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1. Introduction 
 
 
 
 
 
1.01 The purpose of this document is set out the parameters of the outline planning 

application of the development known as Marshall’s Mill in Holbeck, Leeds and to 
regulate the development of reserved matters applications following the grant of 
outline planning permission. The site is shown edged red on Plan 1. 

 
1.02 The outline planning application is seeking consent for a mixed-use development 

comprising the erection of 5 new urban blocks to provide;  approximately 240 
residential apartments, B1 business space, live/ work units, hotel with health and 
fitness club and active uses at ground floor level including bars, cafes and restaurants 
(A3/A4) retail/service uses (A1/A2), non-residential uses falling within class D1. 
Consent is also sought for provision of new streets, public space, basement and 
surface car parking. 

 
1.03 As part of this application we are seeking consent for, siting, height and massing and 

means of access together with the overall floorspace for the different uses within the 
proposed development. This document sets out these parameters as well as the 
principles that should govern the design of buildings and the characteristics of the 
public realm, details of which are to be brought forward as individual reserved 
matters applications. The Regulatory Plan (Plan 2) defines the footprints of buildings 
and the dimensions of the roads and spaces, the location and function of open space 
and the main routes that connect the site to Marshall Street, Water Lane, Bath Road, 
Union Place and surrounding areas. This is accompanied by an illustrative plan (Plan 
3) that shows how the development could look. This is intended to interpret the 
Regulatory Plan but makes assumptions about the design of buildings that will be part 
of reserved matters applications.  

 
1.04 This document should be read in conjunction with the Design Statement (dated May 

2004). It was originally submitted in draft form as part of the original planning 
submission but has now been updated to incorporate changes agreed during the 
planning process so that it can form the basis of the planning consent. This finally 
agreed document therefore comprises that to which any planning conditions can be 
tied, as it will provide the definitive scheme so far as the planning consent is 
concerned. In the case of conflict with the Design Statement this document takes 
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precedence. However the illustrative and supporting information in the Design 
Statement remains relevant and is not repeated here. 

 
1.05 The Marshall’s Mill complex is listed and comprises Marshall’s Mill itself,           

Marshall Court and the small ‘Smithy’ building. Whilst these buildings lie within the 
application site, no internal or external changes are proposed nor any change of use. 
Hence listed building consent is not required and the floorspace figures provided on 
the application form exclude those buildings, which will continue in their current use 
as B1 floorspace.  

 
1.06  The Flax Warehouse is an unlisted structure standing within the Marshall’s Mill 

complex and it is envisaged that the building will be refurbished following 
negotiations with the main stakeholders.  This however, will be dealt with as a 
separate application.  

 
1.05 There is also a listed wall that runs north/south throughout the site. The proposed 

development requires partial demolition of this wall for which a separate listed 
building application has been made.  

 
1.06 The proposals also involve partial demolition of the former Water Lane Printing 

Works located on the corner of Bath Road and Water Lane, which lies within 
Holbeck Conservation Area. A separate application for Conservation Area consent 
for demolition of the majority of that building has been made 
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2. Background   
 
 
 
 
 
2.01 The masterplan relates to 2.1 hectares (5.2 acres) of land in Holbeck to the south 

west of Leeds city centre. The triangular site is bounded by Bath Road, Water Lane, 
Marshall Street and Union Place and lies partly within the Holbeck Conservation 
area. Igloo acquired Marshall’s Mill and Marshall’s Court in July 2003 and now 
managed the space as workspace for a range of creative businesses.  

 
2.02 This application seeks consent for a compact mixed-use development of the land 

around Marshall’s Mill as well as land on Bath Road between Water Lane and Union 
Place, which is in a number of ownerships. This includes a number of existing 
buildings including a commercial property on Bath Road, the Water Lane Printing 
Works at the corner of Bath Road and Water Lane and the Flax Warehouse to the 
rear of Marshall’s Mill. It is proposed that the Bath Road building be demolished, 
that the Water Lane Printing Works, other than its northern and western façade and 
part of the roof be demolished and that the Flax Warehouse is retained and 
refurbished although this is currently in a different ownership to the mill.   

 
2.03 The site lies within the area, which has been promoted since 1999 as the Holbeck 

Urban Village by Leeds City Council and Yorkshire Forward. This has been the 
subject of a number of studies in the last few years as described in the Design 
Statement that accompanies this application. The area is the subject of Revised 
Planning Framework for Holbeck Urban Village published in draft form in  
December 2004. Yorkshire Forward also have authorisation to take CPO action as 
required to deliver the overall vision for the area. The development that is the 
subject of this application is entirely consistent with the vision for the area and will 
contribute positively to the development of the urban village.  

