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Justification for Selecting

Preferred Options

& Rejecting Alternatives

Preferred Option 1 expands on Option IW2 for
industrial and distribution uses which was identified
in the Alternative Options consultation document
(April 2006) and stated:

IW2 - Allocate sufficient land for industrial and
warehousing uses to meet the longer term needs
of Leeds and re-allocate remaining areas for other
land uses

This option was considered to be the most
consistent with national and regional policies.
Such policies do not support an approach which
seeks to retain an employment land supply over
and above that which is needed to meet identified
needs, particularly where the land can potentially
be released for future housing development. This
approach was also favoured by those responding
to the Alternative Options consultation and is
consistent with the principles established in the Aire
Valley Strategic Vision.

The findings of the Employment Land Review
(ELR) and assessment of employment land supply

identify an oversupply of employment land in Leeds.

The release of some employment land in AVL,
which is currently constrained, for other types of
development is considered to be justified.

It is appropriate for the Preferred Option to
identify the amount of employment land to be
retained/allocated in AVL. 200 hectares represents
over 60% of the estimated requirement for
employment land in Leeds to 2023 (330 hectares).
This approach recognises the importance of AVL as
an employment location, particularly for businesses
which require large sites and good access to the
motorway network.

The areas identified in Part 1B of the Preferred
Option represent those areas which have deliverable
sites that are suitable for non-office employment
uses. Not all sites will be suitable for the full range
of employment uses, for example, distribution
depots generally require large sites and immediate
access to the motorway or the strategic road
network. Industrial uses cannot be located in close
proximity to existing or proposed housing areas.
However, research and development and light
industrial uses can help to act as a buffer between
these uses.

The Preferred Option supports the Leeds City
Growth Area business clusters concept’. The AAP
cannot identify specific sites to facilitate the growth
of clusters but it can support and promote the
concept by providing a wide range of employment
sites in the area. Consideration needs to be given
to the promotion of employment sites in locations
which are likely to prove attractive to the technology
and research and development sectors, for example,
waterfront locations.

Option IW1 - Allocate most of the development
land in AVL for industrial and warebousing uses.

The findings of the ELR show that it is
unrealistic to expect that there will be sufficient
demand to take up the amount of land available
in AVL for these uses. There are also significant
issues relating to the viability and deliverability of
some sites. To retain an oversupply of employment
land in AVL without considering its potential for
other land uses would be inconsistent with national
and regional planning policies and would reduce
regeneration opportunities.
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BS. Housing development in the eastern part of AVL

B12.
B13
Preferred Option 2: Housing
B9.
B14.

Edge of City Centre locations

B10.

B11.

Character Area 11
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However, the site is greenfield which means
that special justification is needed to bring it
forward for housing development before existing
greenfield housing allocations in the UDP, which
are phased to be implemented post 2012. The
justification is seen as part of a package of measures
to promote the sustainable regeneration of the
AVL area. The development of housing on this
site requires the provision of a high quality public
transport service in order to ensure that future
residents do not have to rely on the car, to access
jobs and services. The higher development values
generated by housing development, compared
to employment, can provide the infrastructure
necessary to deliver a public transport service to the
site. Public transport services running between this
site and the City Centre provide the catalyst for the
development of other sites in Character Areas 5 and
6 to their maximum potential. The public transport
proposals are linked to the provision of a park and
ride facility in Area 11 which is covered in more
detail under Preferred Option 4 (Transport).

This proposal allows for the development of
some of the existing planning consent for offices
and supporting facilities alongside new housing as a
mixed use development.

Within the Bellwood / Skelton Grange
/ Stourton Riverside area, up to 90 hectares
of brownfield land is potentially available for
housing development in the longer term. A larger
development will bring further benefits in terms
of providing and supporting local facilities and
public transport. An indicative layout shows how
some 3,000 homes could be developed by applying
the principles of good urban design. This would
maximise the quality and value offered by the
waterfront and the creation of a new neighbourhood
centre (see Section 5.3).

New housing in this location can only be
developed if some of the key operations at Knostrop
WWTW are modified or contained within new
buildings. These modifications would contribute
to significant environmental improvements in the
area, but are likely to be expensive and will take a
considerable time to implement. This means that
new housing would not be realistic until later on in
the plan period (at least 10 years).

