
DELEGATION REPORT

REPORT OF THE CHIEF PLANNING OFFICER

WARD: Weetwood Application: 11/05065/OT

Address: University Of Leeds
Bodington Hall
Otley Road
Leeds
LS16 5PT

Applicant: University Of Leeds

Proposal: Outline Application for residential development including means of access and 
demolition of existing buildings

RECOMMENDATION:

Refuse for the following reason(s):-

1) The Local Planning Authority considers that the proposed means of access for the 
development on to Adel Lane will be detrimental to highway safety by reason of 
increase in traffic on to Adel Lane generated from the development. The Local 
Planning Authority is also concerned with the potential for existing traffic to divert 
through the site using the Adel Lane access. Adel Lane has substandard footways, 
substandard carriageway widths and it is also considered there is inadequate visibility 
splays by reason of the existing mature TPO trees.  A lack of information has been 
submitted to demonstrate that the visibility splays stated by the applicant could be 
achieved. In view of the above, the proposal is considered detrimental to the safety 
and convenience of cyclists, pedestrians and motorists. The proposal is therefore 
contrary to policies T2 and T5 of the adopted Leeds Unitary Development Plan 
(Review) 2006 and the Street Design Guide Supplementary Planning Document.

2) The Local Planning Authority does not object to the principle of the redevelopment of 
this site for housing but does not consider that the indicative Masterplan drawing 
reference P11:4487:02 dated 02.12.2011 and P11:4487:03 dated 02.12.2011 would be 
acceptable to proceed towards Reserved Matter stage because of the concern over 



the layout of the dwellings. In particular the proposed development would be 
detrimental to the visual amenity of the area and harmful to the spacious and attractive 
character of the locality by virtue of a poor layout and inappropriate scale and massing 
which is exemplified by the proposed terrace rows plots numbers 68-104 and the 
creation of flatted accommodation over driveways to rear car parking courts which are 
not characteristic of this part of Adel. As such the indicative layout is considered to fail 
to meet with the aims of policies GP5 and N12 of the adopted Leeds Unitary 
Development Plan (Review) 2006 and the guidance contained within the 
Neighbourhoods for Living SPG and the Adel Neighbourhood Design Statement.

3) The information provided with the application fails to indicate how the proposal will 
follow sustainable development principles, contrary to Policy SG4 of the adopted 
Leeds Unitary Development Plan (Review) 2006 and the Council's `Building Today for 
Tomorrow' Supplementary Planning Document.

4) The development fails to make provision for affordable housing, contrary to Council 
strategy to create sustainable, inclusive and mixed communities and contrary to 
Policies H11, H12 and H13 of the Leeds Unitary Development Plan Review 2006 and 
to the City Council's policy as set out in Revised Supplementary Planning Guidance 
No. 3 Affordable Housing.

5) The development fails to make provision for off-site Greenspace, or for the future 
maintenance of on-site Greenspace causing harm to the environmental quality of the 
city contrary to Policies N2 and N4 of the Leeds Unitary Development Plan Review 
2006 and Supplementary Planning Guidance Note 4.

6) The development fails to make provision for off-site education improvements, causing 
harm and placing additional pressure on educational capacity across the City contrary 
to Policy GP7 of the Leeds Unitary Development Plan Review 2006 and 
Supplementary Guidance Note 11.

7) The development fails to make provision for Public Transport Improvements causing 
harm placing additional pressure on the capacity of public transport across the City 
contrary to Policy GP5 of the Leeds Unitary Development Plan Review 2006 and the 
related Supplementary Planning Document.

8) The development fails to make provision for Travel Planning in order to facilitate more 
efficient and sustainable travel movements leading to a reliance on private vehicles 
which is harmful and unsustainable. The development is therefore contrary to Policy 
GP5 of the Leeds Unitary Development Plan Review 2006 and the Draft 
Supplementary Planning Document Travel Plans of May 2011.

