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Useful Information

Contact Details

Wrire to:  Urban Design Unif

Ciy Development
Leeds Ciy Council
Thoresby House,
Level 2

2 Rossington Street
LEEDS LS2 8HD

Telephone: 0113 39 50638

Email: lof@leeds.gov.uk

Web: www.leeds.gov.uk/ldf

This product includes mapping data
licenced from Ordnance Survey with
the permission of the Controller of Her
Majesty’s Stationery Office. © Crown
Copyright and/or database right 2009.
All rights reserved. Licence number
100019567.

Statement of Purpose

The Ordnance Survey mapping included
within this publication is provided

by Leeds City Council under licence
from the Ordnance Survey in order
to fulfil its public function to act as a
planning authority and attract inward
investment. Persons viewing this
mapping should contact Ordnance
Survey where they wish to licence
Ordnance Survey material for their
own use.

If you do not speak English:

If you do not speak English and need help in understanding

this document, please phone: 0113 247 8092 and state

the name of your language. We will then put you on hold while we
contact an interpreter.

We can assist with any language and there is no charge
for interpretation.

Tt S9AfeT REEO FLU 60T 1 2 @R @3 7Afs TS AT Ty TR TG 2T,
OIRE W FCE 0113 247 8092 98 TICH (FA T WA ST AN @ | N 99
AT AL A ICE (T (RIS (SBRIGIR) AL @SS 44 |

FUASHR S S RS 03 2014+ S5C0E 0113 247 8002
VENTEN-TE  TCEA RS G R U
R

IfE a1 gfieter T dert € S 39 EAE 1 THe H SATIHT 7SR I 96
T FU 0113 247 8092 TR TIH hY X STIHT TS Tl AT AL Tl TH TR
BT TG (3TTeh] HIH W EHD T oh ToTC TR T M) R 39 <0 &
ToReil SH (ZfoT) & Hoeh |
AOTfesT € &3 J, 3T fquT a9 & 0113 247 8092 <IHIEs &9 WIS
niuEt 3THT & &TH e, wiAt 398 <d@igs ‘3 dF Ifow et ot @, we
3Id WHT ESTHIE (Interpreter) &% HUJdd g&w<t dl.

Q/(d}.’g 0113 247 8092 /f;u’l&gﬁ'gl,:?c;.g/;/}u@uéggz;t%,:;I’J;'uzi,{ufdz)?lffﬁ
Ly e (g }‘u)uLz/“Lé/;tiu:'fzﬁi/é,/C@u@JUIVT(LW.Lu‘l-ujxlz(c{um}; e

This publication can also be
made available in braille or
audio cassette. Please call:
0113 247 8092
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Setting the Scene

Why has this guide been
produced?

The city centre of Leeds has seen
a huge amount of private sector
investment in new development
over the last decade. The
economic growth and success of
the city has resulted in a greater
number of proposals for tall
buildings in different parts of the
city. The aim of this document is to
provide clear design guidance on
the location, form and appearance
of tall buildings so that they can
be successfully integrated into
the environment and contribute

to the changing skyline of the

city. As a component of the Local
Development Framework this
document provides supplementary
support to Development Plan
Documents and identifies areas
where there may be opportunities
for tall buildings. It also develops
from the work contained in the
City Centre Urban Design Strategy
and supports the Renaissance
Leeds study on the theme of a
central Leeds skyline.

Who is the guide for?

It is expected that this guide will
be of value to a variety of groups:-

Developers - to assist developers
to take on board sustainable
approaches to the planning and
design of tall buildings whilst

at the same time providing

more certainty about the
appropriateness and location of tall
buildings.

Design teams - to provide a

high standard of design of tall
buildings and their connection with
the ground so that they can be
successfully integrated within the
local and city context.

Local amenity societies - to
provide a methodology to preserve
the character and appearance of
Conservation Areas and protect
important buildings, views and
settings.

Planners - to establish clear
principles and advice criteria
against which proposals for tall
buildings will be considered and
assessed in an objective and
consistent manner.

How to use the guide

It is anticipated that the guide will
be used to provide:-

o Key principles required for good
practice in the location and
design of tall buildings.

o An appreciation of the context
and local distinctiveness of
Leeds.

o Examples of good and bad
practice.

o Reference to national and local
policy frameworks.

o A background of the emerging
physical framework for tall
buildings and the skyline of
Leeds which applicants and their
agents can contribute to.

m Clear checklist and submission

requirements for planning
applications.

Status of the guide

The guide holds the status

of a Supplementary Planning
Document (SPD), this means that
it both supports and reinforces
the “saved” planning policies

as set out in the Leeds Unitary
Development Plan (Review 2006)
and it is also in accordance with
policy SC8 - Design, Conservation
and Landscape of the emerging
draft Leeds Local Development
Framework (LDF) Core Strategy
‘Preferred Approach’.

The emerging Core Strategy sets
out the vision for the future of
Leeds over the next two decades
and provides broad policies to
shape development and support its
strategic vision.

The SPD is a material
consideration and will be used to
help decide planning applications
and defend decisions made at
appeals.



Seffing the Scene

This tall building guide is

also about the challenge of
successfully introducing and
controlling new development into
an existing urban form and grain
which in some parts is in need of
further urban ‘surgery, massage
and sculpture’ to express and
reinforce its distinctiveness -

< FIG.1 This delightful wood

cur from Thomas Gent’s
History of Ripon Shows
Leeds from the sourh, ifs
maijor features being the
fowers of St John's Church,
Holy Trinity, and the Parish
Church. On the exireme leff,
fhe manor house slill sfands
within ifs moated enclosure
on the sife now occupied
by The Scarbrough public

particularly its skyline. house in Bishopgate Streef

S
AL
This document aims to assist
developers, architects and
the Leeds City Council City

Tall buildings of architectural < FIG.2 This defail from

Tall buildings, being prominent
and highly visible, can affect
everyone. Apart from being places
to live or work in, their presence
can create a sense of place and
give an impression, whether good
or bad. Tall buildings break into
the scale, rhythm and grain of
the urban form of our towns and
cities, with town halls, churches
and cathedrals being notable
earlier structures that have been
joined by other tall buildings built
for commerce and housing during
the last 50 years. The former
expressed the spiritual powers of
their owners and acted as a focus
for the community and civic life

with the church spire and town
hall clock being focal points with
functions well understood by the
public. Unfortunately the latter
has peppered tall buildings on
the urban skyline, many creating
visual harm that reflects the worst
of the 60’s and later. Rejected by
the general public, many have
blighted their environments.
Consequently it is important
that the lessons of history are
understood to enable the new
generation of tall buildings to be
liked by all.

quality and located in the

right places can enhance and
contribute to the attractiveness

of our towns and cities. They can
have a positive role by acting as
catalysts for regeneration and
good development whilst at the
same time celebrating growth and
economic prosperity. As the space
available for development in Leeds
City Centre becomes scarcer and
more expensive, the pressure to
conceive high density schemes and
taller buildings in the city centre
and its immediate vicinity, has
become increasingly important
with tall buildings featuring in
many development applications. It
is therefore essential that we have
a sensible but sensitive policy for
short and long term development
of tall buildings to promote
solutions for the public good and
the urban environment.

Claims that tall buildings are

an essential part of the urban
renaissance are unfounded but

in recent years there has been a
resurgence and a desire to build
them. Proposals for tall buildings
deserve the closest of scrutiny and
policies to deal with them.

Development with comprehensive
guidance for the location

and design of tall buildings

with respect to appearance,
sustainability, micro-climate and
quality of public realm around

tall buildings. Its outcome is a
result of collaboration between
officers of the council, the

Leeds Renaissance Study team,
and with Civic Trust members,
Councillors, property developers
and their consultants who all
attended a major workshop event
held to develop the document.

It also takes on previous
guidance from the Commission
for Architecture and the Built
Environment (CABE) and English
Heritage in their joint consultation
paper ‘Guidance on Tall Buildings'.

Samuel and Nathaniel
Buck’s South East
Prospect of Leeds of
1745 shows fhe fown from
Cavalier Hill with Leeds
Bridge fo the left, and the
parish church and Holy
Trinify fowards the right.
Nofe the orchards on Kirk
Ing, between the Parish
Church and the river and
fhe haystacks and tenter-
frames in the foreground



Strategic

Key Strategic
Principles

Locate tall buildings

in fhe right place, o
infegrafe them info and
make them compatible
with their surroundings.

Enhance skylines,
views and settings.

Protect and preserve
areqas of special
character and inferest,
principal views across the
ciry and historic skyline.

Ensure that new fall
buildings have a good
relafionship with the
street, movement
patterns and
transport facilifies,
creafing high qualiy
public space af the
same fime.

Ensure that fall buildings
assist in the legibility of
'he cily and confribute
sfrongly fo a sense of
place.

Make fall buildings
environmentally
sustainable and

operational.

Promote the highest
design quality for

fall buildings and

fheir composifion
resulling in a disfinclive,
recognisable, “this could
only be Leeds” skyline.

Sefting the Scene - Summary

What is it about?

The purpose of this Tall Building
Guide for Leeds is to establish
clear principles and advice

to steer them to appropriate
locations and ensure they are
well designed. It will also be used
to assess emerging proposals.

It embraces key urban design
issues for the city centre by
addressing the importance of
Form (buildings and morphology),
Movement (transport, vehicles
and pedestrians), Space (space/
landscape around and in front
of buildings) and Uses (activity
and regeneration). It builds on
Leeds’ inheritance of existing tall
buildings and Council Policies
and initiatives affecting the city
centre. As a component of the
Local Development Framework
this document provides
supplementary support to the
Development Plan documents.
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Existing Situation

This section explains how
topography, urban morphology
and urban form influence the
existing context and shape of the
city. Distant panoramic and local
views of the city and its existing
collection of tall buildings give

a flavour of the built form and
hint at the challenge ahead of
developing tall buildings in Leeds.
Reference is made to existing
Policies (both national and local),
and the aspirational documents

- The Vision for Leeds 2004-
2020 and Renaissance Leeds, the
former strives to make Leeds an
international competitive city, and
the latter is about moving forward
a diverse, dynamic and evolving
city with a recognisable skyline,
whilst preserving its character
areas and strong sense of place.

Strategic Issues

A variety of strategic issues reveal
that the guide is not just about
the form of tall buildings but is
concerned with where they could
go whilst protecting the best of
the existing city fabric. A section

- Protecting Settings, Views and
Vistas - declares the intent to
prohibit tall buildings where they
are likely to cause visual damage.

The existing legacy of tall
buildings provides the framework
within which to recognise new
opportunities and the potential

to reshape the city into a more
coherent urban form without
harming the quality of the existing
environment, particularly that of
conservation areas.

\35"'"‘66

VIEWS, VISTAS
AND SETTINGS

The Landmarks and Gateways
section shows how tall buildings
can assist in making the city
more legible, providing points for
reference and orientation as well
as forming important markers at
entrances and exits to the city.

The potential to reinforce an
existing cluster of tall buildings
and create a new cluster on

the south side of the River Aire
is revealed. The way in which
the issues of movement and
connections relate to tall buildings
is important. Their relevance to
the location and sustainability

of tall buildings is described,
particularly the influence of the
central railway station on the
acceptability of super-tall towers.



Example of map indicafing
protected views

Image of Bridgewater Place,
Aedas Architects
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Design Detail
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Key Design
Principles

Ensure fall buildings

are imaginative high
quality designs wih

a cohesive qualiy for

all fectures so that the
design works as a whole.

Ensure fall buildings
respond appropriately
[0 the distinctive local
character and ensure
there is no visual harm
[0 historic buildings and
VIEWS.

Sustainability and climate change Skyline enhancement is

are critical issues in designing for considered with emphasis on
appropriate development. Ways of  shaping the emerging skyline into
implementing sustainable principles a meaningful composition giving
and practices through design, Leeds its own identity.

such as multiple skins that create

Design Detail Design Process and

Planning Submission

Design Detail focuses in on the Requirements

various factors that make a tall
building successful in design terms

This section emphasises
and compatible with its specific

the design process based

high transparency with energy
conservation and renewable energy
devices, are suggested.

location. A key aim is to foster
imaginative and high quality
design. Architectural quality
raises issues of height, scale,

style, form and relationships with

upon the importance of

good site analysis, concept
and detail. This engenders
the right approach to an
understanding of context and

Minimise energy

use and waste (both
during consfruction and
fhroughou the life of

i/ = neighbouring buildings, as well as  _. : e : :
'?Qs, % {9 theginﬂuencg of cladging materials aids the produc'tlon of the Th@ bUHdlﬂg) |I’1C|Ud|ﬂg
’ e Lo e crei
' r flon wher
QQ?)O% \5\9 - _ also identifies the required 8 OerCJ)C ri%re e
(’). /4 g The tops of tall buildings receive  g7n4arqg of information and PRIop '
) N) §peC|atI attet:Etlor:( bl.ecause Zf their presentation needed for Use sustainable
impact on the skyline, as does B .
their relationship with the street, 9 APP materials.
partiCLCJIIarIyéI tt:e int(;rlface v;/ith tl‘l':.eh TODS of tall buildings
groun .an e public rea m whic should add
is very important. The merits of . .
ASPIRATIONS CONTEXT urban blocks and the uses within, OpprOp”Gfe inferest
are highlighted again to signify to the skyline.
hgw important tr?at connec.tlon Create active ground
with the ground is and their | | f ¢ o I
contribution to good frontage. eYe rontages o Ine
- The validity of re-cladding old Relevant UDP adjacent sfreefs.
z&e )‘:6? buildings is also covered. Policies Consider reclc:dding
P @;7{,0 o existing tall buildings fo
é}? - %&)4% BDZ, BD4, BD5, BD5A, BD14 provide a sustainable
CC3, €C4, CC5, CC6, CC7, CC8, €LY, 1 i i
< @ %o s high qualiy solufion
» N12, N13 before proposing

Design Detail

demoliion and new
puild.



The 'Blue' development by
Granary Wharf - a 16+ slorey
block which rises up dramatically
next fo fhe railway sfafion, currently
delineates the canal basin

In the foreground the Leeds
Infernafional Swimming Pool site
where there has been a proposal
for a fall building adjocent to the
Inner Ring Road as part

of the *string’

Tall urban blocks of Infirmary
Streel with the 21 sforey fower
of the Park Plaza Hofel
ferminafing fhe view

Introduction

Purpose

The purpose of this document is
to establish clear principles and
advice against which proposals for
tall buildings will be considered
and assessed. It will provide
guidance regarding where tall
buildings should and should

not be built and provide the
necessary degree of certainty for
property developers. As well as
providing supplementary support
to Development Plan Documents
as part of the Local Development
Framework the document aims
to demonstrate the importance
of design and urban design in
achieving distinctive quality
buildings appropriate and
compatible with their locations.
By setting out strategic principles,
visual damage, for example to

It seeks also to reinforce the
existing but varied positive
qualities of Leeds by securing the
highest standard of design that
itself will contribute to, rather than

What is a tall building?

At the turn of the century tall

was defined as ‘out of reach of a
fireman’s ladder’ but the safest
present day definition is one which
the Commission for Architecture and
the Built Environment and English
Heritage use in their guide:-

A tall building is one which
is subsfanfially faller than ifs
neighbours and/or which
significantly changes the
skyline.

Windturbines
erected on the
ground and on

the historic cores, can be avoided damage, local distinctiveness, : o - e . A L.
mive migs e g R G o [N - top of existing

and high quality development will whether it be by integration into TR

. m structures will
be able to enhance Leeds for the the local context, or, on a wider L i
benefit of inhabitants, workers, city scale, by fitting into and LA R be considered as

if they were tall
buildings.

visitors and businesses. enhancing the urban silhouette

and skyline.



When one considers that some
proposed large city centre blocks
are in the region of 10 to 14
storeys compared to existing
towers which are only a few
storeys higher, it is clear that
proposals for tall city centre
blocks could unacceptably avoid
the more intensive examination
process which tall buildings have
to undergo. It should however,
still be possible to identify tall
building applications because
the built form in the city centre
is of a consistent height e.g. the
general 4 to 6 storey shopping
quarter and the 6 to 8 storeys
of the business quarter west of
the city centre. Consequently,

applications for tall buildings which

are substantially taller than the
surrounding buildings can easily
be categorised. The City Council
takes the view that any proposal
which is more than 14 storeys (as
a rule of thumb) could qualify as
a tall building, notwithstanding its
immediate 10-12 storey context,
on the basis that there would be a
change to the Leeds skyline.

Infroduction

<< Bridgewater Place, view
from Call Lane, is visible from
many places within the city
centre and beyond

< Whilsf 10-12 sforeys would
generally be regarded as

< fall, within the city centre there
are areas where they have
become the norm, as seen in
fhese views along Park Row
where they are regarded as
part of tall urban blocks

Office and residential
storey heights are
usually different.
Proposed heights

In melres (including
plant rooms) will be
more accurate and
appropriate,

Study Area

This document is mainly concerned
with the city centre of Leeds as
was defined by the City

Centre UDP Boundary.
The post war
building programme
has resulted in over
120 tower blocks
constructed outside this

Linton

Thorp Arch

Boston Spa.