The AAP needs to be sufficiently flexible to
ensure that proposals within it can be delivered. As
this option is reliant on the remodelled Knostrop
treatment plant, the feasibility of which is still
being determined, the plan needs to accommodate a
scenario where the necessary improvements do not
occur. In this instance the alternative position will
be to develop only those areas identified in Parts
2A and 2B (i) of Preferred Option 2 for housing.
The additional 90 hectares in Area 6 would be
available for the development of the employment
uses identified under Preferred Option 1. This would
have negative implications for the provision of new
infrastructure and the delivery of the regeneration
programme (see Section 7).

Option H1 - Focus new housing development on
the fringe of the City Centre, including the Hunslet
Riverside site.

Option H2 — In addition to the sites identified in
Option H1, allocate the following sites for new
housing development:

A. Skelton Moor Farm

Option H1 has been rejected as being too
restrictive. It would represent a missed opportunity
to bring a wider mix of uses into the eastern part of
the area to support its comprehensive regeneration.

By preferring the Bellwood / Skelton Grange /
Stourton Riverside area and Skelton Business Park
as the locations for new housing development in
the eastern part of AVL, the site at Skelton Moor
Farm is rejected. The Skelton Moor Farm site is
a key employment opportunity for which it has a
planning consent. It is relatively unconstrained and
can be delivered early in the plan period. In contrast
housing proposals on the site would be constrained
by the presence of the Knostrop WWTW in the same
way as the Bellwood / Skelton Grange / Stourton
Riverside area. To delay the delivery of new
employment opportunities would be inconsistent
with the stated objectives of the AAP.
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B23. The proposed locations for new centres are
focused within the areas identified for major housing
development in Preferred Option 2. Future residents
of the area will be the main users of the facilities in
the centre so it must be located within easy walking
distance of where they are going to live. There is
further opportunity to focus other town centre

uses, such as offices, cafes, restaurants, bars and
leisure uses in and around these centres. These uses
will help to support the role of the centre and add
activity throughout the day and into the evening.

The Hunslet Riverside area (Area 2) could
provide around 2,500 new homes. Two sites
have the potential to provide a new centre; the
Knowsthorpe site (Area 2B) on the northern bank of
the River Aire and the Copperfields site (Area 2A).

The Knowsthorpe site is largely derelict. A new
centre could serve a housing development on the site
as well as developments across the river at Hunslet
Mills and Yarn Street. This would be dependant on
the development providing a pedestrian bridge to
link the sites. The scale of the centre would have to
be such that it did not adversely impact on Hunslet
District Centre.

The Copperfields site will be physically
separated from the rest of Hunslet Riverside by the
construction of the ELLR. The site has important
linkages to the neighbouring Cross Green residential
area. The Cross Green and Richmond Hill areas
are currently underprovided in terms of local
retail facilities. Development on the Copperfields
site provides the opportunity to create a new
centre serving the new development and the wider
community.

The proposal for 2,500-3,000 new dwellings
on the Bellwood / Skelton Grange / Stourton
Riverside sites (Area 6) provides the opportunity
for a larger neighbourhood centre in the area. A
development of this scale would not be sustainable
without its own local retail facilities. The scale of
this centre would make the area an appropriate
location for other town centre uses, particularly
office development.

The Skelton Business Park site has planning

permission for support facilities including retail,
community and leisure facilities up to a maximum
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of 5,000 square metres. It is anticipated that this
amount of development would be sufficient to

meet the needs of the new residential community.
This is most appropriately provided in the form

of a neighbourhood centre well related to the new
housing, commercial development and the park and
ride facility/transport interchange.

It is important the scale of retail uses
are related to the quantity of residential and
employment development proposed in the area.
Major destination retail development in AVL was
rejected at the Alternative Options stage. This was
based on the findings of a detailed retail study which
was carried out as part of developing the Aire Valley
Strategic Vision. It is considered to be an unrealistic
option which would be harmful to the viability of
important regeneration proposals in the City Centre,
such as the Eastgate and Harewood Quarter and
contrary to national retail planning policies set out
in PPS6.