 
2.04 Planning Permission has been previously granted in 1999 for the development of 

Marshall’s Modern, a 2,700m2 (29,000sqft) development of offices on Union Place.  
The approved development is for a 5-storey building with parking to the rear in the 
location of the proposed Block E. 
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3. Design principles 
 
 
 
 
 
 
3.01 The proposals for Holbeck Urban Village aim to develop the area as a dense, mixed-

use, urban area that incorporates housing, retail space, hotels, offices, workspace and 
community facilities. Igloo’s vision for the Marshall’s Mill site is inline with this vision 
and has been set out as follows:  

 
 

“Our vision is to create a contemporary and locally distinctive, sustainable, fine-
grained, mixed use, e-connected, inclusive, media savvy, buzzing creative community 
in a historical environment-enhancing e-neighbourhood, whose development makes a 
socially responsible return on capital and allows the use of different architects to 
create a place appealing to creative, design-conscious, environmentally sensitive 
people as a place to live, work and play. 

Chris Brown (Igloo), 2003 
 

Scheme principles  

3.02 The masterplan for the site has been developed in accordance with Igloo’s Socially 
responsible Investment (SRI) Guidelines. These cover urban design, regeneration and 
environmental sustainability. The initial SRI assessment is summarised in the Design 
Statement and is available in full as a separate document.  

 
3.03    The following principles have guided the masterplan:  

 
(a) A network of streets and squares: The scheme is designed as part of an urban 

neighbourhood based upon a network of streets and squares. The public realm 
of the scheme and the surrounding streets are envisaged to be both routes 
through the area, and spaces that are animated with activities and the life of the 
adjacent buildings.  

 
(b) Local distinctiveness: The masterplan has grown out of a detailed 

investigation of the urban structure and form of the Holbeck area. This includes 
the historic development of the area and the ‘super block’ form of development.    
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(c) Quality public spaces: The scheme is based around a high-quality public realm 
that will be built with quality materials, enclosed by well-proportioned buildings, 
with a high degree of permeability and links to the surrounding areas.  

 
(d) A rich mix of uses: It incorporates a horizontal and vertical mix of residential, 

leisure and business uses to ensure that streets are active throughout the day, 
that there is sufficient activity to sustain a range of commercial uses and to 
encourage walking rather than the use of the car. 

 
(e) A critical mass of development: The masterplan provides for a development 

that is sufficiently dense to create a compact, walkable neighbourhood. It 
includes about 240 x 2 bed  residential units, just under 12,000m2 of workspace 
and 103 room hotel. This gives a gross-residential density across the site of 
around 114 units per hectare.  

 
(f) A feeling of stewardship: It is designed to create places that can foster a sense 

of responsibility and ownership from the people who live and work locally not 
just in the proposed development, but also in the neighbouring communities. 

 
(g)  Area regeneration: In line with Igloo’s SRI policy, the scheme is designed to 

contribute positively to the regeneration of Holbeck Urban Village and the 
wider area. It will not be an exclusive enclave but a scheme that encourages use 
by a wide range of people and generates services, employment and residential 
opportunities for local people.  

 
 
(h)  Minimal environmental harm: Igloo’s SRI policy requires that the scheme 

achieves a rigorous set of environmental targets for energy, resource use and 
transport to become an exemplar for private sustainable urban development.  
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4. Uses and areas 
 
4.01   Section 2.02 of this document gives the background to the site as it stands.  There       

are a number of existing buildings including a commercial property on Bath Road, 
the Water Lane Printing Works at the corner of Bath Road and Water Lane, the Flax 
Warehouse which is currently used as a training centre, Marshall’s Mill and Marshall’s 
Court. The areas are shown in the table below.  

 
(i) Table1:  Existing uses and floor areas. 

Area  Building 

Sq. m. 

Uses 

Marshall’s Mill 6136.5  B1 
Marshall’s Court  806.5  B1  
Flax Warehouse  690  B1 (training centre) 
Smithy Building   75 B1 
Total 7708  
 
4.02  This scheme seeks consent for a total of 36,972m2 gross external floorspace which 

comprises 18,603m2 of residential apartments (indicatively 240 units), 11,930m2 of 
B1 business space, including live/work units, 4,644m2 of hotel and gym space 
(illustratively 102 rooms) and 1,795m2 of ‘Active’ uses at ground floor level. The 
table below shows the illustrative distribution of this floorspace between the blocks 
based on the masterplan (see also Plans 4 and 5).)   

 
(ii) Table 2:  GEAs based on the illustrative masterplan  

Area  Residential  Workspace Hotel  Active  
Uses *1. 

Block  

Sq. m. Sq. m. Units Sq. m. Sq. m. Sq. m. 

Block A  2,772    2,772   
Block B  9,683  3,745  51    632*2  4,644*3    662 
Block C  9,315  7,370  96  1,185*2     760 
Block D  9,480  7,488  93  1,619*2     373 
Block E  5,722      5,722    
TOTAL  36,972  18,603 240 11,930  4,644 1,795 

 

*1. Active uses include A1 retail, A2 Professional and Financial Services;  A3/A4 food and drink; and D1 non-residential uses 
such as galleries.  