East Keswick
Clifford

Bardsey

Bramham

Leeds Metropolitan District
Boundary Map

L NS Ju I e ¢ Y™ Y - Railway
boundary. Consequently the view
has been taken that strategic Moforway
principles and design details inElmet ‘A" Road

referred to in this document

will be relevant to existing and
proposed tall buildings within the
district of Leeds. Following the
visual deterioration of the Leeds
urban and suburban landscape
due to the ‘pepper-potting’ legacy
of post war construction, the
Council wishes to discourage the
construction of additional tall
blocks outside the city centre
unless there are exceptional
circumstances. Such proposals will
be judged on their own merits in
line with guidance. Sn!i.es

Leeds Mefropolifan
— LiSITICI Boundary

Sefflement paffern

1:175 000
1 10 km

City Council. 100019567 2009

reserved. Leeds

Crown copyright. All rights

©
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" Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office.
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Existing Tall —— Ciy Cenfre

Housing ‘ Tall black
Blocks in the
Leeds District
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Topography
/ Character

B,

The existing scene reveals
the River Aire meandering through
the city, having formed a broad
valley plain from Kirkstall to
Stourton. The local topography
consists of ridges and spurs of
land, but in general it slopes to
the river plain with the city
centre being in the centre of a
segmented horseshoe of land
mass. Unless travel into the city

is along the river plain, the
general impression for most
visitors is one of descending

into the city centre where the
concentration of tall buildings is

as a north to south spine
coinciding with Park Row and
Albion Street (as referred to and
illustrated in the City Centre Urban
Design Strategy (CCUDS)).

Travelling towards the city centre
one can experience many of the
131 individual social housing

tall blocks, some of which

are distinctive e.g. Cottingley
Towers, and clusters at Seacroft,
Burmantofts and Beeston. The
more attractive landmarks are
the existing churches at Armley,
Headingley, Harehills and
Richmond Hill which together with

1. Existing Situation

The city core, containing its retail

and commercial activities, has

maintained a regular 4-7 storey

: ; height to most of its buildings

©  mainly in the Conservation Area,

and where additional storeys
developed they flanked The
Headrow. Post War construction
has resulted in much taller
buildings and blocks mainly along
the north south spine referred to
previously, and taller residential
towers beyond the city core.

the distinctive white tower of the
University’s Parkinson Building
make the skyline significant and
contribute to time honoured vistas
not only into but also out of the
city. Previously within the city

the historic Leeds Town Hall, the
Civic Hall spires, The Parish Church
and Holy Trinity Church had a
stronger impact than is now on the
city centre urban silhouette.

Leeds dislric fopography
showing how if rises up fo
create a rim around the
pbowl of the city cenfre

Leeds Town Hall fower and
the Civic Hall spires provide
a distinctive silhouette within
fhe city cenltre

[his view northwards shows how
the Parkinson Building fower al
Leeds Universitly dominates and
fogether with the adjacent church
spires creafes a disfincfive skyline

11



This 2008 view shows how the A
Cottingley Towers puncfuate the
landscape on the approach fo

Leeds down the M621 from the west

12

The City Cenire Urban >
Design Sirategy
(CCUDS) provides
useful information on
fhe cify cenfre

Various character areas >>
of Leeds City Centre.
Analysis by John Thorp
Civic Archifectin the
Renaissance Leeds sfudy

1. Existing Sifuafion - Topography and Character
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The City Centre Urban Design
Strategy (CCUDS) and
Renaissance Leeds (urban
renaissance visioning exercise and
study) both recognised that the
city core contains a rich variety

of places and neighbourhoods of
different character, urban grain
and scale. Past and present

social and economic forces have
moulded the city, its character
and its infrastructure into what it
is today - pieces of urban jigsaw
or mosaic joined together to make
a lively composition.

This document recognises the
importance of the topography of
Leeds, its urban form and grain
in shaping its character, special
identity and sense of place, not
only within the regional scene but
nationally and internationally.
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Policy Context

This guide should be read

in conjunction with National
Guidance:-

PPS1: Delivering Sustainable
Development - Describes
Planning’s role in securing well
designed sustainable development
and its responsibility to reject poor
design.

PPS3: Housing - Good design
applied to sustainable residential
development.

PPS6: Planning for Town Centres
PPS8: Open Space Sport and
Outdoor Recreation

PPS12: Local Spacial Planning -
Local development Frameworks
PPG8 - Affect on
telecommunications and
telecommunication corridors.
PPG13: Transport - Sustainable
and integrated transport systems
PPG15: Planning for the Historic
Environment - Planning guidance
relative to historic environments,
conservation areas and listed

All development will be

expected [o create excellent

design thaf profects and
enhances those elements

which confribute fo the disfinct
identity of the City and places

wifhin fhe Dislrict.

CABE and English Heritage.
Guidance on Tall Buildings.

City Council Policy and
Guidance:-

The Leeds Unitary Development
Plan (Review 2006) includes
relevant policies to tall buildings
however these polices do not
seek to make site allocations. The
relevant policies are:-

UDP Policy SA1l: Environment

- It is about safeguarding and
enhancing the unique qualities
and ‘sense of place’ of the Leeds
district.

UDP Policies regarding building
design:-

Policies BD2: Design and siting
of new buildings, BD4: Plant
equipment and service areas
BD5: Amenity and new buildings
BD5A: Alterations and
Extensions

BD14: Floodlighting

UDP Policies regarding the city
centre, the skyline, prestige
development areas and street
scenes and spaces:—

P
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1. Exisfing Situafion - Policy Context

Policies CC3: City centre
character

CC4: City centre gateway
developments

CC5: City centre conservation
area

CC6: High building development
CC7: Redevelopment of tower
blocks

CC8: New development

CC9: Existing public space
CC11: Street and pedestrian
corridors

CC12: Public space and
connectivity

CC13: Public space and design
criteria

UDP Policies regarding urban
design:-

Policies N12: Priorities for urban
design and Policy N13: Design
and new buildings: the design of
all new buildings should be of
high quality and have regard

to the character and appearance of

their surroundings.

Good contemporary design
which is sympathetic or
complementary to its
setting will be welcomed.

< The Leeds Unitary
Development Plan (Review
2006) (UDP) provides the
current policy framework for
development in Leeds - work
is currently faking place on
its replacement - the Local
Development Framework (LDF)

One of the UDP’s main strategic
aims for the city is embodied

in SA9: Aspirations for the

city centre - To promote the
development of a city centre which
supports the aspirations of Leeds
becoming one of the principal

cities of Europe, maintaining and
enhancing the distinctive character
which the centre already possesses.
Its other objectives are to secure a
high quality city centre environment,
to secure a more vibrant city centre,
to provide a focus accessible to all
the community and to identify and
promote development opportunities.

Emerging Core Strategy -
Preferred Approach:-
SC8: Design, Conservation and
Landscape - All development will
be expected to create excellent
design that protects and enhances
those elements which contribrute to
the distinct identity of the city and
places within the district.

< Skelch of view west down
New York Road (drawn 2006)
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The Ten Urban Design Principles >
provides principles for all
involved in fthe development
process in Leeds

Renaissance Leeds Vv
provides a framework to
fransform Leeds info @
disfinclive, diverse, dynamic
and evolving city for the
future without desfroying its
confinuily with the past
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Neighbourhoods for Living >
provides guidance for
residential development that is
appropriate for ifs context

Ll Bl Lo

1. Exisfing Situation - Policy Confext

Transport Policy T2: New
development should normally i)
be served adequately by existing
or programmed highways or by
improvements to the highways
network which are funded by the
developer via planning conditions
on planning permissions or
planning obligations, and will

not create or materially add to
problems of safety, environment
or efficiency on the highway
network; and ii) be capable of
being adequately served by public

i

W LAt disas e aEiE

i#

transport and taxi services and
should ensure that necessary
infrastructure for new services is
included in the development; and
iii) make adequate provision for
easy, safe and secure cycle use
and parking; and iv) additionally
in the case of residential
development, be within convenient
walking distance of local facilities
and not create problems of
personable accessibility.

Leeds City Centre Urban Design
Strategy (CCUDS)

Leeds City Centre Urban Design
Strategy explains and develops the
urban design approach of the City
Council and celebrates the many
distinctive qualities of the city
centre. It provides a working tool
which can be used to encourage
good, distinctive design proposals
appropriate to Leeds City Centre.
Using a cyclical process that
involves audit, analysis and
aspirations, it provides principles,
examines strategic issues and
explores character areas.

Neighbourhoods For Living -
Residential Design Guide
‘Neighbourhoods for living’
provides the Leeds dimension for
national urban design guidance on
residential development. The guide
specifically provides further clarity
for developers and designers
regarding themes and principles of
residential design, the character
and essence of Leeds and the
submission requirements and
analysis based process.

VW RN DN IR LY

Ten Urban Design
Principles

For use by Leeds City Council in its
day to day development activities.

1. INVESTING Effectively -
Recognise that good design is
good business

2. WORKING Together - Get the
team right

3. INVOLVING The Community
- Make places for (and by)
people

4. REGENERATING Throughout
Leeds - Close the gap and
move forward

5. DELIVERING Sustainable
Environmental Solutions -
Provide for future generations

6. CREATING Excellent New
Places - Talk a visionary
approach

7. IMPROVING Existing Identity
- Analyse and enhance the
character

8. CONNECTING Places - Create
visual and physical links

9. MANAGING The Investment -
Look after the place

10. REVIEWING Our Work -
Improve continuously

“Good design provides the
background to everybody’s lives
and can help bring communities
together. It develops a sense of
local pride and creates lasting
confidence.” (Vision 2 - high
quality design is a cross-cutting
issue, and thriving places is one of
the eight strategic themes.)

These principles respond directly to
Vision 2, LCC mission statement,
core values and the themes

in the Council Plan (creating

better neighbourhoods and
confident communities, making

the most of people, competing

in a global economy, integrated
transport, and, looking after the
environment).

All these principles should be used
together to support and steer the
work of all LCC Departments and
be part of our commissioning,
design, procurement, negotiation
and other processes. These should
also be advocated beyond the work
of the Council - for use by our
partners and all those influencing
urban design quality throughout
Leeds (including investors,
developers, designers etc.).

In order to avoid any
misinterpretation regarding
applications for tall buildings, the
City Council endorses the views
of CABE and English Heritage
which emphasise that each case
must be judged on its merits,
even if a tall building already
exists nearby or on the site in
question, and be assessed as if
no previous consent had been
given. Consequently, an existing
tall building in an area or on the
same site will not necessarily
justify its replacement with a new
tall building.
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Vision for Leeds 2004 to
2020

Released in early 2004, the Vision
for Leeds 2004 to 2020 is the
second community strategy for
Leeds. It is based on the principles
of sustainable development and its
purpose is to guide the work of all
partners to make sure that long
term aims are achieved.

1. Exisfing Situafion - Policy Context

Vision aim - Going up a
league as a city - making
Leeds an internationally
competitive city, the

best place in the country
to live, work and learn
with a high quality of

life for everyone - with a
reputation for environmental
excellence. Developing Leeds’
role as the regional capital.

Cities such as Edinburgh, London,
New York, and San Francisco
have evolved in response to

their own particular factors and
forces at work, developing into

Renaissance Leeds

The Renaissance Leeds Study
(unpublished but due to be
adopted) is about continuity

and transformation in a diverse,
dynamic and evolving city. It has
produced proposals for a well
connected city and principles

to guide the development of a
sustainable city. It has recognised
the increased demand for tall
buildings. Two of its themes have
particular relevance to, and have
influenced, this document.

o Skyline Leeds - added together,

gateway ideas, the existing /
distinctive ridge line definition -
and other key locations e.g m

large scale infrastructure, to

produce an illustrative idea for a
distinctively, recognisably, ‘this-
could-be-Leeds’ skyline. \TA

o Mosaic Leeds - an analysis
of the inner city areas which
has recognised the numerous
various sized character areas
all in close proximity which
presented on plan reveal a rich 6;1/
array of pattern — similar to a
mosaic.

cities with dramatic but unique
skylines recognised worldwide.
Leeds also has the opportunity
to develop a distinctive
identity reflecting its own
particular circumstances -
a fundamental point missed
by many other town and city
authorities which have allowed the
‘anywhere’ type of tall buildings
with poor quality street spaces to
creep into their environments with
devastating results. This guide
seeks to emphasise the importance
of the need for tall buildings to
become synonymous with their
surroundings by bonding with and
relating to the varied
character areas
of Leeds.

Susie Kim and John
Thorp's concept skefch of
a new cenfral sfructure in
Renaissance Leeds info
which ofher development
will plug - Note the cluster
of fowers south of the river

Vision for Leeds provides
a coherent way forward fo
creafe an internationally
compelifive city fhat
people will wanf fo live,
work and play in

Mosaic Leeds Ciy Cenfre
from Renaissance Leeds
showing some disfinct
character areas

15
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Leeds Ciy Centre view >
from Belle Isle on the
soufhern rim showing

fhe panoramic views over
fhe cily centre in 2008

2006 view from wesl showing v
fhat the Parkinson Building,
Civic Hall and Town Hall are
sfill recognisable despite all the
exisfing high rise development
fhat has already faken place

1. Exisfing Situafion - Existing Views and Selfings

Existing Views and Settings

The Leeds city centre skyline and
its immediate areas offer up a
number of panoramas some of
which appear dramatic for those
living near by and for many
visiting the city. This is due to the
local topography which generally
rises up in most directions

away from the city which itself

is situated on a gentle incline

that meets the River Aire. Land
spurs within this topography also
obstruct long distance views of the
city but this helps to create visual
drama for travellers as the city
unfolds close to their city centre
destinations. Unfortunately, for
those experiencing the dramatic
distant panoramas, expectations
to many prove disappointing as
they approach the city centre

amongst the 60’s to 80’s buildings,
many of which, in terms of quality,

look tired and struggle to create
the same impact as their historic
neighbours e.g. The Town Hall,
Civic Hall and the University’s
Parkinson Building Tower.
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Key Distant Panoramic
Views of the City

distant panoramic
f the ¢ty

1a south West Approach
from M621

1b south west Approach
from Geldard Road (A62)

2a view from Cabbage
Hill Upper Wortley

2b View from Gotts
Park Armley

2C View from Bramley
/ Town End

2d View from Armley

3 North West approach
from Kirkstall Valley

4a view from North - the
top of Scott Hall Road
/ Buslingthorpe (A61)

4Db view from Buslingthorpe
/ Sheepscar

5a views from North East
- Wetherby Road

5b View from Roundhay Park

6a views from Eastern Approach
- Edge of Mabgate (A64)

Gb View from York Road
/ Richmond Hill (A64)

7 Views from South East
/ Stourton (A61)

at

7.

%0 GeoPetspectives 2006 GGOPerSpeCtl\?EIS

7b Views from South - Bottom

of Belle Isle (A6110)

8a view from Belle Isle Estate

8b View from Beeston Hill

9a views of City Centre
from South

9b Views from South

10 view form Temple Newsam

t
I
)

==
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1A south West Approach

from M621

Dramatic bur distant panorama of
whole cify. The University Parkinson
Building fower stands our as a
most prominent form — occupying
fhe highest position within the city
cenre.

1b South West Approach
from Geldard Road (A62)
Distant panorama of the city
Parkinson Building sfill dominant

2a View from Cabbage Hill
Upper Wortley

Dramatic and elevared 270
degrees view of the cily and
s inner city areas

2b View from Gotts Park
Armley

Dramatic view framed by fhe
landscape of Goits Park which
emphasises the slope within fhe
cily cenfre

2C Views from Bramley

/Town End

Disfant views of area fo south of
fhe city cenlre with the Bridgewater
Tower sfructure prominent

18

1. Existing Sifuafion - Exisling Views and Selfings




1. Existing Situafion - Exisling Views and Seffings

2d View from Armley
View of city cenfre from

- residential area of Armley
with Town Hall prominent
‘o despite being surrounded

by ofher fall blocks

3 North West approach
from Kirkstall Valley
Only part of city
panorama revealed due
fo fopography. View may
benefir from visual sfop/
Cluster

4Qa view from North
- the top of Scott Hall
Road /Buslingthorpe
(A61)

Dramatic silhouelte
with Parkinson Tower
prominent

4b View from
Buslingthorpe/
Sheepscar
Dramatic view of North
Eastern part of the city
cenire with grouping of
existing towers prominent
as a cluster

5a views from North
East - Wetherby Road
Well beyond the city
cenfre occasional views
arise. In this case the
Parkinson Tower

5b View from

Roundhay Park 2009

Showing recenily

consfructed student block

In considering planning
applications for tall
buildings, thelr effects on
views from a Registered
Park and Garden will be
a material consideration.




6a views from Eastern
Approach - Edge of
Mabgate (A64)

Dramatic views of the exisling
and disfinctive cluster of
fowers that occupy high
ground fo the North East side
of the city cenfre

Gb View from York Road
/ Richmond Hill (A64)

First impression of the city for
ravellers using the Ac4.

