next 
decade alone (2013-2023), with potential capacity for 35,000 jobs if fully developed. Whilst Nigel 
Foster, President of the Leeds Chamber of Commerce has stated that: 


“South Bank is a major sustainable growth location for the Leeds City Region. It is providing 
the room to grow that Leeds now needs, following the outstanding success of exciting and 
dynamic developments like the city’s award winning Arena and Trinity Leeds retail and leisure 
centre, as well as Hammerson’s forthcoming Victoria Gate development and MEPC’s 
Wellington Place. It is ideally located for access to the major planned rail improvements and 
Leeds Station, including the proposed HS2 and HS3 routes. Leeds South Bank is a critical 
piece in the city’s jigsaw to consolidate the position of Leeds as one of Europe’s leading 
cities”. 


3.14 In seeking investment for the South Bank as a driver for both the City Region and wider Northern 
Powerhouse it follows that sites within both the core and fringe alike should not be hindered in 
their ability to capture investment and drive growth. In short, Leeds needs every opportunity 
needs to be taken to allow for this ‘room to grow.’ 


Draft Allocation HG6-2 Gypsy and Traveller Site 
 


3.15 We wish to object to the draft allocation of the gypsy and traveller site to the south of the client’s 
landholdings. We note that permission has been granted retrospectively for a period of 3 years 
(reference 14/03263/FU). It was stated within the officer’s report that: 


“This application is for a temporary period of [three] years, and the site allocations process 
has not been completed at the time of consideration. The land is within the gasholder’s 
hazardous installation zone, and likely to be affected by the HS2 proposal, and therefore the 
proposal is not appropriate as a permanent site.” 


3.16 In absence of any robust policy justification within the draft SAP policy it is unclear why LCC’s 
position has altered and the site has been draft allocated. Particularly so, given the economic 
potential the site could hold to help drive wider investment for the Leeds City Region and 
Northern Powerhouse in a key part of the City Centre. The site is unlikely to be a sustainable 
location for such a use and is some distance currently from local facilities such as schools and 
other facilities such as doctor’s etc.  
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4.0 Summary and Recommendations 


4.1 In summary, we believe that the Draft SAP is unsound for the following reasons: 


• It is not justified, given the clear similarities between this site and the South Bank PSA 
(AV94) HS2 and its consideration in respect of sites with development potential elsewhere 
need to be addressed consistently.  


• Further it is not effective as the plan fails to take advantage of the obvious development 
opportunities that are set for this neighbourhood of the City. 


• The rationale for Draft Allocation (ref HG6-2) has not been justified. 


 
4.2 However, it is believed that the plan could be considered made sound, subject to an inclusion of 


the following recommendations: 
 


Recommendation 1: Extension of Draft Allocation AV94 to include the client’s landholdings to 
allow for the flexible, mixed use development of the site. 


Recommendation 2: Removal of draft allocation HG6-2. 
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Appendix 1 Site Plan 
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Appendix 2 SAP Consultation Proforma 


 







Your city. Your plan.


Working with you to find the best locations for 
new homes, jobs, greenspace and retail. 


Leeds Site Allocations Plan and 
Aire Valley Leeds Area Action Plan 


Publication Draft


Response form
22nd September to 16th November 2015


These Plans are now at Publication stage and  
this is your chance to comment on them before 
they are examined by a Planning Inspector.  
We would like to hear your views on the 
Soundness and Legal Compliance of the Plans.


Any terms we’ve underlined are explained in 
the guidance notes. Please read these before 
completing this form. Interactive versions 
of the maps and this form can be found  
at www.leeds.gov.uk/yourcity.


How to find out more about  
and comment on the two Plans:


• The easiest way to take part is online at
www.leeds.gov.uk/yourcity, where you will 
find a link to the interactive site maps and 
consultation material.