*2. The ground floor of Blocks B-D will be B1 space with the potential for shop fronts and live/work space. These could also 
include D1 non-residential uses such as galleries. 

*3. This equates to 102  hotel bedspaces. 
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4.03  These floor areas are based on the indicative scheme (Plans 3-5). The floor areas of 
individual blocks and the distribution of uses between blocks may vary as a result of 
detailed design work as part of the preparation of reserved matters applications. The 
outline planning application is therefore for the overall floor areas for each use not 
the specific floor areas for each block. The consent would therefore allow block 
areas and uses to vary within the overall totals and within the constraints of the 
massing model. 

 
4.04   The illustrative disposition of these uses is shown on Illustrative Plans 4 and 5. These   

break down as follows:  
 

• Block A:  This is proposed as a workspace building that will operate in a similar 
way to Marshall’s Mill. The illustrative scheme includes 2,772m2 of space on 4 
floors. The fourth floor of the block will be set back and glazed.  The use of the 
ground floor could be used in a way that animates the public realm and will include 
reception facilities and gallery space. 

 
• Block B: This is shown on the illustrative plans as a 103 room hotel attached to a 

51 unit residential block with a GEA of 9,683m2. The ground floor of the hotel 
would include reception, gym and public facilities to create active frontages onto 
Water Lane and the north/south route running through the site. The ground floor 
space under the residential block would be B1/live-work space.    

 
• Block C: The illustrative plans show this block with 7,370m2 of residential 

accommodation. The number of units will depend on the mix although the 
indicative scheme shows 96 apartments. The ground floor block iwill include a 
range of uses to animate the public realm. The illustrative plan shows 719m2 of 
café/restaurant space fronting Bath Road and onto interior of the scheme. The 
ground floor also includes entrance lobbies for the housing above, workspace and 
B1/live-work units. To accommodate these uses, the ground floor will have a 5.5m 
ceiling height which will allow a mezzanine level to be inserted if occupants wish. 
The live/work units will be linkable to the apartments on the first floor. These 
units together with the workspace will have entrances off the surrounding streets 
and shop frontages for the display and potential sale of goods. We are therefore 
seeking a flexible planning consent for these ground floor units that allows them to 
be used for workspace and active uses.   A basement car park will run below block 
C and D.  

 
• Block D: This block is designed to be similar to Block C. The indicative scheme 

has 7,488m2 of residential space, which in the indicative plan relates to 93 flats. 
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The ground floor  will include some 373 m2 active uses facing onto Bath Road and 
live-work units facing onto the internal courtyard.  The Listed Wall will be 
incorporated into the ground floor of the block.   

 
• Block E: This is a commercial block with 5,722m2 of commercial space which will 

be 5 floors on Union Place and drops down to 4 floors facing onto the Flax 
Warehouse.  It is a ‘U’ shaped block with a central atrium that will relate to the 
central ‘Inner court’ public space.  

 
 

4.05  The residential mix will be broadly as set out above but the figures are indicative and 
the number of units may vary depending on the final mix. The proportion of 
housing to be developed as affordable housing units will be conditioned so that it is 
provided in accordance with the adopted policy for Holbeck Urban Village as applies 
at the time that the first phase of reserved matters are approved . 
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5. Siting and massing 
 
 
 
 
5.01  The masterplanning team has sought to balance the need to maximise the 

development potential of the site and the aim to create an urban density of 
development with the need to scale the development so that it is in keeping with the 
character of the surrounding area, the setting of Marshall’s Mill, Marshall’s Court, the 
listed wall and views of the site from the surrounding area. This section describes the 
siting and massing of the blocks within the masterplan to achieve this.  

 
Siting  

5.02 The Regulatory Plan (Plan 2) defines building lines for all blocks for which siting 
approval is sought. This represents the outward face of each block (the heavy solid 
line on the Regulatory Plan). This will ensure that individual buildings contribute to 
the creation of the public realm as envisaged by the masterplan.  

 
5.03 One of the elements of the masterplan is a series of gable ends that create the 

enclosure of the spaces within the scheme. These gables are intended to project 
forward of the building line at 1st floor level and above. This includes occasions when 
the gables project above the listed wall. The Regulatory Plan indicates locations 
where gables can project over the building line with dotted lines. The positioning of 
gables will require approval as part of the reserved matters application when buildings 
will be designed in more detail.  Other projections forward of the building line (such 
as balconies) and set backs (such as recessed doorways) are acceptable provided that 
they do not significantly interrupt the overall line of the buildings.  

 
5.04 The building line may be adjusted by up to 1.5m in either direction if required during 

the detailed design process.  This will have to be approved  by the LPA as part of the 
reserved matters application. This will only be done where it is possible to show a 
continuity of building between adjacent blocks and where the buildings do not 
unduly reduce the width of the public realm.   