7 A views from South East /
Stourton (A61)

Disfant flaf valley view

not so dramatic but the
Parkinson building remains
distinctive

7b views from South

- bottom of Belle Isle (A6110)
Dramatic ciryscape with most fall
buildings e buf the north south
1e not very apparent

8a view from

Belle Isle Estate

Dramatic view of the citly cenfre
for residenfs of Belle Isle

8b View from Holbeck/
Beeston (2006)

Views of cily with all tall buildings
prominent. A confrast with the
exisfing forms in Holbeck

9a & 9b views of city Centre
from South

Dramatic views of citly

cenfre and its skyline from
Holbeck Moor 2005

10 view from Temple Newsam
Recenf (2009) view of
new citly skyline
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Key Local
'2 Panoramas
1 of the City

1a, 1b, 1c, 1d &« 1e

From Rail Routes into
the City

2a & 2b From Sheepscar
and Buslingthorpe Lane

From Holbeck Urban
Village

From M621 Junction 3

From Inner Ring Road
(A58(M))

From South East - East
Street

) e Barik! ] From footbridge over
- = W e = JE AN M58 near Quarry Hill
- Pak 12 23 g™ T .y \
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1a

View from south west

View of city cenire from railway
ridge with the west Inner Ring
Road (A58(M)) evident

in the foreground

ib
1c

Sequence of views from
railway

The impact of new developments
evident from railway opproach o
Leeds Station

1d
le

From Rail Routes into the City
Previously approved schemes
and those in construction may

obsiruct future views
particularly views of the
Town Hall and Civic Hall

2az2b

From Sheepscar and
Buslingthorpe lane

Dramatic views due o local
fopography and landscape of
residential fowers/clusfer

of Litfle London

¥
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1. Existing Situafion - Exisling Views and Seffings

3 From Holbeck Urban
Village

Occasional part views of
the cily with view of Town
Hall af end of Marshal
Street

4 From M621

Junction 3

View of city and skyline
which reveals irself for
M621 fravellers

5 From West Inner
Ring Road (A58(M))
Elevated sfrefch of road
provides dramalfic views
of city cenfre and Town
Hall

6 From South East -
East Street

Limited views of the
city due fo existing and
proposed developmeni

7 From footbridge over
A58(M) near Quarry Hill
View of exisfing cluster

of fall buildings located
near Merrion Cenire
(2008)
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Many of the exisfing fall
buildings o\omo fhe north/south
ridge date from the Iate sixties/

early seventies and are

very much of their ime
as shown with:

Wesf Riding House >

A\b‘\om Streef

fop right, boftom right)

Merrion House
Merrion Centre

(middle centre)

Venfura House
Clay Pif Lane
middle right)

Tower House
Merrion Way

(boffom centre)

2. Existing

Tall Building

Usage

There are a variety of uses for tall
buildings, the main ones of which
are considered separately.

Offices

Existing tall office towers have
mainly developed along the north
/south ridge line topography as a
result of city centre policy of the
late 60’s, 70’s and 80’s with City

House, West Riding House, Merrion

House, Tower House and Ventura
(previously Hepworths) being
notable examples. Their locations
have proved successful to some
extent due to their proximity
with other city centre usages and
transport facilities. Recladding,

T
S R

Aerial phofograph of north/ A
south ridge of fall buildings
(from CCUDS analysis)
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refurbishment and change of use
has led to the retention of all but
one of those 60’s to 80’s towers.

In general they are not

regarded as significant pieces of
architecture, although Ventura
could be regarded as an
interesting essay in design for its
time. Not many have contributed
to the street scene with, for
example, West Riding House's
failure in closing the important
vista down Albion Place. They
have, however, assisted in
creating a visual definition to
the city centre when seen from

a distance as a north to south
spine.




2. Existing Tall Building Usage

New Apartments

Certain inefficient patterns of
development are not sustainable
in the city centre. The need to
optimise the use of land and
reduce overall land take together
with efficient and sustainable
patterns of development has
resulted in the growth of
apartment blocks mainly on either
side of the River Aire, with large
developments at Aireside, Gotts
Island, Sweet Street and The Calls
being notable examples.

These have resulted in localised
built form of varied scales and
heights, e.g. 6 to 8 storeys in
Sweet Street and 14 to 16 storeys
in Aireside.

Student Housing

Recent growth of student
accommodation has prompted
many applications for large blocks
of accommodation which have
generally been 8 to 12 storeys in
height and proposed mainly for the
Burley Road area to the west of
the city centre.

Student accommodation proposed
for the Clay Pit Lane, former
Little Londoner and BBC sites has
resulted in the construction of
three tall buildings in the highest
part of the city. Notwithstanding
any individual design quality
these may have additional merit
since they have been proposed

in a zone where tall buildings will
be acceptable and because they
can complement other adjacent
existing tall towers to form part of
a cluster formation.

The apartments of the
Ciy Island development
ar Golfs Island step up
as fhey curve round fo
create an inferesting
sculprural form

The apartment
development along
Whitehall Road front the
river and railway stafion
and delineate the edge

of the city centre

Ihis sfudent block on
Burley Road provides a
focal point on fhe journey
westward

Whilst opposite is OFAL, a
new urban block of student

accommodation

25



2. Existing Tall Building Usage
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Examples of social housing
fowers (formerly Council flof
blocks) are peppered around the
former Leeds County Borough
area beyond the city cenire

Social Housing Towers

In December 2003 there were
131 post-war tower blocks
throughout the Leeds district.
Many ‘pepperpot’ the outer areas
of the city and some encroach into
the city centre with others clearly
affecting the skyline. Blocks tend
to be 15, 18 and 20 storeys high
with two at 25 storeys. They have
been constructed using various
system building techniques. The
The flars af Mor\bqrmgh Towers resultant spaces around and
Burley Road provide an i i
end sfop o the view down. The between tall residential towers
Headrow and Wesltgate have in many cases produced low
quality environments leading to
progressive neglect.
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These blocks which are part of
Leeds Mefropolitan University

: Other uses
on Porfland Way have now
been reclad and updated

Educational and hotel buildings
are the other main uses for tall
buildings in Leeds City Centre.
Leeds Metropolitan University and
Leeds College of Technology have
accommodation in the form of
tall towers which form part of the
north/south spine of tall buildings.
Similarly placed along the spine
and adjacent to City Square, Park
Plaza was an office building but

has been converted into a hotel
circa 2003.




2. Existing Tall Building Usage

Recent Trends

B Waterfront

Waterfront locations have in
recent years offered opportunities,
with development having occurred
along Brewery Wharf with more
being planned and progressed

for the Aireside Site. Sites to

the east of the city have the
potential to offer new urban form
and landmarks as did the former
Hunslet Mill to this area.

Water can benefit from reflections
of tall buildings by day and by
night e.g. The Clarence Dock
Basin, River Aire.

B West of the City / Burley
Road

There has been recent activity
of establishing tall buildings
containing student residences
along Burley Road. This has
probably been due to developers
taking advantage of cheaper
sites to the west of the City
Centre and their proximity

to the University. Recent
applications have been of up to
a 12-15 storey scale which will
result in tall blocks positioned
close to each other rather than
individual tall buildings.

Residential buildings have had a
major impact on the city centre
and its neighbourhoods and it is
important not only to accept their
key role but to acknowledge that
they can make a valid contribution
to a higher quality of life and
environment.

Future
Tall buildings can:-

o Offer viable solutions to city
centre living

o Respond to the crisis of
affordable housing

o Facilitate those who keep
services running

o Alleviate strain on public
transport

o Reinforce existing business
areas

o Cater for significant
population growth in a
sustainable manner providing
lessons have been learnt from
the mistakes of the past

o Meet the needs of young
professionals who wish
to enjoy the metropolitan
lifestyle

o Contribute towards the urban
renaissance

O Could facilitate renewable
energy eg. wind turbines

The concrefe tower block
on Albion Streef that was
formerly Dudley House
offices has been reclad
and refurbished to form K2
with ifs apariments o bring
fhis outdated building back
info beneficial use

Park Plaza Hotel is a reclad
and refurbished office block
on the corner of City Square
and Boar Lane which sits
on a podium of restaurants
and bars. IFillustrates

fhat tall buildings can be
adapfed fo have uses ofher
fhan residential or office,
and can be rejuvenated

Recenf tall buildings and
plocks that form a ‘sfring’
alongside the River Aire

Recently

complefely student
accommodation OPAI
on Burley Road is a
9/10 sforey urban block
with a 14/15 storey
fower - a mixture of
plock and fower form

27



79094040 i . ::
n:uuuuu-;:
| B = i 0 p_ (it o 0|
- " | @ \\ED;EPP'—? Eiangnananinas L, Elils aﬁn : BR —— 2 il
S~ - 5 e = 0o [ ] NTE i -t = G
y 'g? L e % — 4r;}:’it_:’“‘:wdrf'ﬁ L e L i —| I i :
NP 1 e L Cund W SO 0 o - REEEE =) AE)
0 1‘/“’“‘/‘@}’& v 2 VY Tl 1R = i
. - /ﬂﬂﬂﬂ' T 'DEE] m i - o , ;j DD u J
/1111ﬂn49nmﬂﬁﬂ iiaflisaNisiNsaiii N : q - ML ~ o N
JEW* 3 i




Strategic Issues
Design Detail
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Leeds Mefropolitan University
forms poor backdrop fo the view
of Leeds Civic Hall spires looking

along East Parade

UDP Policy SA1:

To secure the highest possible quality of
environment throughout the District, by
protecting existing good environment, and
conserving and enhancing where there is

scope for improvement, including initiating
the renewal and restoration of areas of poor
environment - It is about safeguarding and
enhancing the unique qualities and ‘sense of
place’ of the Leeds district.
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3. Strategic Issues

Constraints — Protecting Settings, Views and Vistas

New tall buildings can intrude into
time honoured vistas and skylines,
so it is important to ensure that
they do not have a negative
impact on historic and significant
environments. Therefore existing
views and settings of certain
buildings and landmarks need
protection.
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London is establishing its London
View Management Framework
Draft SPG (refers to the
management of 26 key views).

- E—

There is a need to preserve the
prominence of the Town Hall, Civic
Hall, Leeds Parish Church, the
University’s Parkinson Tower and
adjacent church spires as defining
structures of Leeds. Public spaces
and squares such as Park Square
and other important settings,
river frontages, key views and
street scenes, particularly in
conservation areas, need guarding
and protecting from visually
intrusive forms. A view protection
framework is referred to as
follows.

It is unlikely that applicants will
receive support for tall buildings
which cause visual harm and
impact on the following:-

B Listed buildings and
Conservation Areas.

o Historic building area
roofscape and silhouette.

n Town Hall, Civic Hall,

Corn Exchange and Leeds
University Parkinson Tower.

o Leeds shopping arcades and
historic street scenes.

o Important vistas e.g. The
Headrow viewed east and
west, vista up Park Row.

o Views from the main historic
spaces of Park Square,
Woodhouse Square, Hanover
Square and urban parks.

o Historic riverside frontages

o Holbeck Urban Village.

Any proposals need
fo be assessed
against their impact
on views of those
features

Key Strategic Principles

Locate fall buildings in the
right place, o infegrafe
fhem info and make them
compatible with their
surroundings.

Enhance skylines, views
and settings.

Protect and preserve areas
of special character and
inferest, principal views
across the cify and hisforic
skyline.

Ensure thaf new fall
buildings have a good
relationship with the street,
movement patterns
and transport facilifies,
creafing high qualily public
space af the same fime.

Ensure that fall buildings
assist in the legibility of
the cily and confribute
strongly fo a sense of
place.

Make tall buildings
environmentally
sustainable and

operational.

Promole the highest
design quality for

fall buildings and their
composifion resuling in @
disfinctive, recognisable,
“his could only be Leeds”
skyline.



Constraint 1 — Zones of
Sensitivity

Zone of sensifivily - where a
fall building is likely fo have
a negafive impact on fhe
seffing/context

. Resilricted tall building zone
where proposed heighfs will
be defermined by the visual
impact of a fall building
proposal on the sefting

. Outer reslricted zone where
higher fall buildings will be
acceplable subject to no
negafive impact on the
seffing/context

This composite plan shows how
the zones of sensitivity overlap
and interact with each other. On
the following pages the individual
zones are considered separately
providing added clarity.

The following zones and sectors
have been identified for special
control in order to protect
important silhouettes, skylines,
buildings, street scenes, vistas
and public spaces from the visual
impact and physical proximity of
tall buildings:-

1 Leeds Town Hall and Victoria
Square including The Garden
of Resf

2 Leeds Parish Church of St. Peter,
Cormn Exchange and Leeds Marker

St John's Gardens and St. John's
Church

4 Pork Square
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Millennium Square
Queens Square
Hanover Square
Woodhouse Square

Leeds Universily Parkinson
Building 1936 (on page 38)

A
£

Tall buildngs of architectural See page 34 for relafonship
merit will not be accepted if their  Wih fall buildings beyond zone.
relationship to the local context

is regarded to have a negative

impact on that context.
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areas

a dku 5 e
radius f' m H‘ H( of the square
or garden ﬂ*e extent of Leeds
zones are as explained below)

1 Leeds Town Hall and
Victoria Square including

The Garden of Rest

2 Leeds Parish (

eler, Corn *x‘

urch of St
nge and
Markel

Leeds

s Gardens and
John's Church

1

Leeds Town Hall and

Victoria Square including

The Garden of Rest
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3. Strafegic Issues - Protecting Views, Vistas and Seffings

Example of sketch study to
determine the zone of sensitivity
around Leeds Town Hall

Existing building K2 was assessed
fo be a logical boundary since

IS Vi ar a distance of
300m is considered o be minima
and acceptable

2 Leeds Parish Church of
St. Peter, Corn Exchange and
Leeds Market

A collection of dislincfive buildings
and fthe sfreefscapes of Kirkgare
and Cloth Hall Streef where their
seffings and sky backgrounds
could be visually harmed by the
infrusion of new fall buildings

3 st. John’s Gardens and St.
John’s Church

Builr in 1632 and restored by
Norman Shaw if is positioned with
ts graveyard within surrounding
gardens
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3. Strategic Issues - Profecting Views, Vistas and Seffings

e | AIRO
Section indicates the role of > o \
Leeds Town Hall in seffing the /
zone of sensitivitly and the 7

which in principle accepts fall
buildings just beyond the zone. -
Park Square o -
away from Park Square, tall / /
buildings can be prevented b : . =
from having a negative impact - A‘?l No Tall Building Zone

imporfance of graduation Leeds Town Hall _ - nteow |
By selffing maximum heights,

which can increase further
within the sky background S =

The zone of sensilivity will ensure >>
thar firsfly, the sefting and
fronfages will dominate he view
and secondly, fall buildings
beyond the zone of sensifivity will
e subserviant fo the sefting

Leeds Town Hall

P A
B ¥ et L

&y

4 park Square >

Extent of zone defermined by
distance from Town Hall and
exisfing high buildings of the
commercial guarter. This was
considered fo be reasonable
guidance for the proximity of
any fall building which is likely
fo visually harm the established
character and seffing of Park
Square

T BT e e e

Park Square looking South Easf

[Ty

Builr between 1788 and 1810 as a
new high class esfafe confaining
merchants' houses. I has refained
the character of the 18th Cenfury
square with its mature parklond
seffing. Well mannered fronfages
of porficoes and pediments

with its general 2 to 3 sforey scale
has created a strong character
and sense of place

Photograph taken before

recenf resforation

W\ | ] 2
Jg3
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3. Strafegic Issues - Protecting Views, Vistas and Seffings

5 Millennium Square

Recenfly created public realm
offering a fine selting for important
buildings of Leeds e.g. The Civic
Hall (1933) with ifs 170 foof high
fwin spires and imposing fronfage,
and the Mechanics Instiute, the
Elecfric Press building. Extent of
zone determined by nearest tall
puildings of K2 and the

College of Technology

6 Queens Square

Builf around 1806 as regularly
planned residences around a
eafy square
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3. Strategic Issues - Profecting Views, Vistas and Seffings

7 woodhouse Square

Former private gardens
known as Hanover
Square Park complefed
in 1828 by Joshua
Major, surrounded

by lare Georgian
residenfial ferraces

8 Hanover Square

Square consisfing of

landscaped gardens
with residential ferrace
properties built

in the 1840's

Tall buildings in close
vacinity of these two
squares would ruin
and over shadow
fheir settings




3. Strafegic Issues - Protecting Views, Vistas and Seffings

< 9 Leeds University
Parkinson Building
1936
A landmark clock ftower
faced in Portland stone with
low pifched pyramid roof

I
Opal Tower, Clay Pit Lane
: < Any fall buildings of a
height that exceeds the
whife line shown on the
photogroph (the angle
of which is regarded fo
be a reasonable visual
guide) will be regarded
as compefing with the
Parkinson Building skyline

Parkinson Building Tower at former BBC Site
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Constraint 2
- Key Views
Within The City

h the permission of

Tall buildings

key view .

Tall buildings
periphery view .

: \“— (ftle== gkpeepsc;

¥ Cantre

The Headrow - View West
from Briggate

The Civic Hall - view from
Millennium Square

City Square - view North
East

Ordnance Survey on behalf of the Controller of Her Majesty's Stationery Office. &

This map is based upon Ordnance Survey material wi

A W N =

Park Row - Looking
North towards St. Anne'’s
Cathedral

ul

Boar Lane - Looking West
from Holy Trinity Church

(<))

Boar Lane - Looking East
towards Corn Exchange

7 Kirkgate - Looking East
towards Leeds Parish
Church

L

i,

8 Albion Place / Commercial
Street - Looking East
towards Leeds Market

9 Lane Ends - Looking
South towards Holy Trinity
Church

10 Merrion Street - Looking
towards St John’s Church

<A

11 Briggate - Looking South

12 Westgate - Looking east
towards The Headrow

13 Park Cross Street

14 \ceds station Concourse
- Looking towards Tower
Works

15 Town Hall - Looking down
Portland Crescent

16 Eastgate - Looking West

17 vicar Lane - Looking
towards Leeds Market
Buildings

18 crown Point Bridge - River
View West

19 view down Cloth Hall
Street

20 Parkinson Tower

21 woodhouse Lane - View of
spires

22 Hyde Park Corner

23 Granary Wharf - View of
Tower Works




The following key views will be considered when < 1 The Headrow - View West

. ; . from Briggate
processing applications. The sky background View fromed by imposing

will be critical fo the visual quality of these views. existing scale of buildings
Consequentially the infroduction of tall buildings flanking e Hieadrow wih Leeds

within the sky background is likely fo have @
negafive impact. Applicants with proposals for tall
buildings flanking these views will be required fo
agree verified camera views with planning officers.