• At your local Library, One Stop Centre,
or Leeds City Council Leonardo Building
reception in the city centre


• You can also return completed response
forms to:
Site Allocations: sap@leeds.gov.uk
Aire Valley Leeds AAP: avlaap@leeds.gov.uk
or via post to:
LDF Publication Draft Consultation
Forward Planning & Implementation
The Leonardo Building
2 Rossington Street
Leeds, LS2 8HD


Should you need help please phone us  
on (0113) 247 8092


Data Protection 


The council is required by law to publish the comments you send us about the Plans, including your name  
and postal address. Your comments will be made available for the public to read in council offices and online. 
Your telephone number, email address, and signature will not be published. In addition, the council is required  
to provide all information submitted to us, including all personal information, to the Planning Inspectorate and 
their designated Programme Officer as part of the public examination of the Site Allocations and Aire Valley 
Leeds Area Action Plans. The Planning Inspectorate may use your personal information to contact you during  
the public examination process. All data provided to the Planning Inspectorate and their programme officer  
will be shared in accordance with the Data Protection Act 1998. Please note that we cannot provide anonymity 
or accept comments marked ‘private’ or ‘confidential’. Comments that include offensive, racist, discriminatory, 
threatening and other non-relevant statements will be destroyed.R
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We need to receive your comments by 5pm, 16th November 2015


4.3. Please give details of why you consider the Plan is/or is not legally compliant. 
Please try to be as precise as possible, using headings to break up your comments and continue 
on a separate sheet if you need to.


Please give evidence in support of the comment you gave in Part 2.


Part 4 - Is the Plan legally compliant? 


4.1. Do you consider the Plan to be legally compliant?


Yes No Don’t Know 
(Please read the guidance notes on how to complete this section)  


4.2. Which part of legal compliance is your comment about?


Local Development Scheme Planning and Compulsory 
Purchase Act 2004


Statement of Community Involvement Sustainability Appraisal Report


Consultation of appropriate Statutory Bodies Town & Country Planning  
(Local Planning) Regulations 


Duty to Cooperate


Part 5 - Take part in the public examination


5.1. Your comments will be taken into account by the Planning Inspector. 
Would you like to take part in the forthcoming Public Examination? 


Yes No


N.B. The Planning Inspector will decide the best way to hear from those who wish to take part in the examination


Part 6 - Future updates


6.1. Would you like to be notified of any of the following? (Please tick as appropriate) 


The Submission of the Plan(s) for Public Examination


The Adoption of the Plan(s)


Please sign and date this form


Signature:  Date:


Thank you for taking the time to give your comments on the Leeds Site Allocations Plan 
and/or Aire Valley Leeds Area Action Plan. 


If you would like to make another comment on another site or different part of the 
Plan (s), please use a separate response form.



initiator:sap@leeds.gov.uk;wfState:distributed;wfType:email;workflowId:927e0400a089c8409411fa2efcfdd3eb







* This information must be completed


Part 1 - Your details


Please use a separate response form for each site/ part of the Plan(s) you wish to comment on.


Part 2 - What comment do you wish to make? 


At this stage, before the Plan is sent to the Secretary of State for Public Examination, we are asking for your views 
about the ‘soundness’ of the plan. An independent Inspector will examine the plan against the ‘tests of soundness’ 
(Please read the guidance notes on how to complete this section)


Part 3 - Is the Plan sound?


Agent details  
Only complete if you are an agentPersonal details / Client details


Title


First name*


Last name*


Job title
(where relevant)


Organisation
(where relevant)


Address*


Post code*


Phone/Mobile


Email 
(We’d prefer to contact you by e-mail)


 IF YOU HAVE COMPLETED 2.2 a - PLEASE GO STRAIGHT TO PART 3


2.1. Which Plan do your comments relate to?


 Leeds Site Allocations Plan Aire Valley Leeds Area Action Plan


2.2. Which section of the Plan do your comments relate to?


 a.  A specific site/designation in the Plan  
  Site reference from the document or Map  
  (e.g. HG2-1 (3026)) 


  Do you agree with the proposed use of this site?   Yes No    


  Please tick all the themes you wish to comment on;


  Ecology/Landscape/Tree(s) Local services/facilities Schools


  Conservation/Heritage Loss of Greenbelt


  Highways/transport Site Boundary (please submit a revised boundary)


  Other (please specify)


3.1. Do you consider the plan to be sound?


 Yes (go to Q3.3) No (go to Q3.2)


3.2. Which test of soundness are your comments about? (You must select at least one option)


  Positively Prepared Effective 


  Justified Consistency with National Policy


3.3. Please set out why you think the Plan is sound / unsound? Your comments should briefly cover   
 all the evidence and supporting information necessary to support or justify your view. It helps us if you can   
 use subheadings to deal with specific issues. Please continue on a separate sheet if you need to. There may  
 not be another opportunity to make further comments before the plan is sent to examination.


 b.  Another part of the Plan


  Title of document (e.g. Publication Plan,  
  background paper, sustainability appraisal)


  Policy Ref. (e.g. – RTC1) Paragraph Number


  Diagram / Inset Map Other
 IF YOU HAVE COMPLETED 2.2 b - PLEASE GO STRAIGHT TO PART 3


 c.  A site previously considered and not allocated in the plan  
  (See Housing & Employment Background Paper)


  Reference No (e.g. SHLAA ref)


  Address
 IF YOU HAVE COMPLETED 2.2 c - PLEASE GO STRAIGHT TO PART 3


 d.  A new site which has not been considered. Please attach a site plan.