 
5.05 The building frontages onto internal courtyards  are not part of the siting approval 

sought at this stage.  
 
Massing 
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5.06  A massing approach has been developed with the masterplan. This is based on 
Super-block structure with higher buildings around the edge of the site relating to the 
massing of Marshall’s Mill and lower buildings are the heart of the site relating to the 
more intimate scale of the public realm. This is illustrated on the indicative 
masterplan and modelling and is set out on the Regulatory Plan (Plan 2) and in the 
table below. 

 

a) Table 3:  Block heights 

Block Heights Comments 
 Maximum 

Height (m) 
Storeys  

A   +14.5 4 Predominant height  

B   +20.5 6 Height onto Water Lane  

   +14.5 2-4 Height on east wing opposite wall  

C   +20.5 6 Height onto Bath Road  

   +20.5 4-6 Height on east/west wings 

   +14.5 2-4 Height of section facing east 

 D    +20.5  6  Predominant height to Bath Road 

   +14.5 4-6 Height on east/west wings 

   +14.5 2-4 Height of section facing east 

E   +17.5 5 Height to Union Place  

   +14.5 4 Height to the north  

 
5.07   The heights of the existing buildings within and adjacent to the application site are 
          as shown in the table below. 
 
           b) Table 4: Existing building heights 

Building Heights Comments 
 Maximum 

Height (m) 
Storeys  

Marshall’s Court   12 3 Predominant height  

The Flax Warehouse   10 3 Flat roof 

Water Lane Printing Wks   12 2 Height to roof apex 

Temple Mill    1  

Marshall’s Mill  30.4  5-6 Height to top of chimney-roof height is 24.7m 

Viaduct  12.2 N/A  
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5.11 The massing principles that we are seeking to fix as part of the outline consent are 

the maximum heights of the block around the edge of the site and the predominant 
height onto the internal public realm.   The relationship and maximum heights of the 
buildings are shown on the cross sections submitted as part of this application.  

  
5.12 The other massing element within the indicative plan is the idea of ‘U’ shaped blocks 

with the open end of the ‘U’ being lower element facing onto the internal public 
realm. 

 
 
5.13 These heights represent the maximum heights of the buildings above the 

predominant ground level. It is intended that this should be apparent as the height of 
the building from the public realm. . 

 
The Listed Wall 
 
5.14 The wall that runs north/south throughout the site is listed for 50 m.  The wall forms 

an important part of the site and we have incorporated parts of the wall into the 
proposed development.  The southern section of the wall will be incorporated into 
Block D to form part of the eastern elevation. The existing rendering on that part of 
the wall will be removed and the wall restored appropriately. 

 
We are proposing partial demolition to form a square around the Flax Warehouse 
and facilitate access through the site.   A ‘gateway’ will be provided through the wall 
between Block A and the Flax Warehouse of 4 metres in width to allow some 
vehicular movement and pedeatrian movement through the site. On the southern 
side of the Flax Warehouse a larger area of wall will be demolished to open up the 
area around the central square and allow servicing movements east west through the 
site.  However, to maintain the integrity of the line of the wall , a 2 metre wide stubb 
of wall will be retained attached to the Flax warehouse with a further section of about 
2 metres ‘crumbling’ down to the ground   The line of the demolished part of the 
wall will be delineated by setts or other appropriate paving to provide visitors with a 
sense of historical topography of the site. 
 
Privacy Distances 

 
5.15 The buildings of the scheme are designed to create a robust urban environment. The 

streets and pedestrian routes that make up the masterplan will be between 7m and 
12m wide. The building heights described above will therefore mean that enclosure 
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ratios will be above 1:1 throughout the scheme. Most of the streets will be 
significantly higher than they are wide in keeping with the character of the Holbeck 
Urban Village.  More careful consideration has been given to the internal layouts of 
the apartments where privacy distances fall below 15m.  A more detailed section 
showing internal layouts can be seen in the accompanying sections.   
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6. Access and Parking  
 
 
 
6.01 The scheme has been designed to minimise car use and to encourage walking and 

the use of public transport. The location of the scheme near to Leeds City Centre 
and the main line station is clearly a benefit in this respect. As described in the 
Design Statement, the scheme promotes walking through a high quality public realm 
and good links to surrounding areas. The elements of this strategy covered by this 
planning application are set out below.  

 
Travel Plans 

6.02 All major commercial occupiers of the development will be required to prepare, 
implement and operate a Travel Plan. These plans will be prepared in conjunction 
with the Council and will include a survey of existing facilities, information to 
employees, surveys of staff travel patterns, monitored targets and the promotion of 
schemes such as car sharing.  This can be dealt with by a condition attached to the 
outline consent. 

 
Cycle Facilities 

6.03 The area is highly accessible by bicycle because of its proximity to the centre but the 
quality of available cycle routes leaves much to be desired. Cycle parking for 
residents and employees will be provided in the basement while a number of short 
stay spaces will be provided within the public realm.  