< < 2 The Civic Hall - view from
Millennium Square

Imposing front elevation of the
Civic Hall with its two spires
forming a disfinct piece of
architecture and silhouelte

Hub

| T <3 City Square - view North

It'ﬁ 1 East

View of one of the main public
spaces in Leeds with imposing
background of the former Post
Office building

< 4 park Row - Looking North
towards St. Anne’s Cathedral

View framed by larger fronfage
blocks of Park Row with the
cathedral form ar the end of
the vista

<< 5 Boar Lane - Looking West
from Holy Trinity Church

Disfinclive streetscape and
urbanity

< 6 Boar Lane - Looking East
towards Corn Exchange

Sequence of viewing poinfs
which confain key corner and
frontage buildings and the Comn
Exchange
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7 Kirkgate
- Looking East towards Leeds
Parish Church

View containing the disfinctive

form of Leeds Parish Church

8 Albion Place/

Commercial Street - Looking
East towards Leeds Market
Views containing important
streel scenes and Leeds Marke
pbuilding of end of visfas

O Lane Ends - Looking South
towards Holy Trinity Church
View containing disfinctive church
spire of Holy Trinity Church

10 Merrion Street -

Looking towards

St John’s Church

View of hisforic building where
a tall building within fhe sky
packground is likely to create a
negative visual impact

11 Briggate — Looking South

Disfinctive streef scale and view

40
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12 Westgate - Looking
east towards The Headrow

Iining Leeds Town

13 Park Cross Street.
Dramafic narr

Town Hall Clo

14 Leeds station Main
Concourse - Looking West
Recent tall building

within i

of disfan enery
fopography

15 town Hall - Looking
down Portland Crescent

Civic Hal ts in framing
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17 vicar Lane - Looking
towards Leeds Market Buildings
View confaining imposing fronfage,

form and silhouefte of Leeds Markef

18 Crown Point Bridge

- River View West

View containing rich assorfment of
riverside buildings

19 view down Cloth Hall Street
View of distinct and afiractive
structure of the White Cloth Hall

3. Strategic Issues - Profecting Views, Vistas and Seffings
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3. Strafegic Principles

,Tfl.u-uj._uj
rlu‘rm
R LITIITINT 20 Parkinson Tower
Woodhouse Lane vista
dominated y fhe Univers
Parkinson Tower and exisfin
church spires

21 woodhouse Lane

- View of spires

A new fall building is likely
fo creafe a negative visual
impact

22 Woodhouse

Lane / Hyde Park Corner -
View of Parkinson Building
The mw U\r ower is

23 Granary Wharf -
V|ew of Tower Works
‘( N ‘\ @) Yer

GQ eho
and lralianate
Works
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fant panoramic
views of fhe city
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Constraint 3 — Important Panoramic Views out of the City

The topography of Leeds together
with the distribution of built

form has created opportunities
for good views out of the city
centre - particularly for occupiers
of tall buildings. Some of these
views offer well established and
attractive settings with distinctive

landmarks and forms, some that
could be visually compromised

by the addition of new tall
buildings whether adjacent, in the
foreground or as a backcloth.

It is felt that these will need a
measure of protection in order not
to erode that distinction and sense
of place that they provide beyond
the city centre.

1 south west R
— View fowards Coffingley

& 3 West
— Views of Armley

‘I'\-

¥

i = N )
©.GeoPefspediives 2006 GEQ Perspectl\fes

4 North East

— Towards Harehills and Burmantofts

5 East ) . 7
— Towards Swarcliffe and Seacroft



3. Strafegic Issues - Protecting Views, Vistas and Seffings

1 south West - View towards
Cottingley

View over relatively flat plain of
lond and buildings, including
Holbeck Urban Village, fowards
Colfingley where the main stand of
Leeds United A.F.C."s Elland Road
Stadium and fhe twin 25 sforey
social housing fowers are disfinct
landmarks and are part of fhe vista
which includes disfant views of
Morley Town Hall on the horizon

2 West - Views of Armley
Rising urban form containing key
landmark of Armley Prison

3 west - Views of Armley

Key landmark of the church of St.
Bartholomew which dominates the
hillside

4 North East - Towards
Harehills and Burmantofts
Traditional terrace forms resulling
in a sea of roofs that slope with the
fopography which also confains

a pepperpotting of many socidal
housing fowers which obsiruct the
view

5 East - Towards Swarcliffe
and Seacroft

Disfinct cluster effect of exisfing
social housing fowers on the
horizon
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Conservation Areas

Extent of Conservation Area

Exisfing Tall Building

Exisfing Green Space

Landmark buildings and
important settings

Town Hall

Parish Church

St John's Gardens
Park Square
Millennium Square
Queen Square
Woodhouse Square
Hanover Square

VCONOOTUUDLWNER

Parkinson Tower
10 Holy Trinity Church
11 Ciic Hall

12 [ceds Market

13 Com Exchange
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Constraint 4 -
Conservation Areas

Much of the City Centre of Leeds
is designated as a Conservation
Area which contains well over
seven hundred Listed Buildings
and merits preservation and
protection. Tall buildings where
designed inappropriately without
due regard to the surrounding
scale make bad neighbours in the
historic and traditional townscape.
The acceptance of tall buildings in
the City Centre would significantly
increase land values and could
increase the pressure to redevelop
sites as opposed to a sustainable

HEw
|

approach of refurbishing existing
buildings and protecting the historic
grain. Tall buildings do not usually sit
comfortably in areas with a fine urban
grain and historic street pattern. As
well as Leeds City Council, CABE
and English Heritage will demand
the highest standards, considerations
and sensitivity to safeguarding these
areas and encourage effective
heritage management.

8 Any new buildings in the
Conservation Area should be
within approximately a storey
height of their neighbours.
Proposals which are a storey
height more than existing
buildings will be treated on

< Emerging tower behind Sf
Anne's Church, StAnne's
Square, Manchester will
form a modern infrusion info
fhe hisforic view

< The tall blocks and tower

their merits providing that no
detrimental affect on street
scene and roof line/silhouette
will occur and where key views
cannot be undermined (this is in
accordance with the 2006 UDP).

Any new development should
respect the context in terms of
scale, massing and choice of
materials.

Leeds City Council regards the
historic skyline as an important
visual asset exhibiting a special
character and distinctiveness.
Proposals for tall buildings
should respect this skyline.

Even when outside, but
particularly for those situated
on the edge of, a conservation
area tall towers can still have
a major impact. They will be
treated on their own merits.

Any such harm has to be
balanced against the quality of
the proposed building and any
benefit it could bring.

creafe an inappropriate
modern infrusion onfo fhe
hisforic seffing of Boar Lane
and Trinily Church

UDP Policy CC5:

All developments within the Conservation
Area or immediate setting must be designed
so as to preserve or enhance the existing

character of the area. The heights of new
buildings there should normally relate to
those of surrounding buildings by being within
one storey height of them.
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Existing Conservation
Area near Park Row

illennium
Square

ass—

i
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City
Square







West Riding House >
visually in conflict with the
hisforic buildings in Albion

Place which is within the
conservation area

Mill Hill Chapel >
in City Square is dwarfed
by the nearby fall buildings
which show a complete
lack of respect for this lisfed
building

UDP Policy CC6:
Outside Conservation Areas and their

immediate settings and outside Gateway

Locations, proposals for high buildings

will be considered on their merits, taking

50

account of:-

Quality of design

Effect on skyline and impact on
views across the city

Effect on neighbouring buildings and
general street scenes

Their micro-climate effect on the
immediate pedestrian environment

3. Strafegic Issues - Locations for Tall Buildings

Locations for
Tall buildings

Guided by existing policies CC4,
CC6 and CC7, the need to protect
views and settings, the desire for
gateways and landmark buildings,
and the aim to create distinctive
urban form, the importance

of locating tall buildings is
paramount in implementing the
strategy.

General

Gateway Buildings
Recent Trends
Transport Routes and
Connections

o Clusters

General

There is significant demand for
tall buildings - both residential,
hotel and office accommodation.
Tall buildings can be beneficial

in the right places provided they
are of a high design standard.
They can also raise densities and
intensify uses on sites.

Tall buildings located in the wrong
places can harm the quality of
our environments and make
different places the same and
indistinguishable from each other.
The location of tall buildings
should not be at the expense

of the historic areas and should
prevent additional pressures

on already congested and
overcrowded transport services in
an area. Pepperpotting the urban
landscape with individual tall
buildings has visibly damaged and
blighted many towns and cities
yet it is important to recognise

the importance of localising an
iconic building or one that acts as
a catalyst for wider regeneration,
contributing positively to the
urban and spatial framework.

The Transport, Local
Government and The Regions
Committee’s Sixteenth report
of Session (2001-2) made a
number of recommendations.
It recommended that Local
Authorities identify areas which
are not appropriate for tall
buildings in their development
plans.

No doubt market growth, land
values and available development
space will test and probably
compromise a well detailed
strategy, nevertheless, a strong
policy regarding the location of
tall buildings is paramount in
protecting existing settings, views
and skylines.

Location can be influenced

by topography, microclimate,
overshadowing, ground levels and
gradients. On the other hand, tall
buildings can create visual impact
e.g. on an undulating landscape.

8 Normally near to city cores
tall office buildings should be
located close to and relate
to other large business
buildings particularly where
growth around transport
interchanges can begin or
continue the process of
sustainable patterns of urban
development and transport.

o If Leeds is to attract
investment particularly from
large companies who want to
locate corporate headquarters
in tall buildings to convey
prestige, appropriate sites are
required and planning needed
so those sites are not decided
by pressure from developers
and agents.

o There are 4 areas designated
Prestigious Development Areas
where tall buildings will be
encouraged. These areas are
on the fringe of the City Centre
and adjacent to the main routes
into the city. This should also
result in cluster developments
which is arguably where tall
buildings in general look best
and offer a good alternative to
‘pepperpotting’. Such clusters
can act as gateways into the
City Centre, contribute to urban
form and new public realm.

8 Elsewhere outside the 4
areas referred to above tall
buildings will be considered
on their own merits.

8 They should follow rules of
scale, massing and alignment
in order to integrate
themselves into the local
context and appropriate grain
in the area, particularly at their
connection with the ground.



SN 3. Strafegic Issues - Locations for Tall Buildings

Prestige
Development Areas

Presfige Development Area
Proposal Areas as shown in
UDP Review 2006

Recent Tall Building
Proposals for Leeds
- Since 2003

@ Tall building consfructed or in
consltruction (sforey height in
numbers)

© Crown copyright. All rights reserved. Leeds City Council. 100019567 2009.

@ Tall buildings “in planning’ at
present or previously on hold
(sforey height in numbers)

A Broadcasfing Place
B Plaza
C Litfle Londoner/wade Lane
D Lumiere
E Canal Basin
Tall building proposals x,‘ i - __:" F Bridgewater Place
in these zones will not KG BBC Site
be allowed to exceed the _ AN w1 W\
surrounding scale unless _’Q\: = b H  Clarence Dock
a proposal can make a . ¢, [lsiemmneussty [ i . = I I Brdgehouse
significant gateway or Wt = e | | .
landmark contribution. e "'J.-.r&:?_ﬁ 3 Monkbridge Forge Towers
: "\ — K Criterion Place
Tall blocks of student s % .
accommodation are likely to i &, L Providence Tower, Greenbank
be accepted in zones already L M  Sweet Street City One
allocated for tall buildings e.g. .
north of the city and adjacent descending N Former Cenfrica
to the Inner Ring Road subject block form rather O Brunswick
to developments meeting other than tower form to comply with ) )
. o o P Kie/Spiracle
planning criteria. Elsewhere, e.g. present aspirations for the future
Burley Road area, tall buildings design of the western urban edge

here are to be mainly in of the city.



3. Strafegic Issues - Locations for Tall Buildings

2005 skefch studies >
of existing and proposed
fall buildings indicating
fhoughts and ideas

Exisfing fall buildings i}
Proposed tall buildings il : 3 e oy STRTEA
(up fo 20006) b ©

Mega fall buildings |

Pl
WTMIA B PYARTIES
WALRWIE DSTRNGE |
GEOA AL WAy STRT 5

[
B
[
F oy

CONTINUETION €
MORTH A LouTH JF s
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Ciry House > The existing North-South spine and

over Neville Street and the
mini inferchange at the
railway sfafion in tis view
from City Square

The view north from the >

exit from the railway
stafion up Park Row
showing the ends of the
fall urban blocks formed
by No1 City Square and
No1 Park Row that help
delineate City Square

concentration of tall buildings to
the north of the city, all constructed
in the 1960’s and 1970’s,

together with previously approved
tall buildings at gateways has
provided a legacy of tall buildings
that struggle to give the city a
positive shape. Leeds’ aspiration
to become a European city with
status, together with various

tall buildings in the pipeline, has
prompted a reappraisal in which
new opportunities have arisen to
redefine the city and its skyline.

The opportunity has presented
itself to reinforce the existing
cluster around the Merrion Centre
at the northern end of the spine
and to create a new cluster at the
southern end. There have been
recent applications for tall buildings
to flank the inner relief motorway
creating the potential for these to
be developed as ‘strings”.

Notwithstanding the existing

spine and the emerging themes

of ‘strings’ and ‘clusters’ it was

also felt that the existing ‘tired
looking’ skyline should be broken
dramatically with a few super tall
iconic towers to assist in creating a
new recognizable skyline that would
reinforce Leeds’s identity and sense
of place — an urban silhouette not to
be confused with any other.

Hopefully the previous trend
towards pepperpotting the city with
tall buildings can change course

so that the future location of new
tall buildings are sustainable and
can contribute to a more positive
structure of tall urban forms that
will successfully integrate with the
existing grain of the city, respecting
the historic areas and important
settings, to shape the city to make
it more legible and attractive.



3. Strafegic Issues - Locations for Tall Buildings

e
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String Theme
Development

Student block on the former BBC Sfudent block on Sfudenf block on the former
Site building Clay Pit Lane Little Londoner Sife Recently constructed tall buildings

2006-9 flanking the Inner Ring Road

reinforcing the strings theme.
""4\;‘, “ ‘—_.
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= /: A X
/§: /\_:E S
e — N
= i
\
{ N -~§__\

AN AN

< View from Easten
approach fo the city

V View from Sheepscar

Existing
Cluster Theme
Development

Recently constructed tall
buildings 2006-9 reinforcing
the existing Merrion Centre
cluster.

< View from north - fop
of Scott Hall Road
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UDP Policy CC4:
The City Council will encourage
developments at City Gateway Locations

to be of the appropriate scale and design
quality to reflect the importance of these
locations at the entrances to the city centre.

Bridgewater Place

af the southern gateway
approach info the city from the
moforways seen in this view
from the city (exi) side.
Architecfs - Aedas

Arche de La Defense, Paris
is a sfriking gareway for the
western approach fo the city

Cottingley Towers
puncfuate the journey down the
M621 from the west fo provide a

gateway even if only by accident

3. Strafegic Issues - Locations for Tall Buildings

Landmarks / Gateway
Buildings

Strategically positioned tall
buildings can become landmarks
and gateways to assist in the
legibility of the city and to
create points for orientation and
reference.

In accordance with UDP Policy CC4
‘the City Council will encourage
developments at city centre
gateway locations to be of an
appropriate scale and design
quality to reflect the importance
of the location at the entrances to
the city centre’. City Centre Urban
Design Strategy refers to and
locates 3 categories of gateways
because too many could make
them less meaningful.

8 A landmark or gateway building
should be prominent, unique
and distinctive, designed to
perform its fundamental task
properly.

g A landmark or gateway building
should signal the arrival to the
city — a main marker along
a sequence of visual events
coming into or exiting the city.

g A Landmark or gateway building
should be able to perform as a
beacon and give identity to a
place in its own right.



Former BBC site
Landmark fower forms
end visfa looking up
Woodhouse Lane

This exisling western
gateway into the cenfral
area. The Park Lane /
Westgarte junction with the
Inner Ring Road acfs as @
focal point for the Headrow
(see View 1 p39) and is
within the sefting of the Town
Hall (see Zone 1 p32) and
consequently is nof an
appropriate location for fall
puildings. The adjacent
gareway, fo the south (right,
ouf of picture), based on
Wellington Streef has been
identified as the wesfern
gareway for fall buildings
(faken circa 2005)
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A cluster of fall buildings >
creates an inferesting skyline at
Canary Wharf, London in fhis
view across the River Thames

The cluster of fowers and blocks v

Of La Defense, Paris CONrast
with a more famous landmark

A more dense grouping >
of fall buildings in
Central Toronto creafe
a different skyline

3. Strategic Issues - Clusters

Clusters

Groups of high buildings are less
obtrusive and are in principle to
be preferred to a few dispersed
or lonely solutions. Clusters are
desirable in the right places

- away from neighbourhoods
but linked to public transport
interchanges. Revised PPG 12
on Development Plans sets out
the importance of promoting
the expansion of clusters

which can be concentrated in a
particular location, and drawing

attention as a business quarter or

technology park. Clusters create
an opportunity for businesses
to work together and share

resources as well as being a focus

for regeneration. Tall buildings

as a group can handle the
environmental impact better than
individual ones.

Cluster Blocks need to be
transport effective since they
will generate travel journeys and
movement which also have an

impact on peak commuting times.
Linked with transport interchanges

or systems they can enhance
or relieve the existing transport
infrastructure.

Traffic which clusters generate
and attract can be taken off the
network before it reaches the
already congested city centre.
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Lumiere

Bridgewater
Place
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' Bl Exising Tall
Buildings

2 Proposed Super
Tower (over 45
storeys)

Proposed Super
Tower (over
45 sforeys) in
consltruction

Proposed Tall
Buildings

7 Tall Building
consfructed orin
consfruction

© Crown copyright. All rights reserved. Leeds Ciry Council. 100019567 2009.