  Address


 IF YOU HAVE COMPLETED 2.2 d - PLEASE GO STRAIGHT TO PART 3


3.4. Please set out what change(s) you consider necessary to make the Plan sound.  
 You will need to say why this change will make the Plan. It helps us if you can be precise as possible  
 and providing any suggested revised wording. Please continue on a separate sheet if you need to.


Natiional Grid 


Mrs 


Natasha


Rowland


Associate Director


Savills UK 


Ground Floor 


City Point 


King Street


LS1 2HL


0113 220 1274


nrowland@savills.com


n/a







* This information must be completed


Part 1 - Your details


Please use a separate response form for each site/ part of the Plan(s) you wish to comment on.


Part 2 - What comment do you wish to make? 


At this stage, before the Plan is sent to the Secretary of State for Public Examination, we are asking for your views 
about the ‘soundness’ of the plan. An independent Inspector will examine the plan against the ‘tests of soundness’ 
(Please read the guidance notes on how to complete this section)


Part 3 - Is the Plan sound?


Agent details  
Only complete if you are an agentPersonal details / Client details


Title


First name*


Last name*


Job title
(where relevant)


Organisation
(where relevant)


Address*


Post code*


Phone/Mobile


Email 
(We’d prefer to contact you by e-mail)


 IF YOU HAVE COMPLETED 2.2 a - PLEASE GO STRAIGHT TO PART 3


2.1. Which Plan do your comments relate to?


 Leeds Site Allocations Plan Aire Valley Leeds Area Action Plan


2.2. Which section of the Plan do your comments relate to?


 a.  A specific site/designation in the Plan  
  Site reference from the document or Map  
  (e.g. HG2-1 (3026)) 


  Do you agree with the proposed use of this site?   Yes No    


  Please tick all the themes you wish to comment on;


  Ecology/Landscape/Tree(s) Local services/facilities Schools


  Conservation/Heritage Loss of Greenbelt


  Highways/transport Site Boundary (please submit a revised boundary)


  Other (please specify)


3.1. Do you consider the plan to be sound?


Yes (go to Q3.3) No (go to Q3.2)


3.2. Which test of soundness are your comments about? (You must select at least one option)


Positively Prepared Effective 


Justified Consistency with National Policy


3.3. Please set out why you think the Plan is sound / unsound? Your comments should briefly cover   
 all the evidence and supporting information necessary to support or justify your view. It helps us if you can   
 use subheadings to deal with specific issues. Please continue on a separate sheet if you need to. There may  
 not be another opportunity to make further comments before the plan is sent to examination.


 b.  Another part of the Plan


  Title of document (e.g. Publication Plan,  
  background paper, sustainability appraisal)


  Policy Ref. (e.g. – RTC1) Paragraph Number


  Diagram / Inset Map Other
 IF YOU HAVE COMPLETED 2.2 b - PLEASE GO STRAIGHT TO PART 3


 c.  A site previously considered and not allocated in the plan  
  (See Housing & Employment Background Paper)


  Reference No (e.g. SHLAA ref)


  Address
 IF YOU HAVE COMPLETED 2.2 c - PLEASE GO STRAIGHT TO PART 3


 d.  A new site which has not been considered. Please attach a site plan.


  Address


 IF YOU HAVE COMPLETED 2.2 d - PLEASE GO STRAIGHT TO PART 3


3.4. Please set out what change(s) you consider necessary to make the Plan sound.  
 You will need to say why this change will make the Plan. It helps us if you can be precise as possible  
 and providing any suggested revised wording. Please continue on a separate sheet if you need to.


City Centre 


Site 1267


Land at Kidacre Street Leeds 


●


●


●


●


See attached representations


Allocation of land at Kidacre Street for mixed-uses, in a similar flexible approach to AV94 south bank. 
 







Your city. Your plan.


Working with you to find the best locations for 
new homes, jobs, greenspace and retail. 