Preferred Option 3B is based on a revised
version of Option O3 for office development
which was identified in the Alternative Options
consultation document and stated:

Option O3 - Promote office development on ‘out-
of-centre’ sites in AVL (in additional to locations
identified in Options 1 and 2)

To promote unrestricted out-of-centre office
development on all employment sites would be
inconsistent with the approach set out in PPS6
and is likely to encourage travel to work by car.

The revised Preferred Option therefore adopts a
criteria-based approach to development outside
existing centres. The emphasis of this approach is on
promoting mixed use development focused on new
centres and on sites which can help to encourage
greater use of public transport.

The Leeds Employment Land Review showed
that the predicted demand for office development in
Leeds until at least 2023 can be met by existing sites
with planning consent. Further office development
should therefore be directed towards designated
centres in accordance with PPS6. By proposing
new centres the Preferred Option provides an
opportunity for further office development in AVL,
that would be consistent with PPS6, and which
would be well integrated with public transport
routes serving new residential communities. It is



important that such office development relates to the
centre in terms of its scale and layout as well as its
proximity.

The influence of the City Centre now extends
beyond its boundaries, reflected in the type and
scale of proposals on edge of City Centre sites. The
Clarence Road area of AVL (Area 1) is one such
area. In view of AVLs status as an employment
location of regional importance, offices within
mixed use developments are justified by local
circumstances. This area is relatively accessible to
City Centre facilities and services, including Leeds
City Railway Station, and is preferable to out-of-
centre sites according to the sequential test in PPS6.

It is also considered there is a further
justification for applying a criteria-based approach,
linked specifically to proposed public transport
improvements in AVL. As an employment location
of sub-regional importance, the delivery of highly
accessible employment opportunities in AVL is
crucial. This means providing high frequency
public transport routes through the area. Office
development may have a role to play in supporting
a high quality public transport system by increasing
patronage relative to other forms of employment
development. Opportunities are identified based
around hubs in the public transport network,
specifically the terminus/interchange for a high
frequency route and the proposed railway station.
The acceptability of office development would
depend on the delivery of these improvements.

Preferred Option 3C is based on an
amalgamation of Options L1, L2 and L3 for leisure
development which were identified in the Alternative
Options consultation document and stated:

Option L1 - Focus new leisure development in
locations within or on the edge of the City Centre.

Option L2 — Provide small-scale leisure facilities as
part of larger developments in the wider AVL area
(in addition to the locations identified in Option 1).

Option L3 - Identify a site or sites to accommodate
major new leisure development in the wider Aire
Valley Leeds area (in addition to the locations
identified in Option 1).

An assessment of the alternative leisure
options found that none was fully consistent with
national and regional planning policies. Option L1
does not consider the potential for major leisure
or cultural facilities which may not be able to be
accommodated within the City Centre or on its edge
due to their size. Option L2 does not specifically
relate to the provision of new facilities to proposed
new neighbourhood centres in order to minimise
the need to travel by car. Option L3 needs to be
qualified in terms of the sequential approach set out
in PPS6. New out-of-centre facilities would only be
appropriate if they could not be provided within an
existing centre.

A combination of the three options is
preferred. The Preferred Option is based on the
sequential approach set out in PPS6 and takes into
account the creation of new centres supporting
residential communities and employees within AVL.
The proposed approach is intended to service the
needs of the new and existing living and working
population. This is to ensure the development
services its own needs whilst minimising unnecessary
travel and protecting existing centres which service
a wider area, in particular Leeds City Centre and
Hunslet District Centre.

AVL may be an appropriate location for major
new leisure and cultural facilities serving a city-
wide or sub-regional market. The Leeds Initiative
commissioned a study to consider the potential
for an arena/concert hall/conference/exhibition
facility within Leeds district. Some of the sites
under consideration lie within AVL. In addition,
the Government appointed Casino Advisory Panel
recently recommended that Leeds should be awarded
a ‘large’ casino licence, for which a site will need to

be identified.

Therefore decisions taken outside the AAP
process, such as an updated position on a site for
a Leeds Arena and a large casino, will ultimately
influence delivery. The AAP needs to reflect this
by identifying suitable locations for out-of-centre
leisure development in AVL, subject to the sequential
approach.
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Option O1 — Promote new office development in
those areas in AVL that are within 600m of the
main railway station.