 
Pedestrian Movement 

6.04 The site is within easy reach of the station, existing bus routes and a range of 
facilities particularly in the city centre. Movement on foot to the City Centre is 
currently limited to routes under the main railway viaduct or via Globe Road to the 
West.  However, there are plans for a new footbridge across the River Aire and the 
canal into the new development site on Whitehall, giving direct access to the centre.  
The public realm throughout the scheme has been designed to prioritise pedestrian 
movement as described below. All of the new spaces that we are creating are 
pedestrian priority and we are also in support of proposals to create pedestrian 
priority on Bath Lane and Marshall Street and the improvement the pedestrian route 
though Union Place.  
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6.05 The Masterplan allows for a possible high-level connection from the residential 
blocks C and D to the disused railway viaduct in order to support the plan to create 
a park along this structure. 

 
Vehicle  Movement Strategy 

6.06 The Marshall’s Mill Masterplan advocates a change to a ‘Shared Space’ approach to 
the streets and Public Realm. This recognises that, in local areas, priority must be 
given to the most vulnerable (people on foot and on bikes), that speeds must be 
below 20 mph, that surfaces can be shared (rather than providing separate zones for 
the different uses), that all users will co-operate in the use of the space.  On-street 
parking (short-stay) can be used to support local businesses and also to generate 
natural narrowing of routes for vehicles. At junctions, no priority is given so that all 
vehicles must initially give way. All streets however narrow are available for two-way 
movement so that routes are slow but direct. 

 
6.07 Applied to Marshall’s Mill this means that the four streets forming the main block 

and all internal streets could become shared space. Surfaces would be level (other 
than falls for drainage) with no raised kerbs to impede movement on foot, bikes, 
buggies etc.  People not in vehicles can walk safely on any part of the street as they 
always have priority. On street parking is encouraged in particular areas to narrow 
the possible routes for vehicles. People on bikes can use the entire street surface so 
they are not forced into the highest risk area beside kerbs. Vehicles are allowed to 
move through the area but must give way whenever necessary to other users. 

 
6.08 The existing access point into the site from Water Lane will be closed to all but 

pedestrian/cycle movements at the request of the City Council’s Highway Engineer.  
There will also be no vehicular access from Union Place as this is to comprise a part 
of the main east/west pedestrian route across Holbeck Urban Village. 

 
Parking 

6.09 The parking strategy for the area is aimed at providing car storage for residents and 
good short term parking for local businesses.  This is aimed at making best use of 
the very good and accessible public transport and creating a pedestrian friendly 
public realm. 

 
6.10 An Electric Car Pool will be provided to enable residents to choose not to own a car 

and to use a car pool for the limited but regular trips for weekly shopping etc., which 
are best done in individual vehicles. 
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6.11 Parking provision for residents is primarily storage of vehicles during the daytime, 
mid-week with occasional use at weekends.  This generates very low vehicle usage 
and is therefore not a problem in terms of local movement. Local planning policy 
sets a residential parking standard of 100%. The masterplan envisages provision of 
70% parking for residents, which equates to 188 spaces. 

 
6.12 The local plan parking standard for B1 space is one space per 175m2 of floor space, 

which would equate to  68 spaces for the new accommodation proposed as part of 
the masterplan. However the plan seeks to discourage commuter parking and has 
therefore not provided for significant business parking. The exception to this is small 
local businesses where parking for key personnel is regarded as important. 20 spaces 
have therefore been provided for these businesses.  

 
6.13 The plan involves the loss of 180 surface parking spaces currently associated with 

Marshall’s Mill and Marshall’s Court. Around 50 spaces are to be retained in the 
courtyards of these buildings, primarily for the use of existing tenants.  

 
6.14 The local plan standard suggests a parking standard for hotels of one space per 3 

bedrooms. However it is not planned to provide any parking for the hotel, which is 
seen as serving the city centre market and being particularly accessible to the main 
railway station.  

 
6.15 No parking is provided for café/restaurant uses as part of the scheme.  
 
6.16 There is to be some provision of on-street, short term parking for the use of visitors 

to businesses and residents on the site.  
 
6.17 This equates to 270 parking spaces that are to be provided in two locations (see Plan 

6):  
 
§ A basement car park below Blocks C and D. This will accommodate 220 parking spaces 

and will therefore cover the entire residential parking requirement, plus accommodation 
for the car pool and the 20 long-term business spaces. Access to this car park is 
provided off Bath Road.  

 
§ Retained parking in the courtyard of Marshall’s Mill and Marshall’s Court. The retained 

area will accommodate around 50 spaces that likely to be used by existing business 
tenants. 

