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1. Introduction 

Qualifications and Experience 

1.1. I am Philip E H Ward, an employee of Leeds City Council.  I am the Team 

Leader of the Conservation Team which is a small specialist unit providing 

advice to the City Development Directorate and the wider City Council.   

1.2. I have an Honours Degree in Town Planning and a Masters of Arts Degree in 

Architectural Conservation.  I am a Member of the Royal Town Planning 

Institute and the Institute of Historic Building Conservation.    

1.3. I have held my current position since 2009 previous to which I was a Senior 

Conservation Officer at the Council.  I have provided advice on the 

identification and protection of the historic environment since 1986 at Leeds 

City Council and in previous posts at several local authorities. 

1.4. During my career at Leeds and other local authorities, I have been involved 

in many complex and sensitive developments relating to major residential 

and commercial projects.  I have extensive involvement in the designation 

and appraisal of conservation areas and development of policies to protect 

those areas, including Headingley Hill, Hyde Park and Woodhouse Moor and 

the embryonic City Centre Conservation Area Management Plans which are 

both affected by the scheme.  

Declaration of truth 

1.5. The evidence which I have prepared and provide for this public inquiry 

relating to the Leeds Trolley Vehicle System scheme is true and has been 

prepared, and is given, in accordance with the guidance of my professional 

institutions.  I confirm that the opinions expressed are my true and 

professional opinions. 

  



APP-9-2 

Page 3 of 46 
 

2. Outline of Evidence 

2.1. My evidence will address the Transport and Works Act Order (TWAO) 

submitted by Metro and Leeds City Council for the trolleybus scheme known 

as New Generation Transport (NGT), listed building and conservation area 

consent applications in connection with the scheme and those matters which 

the Secretary of State has set out in the Statement of Matters.  I will 

specifically consider impacts on archaeology, listed buildings and 

conservation areas and non-designated heritage assets.  Issues of 

townscape and visual impact are considered in so far as they form part of 

significance of the heritage assets being considered, and here there is 

overlap with the evidence of Mr Walker (APP-10-2). 

2.2. In section 3 of my evidence, I identify the legislative and policy background in 

relation to the historic environment which is relevant to the consideration of 

the scheme.  In this section, I also consider the relevant English Heritage 

guidance on matters in relation to assessment of historic assets and their 

setting. 

2.3. Section 4 of my evidence provides an overview of heritage assets affected 

by the scheme.  It summarises the historic environment baseline of the 

scheme and considers its significance, drawing on the historic environment 

chapter (TWAO ref no A-O8c-7) of the NGT Environmental Statement. 

2.4. Section 5 of my evidence considers the impact of the scheme on the historic 

environment.  I borrow the assessment methodology of the historic 

environment chapter and provide a commentary on the impacts identified in 

the technical appendix, taking in account mitigation measures intended to 

reduce harmful effects.  

2.5. In section 6, I respond to the matters raised by the Secretary of State for 

Transport and the Secretary of State for Communities and Local Government 

in relation to the historic environment which they consider relevant to the 

inquiry.  Representation and objections received in respect of the scheme 

and its impact on heritage assets are considered in section 7. 
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2.6. My evidence is concluded in section 8 where I identify those aspects of the 

scheme which have a harmful effect and those aspects that bring about 

public benefit through enhancement to heritage assets.  My overall 

assessment is made with reference to heritage policy and guidance.     
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3. Legislation and Policy 

Planning (Listed Buildings and Conservation Areas) Act 1990 (TWAO ref no E-1-8)  

3.2 Sections and 16 and 66 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 establish that in determining applications for listed building 

consent and planning applications the local planning authority or the 

Secretary of State shall have special regard to the desirability of preserving 

the listed building or its setting or any features of special architectural or 

historic interest which it possesses.    

3.3 Section 72 establishes the general duty for local authorities and the 

Secretary of State in exercise of planning functions in conservation areas to 

pay special attention to the desirability of preserving or enhancing the 

character or appearance of that area.     

Leeds Unitary Development Plan (UDP) (TWAO ref no D-2-9 and D-2-10) 

3.3 The current development plan recognises the importance of the city’s 

heritage and the need to conserve heritage assets.  Saved policies from this 

plan are summarised below:  

Volume I 

 SA01:  there is a strategic aim to secure the highest quality environment 

and to enhance where there is scope to do so.  