The changes to the AAP boundary have
removed any overlap with the City Centre AAP
boundary. As a result there are no areas within the
AAP boundary that would now meet this criteria.
This option is therefore no longer relevant.

Option O2 — Promote some office development
in mixed use development on the fringe of the
City Centre (in addition to locations identified in
Option 1).

This option has been incorporated as a
criterion under the Preferred Option. The option
was found to be sustainable in the SA but it was
considered that there was an opportunity to create
a new centre in AVL beyond the fringes of the
City Centre. There is also a need for the AAP to
take account of existing out-of-centre planning
permissions.

Preferred Option 4 expands on Option T3 for
transport which was identified in the Alternative
Options consultation document and stated:

Option T3 - Planned programme to implement a
balanced package of measures geared to support
travel plans by providing a mix of public and
private transport investments.

The preferred approach is underpinned by the
principle that infrastructure will be planned in a
structured manner from the outset to deliver clearly
identified goals in terms of travel mode share and
transport impacts and outcomes. It is specifically
designed to balance transport impacts with wider
impacts on the environment and community.

If new development is “up and running”
before good public transport is available there is less
likelihood that it will be seen as a viable alternative
to the car and materially affecting “modal share”
will become more difficult. The planned programme
will be developed against predicted outcomes from
proposed development, in terms of setting out
the needs and the role of public transport and the
provision of networks for pedestrians and cyclists
to enable people to access and move around the
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area. It has regard to the adjacent M1 and M621
motorway routes, local rail lines and the proximity
of local communities and Leeds city centre.

This option is preferred as the means for
providing the most effective means of securing a
strategy that:

integrates with the wider transport

network to form a package of transport
improvements and services;

provides a planned approach that can
achieve the maximum benefits from
supporting measures to enable informed
decision making and travel choices;

achieves the early delivery of public
transport services so they are in place as
developments are occupied;

secures the optimum investment to ensure
that sustainable modes can be a realistic
travel choice for residents and workers alike;
supports a joined up approach to the
development of a well designed road
network within the AVL that integrates with
the surrounding established communities
whilst avoiding adverse impacts such as rat
running;

implements new and necessary infrastructure
such as a new all purpose bridge at Skelton
Grange Road — which are identified on the
Core Transport Infrastructure Plan (Plan 3);
provides a high level of connectivity into the
South Leeds communities and northwards
into East Leeds to maximise the benefits
from and to the EASEL regeneration project;
identifies opportunities to move freight off
the road and onto the rail and waterways
network to help reduce vehicle trips and
congestion on the road network;

provides long term resilience to
accommodate future transport and planning
policy changes to meet for example
environmental targets in relation to air
quality and climate change;

delivers a joined up approach to funding
which can reflect both the needs of
individual development sites and the overall
need of funding an integrated transport
network and services.

Projections suggest that without the integrated
package of transport measures identified in the
Preferred options; public transport, cycling and
walking will only account for around 5% of all
trips to and within the area. However, by investing
in public transport infrastructure and services and
a high quality network for cyclists and pedestrians



Preferred Option 5a: Waste
Management Facilities

B49.

B47.
B50.

Preferred Option 5b:
Knostrop WWTW
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Preferred Option 6:

Recreation

BS52.

BS3.

B54.

BSS.

B56.

B57.

Preferred Option 7: Design &
Environment

BSS.

B59.

B60.



Acronym | Term

Explanation

Affordable
Housing

AVL Aire Valley
Leeds

AAP Area Action
Plans

Brownfield land

Consultation

DEC Development
Enquiry Centre

Housing which provides for the needs of local people who cannot
afford to buy or rent on the open market. It may include housing
for sale or rent. There is a range of different types of affordable
housing and examples include:

O Social rented housing through a local Housing Association
or Local Authority

O Shared ownership when you rent part of the property,
for instance 50%, and get a mortgage on the remainder

O Low cost market housing which are newly-built properties that
are sold at a discounted rate, usually 75% to 85% of open
market value. The discount is only repayable when the property
is sold.

Aire Valley Leeds is the name given to the major regeneration
project which aims to improve and regenerate over 1000 ha of land
to the south east of the City Centre over the next 15-20 years.