 
§ Some additional short stay on street parking spaces (see parking plan) for visitors to the 

scheme will be provided.  
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Service Access 

6.18 Service access will be possible between Bath Road and Marshall Street. The shared 
space approach outlined above allows very straightforward servicing arrangements. 
All surfaces are designed to accommodate vehicle loading so access for deliveries, 
waste collection, and removals, emergency services are relatively unlimited. 
Movement speeds are slow generally and the lack of speed humps avoids the 
unnecessary additional noise and disruption caused by larger vehicles negotiating 
them.  Service access will also be possible via the basement car park as the blocks will 
be accessible from the basement. 

6.19 In conventional roads a delivery/collection vehicle parks on a carriageway and then 
crosses the footpath to deliver/collect. This impedes both vehicle and pedestrian 
movements and generates a cycle hazard. In shared space a delivery/collection 
vehicle can pull up very close to the delivery/collection point and other movements 
still have the whole remaining width of street in which to pass. The system is 
regulated by individual good sense and civil behaviour rather than an imposed third 
party regulation to which nobody feels any empathy. 

 
Traffic Impact 
 
 
6.19   A Separate Transport Assessment has been produced and demonstrates that the 
         additional traffic generated by this proposed development at peak times will be low, 
         less than one car every two minutes on each main route. There will not, therefore, 
         be any significant impact on the highway network. 
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7. Public realm 
 
 
 
 
 
7.01 As described above the scheme is designed as a dense mixed-use neighbourhood. 

Because of this the public realm is conceived as a network of streets, squares, 
communal courtyards and informal open spaces rather than as large areas of 
recreational space or as buildings in a landscape. Much of the public realm will 
therefore be intensively used and will be enclosed and animated by the surrounding 
buildings.  

 
7.02 SPG 12 and UDP policy CC10 requires a minimum of 20% of the developable site 

area to be provided as public realm. The total public realm area for the masterplan is 
5,916m2, making up 30% of the site area. This is above the council policy 
requirement and we envisage that all the publicly accessible space will be well used 
and enjoyed by visitors, residents and workers. The buildings have been designed to 
be secure by design, overlooking public realm with active frontage onto streets so 
that there is activity throughout the day with ‘eyes onto the street’.       

 
7.03 The spaces available to residents within the scheme also include private streets 

totalling 481m2, courtyards within blocks totalling 2,238 sq m as well as walkways and 
roof gardens.  

 
Public realm 
7.04 The public realm of the scheme which makes up well above the 20% required by the 

UDP and Revised Planning Framework is made up of the following elements:  
 
7.05 The Inner Court:  At the heart of the scheme is the inner court of 1660m2  around  

the retained Flax Warehouse. No changes are currently proposed in relation to this 
building, which is currently used as a training centre. However, it will be important to 
ensure that the Flax Warehouse plays an appropriate role within the overall scheme. 
Furthermore the building, which appears to have originally been built almost as a 
brick fortress with few window openings, has been altered in an unsympathetic way 
in the recent past and its roof altered and lowered to a flat roof structure. It is 
therefore intended to make a separate application in due course with a public use on 
the ground floor such as a restaurant or gallery with a potential additional story in the 
form of a lightweight glass box. Any application submitted will pay attention to the 
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historical importance of the building and take account of the views of West 
Yorkshire Archaeological Service and English Heritage in drawing up a detailed 
scheme. 

   
    
7.06   Public routes: There are proposed to be a number of public routes passing through   

the scheme via the Inner Court. The main route runs north south along the line of 
the listed wall. A further route runs between Block A and Marshall’s Mill and 
between Blocks B and C, C and D. These will be 24 hour public routes but will not 
be adopted highway. They will be designed on a shared surface basis as described 
above. They will be predominantly pedestrian routes with a high quality of surfacing 
and street furniture.  

 
7.07   In addition there are other public realm elements outside of the application site     

itself which can also make a valuable contribution to the way in which Holbeck 
Urban Village will function as an integrated neighbourhood as follows; 

 
 
7.08  Surrounding roads: As part of the scheme we have suggested that the surrounding  

streets should become shared surface routes shared by pedestrians and vehicles.  
 
7.09  Temple Square: While not part of the scheme we agree with the suggested new 

public square in front of Marshall’s Mill and Temple Works. This should be a public 
space with high quality, hard landscaping. It would be animated by public uses and 
housing in the surrounding buildings.  

 
 
 
Communal realm 

7.10  The scheme includes a range of spaces that are available to the residents of the blocks  
but which are not public spaces. These include:  

 
7.11  Courtyards: The development form is based on a series of urban blocks around 

internal courtyards. As we describe in the design statement, these are communal 
spaces available to the residents of the block. The circulation and access to the 
residential accommodation is from these courtyards and they provide space to sit out 
and to socialise with other residents. In some blocks these courtyards might be 
wholly or partially at first floor level.   
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7.12   Private routes: The routes between Marshall’s Mill and Block E and the route to the 
rear of Marshall’s Court will be private routes in that they will be gated at night. 
These routes will be part of the communal realm of the scheme available to residents 
and open to other users during the day.  