 N14:  there is presumption in favour of preservation of listed buildings. 

 N17:  existing detailing and features of listed buildings should be 

preserved.  

  N18A:  there is a presumption against demolition of buildings which make 

a positive contribution to a conservation area.  

 N18B: consent for demolition will not be allowed in conservation areas 

unless there are plans for redevelopment. 
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 N19:  new buildings and extensions should preserve or enhance 

conservation areas. 

 N20:  demolition of other trees and boundary walls which contribute to 

conservation area will be resisted 

 N22:  the character and appearance of conservation areas will be 

appraised to inform development proposals. 

 N28:  historic parks and gardens will be protected. 

 N29:  archaeological remains will be preserved and recorded.  

Volume 2 

 BC07:  development in conservation areas will normally be required to be 

carried out in traditional materials.  

 BC08:  salvaging or re-use of materials may be required where demolition 

of unlisted buildings in conservation areas is allowed.      

 LD01:  landscaping schemes should reflect their surroundings.  

 LD02:  new and altered roads should minimise disruption of their 

surroundings.   

 ARC01, ARC04, ARC05, ARC06, ARC07:  informed planning decisions 

will be made regarding classes I, II and II archaeological remains. 

Leeds Local Development Plan and Core Strategy (TWAO ref no D-1-3) 

3.4 The Local Development Framework (LDF) is a suite of documents which will 

gradually replace the Unitary Development Plan.  The Core Strategy sets out 

strategic policies with ratification likely in 2014 following public examination 

in October 2013.   

3.5 Policy P10 Design requires that development will protect and enhance the 

district’s historic assets, in particular existing natural site features, historically 

and locally important buildings, skylines and views.    
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3.6 The preamble to Policy 11 Conservation singles out Leeds’ Victorian 

suburbs and its legacy of public parks and gardens as contributing, along 

with other features of the historic environment, to the city’s distinct identity.  

The policy expects development proposals to demonstrate a full 

understanding of the historic assets affected and also set out the impact of 

the proposals and the mitigation measures to reduce the impact.  

The National Planning Policy Framework (TWAO ref no E-4-21) 

3.7 Central Government’s objectives for the planning system are contained in 

the National Planning Policy Framework (NPPF).  It identifies the 

conservation of heritage assets in “a manner appropriate to their 

significance” as a core planning principle (paragraph 17).  The NPPF gives 

guidance on design and its relationship with local distinctiveness, particularly 

the historic environment (paragraphs 56, 58, 59, 60 and 61) where new 

developments should “respond to local character and history, and reflect 

the identity of local surroundings and materials, while not preventing 

or discouraging appropriate innovation”.  

3.8 Local planning authorities are discouraged from refusing planning 

applications because of incompatibility with an existing townscape (if the 

scheme promotes high levels of sustainability), unless “the concern relates 

to a designated heritage asset and the impact would cause material 

harm to the asset or its setting which is not outweighed by the 

proposal’s economic, social and environmental benefits” (paragraph 

65).      

3.9 Chapter 12 of the NPPF focuses on the conservation and enhancement of 

the historic environment. Paragraph 126 describes heritage assets as an 

irreplaceable resource which should be “conserved in a manner 

appropriate to their significance”.  Within Annex 2 of the NPPF, a 

“Heritage Asset” is described as “A building, monument, site, place, area 

or landscape identified as having a degree of significance meriting 

consideration in planning decisions, because of its heritage interest.  

Assets include those designated by statute (e.g. listed buildings, 
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conservation areas and scheduled monuments) and non-designated assets 

(e.g. archaeological sites and buildings and structures of local interest.)  

3.10 In determining planning applications, local planning authorities should 

require the significance of any heritage assets affected by a scheme to be 

identified, including any contribution made by setting, taking account of the 

available evidence and necessary expertise.  Where appropriate, developers 

should submit a desk-based assessment and, where necessary, a field 

evaluation. 

3.11 Paragraph 132 of the NPPF states that the significance of an asset can be 

harmed through alteration, destruction or development within its setting.  In 

considering impact on the significance of designated assets great weight 

should be given to the asset’s conservation and that the more important the 

asset the greater the weight should be. 