The Aire Valley Leeds Initiative targets its surrounding
communities to benefit from the regeneration, which includes:
Burmantofts, Cross Green, Gipton, Halton Moor, Harehills,
Osmondthorpe, Richmond Hill, Hunslet, Beeston Hill, Middleton,
Belle Isle and John O’Gaunts in Rothwell.

AAPs are development plans which are part of the Local
Development Framework (LDF). They focus on a specific area,
subject to significant change, such as a major regeneration project.
AAPs make sure developments are the right size, mix and quality.
They also protect areas sensitive to change, and aim to solve
conflict in areas with development pressures.

The AVL AAP will set out planning guidance and policies which will
support the AVL Regeneration Initiative.

Any land or premises that has previously been used or developed
in association with a permanent structure. It includes gardens, but
excludes parks, recreation grounds and allotments.

A process by which people and organisations are asked their view
and are able to make their comments. The consultation period for
the AVL AAP Preferred Options runs for six weeks.

This is the reception for the Council’s City Development Department.
It is located at:

The Leonardo Building

2 Rossington Street Leeds LS2 8HD

Tel: (0113) 247 8000

Minicom (0113) 247 4305, Fax: (0113) 247 4117
Email: planning@leeds.gov.uk

Open: Monday to Friday 08:30-17:00,

except Wednesdays 09:30-17:00.
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Acronym

Explanation

EASEL

(Ha)

HMA

LDF
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East and South
East Leeds

Edge-of-centre

Green Belt

Greenfield land

Hectare

Index of
multiple
deprivation

Infrastructure
Leeds Housing

Market
Assessment

Listed Building

Local
Development
Framework

Mixed Use
Development

Neighbourhood
Centres

EASEL is the name given to the major regeneration project which
aims to improve the area over the next 15-20 years. The EASEL
area includes the communities of Burmantofts, Cross Green, Gipton,
Halton Moor, Harehills, Lincoln Green, Osmondthorpe, Richmond Hill
and Seacroft and is subject to its own Area Action Plan.

For shopping, a location within easy walking distance of the primary
shopping area, often with parking and a main store; for offices or leisure
purposes, the term may refer to something more extensive a little
further out but at a still walkable distance from a public transport hub.

Land beyond the urban edge of the built up area which is protected
from new development.

Land that has not previously been used for urban development.
It is normally used for agriculture, forestry or parks.

One hectare (Ha) is equivalent to 10,000 square metres (100m x
100m). This is approximately the same size as a full size football pitch.

The most commonly used method of measuring the level of problems
and issues in an area. It looks at a number of factors such as income,
level of employment, health, and education.

Permanent resources serving society’s needs, including roads,
sewers, schools, railways, communication networks etc.

This study set out a picture of the need for housing across five
housing market zones in Leeds, and suggests means to deliver
affordable housing to meet the housing need in the future.

Building or other structure of special architectural or historic interest
included on a statutory list and assigned a grade (I, II* or II).

The LDF is a collection of DPD’s (development plan documents)
which set out the local planning authority’s policies. The principle
DPD is the Core Strategy (CS) which sets out the strategic policies
and broad area for development of land uses within the City. The
DPD'’s take into account the impact of development on the economy,
the environment and the social make up of the area. The DPD’s are
supported by SPD’s (Supplementary Planning Documents) which
can be thematic i.e. Sustainable Drainage/Design or area based i.e.
Leeds Waterfront Strategy. The LDF will eventually replace the UDP
(Unitary Development Plan).

A single development area containing a variety of differing land and
building uses which are compatible and complementary to each other.

Neighbourhood Centres are groups of shops and other
community facilities, located in the heart of communities, which
provide for the needs of local residents.



Acronym

Explanation

P&R

PPG

PPS

Out-of-Centre

Park and Ride

Planning

Planning Aid

Planning
Obligations

Planning Policy
Guidance note

Planning Policy
Statement

Preferred
Options

Proposals Map

A location that is separated from a town centre but is not
necessarily outside the built-up area.

Dedicated parking facilities at or near the end of Rapid Transport
routes offering visitors and commuters the chance to leave their
cars in a secure place and travel easily and comfortably into the
City Centre.

Planning is about how we plan for and make decisions about the
future of our cities, towns and countryside. Leeds City Council, as
the local planning authority, is responsible for deciding whether a
development - anything from an extension on a house to a new
shopping centre - should go ahead.