For information:-



The applicant is advised that the site is considered by the Chief Planning Officer to be 
suitable, in principle, for residential development.  The LPA would wish to engage in early 
discussions with the applicant to cover issues including the resubmission and detailed nature 
of a fresh planning application.   

This recommendation relates to the following Refused Plans

Plan Type Plan Reference Version Received

Block Plan/Layout Plan P11:4487:02 02.12.2011

Block Plan/Layout Plan P11:4487:03 02.12.2011

Site Location Plan/Red Line/OS Plan P11:4487:01 02.12.2011

Introduction:

This application is suitable for determination under delegated powers. Although the site is 
considered to be suitable in principle for housing, the details of the current proposal are 
unsatisfactory.  The main issues relate to highway safety particularly around the Adel Lane 
access, concerns over the indicative masterplan and a lack of sustainability credentials with 
the application. Also as there is no signed S106 to cover matters relating to policy 
requirements l additional reason for refusal relating to S106 matters are included. 

Proposal:

Outline application for residential redevelopment of the existing purpose built student halls of 
residence. All matters are reserved except for Access. Access is proposed form Otley Road 
and from Adel Lane. The indicative masterplan shows around 160 dwellings proposed, 
primarily indicated to be 2 to 2.5 storeys with a mixture of semi’s, terraces and detached 
properties. Some raised flats over driveways to car parking courts are proposed.  A central 
area of greenspace is proposed and the indicative masterplan shows a proposed bus 
loop/route.

Site and Surroundings:



The site is currently in use as purpose built halls of residence for students. There are about 
1000 student bedspaces on site although it is understood that not all spaces are currently 
occupied. . There are several blocks on site of various heights but generally the blocks are 4-
5 storeys high. The site is bordered by N6 protected playing pitches to the south and 
government office buildings to the north. There are TPO'd trees located to the west, north and 
east. The area is predominantly two storey residential in character though there are some 
commercial and non residential premises in the locality.

Relevant Planning History:

One pre-application meeting to discuss the proposal in October 2011.

Statutory Consultations:

EA: No objection to addendum FRA plus conditions

Mains Drainage: No objection subject to conditions

Highways: Objects to the layout due primarily to the harm to highway safety from the 
proposed Adel Lane access, internally the layout requires amendments to meet Street Design 
Guide SPD.

Sport England: No objections

Non Statutory Consultations:

Landscape Officer: No objections to the proposal on tree grounds, though notes no detailed 
level plans with existing trees or the RPA shown.

NGT: Contribution for PT& DC SPD required.

Travelwise: TP not acceptable as submitted revisions required.

Local Plans: No objections subject to greenspace provision being achieved on site and policy 
contributions being made for off site requirements

Education Leeds: No objections subject to contributions towards education facilities in 
accordance with Council policy. 

Yorkshire Water: No objections subject to an easement condition being applied.

Contaminated Land: Requested further information for this site as there was an oil spill 15 
years ago.

Leeds Civic Trust: have objected to the application on the grounds of lack of overall strategy 
for redeveloping this site and adjoining site, segregation of affordable housing, terraces not 
characteristic of Adel, not enough range of accommodation for elderly, energy consumption 



and renewable strategy not developed, insufficient POS, PT strategy needs developing, 
support local residents concerns over using Adel Lane for car access.

Public/Local Response:

 The application was advertised by site notice. There have been 21 letters of objection 
received to the application and 8 letters of comments received. Councillors Bentley and 
Chapman have objected to the application on the following grounds:

 The proposed application is for a housing development which will result in an increase 
in car usage.

 Access to and from Adel Lane is problematic due to the narrowness of the road and at 
peak  times there is a bottle neck of traffic attempting to access Weetwood Lane to the 
Ring Road traffic lights.

 If vehicles turn left into Adel Lane that would increase the movements on that road and 
put further pressure on St. Helen’s Lane and Church Lane to access Otley Road and 
further down to Five Lane Ends.