Leeds Site Allocations Plan and 
Aire Valley Leeds Area Action Plan 


Publication Draft


Response form
22nd September to 16th November 2015


These Plans are now at Publication stage and  
this is your chance to comment on them before 
they are examined by a Planning Inspector.  
We would like to hear your views on the 
Soundness and Legal Compliance of the Plans.


Any terms we’ve underlined are explained in 
the guidance notes. Please read these before 
completing this form. Interactive versions 
of the maps and this form can be found  
at www.leeds.gov.uk/yourcity.


How to find out more about  
and comment on the two Plans:


• The easiest way to take part is online at
www.leeds.gov.uk/yourcity, where you will 
find a link to the interactive site maps and 
consultation material.


• At your local Library, One Stop Centre,
or Leeds City Council Leonardo Building
reception in the city centre


• You can also return completed response
forms to:
Site Allocations: sap@leeds.gov.uk
Aire Valley Leeds AAP: avlaap@leeds.gov.uk
or via post to:
LDF Publication Draft Consultation
Forward Planning & Implementation
The Leonardo Building
2 Rossington Street
Leeds, LS2 8HD


Should you need help please phone us  
on (0113) 247 8092


Data Protection 


The council is required by law to publish the comments you send us about the Plans, including your name  
and postal address. Your comments will be made available for the public to read in council offices and online. 
Your telephone number, email address, and signature will not be published. In addition, the council is required  
to provide all information submitted to us, including all personal information, to the Planning Inspectorate and 
their designated Programme Officer as part of the public examination of the Site Allocations and Aire Valley 
Leeds Area Action Plans. The Planning Inspectorate may use your personal information to contact you during  
the public examination process. All data provided to the Planning Inspectorate and their programme officer  
will be shared in accordance with the Data Protection Act 1998. Please note that we cannot provide anonymity 
or accept comments marked ‘private’ or ‘confidential’. Comments that include offensive, racist, discriminatory, 
threatening and other non-relevant statements will be destroyed.R
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We need to receive your comments by 5pm, 16th November 2015


4.3. Please give details of why you consider the Plan is/or is not legally compliant. 
Please try to be as precise as possible, using headings to break up your comments and continue 
on a separate sheet if you need to.


Please give evidence in support of the comment you gave in Part 2.


Part 4 - Is the Plan legally compliant? 


4.1. Do you consider the Plan to be legally compliant?


Yes No Don’t Know 
(Please read the guidance notes on how to complete this section)  


4.2. Which part of legal compliance is your comment about?


Local Development Scheme Planning and Compulsory 
Purchase Act 2004


Statement of Community Involvement Sustainability Appraisal Report


Consultation of appropriate Statutory Bodies Town & Country Planning  
(Local Planning) Regulations 


Duty to Cooperate


Part 5 - Take part in the public examination


5.1. Your comments will be taken into account by the Planning Inspector. 
Would you like to take part in the forthcoming Public Examination? 


Yes No


N.B. The Planning Inspector will decide the best way to hear from those who wish to take part in the examination


Part 6 - Future updates


6.1. Would you like to be notified of any of the following? (Please tick as appropriate) 


The Submission of the Plan(s) for Public Examination


The Adoption of the Plan(s)


Please sign and date this form


Signature:  Date:


Thank you for taking the time to give your comments on the Leeds Site Allocations Plan 
and/or Aire Valley Leeds Area Action Plan. 


If you would like to make another comment on another site or different part of the 
Plan (s), please use a separate response form.


●


●


●


See attached representations


N Rowland 16/11/2015


Submit your form
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		1.0 Introduction

		1.1 Savills is instructed by National Grid to respond and submit representations on its behalf to the Council’s Draft Site Allocations Plan Development Plan Document (SAP) in respect of the site allocation matters raised by the publication draft docum...

		1.2 A site location plan indicating the extent of our client’s land ownership (‘the site’) extends to some 5.92 acres and is outlined on the plan included at Appendix A of this statement. For clarity, Northern Gas Networks (NGN) are also the current t...

		1.3 These representations have been prepared in the context of paragraph 182 of the National Planning Policy Framework (“the Framework”) stating that a plan should be:

		1.4 The representations that follow identify that the plan has not been positively prepared in respect of planning comprehensively for development in this part of South Leeds.

		1.5 The Council has adopted an inconsistent approach in dealing with development sites in the southern part of the City that may be affected by the route of HS2 between those in the Aire Valley and those that are on the SAP. In failing to plan for thi...