Reinforced
Cluster

Potenfial for new
Cluster



3. Strategic Issues - Clusters

The tall fowers and blocks L i 3
of Litfle London, Tower
House and ElImwood Road
creafe an existing cluster

Early sfudies

of proposed new
cluster by Keoffer Kim
with John Thorp af
Crown Point area

Examples of
Opportunities

Potential locations for
cluster blocks:-

Crown Point Area/ Bridgewater
Place

1 New locations (ruined landscapes/
prownfield

sites):-

B south of the River Aire near
Crown Point Retail Park

2 Cxisling high rise areas:-

B Elmwood Road / Claypit Lane
- just north of the City Centre

3 Galeway Locations :-

B Fringes of the City centre
and adjacent to main routes
into the city

A Including 1) and 2) above

Bridgewater Place
West end of Wellington Street

As well as basic design criteria
already established for individual
tall buildings, designers of
buildings forming part of a cluster
need to consider the following
factors and their interplay:-

B Contribution to grouping and
visual composition

m Physical spatial and visual
relationships with each-other

a Impact at ground level -
architecture, quality of spaces
and public realm, microclimate
and effect of shadowing and
cumulative shadowing

a The merits of establishing
buildings at different heights

g The merits of a common
or contrasting theme for
materials, detailing and
building forms

The opportunity for improving
and sustaining good transport
and pedestrian links

The townscape context

The impression of tall
buildings on people who are
within a short distance away
The balance between clusters
and open space

Aim should be to create:-

B Distinctiveness in

architecture and form

g Sculptural composition

Attractive silhouette and
form to enhance skyline
Landmark status - will also
assist people to orientate
themselves

Civilised, humane and
attractive street level
environments

Critical mass and
opportunities for good
transport links and
regeneration

Contextual development
compatible with the wider

area, its edges and its grain.

Potential for new pedestrian link
into the city.

Walking distance from city
centre and railway station.
Potential to take traffic off the
network (M1, M62 & A1) before
it reaches the city centre.
Sculptural composition in flat
urban landscape.

Visual potential of closing the
vista looking down from the
Kirkstall Valley

Potential growth area

Links with Public Transport
Visual triangulation link with
other tall buildings

Clay Pit Lane / EImwood Road

Potential to reinforce and
visually improve existing
‘widespread’ cluster.

Gateway opportunities for north
side of City Centre and Inner
Ring Road

Walking distance from City
Centre

Regeneration opportunity
Outside areas of strong
conservation and architectural
character

One of the highest and
prominent sites in the city.
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A The existing cluster 2008
formed by fhe fowers and
blocks of Elmwood Road,
Tower House and the
Merrion Cenlre

Venfura

sle < The existing cluster
af the Merrion Cenfre
viewed from New York
Road / Quarry Hill

< Skefch of proposals o
reinforce this exisfing
cluster at fhe Merrion
Cenire (cicra 2006)

< Opportunities to reinforce
the existing cluster Shown

in this view of City Cenfre from

soufh

Exisfing clusfer at Merrion

ol Cenfre

ge=s Tall buildings submitted for

planning approval or pre
PN application discussions

* |n consiruction 2008

& ‘ W-.'

Opportunities to reinforce existing clusters
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Map show walking fimes >
from City Square and the
relationship fo the ‘rim’

o rersel M m‘)p@

3. Strafegic Issues
- Movement and
Conneclions

Movement and
Connections

The occupation and activities
associated with tall buildings

- particularly office towers,
generate a number of trips in a
focused area which could create
new pressures on an already
congested and overcrowded road
and transport system and parking
facilities.

Tall buildings can act as catalysts
for activity around them, generating
new uses for adjacent spaces and
buildings. They are strong drivers
of infrastructure capacity and

can also become part of the local
spatial framework and help identify,
reinforce and enrich it.

Applicants will need to investigate
the likely travel behaviour of
users and assess whether their
application would result in the
existing transport system being
heavily loaded or overloaded.

aed. Ao
2

79 7

&af—&?

Thoughts on movement around towers

WW&AM(

Applicants will be expected o
to submit a travel plan
accompanied by a transport
assessment - particularly

travel behaviour to and from a
building during peak hours. It

is advised to refer also to the
UDP and liaise with the West
Yorkshire Passenger Transport B
Authority.

Applicants and designers
should ensure easy access
by non car modes of travel
- walking, cycling, public
transport.

¥

Imx/%
et onen e 2 L &
,SXW s pg;,;,@;

o

Applicants and their
Contractors will also be
expected to submit their
proposals regarding
construction traffic activity
and limiting its impact on the
local infrastructure.

Applicants/developers will
need to pay the full costs of
relocating bus stops during
construction and back to their
original position.

-~

o Applicants will need to refer
to Leeds City Council Public
Transport Improvements and
Developer Contributions SPD
and Travel Plan SPD.

The Council desires high
density development near to
major transport routes and
interchanges. Developers

may be requested to fund

new infrastructure and other
local transport and parking
objectives (see Public Transport
Improvements and Developer
Contributions - Supplementary
Planning Document August 2008).

ey § ity 2



3. Strategic Issues - Movement and Conneclions

[he Leeds Railway Station
and Princes Exchange

buildings poinf their enfrances
exifs al sing
he i n
buildings/blocks and fransport
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Tall Buildings should aim
fo be carbon neutral

if nof zero carbon
(withour offselffing)

Cartwright & Pickard >
Architects project for the
living in the city competition
design and orientation is
used fo capture solar hear
and light

UDP Policy BD5A:
The design of all development should

maximise opportunities to conserve
energy and water resources and use
materials appropriate to these aims.

Susfainable Design >
and Consliruction
Supplementary Planning
Document (revised version
fo be published shortly) fo
be read in conjunction
with this guide

Relationship of all building >

plan forms with the
resistance o wind forces

3. Strafegic Issues - Susfainabilily and Climare Change

Sustainability and Climate Change

Energy conservation and
sensitivity to environmental issues
are now primary concerns. Tall
buildings present opportunities
for implementing sustainable
principles and practices. Well
designed tall buildings can be
more sustainable than other
buildings because more efficient
use of limited land together

with recent technological
advances can make tall buildings
environmentally sustainable and
operational.

Location

Available land in prestigious
locations and brownfield sites will
attract tall buildings and assist

in maintaining a compact city,
efficient land take and sparing
other sites from development.

It is also important that tall
buildings are located close to
good public transport. Clusters
of tall buildings sited around
public transport nodes (known as
the plugs and sockets principle)
will improve the efficiency and
sustainability of public transport
as well as reducing car journeys
and congestion.

Orientation on plan

Individual tall buildings can be
ideally suited to capturing wind,
heat and light energy from the
sun and the aim should be to
create low energy footprints.

Relationship with
other tall buildings

Second and third towers are
always in the shadow of the
original towers and this could
have adverse affects if not
considered at the outset.

4

Less

More

A1 [ LA ETUCd Ll

ii!'iﬁill

Building shape / wind
effect

In principle buildings with sharp
corners are not as aerodynamically
efficient as those with rounded
corners or round footprints. Shallow
floor plans are easier to sustain.

Good design can avoid adverse
wind conditions for pedestrians
but it can also exploit vortex
wind forces to facilitate the use
of helical wind turbines which can
generate electricity. Stack effects
can exhaust stale air.

Appropriate mitigation in the form
of wind diffusers, resilient trees,
podium buildings, large canopies
and appropriate building massing
should be considered to prevent
excessive wind speeds. Design for

wind mitigation is a specialist area
and advice should be sought from
experienced practitioners.

Construction and
materials

New high rise construction techniques
offer economies of scale and
efficient use of land thus presenting
opportunities for implementing
sustainable construction practices.
The aim should be to make
maximum use of sunshine, daylight
and natural forces to reduce the
use of non-renewable energy and
conserve our natural resources.

B Fagade engineering — use
of photovoltaic panels can
generate electricity from
solar power and influence
architectural design.



Multiple skin facades provide
high transparency with energy
conservation. They have

many benefits in reducing
direct solar radiation and
subsequent heat gain as well
as increasing thermal and
sound insulation. They increase
the practical possibilities for
natural ventilation and improve
daylight whilst reducing artificial
light requirements. Individual
occupant comfort and control
become a reality.

Some designers argue that in
view of recent changes to the
building regulations e.g. Part
L, there is no justification
for 100% glass skins to

buildings without resorting

to triple glazing systems.
Alternatives to glass can offer
good thermal insulation and

a different aesthetic. These
should be pursued with regard
to policies on sustainable
development and local and
national legislation (Agenda
21 and Local Government

Act 2000). Inefficient
materials and those from an
unsustainable source should be
avoided notwithstanding their
attractiveness.

B Spring
Summer
B Autmn

B Winter

1985/86
1986/87
1987/88
1988/89
1989/90 f
1990/91
1991/92
1992/93

Existing and Future
Climate Risks

A Local Climate Impacts Profile
(LCIP) has recent been conducted
for Leeds. This report has
identified a significant weather
related hazards experienced in
Leeds district between 2002-2008.

This seven year period has shown
Leeds to be vulnerable to wind
damage. Since 1985 Leeds has
recorded a general increase in
frequency of gales (definition of a
gale, is mean wind speed >39mph
for 10 minutes, typical gusts
>60mph) The Graph indicates

the number of seasonal gales
recorded by LCC Met Station
located in Central Leeds. Gales are
most frequent during the winter,
but can be experienced during all
seasons.

1993/94

1994/95
1995/96
1996/97
1997/98
1998/99
1999/00
2000/01
2001/02 [f

The risk of gales in Leeds is likely
to be accentuated by:

B Turbulent flow caused by the

Pennines in a generally westerly
airflow

Funneling of West/West North
West winds blowing through the
Aire and Wharfe Valley

Severe turbulence caused by
tall buildings within an urban
topography

2002/03

Number of Gales

V by Season
< n \e] ™~ [ee]
o o o o o
~ ~~ ~ S~ ~
™ < n \e) N
o o o o o
o o o o o
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< Bioclimatic Tower with

residential aparfments
supported by sky
decks - Cartwright
Pickard Architects

2008/09

20

18

16

14

12

10
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3. Strafegic Issues - Susfainabilily and Climare Change

- i.

EOTATING WIND o

TVEBINE VTIUZES |

WiND As SoRLE
OF ENERGY PL
PrEviaiLibg
L WiNp
Future form for fall > Heat
buildings fo collect rainwater Exchanger
run-off based on an idea from - STALE
Make Architects TFFECT
EXWAVSTS POVELE Mf’Ef:T 1
Tall building pile > Ewermo\ STALE AR, ACobAiDATIOH H
foundations can facilifare nergy ' !
[ S

geothermal pipework Design for flexible use

A demand on a building /
changes throughout its life with T
occupiers possibly changing 6 to

7 times over a 50 year period.
It is important that internal
design does not compromise
future use and does not lead to
an increase in energy use and
consumption when changes in
occupancy occur.

New concepts

Tall buildings becoming more
‘intelligent buildings’ with
increased use of integrated
energy management systems
Bioclimatic Tower > combined with ‘green’ renewable
- COTTWT@%EW:@E energy devices and underground
thermal energy storage for

Conservation and

Waste heating and cooling. Building
facades becoming more seasonal T LT O
Water conservation and and directional responding to
waste management should be changing climate. Benefits from & e 8]l SR MYy e BN
employed. Chamfered tops and ‘sky gardens’ and public realm = i r—————
creating widening ‘skirts’ to at high levels, ground floor
buildings could catch rainwater functions and uses contributing
for use. to city life.

Photovoltaic panels >
af Park Lane College, Leeds -
Allen Todd Architects



3. Strategic Issues - susfainabilily and Climate Change

_?‘-. Roof windmill, Mancheste
Terry Farrell Architects

wind furbines will be
considered as fall
buildings even if erected
on low rise structures

ind turbine, Haworth,
Yorkshire

Interference

Tall buildings and wind turbines
can cause severe interference and
downgrade the quality of reception
to televisions, radios and mobiles.
Applicants will need to consult
with ‘Argiva’ (delivering the
governments’s Digital Switch Over
project) for:
B Wind turbines with blade tip
heights that exceed 15 metres

a8 Where an Environmental
Statement is required for any
structure exceeding 15 metres
in height to ensure that scoping
of the EIA includes consideration
of any potential impact on the
broadcast networks.




3. Strafegic Issues - Skylines

CCUDS map indentifying >
the north/south spine
fhaf provides much
of the Leeds skyline

Skylines

: The intention is to develop a Redirection and restraint is
UDP Policy SA1: o . ) . o
The design and siting of new buildings distinctive silhouette for Leeds. required with tall buildings
should complement and, where possible, It is felt that the present skyline so that the city can develop
enhance existing vistas, skylines and could be broken dramatically as part of a meaningful
landmarks. . . . .
with a restricted number of composition and skyline
taller iconic buildings which will especially when seen from

create a new positive image and a distance. Built form as

‘sculpture’” a new skyline. They will a manifestation of land

distract the viewer away from the values is not enough and

existing collection of tall buildings  has potential dangers. This

which themselves will become document aims to provide

‘background’ buildings. that direction and control as
a coherent strategy.

Exisling skyline from Woodhouse > -—'
Lane car park looking northwest -
showing the prominence of the
Parkinson Tower

Exisfing skyline from fop of >
Leeds General Infirmary, Jubilee
Wing looking southwest showing

the current prominence of the
Town Hall rower
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3. Strafegic Issues - Skylines

City skyline / silhouette
from Scoff Hall Road
area fo the north of the
city. Hisforic sfructures
appear more clear
tfhan modern buildings
pecause of their more
elaborate form, 2004

City skyline / silhouette
from York Road, Easf
of the city. Indicafing
exisfing cluster of fall
buildings near the
Merrion Cenfre, 2004
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Photogroph of city

{ skyline / silhouette
from York Road 2008

New fall buldings are
visually reinforcing fhe
exisfing Merrion cluster

Skefch of the existing skyline
(2006) from the south
focused on the north/south
spine in the city centre
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3. Strafegic Issues - Skylines
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3. Strafegic Issues - Skylines

< Image of Leeds City
Cenire looking south
indicafing fhe aspiration
of breaking the exisfing
skyline with iconic
sfructures

Reslricted height zone University Leeds Bridaewdler Criterion
uper propose uicl -y cenrre i Tower  Hall i Tower
fall buildings super fall buildings Luwer? W [ CODSWUC“OH? P‘OZ? K% House
:

< Shaping the City
Centre skyline
Simplisfic diagram
revealing principle fo
confain fall buildings
within zones, with lower
block height areas
inbefween. This will
assisf in preventing
pepperpotting of tall
puildings within the
City Centre

Relative heights
of existing fall
buildings

P 4 minutes walking disfance

, . 4 minutes walking distance

S\ 1 I I

Railway
Stafion

v

IFis important that skylines
are nof ruined with
unsightly roof plant




The conlribution of existing

fall buildings that can be
reclad and remodelled fo
create visual improvement by
fhe use of new form, colour
and pattern as already
demonstrated by K2

Present Leeds skyline
- Tall buildings reclad
affer 1995

Future Leeds skyline

- View from West

Proposed fall
puildings

Existing fall
puildings
reclad

3. Strafegic Issues - Skylines
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Key Opportunities

8 Proposals for tall buildings

between 40 and 60 storeys,
within 6-10 minutes walking
distance from the railway
station, embracing modern
architecture of the highest
standard to give an instantly
recognisable skyline image
of Leeds both regionally and
internationally but also as seen
from long distance from e.g.
M621 (SW), Scott Hall Road
(NE) and Belle Isle (S) and
the M1.

tall buildings to the south of the
city which can provide a visual
stop to the SE view down the
Kirkstall Valley or the NW from
Stourton as well as creating a
distinctive landmark or southern
gateway into the city.

The potential for reinforcing
an existing cluster block to the
north of the city containing
the tall building forms of The
Merrion Centre, Technology
College, Tower House and the
Little London locality.

S
4l
West Riding
House

T e 1@

1] . &v\
i el >
] e =

S TR -

3. Strafegic Issues - Skylines

g The potential of a new cluster of B The potential of local gateway

sites e.g. Either side of Clay Pit
Lane at its junction with the
Inner Ring Road A64(M).

B Sites adjacent to the Inner

Ring Road A64(M) where tall
buildings can reinforce and
visually enhance a line up of
proposed tall buildings already
approved for such locations.

Lumiere

Criterion Place

iy

Clay Pir Lane, Opal
Tower forms a gateway
m the north of the city
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Opportunities

Opportunity for Cluster
around Merrion Cenfre

Opportunity for Cluster South
of the River Aire - this zone is
diagrammatic and applicants
will need to understand thao
any fall building proposals
will be carefully considered
against the confext of custer
development. Conseguently,
applications for fall buildings
within this zone need fo be
handled in a comprehensive
manner: it is unlikely thaof
individual/remote buildings
will be accepted

Super Tower Zone
- subject fo restrictions

Gareway

Exisfing Tall Buildings

Proposed Super Tower (over
45 sforeys)

Proposed Tall Buildings
Approved Tall Buildings

Important sfructures of Leeds:
1. Parkinson building

2. Civic Hall

3. Town Hall

4. Holy Trinity Church

5. Comn Exchange

6.Leeds Market

7. Parish Church

8. Tower Works

Important squares of Leeds:
Park Square, Millennium
Square, City Square, Queens
Square, Hanover Square,
Woodhouse Square,

St John's Church Gardens
and Victoria Square

Conservafion Area

72
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Beyond the City
Centre

A legacy of the post war
rebuilding programme - the
poorly designed blocks of the
1960’s and 70’s - have been
associated with vandalism and
social problems - far from the
ideal homes in the sky. On the
other hand the social reality has
meant that many have preferred
to remain in their high rise flats.
The tower block however, has
experienced a renaissance and
new developments in Manchester,
Liverpool, London and Birmingham
are forcing people to reconsider.
High rise may not be appropriate
for many especially families but
with adequate security it can be
ideal for certain groups such as
single people, young and old.