3.12 The NPPF identifies harm as being either substantial or less than 

substantial.  Where the proposal would lead to substantial harm to the 

significance of a designated asset, consent should be refused unless the 

“harm or loss is necessary to achieve substantial public benefit that 

outweigh the harm” (paragraph 133).  In cases where less than substantial 

harm to a designated asset is anticipated “this harm should be weighed 

against the public benefits of the proposal” (paragraph 134).  In respect 

of non-designated assets a balanced judgement is required “having regard 

to the scale of any harm or loss and the significance of the asset” 

(paragraph 135). 

3.13 Paragraph 18 of the historic environment technical guidance supporting the 

NPPF says that what matters in assessing if a proposal causes substantial 

harm is the impact on the significance of the heritage asset, deriving not only 

from a heritage asset’s physical presence, but also from its setting.  It adds 

that whether a proposal causes substantial harm will be a judgment for the 

decision-taker, having regard to the circumstances of the case and the policy 

in the National Planning Policy Framework.  However, in general terms, 

“substantial harm is a high test, so it may not arise in many cases.  
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This construction agrees with the decision of the High Court in Bedford BC v 

Secretary of State which upheld the inspector’s formulation that substantial 

harm was “something approaching demolition or destruction”.   

3.14 An important consideration in deciding whether works to a listed building 

constitute substantial harm is whether the adverse impact seriously affects a 

key element of its special architectural or historic interest:  “It is the degree 

of harm to the asset’s significance rather than the scale of the 

development that is to be assessed.”  At paragraph 19, the guidance 

asserts that an unlisted building that makes a positive contribution to a 

conservation area is individually of lesser importance than a listed building.  

It counsels that demolition is more likely to amount to substantial harm to the 

conservation area if the building is important or integral to the character or 

appearance of the conservation area.  Justification for demolition of an 

unlisted building in a conservation area should be proportionate to the 

relative significance of the building and its contribution to the significance of 

the conservation area as a whole. 

3.15 Paragraphs 137 and 138 of the NPPF consider developments affecting 

conservation areas and the policy is that “Local planning authorities 

should look for opportunities for new development within Conservation 

Areas and World Heritage Sites and within the setting of heritage 

assets to enhance or better reveal their significance” (paragraph 137).  

There is, however, acceptance that not all elements of a conservation area 

will contribute to its significance (paragraph 138).  However, loss of a 

building (or other element) which makes a positive contribution to the 

significance of the Conservation Area should be treated either as substantial 

harm under paragraph 133 or less than substantial harm under paragraph 

134. 

3.16 The policy that applies generally to development in the setting of assets and 

within conservation areas is that “Proposals that preserve those elements 

of the setting that make a positive contribution to or better reveal the 

significance of the asset should be treated favourably” (paragraph 137).     
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Planning Policy Statement 5 Practice Guidance (TWAO ref no E-4-24) 

3.17 Whilst Planning Policy Guidance 5 (PPPS 5) has been replaced by the 

NPPF, the PPS5 Practice Guide remains a valid government endorsed 

document pending review of guidance supporting national planning policy.  

Paragraph 178 states that the main issues to consider in proposals for 

additions to heritage assets, including new development in conservation 

areas, are proportion, height, massing, bulk, use of materials, use, 

relationship with adjacent assets, alignment and treatment of setting. 

Conservation Area Appraisals and Management Plans 

3.18 Conservation Area Appraisals and Management Plans for the conservation 

areas of Weetwood (APP-9-3-1), West Park (TWAO ref no D-5-1), Far 

Headingley (TWAO ref no D-5-2) and Headingley Hill and Hyde Park and 

Woodhouse Moor (TWAO ref no D-5-3) have been adopted by the City 

Council and are material considerations in planning decisions.  The 

documents were subject of lengthy public consultation and received 

overwhelming public support. 

3.19 All of the conservation area appraisals and management plans stress the 

importance of retaining historic boundary treatments and that new boundary 

treatments preserve and enhance the special character of the area and also 

that public realm and traffic management measures respect and enhance 

the special character of the conservation areas.  The Headingley Hill, Hyde 

Park and Woodhouse Moor Conservation Area Appraisal and Management 

Plan makes explicit mention of NGT saying that the scheme should be 

sensitive to the character areas that it affects, particularly stone boundary 

walls and trees (pages 17 and 27).   