		1.6 These representations seek to focus only on site specific matters of relevance to the client’s existing land at Kidacre Street and the representations are arranged as follows:

		 Section 2 of this representation sets out the background and context to the site.

		 Section 3 provides commentary on the draft allocations DPD in respect of the site.

		 Section 4 provides a summary of the response and makes recommendation in respect of the statutory matters raised by this publication draft and its conformity with paragraph 182 of the NPPF.



		2.0 Site Context and Background

		Macro- Economic Context

		2.1 The prospects for the North are extremely promising. In June 2014, in the Power Hall of the Museum of Science and Industry in Manchester, George Osborne formally launched the concept of the Northern Powerhouse. The initiative which is gaining mome...

		2.2 The Leeds City Region clearly aims to build on this, with the its adopted long term vision to be “a world leading, dynamic and sustainable low carbon economy that balances economic growth with a high quality of life for everyone.”

		2.3 The City Region is home to around 100,000 businesses, 1.3 million jobs and eight universities/higher education institutions, many of them boasting world class research expertise. Its £54 billion economy is larger than that of several European nati...

		Leeds South Bank

		2.4 The southern area of Leeds City Centre, lying broadly between the railway station and south of the River Aire is at the heart of the Leeds City Region. A long term process of change has now begun in this area with the closure and partial demolitio...

		2.5 Historically, regeneration in Leeds City Centre has focussed on the established North Bank where, over the last ten years, £10bn has been invested in major developments. This has included major investment in the Civic and University Quarters, the ...

		2.6 To this end, the expansion and growth to the south of the City Centre has been considered by the Council to be the next natural phase in the development of the City. Therefore, it is essential that any growth is planned in such a way as to not inh...

		2.7 In terms of the current connections, Network Rail has been working with Council and Metro to develop a transformational Masterplan for Leeds’ existing station with a reassurance that significant rail improvements will take place in the future. Cur...

		2.8 Other development sites on the south side of Leeds with current planning permission including the land at Globe Road, for 11,753m2 of mixed use development and the land at Sweet Street for some 83,000m2 of mixed use development. This, along with t...

		South Bank Planning Statement Area (PSA)

		2.9 The emerging Aire Valley Area Action Plan DPD which is being progressed in parallel with the Site Allocations DPD identifies a 19.52 hectare site (ref AV94) known as the ‘South Bank Planning Statement Area’ as a Mixed Use allocation capable of del...

		Site Specific Context

		2.10 In terms of the land at Kidacre Street, the site therefore occupies a prime, gateway location on the route into Leeds City Centre from the M621 and is located between the South Bank developments, Holbeck Urban Village and the Motorways. With the ...

		2.11 Therefore, not surprisingly, the site has therefore been identified by National Grid for some time as a site with strong future development potential. The current tenancy with NGN is currently due to cease and the site will therefore be suitable ...

		2.12 Given the tenancy expiration development could begin as early as 2016, with the quantum of development subject to the HS2 route which is currently being reviewed prior to safeguarding. One possible location for a terminal has been identified on N...

		2.13 This may impact on the developable area of the site, albeit it is unclear at the present time as to the extent at this stage. Representations were submitted to the HS2 consultation stressing the development potential of the land and the need for ...



		3.0 Commentary on SAP

		3.1 Local Plans are required to pass a test of soundness at Examination. Paragraph 182 of the NPPF sets out that in order to pass this test of soundness the plan must be:

		 Positively Prepared

		 Justified

		 Effective; and,

		 Consistent with National Policy

		3.2 Our client recognises the importance of working with the Council for the benefit of the economy of Leeds, the wider City Region and Northern Powerhouse. As a general point it is essential that Council’s policies allow all city centre land holdings...

		3.3 Having reviewed the Draft SAP, we consider that the plan is not positively prepared, has not been adequately justified and fails in its effectiveness. We therefore believe that the plan is unsound and would comment under the specific headings as f...

		3.4 Firstly, it is unclear why the site has not been allocated as a key development site in the City Centre when it has long been recognised as a gateway location. In doing so the plan fails to be justified and positively prepared.

		3.5 The site has been previously promoted for development within past editions of the plan. Within the 2013 Issues and Options version of the Site Allocations DPD the site (Ref 1267) was identified as a site which held potential for development. In th...

		“This site and SHLAA site 2014 will be significantly affected by the line of HS2 which is likely to be wide near the terminus. The land outside of the operational land boundary required for HS2 for this site and site 2014 measures 2.58ha. It is assume...