It is acknowledged that there is

potential for all these blocks with

their contribution to the visual

environment as well as sparing

other sites from the pressure of

new development. It follows that

it will be important to consider the

following:-

g To retain or sell off rather than
demolition or abandonment

8 Demolition if tower blocks are
not cost effective, structurally
unsound, unfit, beyond
salvaging and if tenants are
themselves not settled or
attached to their blocks

8 No tower blocks of satisfactory
construction to be demolished
without a refurbishment option
and cost benefit analysis
particularly if they can link in
with local regeneration projects

No tower block should be
demolished if the local
community is to be broken up.
Special communities should

be sustained with improved
living conditions and better
maintenance

Existing towers should be
considered for imaginative
schemes of technical
refurbishment such as
physical improvements,
re-enveloping and re-topping
to create positive visual impact
and contribution to the local
landscape

Existing towers to be more
distinctive through their
external treatment to
strengthen local identity and
community development
Existing clusters of tall buildings
to be re-styled to exhibit
membership of the same family
e.g. through use of external
treatments, colours and
distinctive forms

To acknowledge the strategic
importance of the two
Cottingley towers as gateways /
landmarks. Marlboro Towers as
an end to the vista west from
the Headrow

Any improvement scheme
should not be divorced from
improvements to the space
around or between buildings.

3. Strafegic Issues - Skylines

<< Atower block in
Manchester before
improvemenrs

< The same tower
block in Manchester
affer improvements
by H P Living

e |

Locafion of housing fowers
VvV  beyond Leeds Ciy Centre

© Crown copyright. All rights reserved. Leeds City Council. 100019567 2009.



Tall fowers, blocks and sailing
poar masts combine in this view of
Vancouver from the harbour

UDP Policy CC3:

The identity and distinctive character of
the city centre will be maintained by :
Protecting the building fabric and style
which make Leeds a unique and attractive
city: Encourage good innovative designs
for new buildings and spaces; Upgrading
the environment where necessary to
complement the needs of activities which
are essential to the identity, vitality and
function of the city centre.

UDP Policy CC8:

Outside the prestige development
areas new developments should
respect the spatial character and fine
grain of the city centre’s traditional
building blocks and streets. Where
new street pattern is to he created, this
should generally reflect the traditional
street pattern of the city centre.

Different character areas >

of Leeds should prompt
different fall buildings -
particularly their connection
with the ground

74

4. Design Detalil

" Aspirations

Leeds has developed its own
character, ambience and physical
appearance mainly through the
uses and regeneration of its historic
and existing collection of buildings,
arcades and spaces. Attempting to
mimic other cities would erode this
unique quality.

Designers are encouraged to
create distinctive tall buildings that
are not ‘anywhere’ buildings but
can contribute to the Leeds' family’
thus creating local distinctiveness.

Iconic or ‘trophy’ buildings will help
to create that distinctiveness but
lesser designed tall buildings will
need to be inventive with the use

of forms and materials to reinforce
that local distinctiveness. The image
and identity of Leeds can only be
improved and maintained by good
urban sculpture.

Proposals should be compatible
with the existing Conservation
Area Policies and Urban Design
frameworks e.g. UDP, LDF and
CCUDS.

Context

It is important to integrate any
tall building into its surroundings
particularly where the nearby

streetscape is tightly knit
and distinctive. Tall buildings
can reinforce any local
distinctiveness but a
given context could
determine height and

respect for context with

distinctive urban character
and quality of space.

form. Previously modernist
architects did not show much

devastating results — eroding

Tall building proposals will not be
allowed to block important views.
It is interesting to note the varied
urban morphology of Leeds. The
inner zone and its western extent
does however contain strong grid
patterns which should be respected
as in the USA examples where
tall buildings are positioned within
the block, or well set back, or as
podium buildings rarely closing off
street views. The periphery of the
grid may however present other
opportunities for tall buildings.

The local topography is an
important consideration in
understanding the local context.
Building high within the city’s
topography may be valid and
offer opportunities to say build
up a ridge or high point e.g.
Elmwood Road/ Tower House
area. Alternatively, it may be
that it is important to not make
an impact e.g. in the vicinity of
The University of Leeds Parkinson
Tower which deserves its own
setting without competing against
another high building.

Key Design
Principles

Ensure fall buildings

are imaginative high
quality designs wih a
cohesive quality for all
features so that the design
works as a whole.

Ensure fall buildings
respond appropriately
fo the distinctive local
character and ensure
fhere is no visual harm
fo hisforic buildings and
VIEWS.

Minimise energy

use and waste (boh
during construction and
throughout the life of

fhe building) including
using renewable energy
production where
appropriate.

Use sustainable
materials.

Tops of fall buildings
should add
appropriate interest to
the skyline.

Create active ground
level frontages (o the
adjacent sireets.

Consider recladding
existing fall buildings fo
provide a susfainable
high quality solufion
before proposing
demaliion and new
build.



4. Design Defall
- Context

Designers should consequently
aim to make tall buildings
compatible with the local
context by analysing the
topography, local urban design
framework and character in
order to avoid repeating the
unsuccessful approach of
piecemeal ad hoc tall building
design of former years. This Urban mory
. . Leeds, taken
type of analysis will be an
essential part of any future arge dark fo
submission for planning Is iInappro
permission.

rm of the new building




Height >
Proposed bulidings
which rise faller fhan the
University Parkinson Building
Scale >>
Narwest Tower, London,
fowers over the historic
building buf is in
scale with the more
recent adjacent fall
developments

Massing >
Inferesting massing and
relafionship between
fhe building forms of
student housing and on
Marlborough Street, lois
hotel, Leeds

UDP Policy N13:

The design of all new buildings should
be of high quality and have regard to

the character and appearance of their
surroundings. Good contemporary design
which is sympathetic or complementary to
its setting will be welcomed.

UDP Policy BD4:

All mechanical plant and associated
pipework, lifts and other mechanical
equipment and fire escape stairs should
be normally be contained within the
envelope of the building. All service and
delivery areas should be screened from
view as far as possible.

Height >
A comparison of heights
between existing and
proposed fall buildings of
Leeds and London
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4. Design Detail - Architectural Quality

The University

Parkinson
Building ‘I:Iﬁ

Architectural
Quality

Hopefully designers will design tall
buildings with integrity without
blindly following architectural
fashions. The appropriate use

of form, materials and available
technology should produce good
solutions which will work well and
look good day and night.

A successful impact on the urban
silhouette and street level will be
devalued if the architectural design
fails to impress. It is important
that developers and designers
take into consideration the
following factors that determine
architectural design in order to
achieve a successful outcome and g4
prevent a negative effect on the

Plain / simple / articulated o
forms

Reflections - light catching facets =
at different angles and times of

Applied technology e.g. photo-
voltaic panels

urban environment:- o Visual lightness / heaviness the day Lighting at night
) a Image / Iconic? o Materials o Applied technology e.g. wind
o Height Relationship with other o Cladding and varied fagade energy
o Scale neighbouring buildings treatments o Features within structures e.g.
a Massing o Expression or concealment of o Patterns - striking or subdued / apertures
o Form/ shape structure vertical or horizontal emphasis @ Distinctiveness
o Style/ fashion? o Innovation in structural design a Glass / relationship with solid o Successful interface at street
The Shard areas level
I
300m A
Tower 1, Canary Wharf
250m
Swiss Axe Lumiere Bridge House K2 begeuds Town
200m {
St Paul's Cathedral Crirerion Place Bridgewater Assael ok Paza o
Place Development
150m I
West Riding Tower House
100m
50m
Om

& London |




4., Design Defail - Architectural Quality

Visual Lightness

The inferesing splayed forms
of fhe buildings and choice of
materials for Criterion Place
creafe a visual lighiness (lan
Simpson Archifects)

.

2
-
:‘_I
L
L
L]
L)

Iconic

Some tall buildings are
very image conscious and
if buil may well become
icons

Style / Fashion

All sorts of forms can be
used for tall buildings -
prosoal by Brewster Bye
Archifects

Simple Form
fower House Leeds

Visual Heaviness

Whife concrele elevation
fo Premier Travel Inn
Manchester creates visual
heaviness

Relationship with other
neighbouring buildings
needs o be born in mind
regardless of their size as
this view of Canary Whart
London shows unrelafed
scale and relationship
within adjacent buildings

LR Ry B R E o BTy

Beware of
‘fashionable
architecture’ as it
can quickly dafe
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Expression or Concealment
of Structure
W D) N

sRel

complete
puilding with the ur

Innovation in Structural Design
Expressing the sfructure can
be a way of Jfing inferesf
in a building ne on the

- John Hancock Building, Chicago

Reflections
The Bourse on Boar Lane
illustrates an interesting eff

Je, Quarry Hil

and
Student flafs af Marsh Lane

Patterns
for Lumiere
ng patterns

Colouration

Distictiveness
Proposed Lumiere Le
lan Simpson Archire
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4. Design Defail - Architectural Quality
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4. Design Defail - Architectural Quality

Glass Treatment

The finished Swiss Re Tower,
commonly known as the
gherkin, illusfrates the different
freatimen ath the glass
surface fo good effect

Applied Technology

Park Lane College has
used pholo-voliaic panels fo
inferesling effec

wind energy

Lighting at Night

Itis also imporfant fo consider

what the builc
Fand Ic

y appropriate lighting
se illustrations

Criterion Place and
Tower (right

Applied Technology ‘ ‘
wind energy is fo be utilised in

1 Spiracle Towe

Form / Shape / Distinctiveness
Two confrasting buildings:

Proposed Spiracle Tower, Leeds
by MAKE / Carey Jones

New York Skyscraper
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The disfinctive fop of the

Chrysler Building in New York has
become an insfantly recognisable
form - in effect an icon

The form of the fop of the

NLA Tower in East Croydon

is lost af night buf the lighting
scheme creates an inferesting
coloured pattemn which in irself
creafes the inferes

Photo courtesy of Simon Stacey

UDP Policy BD13:
Telecommunications development

will be permitted when all practical
steps have been taken to locate and
design such equipment that:

i) sensitive locations are avoided,

i) visual intrusion is minimised,

iii) mast sharing or existing tall structures
are utilised wherever possible.

Wind turbines and so\ur panels

on fop of a housi i
Bradford create an in
distincfive fop which is emphc
ar night by a carefully desi
lightir wg scheme

Distinctive f ops of housing blocks,
a dwﬂew Qﬂp od\ o@xwhq
planf rooms.Motf 5CO

Example of roof fop r\ fer
—which should be recoverec

Worldwide examples of
inferesting fops for fall buildings
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Tops

Tall buildings can enhance
skylines and panoramas if their
tops are well designed and
visually striking.

Tall buildings have a major
impact on the city skyline. It

is important that this impact

is positive with distinctive
designed tops or roofs.

Tops of buildings can provide:
B Identity and image

o Reference and orientation
g Visual incident

g Urban sculpture

8 Landmark status

. Design Detfail - Tops

C

P WA - D
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The following indicate a wide
range of innovative forms that
contribute to their local skylines.

There are many ways to create
distinctive tops for tall buildings
which include :-

Sloping roofs

Curved roofs

Stepped forms

Top storey setbacks

Conical shapes
Communication masts
Observation galleries

Open balconies

Flagpoles

Penthouses

Special lighting

Selective lighting

Laser beams

Slenderness

Bulk

Bulbous form

Panoramic restaurants




Relationship to
the Street

Tall buildings rarely possess a
successful join at street level.
There are many examples of
blighted areas such as those
in London and New York when
tall buildings fail to create a

positive junction with the street.

It is interesting to note that

many books on the design of
tall buildings and skyscrapers
contain very few examples of
good interface at street level.

Developers and designers should
aim to PROVIDE:-

4, Design Detail - Relafionship fo the Streef

High quality public realm and
human scale
Good street level architecture
and manners

B Good active frontages

User friendly and legible
entrances and approaches
Sunshine zones

Good sized open space in front
of tall buildings

Legible and good links with
transport and pedestrian routes
Settings for existing nearby
buildings of visual prominence
A good affect on a place by
enhancing and regenerating it
Good microclimate and comfort
zone

Spatial interaction with
surrounding area

Positive space and urban vitality

Counteraction to downdraughts
Good landscaping and amenity
space which should link, if
possible, to the local green
infrastructure network

Developers and designers need to

AVOID:-

Dead space

Urban barrenness

Windswept environments
Permanent shadow areas
Erosion of the distinctiveness
of nearby buildings of visual
prominence

Visually damaging an existing
place/ strong sense of place
Negative space - a feeling of
isolation

Damaging existing important
and strategic views within the
streetscene

Negative impact on local flora
and fauna especially if adjacent
to a wildlife corridor

< Desolafe junction with ground,

negalive, inactive space around
fower level with solid wall around
ar Tower House

<< Winter garden / Arrium fransition

from oufside fo inside for the
proposed Lumiere development
on Wellington Streef by lan
Simpson

Wasted opportunity of providing

a good inferface with the sfreef in
Stockport - the whole of the ground
floor comprising of car parking
belween the V shaped columns,
fhe main enfrance is in the
insignificant extension on the right

UDP Policy BD5:

All new buildings should be designed
with consideration given to both

their own amenity and that of their
surroundings. This should include
usable space, privacy and satisfactory
penetration of daylight and sunlight.

UDP Policy CC12:

In new development, new public open
spaces and pedestrian ways must be
related to and connect with the existing
pattern of streets, routes and spaces,
including the river and canal walkways.

UDP Policy CC13:

New public spaces must be
imaginatively designed to complement

their location and to ensure that they are
attractive, comfortable, safe to use and
accessible for all.

Wesf Riding House entrance which
is losf between well used shops.

People enjoying proximity with main
enfrance af the Louvre, Paris
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4. Design Delall
- Relaflionship to
he Sireel

Unfriendly main enfrance
in back streef for Park Plaza
off Boar Lane

Aclivily and good public realm
ar La Defense, Paris

Whilst the Lloyds Building

in London has inferest it is inactive
af sfreef level resuling in o poor
relationship with the public realm

Good inferface with sfreet
and provision of public realm af the
Swiss Re, London

Good public realm and activily
for the fall building in St Helen's
Square, London

Use of public art and
good inferface with streel af
Lloyds TSB Bank on Park Row

e —
A grand enfrance approach with
public realm leads one info the
heart of the complex ar Bridgewarer
Place on Victoria Road
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Urban Blocks

High rise point blocks can

also rise out of urban blocks.
The use of a well designed
podium of a number of storeys
can reduce the scale of the
high buildings as experienced
at ground level as well as
reducing the adverse effect
that a tall building can have on
street-scene and microclimate.
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Uses

Tall buildings should have active
ground floors. Public access is
particularly important and useful
for introducing new uses at
ground floor levels and selected
higher levels e.g. shops, bars,
restaurants etc. Many American
examples rely on a café/
restaurant at the top to create a
public vantage point and viewing
area. Space underground tall
buildings can be used for car
parking, facilities for residents or
connections to transport.

s

Recent trends and different
life expectancies of uses
reveal that the tower block
dedicated to a single use

is becoming rarer. The
introduction of mixed uses is
recognised as a key to the
sustainability of tall buildings
with recent applications
containing residential, hotel,
offices, service levels to those
uses, leisure and retail in the
same tower. It is anticipated
that surgeries, creches and
other communal activities
will be included in future

- a move towards mixed use
vertical communities.

Apart from assisting in the
creation of good frontage
and interface with the
street, mixed uses give the
opportunity for varied facade
treatment and articulation of
form.

4. Design Defail - Urban Blocks - Uses
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Mixed uses have

creafed differenf forms
for each of the blocks

Mn
Pl

|
e, Vi

s Architects

The podium of K2
includes different

uses which have

created an acfive
fronfage ar

sireel level

The afrium runs
fhrough Bridgewate

af form Bridgewater
C ria Road

g

r

Place off which there

are mixed uses fo
creafe an active
sfreel within the
puilding away from
the fraffi

Adeas Architects

Offices, apartments
healh faciliies

and hotel af the
proposed Lumiere

| .

on Wellington Streef

Mixed uses in the
podium of Park
Plaza on the corner
of City Square and
Boar Lane creafe a
aclive ground floor

n
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Examples of existing buildings
along north/south spine of
central Leeds which have mostly
been reclad to create a modern
up-to-date image from the

tired old towers

UDP Policy CC7:
Redevelopment of the city centre tower

blocks will be encouraged where their
appearance is unattractive and
buildings are functionally obsolete.

There is the opportunity
fo refurbish and reclad
fhe fwo fowers on the
leff (Merrion House and
Technology College)
as has been done with
K2 (right) which has
been fransformed from
a dated concrele office
block info a modem
apariment fower

4. Design Detail - Recladding and Demolition

Tower House
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Recladding and
Demolition

When buildings come to the end
of their lives it is important to
consider the following:-

B Should they be retained and
given a facelift in view of their
contribution to the skyline?

g Should they be used as a
precedent to introduce more
tall buildings e.g. north/ south
spine?

g Should they make way to allow
the joining up of the historic
zones that interface on either
side of the north / south spine?

Due to the limited available
development space, developers
need to consider if the
refurbishment and re-cladding of
an existing tall building could be
advantageous.

*'ﬁﬁr:t;‘:'g‘m

ﬁl I T
| N SO T
2]

1) Re-enveloping?

B Materials

o Colours

g Jointing

B Pattern of cladding

A new coat! A high tech look? The
Leeds Look?!

2) Re-silhouetting?