English Heritage Guidance   

3.20 English Heritage has produced a number of guidance documents addressing 

specific aspects of the historic environment, its assessment and 

conservation.  The advice complements and supplements the guidance in 
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PPS5 Practice Guide on the definition of heritage assets and the relationship 

between the setting and significance.  

3.21 The Setting of Heritage Assets: English Heritage Guidance (2011) (TWAO 

ref no G-4-19) provides a checklist helpful in assessing the effect of 

development.  Step 4 of the process acknowledges that enhancement can 

be achieved through development and that harm can be reduced by design 

detail, screening or other management measures. 

3.22 Seeing History in the View (2011) (TWAO ref no G-4-19) is also important 

when analysing the impact of a proposal on a development site, in particular 

analysing the magnitude of any impact.  English Heritage argue that the 

contribution of a site is often expressed by reference to visual 

considerations, including views – a view being a purely visual impression of 

a place, obtained from, or by moving through, a particular viewing point or 

viewing place.  The setting of any heritage asset is likely to include a variety 

of views of, across, or including that asset, and views of the surroundings 

from or through the asset.     

3.23 Understanding Place: Conservation Area Designation, Appraisal and 

Management (2011) (TWAO ref no G-4-20) also identifies the importance of 

views and vistas within a conservation areas and the positive contribution 

they can make.  The importance of trees, hedges, boundaries and street 

greenery are identified when assessing the special character of the 

conservation areas.  It promotes the use of an appraisal as an identification 

of the character of the area and a management plan as a guide to 

development.  
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4. The NGT route and the historic environment 

Historic environment baseline 

4.1. The NPPF describes the historic environment as:  

“All aspects of the environment resulting from the interaction 

between people and places through time, including all surviving 

physical remains of past human activity, whether visible, buried or 

submerged, and landscaped and planted or managed flora.”  

 

4.2 The historic environment is comprised of “heritage assets” which the NPPF 

describes as: 

“A building, monument, site, place, area or landscape identified as 

having a degree of significance meriting consideration in planning 

decisions, because of its heritage interest.  Heritage asset includes 

designated heritage assets and assets identified by the local 

authority (including local listing).”    

4.3 The historic environment chapter (TWAO ref no A-08c-7) of the NGT 

Environmental Statement provides a “baseline” or reference point which 

identifies the full range of heritage assets, both designated and non-

designated, comprising archaeology, historic buildings and conservation 

areas affected by the NGT route.  The baseline also considers the heritage 

significance of each asset taking into account the heritage values defined in 

English Heritage’s Conservation Principles (TWAO ref no G-4-10).   

4.4 The assessment of value (significance) of heritage value assets is based on 

the designated status (i.e. those with designated status such as listed 

buildings, Registered Parks and Gardens and Conservation Areas have a 

higher value than undesignated status) and local context.   I differ from the 

historic environment chapter in the valuation of City Centre Conservation 

Areas which I attribute a high value rather than a medium value because of 

the concentration of listed buildings, many highly graded, and the continuity 

and coherence of the Victorian townscape.   The resulting significance of 



APP-9-2 

Page 13 of 46 
 

effect would be changed in respect of the impact of OLE equipment in the 

City Centre Conservation Area from low to moderate.            

4.5 I consider that the historic environment baseline in the historic environment 

chapter presents a comprehensive schedule of the heritage assets affected 

by the scheme and that the assessment of value ascribed to the heritage 

assets is accurate notwithstanding the slight qualification given above.  I will 

provide an overview of the historic environment record below, identifying the 

key heritage assets within the scheme corridor and their designation. 

Overview 

4.6 Table 3.1of the historic environment chapter provides a digest of the heritage 

assets within or in the vicinity of the corridor of the Leeds NGT scheme, 

which is summarised below.  Note that this does not infer that all of heritage 

assets are affected by the scheme but there is the potential for them to be 

affected.   

 Listed Buildings (Value: grade I and II* High and grade II 

Medium):  there are 51 listed buildings (nine grade 1 or grade II*) on 

the street frontage with a concentration on the north line and the 

northern end of the southern line.  There are a further 269 listed 

buildings of all grades within 500m of the corridor. 

 Registered Parks or Gardens (Value: Medium): there are two 

Grade II registered parks in close proximity to the corridor 

(Lawnswood Cemetery and Hunslet Cemetery).  