Planning Aid is a voluntary service offering free, independent and
professional advice and support on planning matters to community
groups and individuals who cannot afford to employ a planning
consultant. Yorkshire Planning Aid can be contacted on (0113)

237 8486 or email mike.dando@planningaid.rtpi.org.uk

Legal agreements between a planning authority and a developer, or
offered unilaterally by a developer, ensuring that certain extra works
related to a development are undertaken, usually under Section 106
of the Town and Country Planning Act 1990.

Government guidance on national planning policy. They will
be replaced with Planning Policy Statements (PPSs).

Government statements of national planning policy. PPSs are replacing
Planning Policy Guidance notes (PPGs). PPSs are available from
the Department of Communities and Local Government by contacting
their Enquiry Helpdesk on 020 7944 4400, or they can be viewed
online at www.communities.gov.uk.

Area Action Plans have to go through a formal legal process. The
“Preferred Options” for AVL have been developed through consultation
on the Issues and Alternative Options. They take into account
national, regional and local planning policies, responses received from
public consultation and technical advice on a range of issues.

The Preferred Options will guide the future development of an
area; they must be realistic and following more detailed planning,
capable of being put into action.

At the Preferred Option stage, plans are available for public
consultation for a six week period. Once comments have been
received, changes may be made and the final Area Action Plan will
be put together and submitted for independent examination.

A Plan illustrating the policies and proposals of the Action Area Plan
showing allocations of land for new development and new transport routes.

97



Acronym

Explanation

RSS

SA

ubDP
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Quality bus
corridor

Rapid Transit
Route

Regeneration
Initiative

Regional
Spatial Strategy

Sustainability
Appraisal

Sustainable
development

Trans Pennine
Trail

Travel Plans/
Green Travel
Plans

Unitary
Development
Plan

Use Classes
Order

A scheme to provide a high standard of bus service along busy routes
into Leeds city centre. It uses elements such as new bus lanes, bus
priority signal arrangements and improvements to passenger facilities.

High quality public transport routes, with very similar characteristics to
a tram scheme, i.e. segregated from other road traffic, highly reliable
and with high gquality vehicles.

A major initiative working in partnership to regenerate an area as a
whole, to address major issues, such as infrastructure, highways, the
environment and derelict or contaminated land. The regeneration in the
case of AVL will also bring increased employment opportunities to local
people.

The RSS provides a framework to guide the preparation of local
development documents within the Yorkshire and Humber region.

This is a document that takes into account the social, environmental
and economic consequences of the Preferred Options and makes
recommendations for how they can be improved.

The widely used definition was drawn up by the World Commission
on Environment and Development in 1987: "Development that
meets the needs of the present without compromising the ability of
future generations to meet their own needs”.

Part of a national walking and cycling recreational route which
passes through the Aire Valley following the route of the river/canal
from the City Centre through Thwaite Mills and beyond towards
Wakefield.

The name given to a package of practical measures offering a
choice of travel to and from development sites or premises for car
sharing, public transport, cycling and walking.

The Leeds UDP outlines planning policies and proposals and
provides a framework for considering planning applications. It was
approved in July 2006 and will be superseded by the LDF (Local
Development Framework).

The Town and Country Planning (Use Classes) Order 2006 puts uses
of land and buildings into various categories, planning permission
not being required for changes of use within the same use class. In
practice changes between use classes are likely to require planning
permission.

The main use classes are:

A1l: shops; A2: building society/banks etc; A3: café/bars; A4:
restaurant; A5: hot food take aways; B1(a) offices; B1(b)
research and development; B1(c): light industry; B2 industry BS8;
warehousing; C1: hotels; C2: residential Institutions; C3: dwelling
houses; D1: non residential institutions; D2: assembly and leisure.
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Contact Details

Write to: LDF Consultation (Aire Valley Leeds AAP)
City Development
Leeds City Council
2 Rossington Street
LEEDS LS2 8HD

Telephone: 0113 247 8092
Email: Idf@leeds.gov.uk
Web: www.leeds.gov.uk/Idf

Aire Valley Leeds
Area Action Plan - Preferred Options

Leeds Local Development Framework

Development Plan Document
October 2007
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