B Distinctive form to top of
building

8 New identity and ‘personality’

3) How to do it well
Example - K2; Distinctive,
sculptural, visually neat and
modern image

COMMENT -
4) Opportunities Developers and their architects It is true that such examples
have recently used hi tech grey will be seen as the new face of
Commercial - Merrion House cladding panels and terracotta Leeds but there is a danger that
coloured large tiled panels which this will be interpreted as the
Social Housing Blocks - have contributed to developing a latest fashion which could become
Marlborough Flats and Lovell new Leeds image. outdated.

Court Blocks



4. Design Detail - Recladding and Demolifion

-
s

e

Ihe recladding of
Marlb Towers
0 porfunity fo

Park Plaza

Ihere is an opportunity
fo reclad Lovell Towers Ic
improve fhe view along
Vicar Lane

“h where

banels have been
C 1 office building.
CIS Building, Manchester
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5. Design Process
and Planning Submission
Requirements

Beetham Tower >
Manchester in
consltruction

ANALYSIS

Design process

= axisting
contexi

ONCEPT osed solution ideas

ages of s
i o g by WP
proposal and setting

Dasign & Acoess Sluiwments

Applicants will need to explain
design process - analysis -
concept - scheme - detail

Applicants will need to make
reference to:- National and
Regional Policy Guidance

Yorkshire & Humber Plan
May 2008 - Regional Spatial
Strategy to 2026

PPS1 Describes Planning’s role in
securing well designed sustainable
Development and its responsibility
to reject poor design.

PPS3 Good design applied
to sustainable residential
development.

PPS6 Planning for Town Centres.

PPG8 Affect on
telecommunications and
telecommunication corridors.

PPG12 Local Spacial Planning.

PPG13 Sustainable and
integrated transport systems.

PPG15 Planning guidance
relative to historic
environments, Conservation
Areas and listed buildings.

Tall building proposals will not
be supported unless it can be
demonstrated through a fully
justified and worked up proposal
that they are of excellent
architectural quality and in the

appropriate location.

Analysis/ Urban Design
Assessment

Designers will need to carry out
an investigation and analysis of
the site, topography, locality,
area context and character, urban
form, local street pattern and
grain, key views - long and short,
public realm and space, transport
facilities, pedestrian footfall,
social/ economic profile, densities,
sustainability issues, exploring
materials, and construction
techniques, relationship with
historic environments, trends and
opportunities.

Transport Assessment
Study

In accordance with best practice.
DFT Guidance ‘Transport
Assessments: A Good Practice Guide’

Environmental Impact
Assessment

Prior to a town planning
submission, applicants and

their design teams may submit

a request for a formal scoping
opinion to establish if an
Environmental Impact assessment
is required. Where Leeds City
Council has indicated that a tall

building application must be
supported by an Environmetal
Statement this should preferably
be from an independent source,
not edited or censored. Guidance
is provided in Government Circular
02/99 and ODPM Guidance 2000
on EIA's. Applicants should enter
early pre-application consultation
with the Council and seek to
agree specific technical and
visual studies before the material
is submitted. The following is

a minimum requirement to
demonstrate best practice:-

B Affect of shadowing / shadow
paths

8 Overlooking

B Existing built form - visual
quality, key views, vistas etc.

B Character appraisal of locality

o Affect on neighbouring
buildings, streets and open
spaces

o Existing transport, traffic and
pedestrian flows

8 Impact on conservation areas,
greenspaces and agreed key
views

B Evacuation and safety
procedures

8 Visual impact during
construction stages

g Night-time appearance

o Reflections / obtrusive
daytime glare

8 Construction Activities and
Noise

Wind Studies

Unavoidable climate change is
likely to increase the risk and
severity of gales. It is essential
that those involved with proposed
tall buildings should conduct
appropriate risk assessment

and Wind quantitative analysis
(appropriate wind tunnel and/

or CFD modelling) - especially
the effects of downdraughts

and wind at the base of a

tall building or group of tall
buildings. Assessments will also
be required for areas beyond red
line boundaries so that developers
and designers can demonstrate
that their designs and measures
will not produce harmful affects
on pedestrians, vehicles and
cyclists next to and away from the
proposed tall building. In addition
to standard assessments of likely
comfort levels for persons sitting
or walking in the vicinity of new
tall buildings, it is important that
extreme turbulence or high wind
events can be modelled to assess
the likely impacts on users at
ground level, including high sided
vehicles. These measures will
need to preempt wind problems
during the life of the building
which are likely to increase
due to climate change. The
Lawson critiria for comfort and
safety should be applied, without
relaxation, to determine the
environmental impact of strong
winds and any significant impacts
on the site and its surroundings
should be highlighted as part of
the EIA. Safety considerations
should include the effects on frail
people and cyclists. The required



conditions are dependent on
activity, with entrances and seating
areas requiring greater shelter and
roads and car parks. The study
also needs to demonstrate the
appropriate mitigation measures
have been applied to improve
conditions in areas where the
comfort and/or safety criteria have
not been met. Further detailed
guidance is available via the UK
Wind Engineering Society.

Anti-terrorism

In recent years events indicate
that terrorists target buildings

to create maximum damage to
organisations and people. 9/11
was a result of aeroplane attack
on tall buildings but terrorist
attack at ground level is more
likely. Developers and their
design teams - particularly those
involved with vehicular access and
the design of the external spaces
around tall buildings will be
required to consult the Council’s
Police/Architectural Liaison Officer
who will also arrange contact with
the North East Counter Terrorist
Unit. Shatterproof glass and
advanced bomb-resistant glazing
systems have recently entered
the market. The Council expects
the use of such products on tall
buildings in the future.

5. Design Process and Planning Submission Requirements

The Council needs to be
assured that manageable risk
planning and assessment has
been carried out to influence
the exact location and design
of tall buildings on particular
sites.

Planning
Submission
Requirements

Full Planning
Application

Outline planning applications
will be discouraged to enable
design issues to be considered
early. Applicants should retain
their architects through the
design process. Outline planning
applications for tall buildings will
be accepted in only exceptional
case where the applicant

is seeking to establish the
principle of a tall building as an
important element of a robust
and creditable masterplan for
an area to be developed over a
long period of time. Even then,
CABE and English Heritage must
be satisfied that the parameters
for a tall building will result

in excellent urban design and
architecture.

Presentation of
Proposals

Applicants will be required to
submit accurate and contextual
illustrations, and quote proposed
and neighbouring building heights
in metres in addition to the number
of storeys proposed so that City
Development can determine if the
proposal is a tall building.

Applicants and designers will

be expected to present their
proposals with clear detailed
drawings consisting of site plans,
plans, elevations and sections
together with photomontages
and possibly virtual models, 360°
views, significant views, height
studies and options, urban design
assessment, visual impact on
urban silhouette, city skyline,
streetscenes and 3D modelling.
These should provide a clear
picture of the visual impact of
the building and its relationship
to pedestrian routes, transport
infrastructure, neighbouring
buildings and the public realm,
as well as far and near vistas.
This may involve participation in
workshops and design reviews,
presentations to planning staff and
Council Members.

<K< A

Use of models (both physical
and computer) can indicate
fhe relationship with confext,
investigate the impact of scale
and offer skuline sfudies

< Before and

< affer pholomonfage
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*

Public exhibifion >
of Lumiere Tower
proposals held
in fhe Vicforia
Arcade, Leeds

Photos taken at >>
Tall Building Workshop 4>
held in March 2005

Rit.ceds

Design & Access

Leeds Bradford Airport is
fhe highest in the U.K. and
is also subject fo low cloud
condifions. The CAA have
set a limit of 1000 ft for
puildings in Ceniral London

Design and Access
Statement

This should be a pictorial
presentation covering analysis-
concept-scheme-detail not just
A4 sheets of words.

Applications are required to have a
design statement. For tall buildings
this should include an analysis of
the urban design context including
an appraisal of:

the history of the site and its
area

urban silhouette

character and grain of the area
transport and movements
existing public realm
connections and linkages
opportunities in urban form
public realm

connections

The concept for their design, built

form, materials and public realm
- supported by environmental
appraisals and other influences.
How do they relate to other

tall buildings both concurrent
proposals and those approved in
order to assess the cumulative
impact which the structure

will have on the city? How and
where tall buildings will have

an effect on the wider historic
environment as well as the local
context particularly where they
are likely to have an impact on
the historical assets of the city
of Leeds? Designers will need

to demonstrate the results of
their analysis with an urban
design study, character appraisal
and a clear concept for the
design of their tall building and
surrounding space accompanied
by high quality visualisations.

Design Review

Tall building proposals will
initially be assessed by the
Council’s Design Review Panel
who may seek assistance
from representatives of CABE,
environmental and climatic
experts.

Risk Assessment

To consider collapse, future
demolition, fire and smoke
Pollution (downward toxic smoke)
to guide the location of a tall
building within a site.

Consultations

Applicants and their designers are
recommended to engage in:-

As part of pre-application
discussions (including Planning
Services, SDU Urban Design and
the Civic Architect) it is likely
that applicants will be expected
to enter a Planning Performance
Agreement with Leeds City
Council’s City Development
Consultation with English
Heritage

g Consultation with the local

community and interested parties
Civil Aviation Authority

(Leeds city centre is below the
main flight path approach to
Leeds Bradford Airport)*
Consultation with C.A.B.E.

Cabe and the English Heritage
Guidance on Tall Buildings July
2007 sets out how they evaluate
proposals and offer advice on good
practice in relation to tall buildings
in the planning process. The
govenment endorses the guidance
which is capable of being a material
consideration in the determination
of planning applications
Consultation with Leeds City
Council Cleansing Services
regarding waste management
arrangements.



6. Conclusion

The fundamental aim of this
guide is to provide clear advice
for the design of tall buildings,
encouraging the highest quality
design so that tall buildings will
successfully integrate into the
local environment and positively
contribute to the Leeds skyline.

In response to the broad ranging
issues and aspirations a wide set
of topics have been examined
with principles established. This
guide is not just about the design
of tall buildings but is also about
protecting the city - particularly
its historic settings from the
impact of tall buildings. Chapters
on existing and protected views
and settings together with
references to the existing urban
morphology, emphasise the value
of the existing scene and the need
to make tall buildings compatible
with their locality.

It is expected that this guide will
provide clarity for developers.
designers and the public. The
cyclical approach to the design
process of analysis — concept -
scheme - detail should prompt
appropriate solutions that respond
to the local context.

At the strategic level, the
combination of protected zones,
protected views and conservation
areas will certainly limit where tall
buildings can be put. On the other
hand, the guide has recognised
opportunities for reinforcing an
existing cluster and the creation
of a new one. Similarly the
question of the right location is
addressed with new opportunities
for landmark/gateway sites and
for new relationships between tall
buildings and transport facilities.

Former BBC Site

Granary Wharf

Lumiere, Wellington Streef

This all can be devalued if the
architectural quality fails to deliver.
Consequently, the guide also
focuses in on a range of different
factors that inspire quality in
design. At a detailed level,
making tall buildings fit into the
different character zones produces
an interesting challenge. The
need for a tall building to have

a successful interface with the
ground cannot be understated.
The merits of re-cladding buildings
has been highlighted, showing
recent successful examples. The
issues of sustainability and climate
change are revealed and indicate a
variety of influences ranging from
the importance of location and
orientation to fagade engineering
and energy conservation.

Opal tower, Clay Pit Lane

Former Little Londoner Site

Sovereign Street

6. Conclusion

High quality tall buildings in the
right place should benefit the city.
This guide enables designers,
developers and planners in Leeds
to consider them in a holistic way
- both strategically and in detail
so that when history looks back

at the recent rapid growth of tall
buildings it is hoped that this guide
will have enabled tall buildings to
make a positive contribution to the
existing urban form and created a
‘Leeds only’ skyline appropriate for
a prosperous major European City.

Former Cenlrica Sife

<< 2008 model indicating
proposed tall buildings
(blue buildings in
consfruction 2008)

N .
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Annexe

Leeds Structures - Existing and Proposed

Number of sifes 250

Cities Compared Chart 2006 compiled by Keith Williams Civic Architects, Leeds City Council.

Height in m Leeds London Birmingham Manchester Liverpool Glasgow
11-20
21-30
31-40 56 88 88 3 18
T 41-50 71 132 80 92 64 18
51-60 9 211 62 28 5 5
61-70 6 193 26 30 10 19
71-80 6 82 9 13 4 2
81-90 3 34 6 5 5 3
91-100 1 34 4 5 3 3
101-110 2 18 3 3
111-120 2 17 2 2 2
121-130 2 11 2 2 2
131-140 10 4 1 2
141-150 2 3
150 151-160 1 10 1 1
161-170 9 1 1
L P 171-180 6 2
®e 181-190 5 1 2
e 191-200 6
®e 201-210 2
®e, 211-220 7
°. 221-230 1
231-240 2
100 241-250
°. above 250 9 1 1
Totals 159 801 282 278 107 70 1697
populn 1,698,841 11,850,000 1,998,337 1,906,995 1,362,034 1,052,784
° pop/twr 10,685 14,794 7,086 6,860 12,729 15,040
Leeds e ®e,
London e L)
Birmingham ° Qe Ps
Manchesler e 50 %o ° e
Liverpool ®e, W °
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Design Workshop Findings

Notes of the one-day Workshop
exploring the issues for Leeds
City Council’s Design Guide

for Tall Buildings held at the
School of the Built Environment,
The Brunswick Building Leeds
Metropolitan University on
Tuesday 1 March 2005.

Workshop Approach

Following the main introductory
presentations those attending
were invited to form 7 workshop
groups each asked to deal with

a particular tall buildings theme.
Participants were allocated

groups to ensure a suitable mix
and balance of disciplines and
interests. The range of disciplines
included -

- architects, Civic Trust
representatives, Councillors,
conservation planner, developers,
fire consultant, landscape
architects, lighting designer,
planners and planning consultants,
public art designer, quantity
surveyors, structural engineer,
transportation engineer, urban
designers, and students.

The groups considered: -
Strategic Principles (2 groups)
Why high?

Footprints

Style, language and form
Tall-Sustainable

Leeds Academy for Sustainable
Communities.

Following which each gave a short
presentation on their deliberations
are summarised in the text boxes.

There was also a general
discussion which touched on the
definition of ‘tall” and the scope of
the guide, and the importance of
‘mega tall’ i.e. 30 plus storeys -
super towers in the city core?

DO’s & DON'Ts

What To Do
\/ A ‘good haircut on top.

Visual interest in the middle.

\/ Light display — night time
interest!
\/ Build tall where revenues

\/ justify additional build cost
Provide large public spaces
\/ Thro space at ground level

In this discussion it was felt
that: -

B quality control is vital

m clusters may not be
achievable

m the importance of
environmental impact was
recognised

m tall buildings should create
a sense of place and good
public realm

a nhight-time views are
important.

During the day everyone was
asked for their ‘DO’s and
DON'Ts".

What Not To Do
X (Don‘t) Forget the

X Don't restrict tall

buildings to gateways.

X No cut and paste
materials - be brave
and bold!

\/ More public spaces inside the

buildings.
\/ Mixed uses.

public at ground level.

Annexe

GROUP 1A - Strategic
Principles
Group composed of architects, Councillors,

planning consultant, planner and quantity
surveyor.

Referred to the Leeds topography and
the key interventions of the River Aire,
canal, railway, road system, ring road,
conservation area, proposed 45/29 tower
proposal, cluster in west, built form
pushing out towards Kirkstall Valley,
Headrow / Eastgate Redevelopment. The
understanding of these will lead to ability
to identify features, existing patterns and
future trends.

Locations where tall buildings

acceptable:-

In concentrations e.g. grouping in south.

B Gateways

B Also opportunity locations.

B Must conform to strategy accounting for
historic context, views of key buildings
and existing amenity of occupants.

B Corridor route - not a line but a cluster
- not a ‘picket fence’!

B Headrow - to provide containment at
either end e.g. DHSS /Quarry Hill

B and at moments along its length to
create nodes along the Headrow.

Tall buildings could mark western entrance
to the city by extending height of built
form down Kirkstall / River Aire valley.

Take advantage of the Yorks Chemicals Site
closure - a Hunslet cluster at a gateway.

Beware:-

B Failure to complete the strategy.

a 70's lessons.

B Do not miss the boat! Take advantage
of demand (present), the economic
climate (funding) and of available large
sites.

It was important to have quality and not
tall for ‘tall’s sake”.

The group stated that LCC must still
exercise a flexible approach to strategy.
Tall buildings should be considered if they
‘are good enough’ and can be justified.
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GROUP 1B - Strategic
Principles

Group composed of architects, planning
consultant, Civic Trust representative,
consultant, Councillor, planner, student,
transportation engineer.

Commented on the need to have quality at street
level, recognising that there were world-wide
structures that are good, bad and ugly in cities
that are emerging and changing. They all have
compact city cores or historic cores which help to
identify a city. Usually they go tallest towards its
core (with visual impact?).

Location

Within 15 minutes walk of the city centre
(Leeds city centre considered to be City Square
and Railway Station). Location influenced by
available circulation — pedestrian, railway, bus,
supertram, cyclists, cars, and continuity of
circulation and connectivity.

Cluster / Skyline:-

B Tallest should mark city centre e.g.
Criterion Place /River Aire — note flood
plain.

B Position influenced by investment values.

B Mixed uses desirable.

A Offices less than 15/20 storeys with hotel/
residential higher.

B Deliver identity to areas of change.

B Should not be afraid to break skyline -
sculptural forms possible but aim should
be to create exciting skyline- already have
Victorian towers/ market roofscape.

B Space between to have live and mix of uses.

Need to do:-

B 3D/ Virtual reality model of the city.

O Agree strategic views and opportunities.
B Protect existing views and create better views
for future generations.

Physical model of the city.