 The proposed application will increase the amount of traffic on southern part of 
Weetwood Lane which suffers from speeding motorists and there have been several 
accidents involving the wall on Hope Pastures’ land opposite Foxhill Court and further 
towards town there is a sharp bend near The Hollies.

 Access to Otley Road is equally difficult due to the amount of traffic on that road and 
the entrance is relatively narrow and would need widening for better sight lines.

 The road through the site is private and a single track and it’s questionable if it could 
cope with the rush hour peak times.

 The bus through the campus needs to be kept for use by potential residents, students 
and visitors to the sports facilities.

 There should be some commuted sum affordable housing money from the 
development to be used to return HMO properties in Weetwood and Headingly to 
family accommodation to bring a more sustainable balance of population in these 
areas. With over 1,000 students moving off site into more modern facilities it is 
essential that parking is provided close to any of these halls of residence to reduce the 
anxiety for residents. It is understand that there will be some proposals to develop the 
Department of Works and Pension’s land adjacent to this site and this would be an 
opportunity to look at the development of the combined sites as a whole including the 
development of the park and ride on land designated on the Bodington Hall site in the 
Unitary Development Plan.

The following comments were raised by the objectors and commentators:

 Objections over use of Adel Lane,



 Too many houses,
 Not enough types of dwellings, ie elderly, flats etc
 Impact on schools
 Is there enough capacity in public transport to cope?
 Impact on surrounding trees
 Increase in cars in the surroundings roads.
 Sustainability considerations
 Highway safety

Planning Policies:

UDP Policies:
H4
H11
H12
H13
N2
N4
N12
GP7
GP5
T2
T5
SG4

MAIN ISSUES

1. Principle of the development 
2. Masterplan considerations
3. Highways matters
4. Sustainability considerations
5. Landscape and trees

APPRAISAL

1. The principle of the development is considered acceptable. The site is an existing 
student residence development located in the main urban area. The principle of re-
using the site for housing is acceptable and accordance with policy H4 of the UDP and 
PPS3.

2. Concerns over the indicative masterplan have been raised with the developer. The 
layout is not something the LPA wishes to pursue to RM stage. The terraces and the 
flats over driveways to courtyards are not characteristic of Adel or desirable.

3. The highway access proposals are of particular concern. The use of Otley Road is 
acceptable. The LPA has requested Adel Lane be restricted to cyclist, pedestrians and 
emergency vehicles only due to the substandard nature of Adel Lane. The developer 
has declined this because retaining this access makes the houses on site more 



profitable. The developer does not consider the LPA concerns over highway safety are 
substantiated. The LPA considers intensification of this junction would result in 
additional traffic that could result more queuing forming on Adel Lane. Visibility is also 
restricted. The developer has not provided any radar speed assessments to 
demonstrate if the visibility splays they propose could be achieved. The LPA would not 
wish to fell any trees on the Adel Lane frontage to facilitate visibility as these trees are 
TPO’d. One tree next to the junction is category A in the submitted tree report.

4. The application has not responded to the Councils SPD Building Tomorrow Today. The 
applicant considers these matters could be dealt with at RM stage. The LPA disagrees 
and considers that these are matters of principle which should inform the initial 
planning permission and are not reasonable to apply to matters of detail as Reserved 
Matters. Accordingly refusal is recommended on this basis.

5. Overall the proposals for the retention of the existing trees on site as shown on the 
layout is supported but without detailed layout or levels plans with existing trees and 
their root protection areas this comfort can be confirmed.

6. The applicant submitted a draft S106 3 days before the application was due for 
determination. Given the limited time available for a decision was due on the 
application this draft S106 cannot be progressed in time and  the reasons for refusal 
cover all policy requirements for this development. Should the application progress to 
appeal the draft S106 could be worked through to minimise appeal time and areas of 
objection.