 
7.13  Walkways and roof terraces: There will also be space on upper levels of the 

residential blocks. This will include access balconies, roof terraces and individual 
balconies. The amount and type of this space will depend on the detailed design.  

 
 
 
 

(i) Table 5:  Public Realm Provision  

 Location  Usage  Area m2  
Inner Court  Within site  General public. 1,660 (public realm) 
Public Routes Within site  General public. 4,256 (making up 30%)  
Temple Square Outside site  General public. 3,370 
Private Routes Within site  General public during 

the day, residents of 
adjacent blocks at 
night. 

481 

Courtyards  Within site  Residents of blocks 
and possible use by 
cafes.  

2,238 
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8. Site briefs 
 
 
 
 
 
Block A 

8.01 Description: The regulatory plan indicates Block A as a 2,772m2 block, which will 
enclose a new street through the Marshall’s Mill site. The block is designed to enclose 
the newly created square around the Flax Warehouse and will have a prominent 
corner with Marshall Street.  The fourth floor of the block will be recessed and glazed 
to reduce the bulk of the fourth floor and to enhance the setting of the listed 
Marshall’s Mill.  The block is shown with a break opposite the main entrance to 
Marshall’s Mill to retain the vista from Water Lane.  

 
8.02 Uses: This is proposed as workspace operated in a similar way to Marshall Mill. The 

planning consent should allow for the use of the ground floor of these blocks for 
active uses such as a gallery.    

 
8.03  Access and parking: Access to the building will be off the street with secondary 

entrances provided from the courtyard where some parking will be provided. 
 
8.04 Siting: The bold black line indicates the building line to be fixed as part of the 

planning consent. This creates enclosure to the inner court and the new street north 
of Marshall’s Mill as well as completing the frontage onto Marshall Street.  

 
8.05 Massing: The massing of Block A seeks to relate to the 3-storey Marshall’s Court. 

The block is therefore limited to 4 storeys, 14.5m and the fourth floor of the block 
recessed and glazed to reduce the bulk of the fourth floor within the setting of the 
listed buildings. 

 
 
Block B 

8.07   Description:  Consent is sought for 9,683m2 of space. The indicative scheme shows 
this as a 103 room hotel attached to a residential block.  The ground floor of the 
hotel will include its reception and public facilities to create active frontage onto the 
north/south route running through the site. As part of the proposal the façade of the 
Water Lane Printing Works has been retained.  This corner of Water Lane and Bath 
Road is a prominent location and should be designed accordingly.    
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8.06 Uses:  This block is proposed as a mixed-use block comprising a 102 room hotel 

totalling 4,644m2, 3,745m2 of residential space, 632m2 of workspace and 662 m2 of 
active uses at ground level.  

 
8.07 Access and parking: The main entrance to the hotel and the reception area will be 

via Water Lane. The active uses on the ground floors will front onto Water Lane and 
Bath Road allowing for activities to spill out onto the streets. There will be no 
parking associated with the hotel. The residential and business space will have access 
to the basement car park under Blocks C and D.   

 
8.08  Siting: The outer building line for which consent is sought will create a corner block, 

which retains the façade of the existing printing works along Water Lane and Bath 
Road. The new block will be built behind the existing façade. It is agreed with the 
LPA that the widening of Bath Road will not affect the retention of the Water Lane 
Printing Works façade.  A new access route will be created between blocks B and C 
allowing for public use.  Flexibility is to be retained about the exact position of this 
route in order to allow different block configurations.  For this reason the building 
line on the Regulatory Plan  (Plan 2) is shown as a dotted line on the southern wing 
to allow for movement of up to 2m either way.  

 
8.08 Massing: We are seeking consent for a maximum height of 20.5m creating a 

prominent corner with Bath Road and Water Lane. The ground floor is 5.5m in 
height to allow for public uses and a possible mezzanine. It is envisaged that there 
would be an atrium for the hotel on Water Lane and a courtyard to the rear. The 
block drops to 2 –4 storeys on its inner face with the other parts of the block all 
being of up to  6 storey sin height. 

  
Block C 

8.09 Description: Block C is envisaged as a block with workspace comprising of 1,185m2 ; 
active uses on the ground level comprising of 760m2 and 96 residential units on the 
upper levels creating 7,370m2 of residential space. There is a basement car park below 
both this and Block D. The ground floor includes café space and workspace/live-
work units.  

 
8.10 Uses: The ground floor of these blocks will not be residential but will include a range 

of uses to animate the public realm. These could include café/restaurant space 
fronting onto Bath Road and onto the Inner Court, entrance lobbies into the 
courtyard for the housing above and workspace, live-work units with active frontages.  
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8.11 Access and parking: These units together with the workspace will have entrances 
off the surrounding streets and shop frontages for the display and potential sale of 
goods. The basement car park will be accessible via a two-way ramp onto Bath Road. 
This could either be accommodated within the building or be incorporated into the 
public route. There will be provision for some on the street parking for servicing and 
car users with limited mobility. The block incorporates a potential footbridge at an 
upper level linking to the proposed linear park on the railway viaduct.  