Permanent public display.

Involve!

Public consultation at each stage -
including developers!

Future workshops.

Explore guidance.

Design:-

B CABE Design Guide.

B How tall buildings should relate to the
ground.

B Importance of environmental impact
assessments from the outset.

B Public enjoyment / access to tallest.

GROUP 2 Why high?
Group composed of cost consultant, fire
consultant, conservation planner, Civic
Trust representative and planner.

B Illustrated a car (faster), a muscle
man (stronger) and a skyscraper
(bigger) - God like!

B Technology now offers innovation,
sustainability and quality.....and also
constraint — can only go so high.

B Big can be beautiful but can also offer
small footprint and efficient use of
land.

B Big can be elegant - infinite, sublime and
good silhouette.

B Tall can offer variety of form.

B Tallis sustainable — small footprint, high
density and community.

A Tallis efficient.

B Tallis good business - re land costs
, demand, competition and political
pressure.

Made comparisons between Leeds and
Manchester - recognising the different
scales - both adverts to commercialism.

Potential problems - limited knowledge,
skills and technology can restrict height,
cost constraints, fear of terrorism - can
tall buildings be safe?, Use and location?
Social disruption, poor design, and
prejudice. Clusters not intermingling -
should be balanced by open space.

However high can -

B improve image and city status -
regional and international

B provide landmark buildings e.g.
international design competitions

B create second tier of also ran buildings
(by local architects!)

B provide a catalyst for regeneration

GROUP 3 - Footprints

Group composed of architect, planner,
landscape architect, structural engineer,
and urban design student.

Contribution was based on the assumption
that tall buildings are going to happen in
cities that are young and evolving. They
will provide more of what could be an
interconnected resource with far more
connections and ‘arteries’ being in the
right place. Proposed an idea of a green
mezzanine approx. 5 metres above ground
and approx 3 hectares - to create the
environment and microclimate using urban
greenery to create social interaction e.g.
could attract school groups.

The group presented under the following
key headings..

Living in the City:-

Tall buildings have an impact on cities due
to increase in density and infrastructure.
They affect the existing urban grain and
integration with the historic environment.
They can encourage social interaction
(who is the community? there is a wide
range)They also can dehumanise society
and environments.

Best Practice:-

B Mixed uses desirable - they create
activity.

B Good micro climate is critical.

B Scale should be in context.

B Human interaction is about experience.
Cumulative effect!

B Public space - internal / external/
green space?

B Community response to create facilities
for social interaction.

B Provide good life cycle.

O Better interface and attitudes between
inter-disciplinary groups.

B Need to resolve the lack of ‘release
space’.

Bad Practice:-

Tower block developments

B have a lack of interaction,

B create isolation,

B spaces between become havens for
crime,

B lack of dialogue with site/ context.

GROUP 4 - Style, language
and form

Group composed of architects, developer,
engineer, planner and Civic Trust
representative.

Commented on present Leeds with its
forms that were a result of bulk massing
compared to slender and elegant
expectations for tall buildings. There was
a need to -

B have anicon,

be a landmark,

have a hierarchy of form,
provide good vistas,

produce urban density - marketing
Leeds,

have courage in design,

be in context,

provide mixed uses.

have quality - Canary Wharf?
have style - Centre Pompidou?

Bottoms:-

B Good pedestrian environment

B Permeability and interaction between
blocks - if not physical then visual.

B Footprint related to sun energy
patterns/ paths.

O Reference made to St Johns Shopping
Centre versus Victorian Quarter.

B No 1 City Square - allows people to get
through!

Middle - Core use:-
A hotel,

A leisure,

a office

A residential,

Also could include -
cinema,
theatre,

gym,

Casino,
g.p.surgery,
créche.

Tops:-

Should provide a feature — observation
deck, viewing, eating, exercise, public and
relaxation space.

The group requested developers to be
socially responsible. 24 hour / 7 day use
of space desirable with good connectivity -
for transport and pedestrians. Good public
space should also be available at different
levels.




GROUP 6 - Leeds
Academy for Sustainable
Communities

Composed of 2 architects, developer,
planner, landscape and public art

Annexe

Site:-

Should be adjacent to railway - say
entry car park - linked with Dark
Arches

designer. B Must be viable - sustainable academy
only post

This facility should be easily accessible for B Sustainable - offer sun energy - solar

communities, therefore good transport panels, pvs- wind turbines, water

links essential. There should also be turbines, green space and water.

good access between communities and B Flexible - as policy grows so does

support organisations. It should offer accommodation, as technology changes

employment, teaching and education- a B Provide aTest Bed - offering research into

research centre — an exemplar - where sustainable issues, recycled energy, waste

people could learn good practice- a place grey water.

to visit and stay. B All engaging e.g. communities- people-

Focus on the brief emphasised the need
for viability with residential and health

health- police.

Reference made to the government

The City Centre:-

GROUP 5 - Tall-Sustainable

Composed of 2 architects, 2 planners, B Not enough green spaces, tall buildings

definition - sustainable communities are
active, inclusive, safe, well designed, well

uses playing a key part. Additional uses
considered were hotel, conference,

developer, planning consultant, Councillor,

Civic Trust representative, lighting B Need to achieve balance between scale office space, créche, pool, police environmentally sensitive, thriving and well
designer. amenity space and uses - (reduction in crime), support uses served.
B commercial, residential and green space. e.g.food and drink, together with a
Global Perception:- B Clearer definition e.g. vertical public transport link. The following key points General tall building comments:-
B Sustainability - lacks credibility — space. were displayed - B North of River Aire — high density
' ’ B Leeds City centre infrastructure at
needs’ teeth” and a push. Y B Education - universities - regeneration development with one-off special
B Iconography - imagery, Bilbao! capacity professional buildings
i B Heritage management - heritage should
B Sustainable economy o resiected 9 9 B Health - investment by Health B South of River Aire - high rise.
-] Cultlu‘ral Perceptlons - how to get B Site specific c.jesign for ity centre - Authority A Tall buildings to be located within
families in. cultural management Y B Social - inclusive - positive east-west zone coinciding with railway
a  Infrastructure. 9 ' engagement station - not north-south axis.
o The Site:- B Economics - diversity - self- Some aspirations - iconic, landmark,
The Big City:- ! sustainability - viable memorable, quality design and space,
O Make sustainability credible - needs B Site suitability - location - needs B Physical - connective good vistas, colour, public spaces and
background ‘mesh’ to support e.g. infrastructure and responsible disposal. B Environmental -long term investment permeability, mixed uses, mall and plaza,
families B Exceptional architecture required. good footfall
B Sustainable city B8 Good microclimate (buffer for wind and Flexibility and Expansion:-
B Achieve balance of uses - community acoustics) Do planners have any influence? — only
space, schools etc B Vertical space usage - response to city if viable - can say yes or no - they can
needs.
B Design flexibility (Residential to Offices?) offer encouragement but it all goes down
Infrastructure at its capacity (Leeds):- futufe life? ¥ ) to money : probably will result in a mixed
B PPS22 - with respect to tall buildings - o use development.
B Footprint related to sun energy path
renewable? . -
B Bial needs to plug in? B Net impact of building needs to be
g P _g ' defined (output based)-
B Cultural perception . - .
K . B Carbon footprint — no of windmills,
B Clustering or dispersed ? X ) )
i ecological footprint, solar footprint, code
B IT infrastructure - helps people work ) K
for sustainable design, g.l.a.
from home .
i . . . B Shallow floor plan — easier to be
B Exceptional building design (tourism) )
B Leeds is a carbon neutral cit tall sustainable.
. - v B Consider whole life design - raw
buildings not for families ] ) N o,
materials- recycling not ‘downcycling’.
B IT / communications

and space around them.

Where is Leeds going?

Sustainable by date 2100 - need path to
get there.

exhibition space, educational,small

run, fair to everyone, well connected,

95



Annexe

Bibliography
Government Bodies

Commission for Architecture and
the Built Environment (CABE) /
English Heritage (EH) - Guidance
on Tall Buildings — Consultation
Paper - June 2001

CABE/EH Guidance on Tall
Buildings - July 2007

Department of Communities
& Local Government — PPS3:
Housing - November 2006

Department of the Environment &
Department of National Heritage
- PPG15: Planning and the
Historic Environment — 1994 as
updated by Department of the
Environment, Transport and the
Regions (DETR)/Department for
Culture, Media and Sport Circular
01/01

DETR - PPGS8:
Telecommunications - August
2001

DETR - PPG13: Transport — March
2001

Deputy Prime Minister — The
Government’s response to the
Transport, Local Government
and Regional Affairs Select
Committee’s Report on Tall
Buildings - presented to
Parliament in November 2002

House of Commons Transport,
Local Government and the Region
Committee - Tall Buildings -
January 2002

Office of the Deputy Prime
Minister — PPS1: Delivering
Sustainable Development - 2005

Office of the Deputy Prime
Minister, Department for
Transport & National Assembly
for Wales - Circular 01/03:
Safeguarding Aerodromes,
Technical Sites and Military
Explosive Storage Areas - 2003

Leeds City Council
(LcC)

LCC - Leeds Unitary
Development Plan Review (UDP)
- 2006

LCC - SPG13: Neighbourhoods
for Living - December 2003

LCC - SPG14: Leeds - City
Centre Urban Design Strategy -
September 2000

LCC / Yorkshire Forward —
Renaissance Leeds - 2004

Leeds Initiative — SPG21: Leeds
Waterfront Strategy - 2002

Leeds Initiative — Leeds
Waterfront Strategy Interim
Review - March 2006

Leeds Initiative — Vision for
Leeds 2004 to 2020 - 2002

Other Local Authority

Birmingham City Council
Development Planning Division -
High Places: A planning policy
framework for tall buildings —
March 2003

Brighton & Hove City Council
Environment Department - Tall
Buildings SPG Note 15

Bristol City Council Strategic &
Citywide Policy Team - Policy
Advice Note 22

Greater London Authority Mayor
of London - London View
Management Framework Draft
SPG - April 2005

Medway Council Development and

Transport Division — A Building
Height Policy for Medway.
Consultation Draft Document -
February 2006

Newcastle City Council - A
Discussion Paper on Tall
Buildings - March 2002

Newcastle City council -
Draft Tall Building Guidance
Supplementary Planning

Document - 28 September 2006

(contact Richard Charge, Urban Design officer)

General

Chris Abel - Sky High: Vertical
Architecture - Royal Academy of
Arts, London 2003 (1SBN 1 903973 33 3)

Eric Howeler - Skyscraper
- Thames & Hudson, London 2003
(ISBN 0 500 28446 6)

Ziona Strelitz (editor) - Tall
Buildings: A strategic design
guide - British Council for Offices
& RIBA Publishing, London 2005
(ISBN 1 85946 168 9)

Will Pank Maunsell Ltd, Herbert
Girardet, Urban Futures, Greg Cox,
Oscar Faber Ltd - Tall Buildings
and Sustainability Report — Faber
Maunsell



Articles

Architects Journal — 2 March 2000
Leadership changes aim high
- article by Brian Waters

Architects Journal -14 October
2004 Article - Leeds must look
to America for urban inspiration,
says Koetter

Building Design — 11 November
2005 - Frontier Land London
- article by Ellis Woodman

Civic Trust News Release/ Position
Statement December 2001 - Tall
Buildings

Civic Trust News Release - 4
September 2002 - Civic Trust
Welcomes Report on Tall
Buildings

Context 77 — November 2002
— Tall storeys and urban myths
- article by Philip Davies

Independent Review - 11 February
2004 - The sky’s the limit
- article by Jay Merrick

Observer - 31 July 2005 - Dizzy
Heights - article by Deyan Sudjic

Penthouse/ Pavement / Civic Focus
— Autumn 2004 - From penthouse
to pavement - article by Architect
David Prichard

Planning — 22 March 2002 - Tall
buildings — urban renaissance
dreams...or delusions? - article
by Kevin Murray

Planning — 26 April 2002 -
Skyscrapers are ‘model of
sustainable’ housing - article by
Marino Donati

Planning — 7 March 2003 - A
modern approach to building
tall structures - article by Peter
Stewart (former director of the
design review programme at
CABE)

Planning — 29 April 2005 - Guide
starts capital debate - article by
Susanna Gillman

Planning in London - April 2002
- Livable places - facing the
paradox of diversification and
intensification - article by John
Worthington

Skyscrapernews.com - United
kingdom Yorkshire and Humber -
copyright J. Newman 2000/ 2005

Vision i Lesds
ooy 19

Sustain’ Built Environment Matters
- Vol 1 Issue 4 - ‘Streets in the
sky’ — article by Chris Church

Sustain’ Built Environment Matters
- Vol 3 Issue 5 - Sky-high
solutions - article by Greg Cox

Town & Country Planning

- October 2001 - ‘Off The Fence’:
Big buildings for the boys

- article by David Lock

Town & Country Planning - May
1994 - Is there a future for high
rise housing? -

article by Richard Turkington

Urban Design Quarterly - Spring
2004 Issue 90 - Tall Buildings:
A New Era - articles by Tim
Catchpole, Bruno Flierl, Geoff
Marsh, Rosemary MacQueen,
Roger Simon, Lora Nicolaou and
Paul Velluet

Urban Environment Today - 21
June 2001 - Tall buildings can
work - with careful planning and
design - article by Peter Stewart

Yorkshire Post - Monday 22
September 2003 - Wanted: A star
on the skyline - article by Rod
McPhee

Annexe

Conferences

Constructing Excellence in
Yorkshire & Humberside - 6th
September 2005 Leeds Town Hall,
Leeds - Taking sustainability to
new heights - Talks - ‘Sky High’
by Dr Ken Shuttleworth, Partner
- Make Architects, ‘Earth Centric
Genie’ by Chris Wise, Director

- Expedition Engineering
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Contacts

Main Contributors

Development Department
Henry Skrzypecki

Peter Vaughan

Mark Burgess

Chris Bateman

(Urban Design & Project
Management)

John Thorp

Keith Wiliams

(Civic Architects)

Paul Bingham (Planner)
Graham Fotherby (Photographer)
Lindy Dark (Graphics)

The Leonardo Building
2 Rossington Street
Leeds LS2 8HD

tel -0113 247 8000
www.leeds.gov.uk

Useful Contacts

Commission for Architecture
and the Built Environment
(CABE)

1 Kemble Street

LONDON WC2B 4AN

tel - 020 7070 6700

fax - 020 7070 6777
www.cabe.org.uk

Concourse

The Green Sand Foundry
99 Water Lane

Holbeck

LEEDS LS11 5QN

tel - 0113 237 8400

fax - 0113 237 8488
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Department of Communties
and Local Govenment (DCLG)
Eland House

Bressenden Place

LONDON SW1E 5DU

tel - 020 7944 4400

fax - 020 7944 4101
www.communities.gov.uk

Institution of Civil Engineers
(ICE)

1 Great George Street
LONDON SW1P 3AA

tel - 020 7222 7722
www.ice.org.uk

Institution of Highways &
Transportation (IHT)

6 Endsleigh Street
LONDON WC1H 0DZ

tel - 020 7387 2525

fax - 020 7387 2808
www.iht.org

Landscape Institute (LI)
33 Great Portland Street
LONDON W1W 8QG

tel - 020 7299 4500

fax - 020 7299 4501
email - mail@I-i.org.uk
www.landscapeinstitute.org
Yorkshire Region

The Green Sand Foundry
99 Water Lane, Holbeck
Woodhouse Square
LEEDS LS11 5QN

tel - 0113 237 8400

fax - 0113 237 8488
www.li-yorkshire.org.uk

Leeds Architecture & Design
Initiative (LADI)

The Leeds Initiative

40 Great George Street
LEEDS LS1 3DL

tel - 0113 247 8140
www.leedsinitiative.org

Resource for Urban Design
Information (RUDI)
Quadrant house

250 Kennington Lane
LONDON SE11 5RD

tel - 020 7091 7863

fax - 020 7091 7960
www.rudi.net

Royal Institution of Chartered
Surveyors (RICS)

12 Great George Street
Parliament Square

LONDON SW1P 3AD

tel - 020 7222 7000

fax - 020 7222 9430
WWW.rics.org.uk

Royal Town Planning Institute
(RTPI)

41 Botolph Lane,

LONDON EC3R 8DL

tel - 020 7929 9494

fax - 020 7929 9490
WWW.rtpi.org.uk

Yorkshire Regional Office
The Green Sand Foundry
99 Water Lane

Holbeck

LEEDS LS11 5QN

tel - 0113 237 8487

fax - 0113 237 8488

Royal Institute of British
Architects (RIBA)

66 Portland Place
LONDON W1B 1AD

tel - 020 7580 5533

fax - 020 7255 1541
www.architecture.com

RIBA Yorkshire

The Green Sand Foundry
99 Water Lane

Holbeck

LEEDS LS11 5QN

tel - 0113 237 8480

fax - 0113 237 8488
www.riba-yorkshire.com

Secured by Design (SBD)
ACPO Crime Prevention
Inititatives Ltd

7th Floor

25 Victoria Street

LONDON SW1H 0EX

tel - 020 7227 3423

fax - 020 7227 3400
www.securedbydesign.com

Urban Design Alliance (UDAL)
70 Cowcross Street,

LONDON EC1M 6EJ

tel - 020 7251 5529

fax - 020 7250 0872
www.udal.org.uk

Urban Design Group (UDG)
70 Cowcross Street
LONDON EC1M 6EJ

tel - 020 7250 0892

fax - 020 7250 8872
www.udg.org.uk

Yorkshire Forward (YF)
Victoria House

2 Victoria Place

LEEDS LS11 5AE

tel - 0113 394 9600

fax - 0113 243 1088
www.yorkshire-forward.com
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