		3.6 Again, it was repeated in the draft housing allocations papers discussed at Executive Board on 11th February 2015 that the site should not be included for the sole reason that the “site [is] currently blighted by HS2.”

		3.7 Therefore it appears that the only reason for non-allocation of the site was the potential for HS2 development. However, the land at Kidacre Street is not the only landholding in the South City Centre which is likely to be effected by HS2. The Dra...

		“Site is part vacant and part occupied by existing commercial uses (some of which are likely to remain throughout the plan period). There is also uncertainty of the availability of parts of the site as a result of HS2 route and station proposals curre...

		3.8 The evidence therefore recognises that there is every chance that the HS2 route will alter to ‘blight’ areas of the PSA, albeit in this case a major mixed use allocation is promoted in a flexible manner. Given the similarities between the two site...

		3.9 As set out within these representations (and repeated by LCC above) the HS2 route has not been decided and is therefore liable to change, in any event there is every chance that HS2 route will not sterilise site and will still allow for developmen...

		3.10 Given this context, it is clear that the Local Plan has not been prepared in a positive manner and does not provide the appropriate justification for its decisions.

		3.11 Secondly, the Local Plan is ineffective. In an immediate environmental sense it misses the opportunity for the prestigious landmark development essential at key gateway locations and approaches into the city, particularly from the motorways.

		3.12 The Leeds City Region, together with the Council is placing great growth aspirations on the South Bank of the city. This is clear from recent marketing information presented by the Leeds City Region at MIPIM 2015, including an individual brochure...

		3.13 Within this brochure it states that 11,750 jobs are forecast in the South Bank over the next decade alone (2013-2023), with potential capacity for 35,000 jobs if fully developed. Whilst Nigel Foster, President of the Leeds Chamber of Commerce has...

		“South Bank is a major sustainable growth location for the Leeds City Region. It is providing the room to grow that Leeds now needs, following the outstanding success of exciting and dynamic developments like the city’s award winning Arena and Trinity...

		3.14 In seeking investment for the South Bank as a driver for both the City Region and wider Northern Powerhouse it follows that sites within both the core and fringe alike should not be hindered in their ability to capture investment and drive growth...

		3.15 We wish to object to the draft allocation of the gypsy and traveller site to the south of the client’s landholdings. We note that permission has been granted retrospectively for a period of 3 years (reference 14/03263/FU). It was stated within th...

		“This application is for a temporary period of [three] years, and the site allocations process has not been completed at the time of consideration. The land is within the gasholder’s hazardous installation zone, and likely to be affected by the HS2 pr...

		3.16 In absence of any robust policy justification within the draft SAP policy it is unclear why LCC’s position has altered and the site has been draft allocated. Particularly so, given the economic potential the site could hold to help drive wider in...



		4.0 Summary and Recommendations

		4.1 In summary, we believe that the Draft SAP is unsound for the following reasons:

		 It is not justified, given the clear similarities between this site and the South Bank PSA (AV94) HS2 and its consideration in respect of sites with development potential elsewhere need to be addressed consistently.

		 Further it is not effective as the plan fails to take advantage of the obvious development opportunities that are set for this neighbourhood of the City.

		 The rationale for Draft Allocation (ref HG6-2) has not been justified.

		4.2 However, it is believed that the plan could be considered made sound, subject to an inclusion of the following recommendations:

		Recommendation 1: Extension of Draft Allocation AV94 to include the client’s landholdings to allow for the flexible, mixed use development of the site.

		Recommendation 2: Removal of draft allocation HG6-2.



		Appendix 1 Site Plan

		Appendix 2 SAP Consultation Proforma









Savills Commercial Limited. A subsidiary of Savills plc. Registered in England No
2605125. Registered office: 33 Margaret Street, London, W1G 0JD.

Please note any advice contained or attached in this email is informal and given
purely as guidance unless otherwise explicitly stated. Our views on price are not
intended as a formal valuation and should not be relied upon as such. They are
given in the course of our estate agency role. No liability is given to any third
party and the figures suggested are in accordance with Professional Standards
PS1 and PS2 of the RICS Valuation – Professional Standards, effective from 6th
January 2014. Any advice attached is not a formal ("Red Book") valuation, and
neither Savills nor the author can accept any responsibility to any third party who
may seek to rely upon it, as a whole or any part as such. If formal advice is
required this will be explicitly stated along with our understanding of limitations
and purpose.