 
8.12 Siting: Block C is set back from the pavement to allow for the widening of Bath 

Road. The predominant building line is shown on the regulatory plan with the 
northern wing marked with a dotted line to allow for movement of up to 2m either 
way. The building is an important part of the frontage onto Bath Road and the 
north/south route running through the scheme. There is the potential for the gable 
ends of the north and south wings of the block to oversail the building line fronting 
the inner court at first floor and above. 

 
8.13 Massing: The building rises to a maximum 20.5m on Bath Road and drops down 

towards the Inner Court open space. A number of massing options have been 
explored including a ‘U’ shaped block with a lower section fronting onto the inner 
court. The stepped form also allows for the possibilities of roof gardens. This ‘U’ 
shaped form is however just one option and is not being fixed at this stage. To 
accommodate flexibility of uses the ground floor will have a 5.5m ceiling heights. 

 
Block D 

8.14    Description: Block D will operate in a similar way to block C with mixed ground 
floor uses making up 1,619m2  of workspace, 373m2 of active uses  and 93 residential 
units occupying 7,488m2. The building rises to 6 storeys along Bath Road and steps 
down into the core of the site. The block will be set back as with Block C to allow for 
the widening of Bath Road and will have an internal courtyard and roof terraces. 

 
8.15 Uses: As with Block C the ground floor allows for a mix of uses and highly versatile 

space that can adapt to the market.  Uses could include café, restaurants, workspace, 
live/work units, galleries, shops etc.  

  
8.16 Access and parking: These units together with the workspace will have entrances 

off the surrounding streets with the more active uses along Bath Road. The basement 
will provide parking with an access ramp off the internal street created between Block 
C and D.  There will be a pedestrian entrance onto ground level from the car park 
allowing for residents to access the block and the streets.  
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8.17 Siting: Block D is shown as a complete block set back from Bath Road to allow for 
potential widening with public realm on all four sides. The eastern elevation has 
incorporated the retained wall and there is the potential for the gable ends of the 
north and south wings of the block to oversail this wall at first floor and above. 

 
  
8.18 Massing: This block is similar in form to Block C. The predominant height of the 

building will front onto Bath Road where consent is sought for a maximum height of 
20.5m. The building steps down into the core of the site. The stepping down will also 
create additional open space, which could be used as roof gardens. To accommodate 
flexibility of uses the ground floor will have a  5.5m ceiling heights. 

      
Block E 

8.19 Description: This is a commercial block with 5,722m2 of space. The ground floor is 
to include an entrance lobby and atrium. This building will be operated in a similar 
fashion to Marshall’s Mill offering versatile space with broadband connection and 
shared facilities with the surrounding blocks encouraging networking to take place. 
The northern elevation of the building will front onto the Inner Court and is 
anticipated to be the main access into the building.  

 
8.20 Uses: This block will be entirely commercial and comprises of 5,722 m2 of office 

space.  
 
8.21 Access and Parking:  Access to the building will be from the north. The block will 

have access to the shared basement car park with some on-street parking spaces for 
visitors.  

 
8.22 Siting:  Block E is sited on the plan creating a ‘U’ shaped perimeter block with a 

lower wing facing the Inner Court and again the possibility of the gables of the west 
and east blocks oversailing the building line at first floor level. The elevation facing 
Marshall’s Mill is onto a private route and is not subject to a building line.  

 
8.23 Massing: The massing of this building has been designed not to dominate Marshall’s 

Mill and rises to five storeys (17.5m) onto Union Place and steps down into the 
centre of the site.  
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9. Phasing 
 
 
 
 
9.01 Plan 9 indicates a proposed parcelation plan for the scheme. This is called a 

parcelation plan rather than a phasing plan because the order in which each block is 
developed will depend on the market. The hotel for example could be a very early 
phase if current interest materialises but if not could be a later phase.  

 
9.02 The parcelation plan has therefore been designed to ensure that each section of the 

development is viable and can be developed independently. It is likely that Block A 
will be developed first and this will include the Flax Warehouse provided that this can 
be acquired in the appropriate timescale. This will allow the inner court to be 
developed and to act like the hub of a wheel giving access to each of the other 
development parcels.  

 
9.03 Each of the parcels is linked to part of the public realm. This allows each block to be 

accessed and also attributes the public realm costs to each development parcel. This 
will require design guidance to be prepared to ensure consistency, which we 
anticipate being a condition attached to the outline consent.  

 
9.04 The car park under blocks C and D has been designed so that it can be built in tow if 

parts of the buildings are not built together. For this reason each of the access ramps 
accommodates two-way traffic. The undeveloped parts of the site will be used as 
surface parking in advance of the car park being completed.     

 
  
 




