 Conservation Areas (Value: High/Medium):  the scheme passes 

through five conservation areas (Far Headingley, Headingley, 

Headingley Hill, Hyde Park and Woodhouse Moor, Queen Square and 

Woodhouse Lane – University Precinct) and is adjacent to three 

(Blenheim Square, Weetwood  and West Park) with Medium Value 

and Leeds – City Centre which I consider to be High Value. 
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 Non-designated heritage assets (Value: Low):  14-15 Eldon 

Terrace are in the direct line of the route and a small number of 

former industrial buildings are close to the south line within the 

Hunslet Road area. 

 Non-designated below ground archaeological remains (Value: 

Medium/Low):  there is the potential for below-ground archaeological 

remains at numerous locations along the route of NGT.  

4.7     The proposed scheme is a 14.6 km trolleybus connecting north and south 

Leeds following the alignment of the previous Supertram scheme.  It starts 

from Holt Park and continues south past the Grade II registered park of 

Lawnswood Cemetery.  As part of the scheme, replacement pitches will be 

re-sited to the south-west of the cemetery.   In an area that has seen little 

development, there is the potential for below ground archaeological remains 

although there is no recorded evidence.  

4.8 The NGT alignment continues south following Otley Road past the Grade II 

listed Weetwood Hall, clipping the Weetwood Conservation Area at its 

eastern extent.   Fronting onto the eastern side of Otley Road within the 

conservation area is a group of ancillary buildings to the large villa 

residences of Spenfield and Weetwood Hall (all listed Grade II).   Further 

south, the West Park Parade of shops mark the eastern extent of the West 

Park Conservation Area which form a landmark along this busy route.  The 

conservation area appraisal identifies the trees in front of the parade as 

making a positive contribution to the conservation area.         

4.9 The route continues in a south-east direction down Otley Road into 

Headingley and passes through the Far Headingley Conservation Area.   

This is very distinct in character with the tight-knit character of the original 

village core and retains some of the earliest buildings along the route in 

contrast to the surrounding regular mid and late 19th century villa and terrace 

developments.  Mature trees and stone boundary walls are key features of 

the uninterrupted views along Otley Road.         
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4.10 The southern boundary of the Far Headingley Conservation Area is 

contiguous with the Headingley Conservation Area which probably contains 

the best concentration of Victorian villas and mansions in the city.  The NGT 

route turns east at Alma Road along an off-highway wooded corridor, which 

continues for approximately 700m, by-passing Otley Road behind the 1960s 

Arndale shopping centre and S Columba’s Church where there is potential 

for medieval archaeological value.   

4.11 The route re-joins the highway at the north end of Headingley Lane near the 

Grade II entrance lodge at 62 Headingley Lane, sweeping in front of the 

Portland stone former First Church of Christ the Scientist (listed grade II) and 

then runs south-east through the Headingley Hill and Hyde Park and 

Woodhouse Moor Conservation Area.   The route is lined by large detached 

villas set in their own grounds and surrounded by swathes of mature 

woodland.   High stone boundary walls on the back edge pavement backed 

up by tree planting channel views along Headingley Lane and mark the area 

as a prime 19th century residential area.  Most of the properties on the north 

and south sides of the route are listed.   

4.12 Still in the Headingley Hill, Hyde Park and Woodhouse Moor Conservation 

Area, the route continues onto Hyde Park Corner which is tightly formed 

retail junction of late Victorian/Edwardian shopping parades dominated by 

the listed St Augustine’s Church (Wrangthorn Church).  From Hyde Park 

Corner, the route continues on to Woodhouse Moor, the historic meeting 

place and important linking space described in the Townscape and Open 

Space Technical Appendices (Document Refs A-08e-1 and A-08e-3).  The 

route is off-road for approximately 250m, crossing Monument Moor where 

there is potential for buried pre-historic remains.  At the southern end of the 

Moor is a listed monument dedicated to HR Marsden immediately adjacent 

to the off-road route.  

4.13 The route re-joins Woodhouse Lane and enters the Woodhouse Lane -

University Precinct Conservation Area where the scale and continuity of the 

built environment increases as it passes several listed buildings including 
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Blenheim Terrace, the University of Leeds Parkinson Building and three 

former churches. 

4.14 The route continues into the northern extent of the city centre, just clipping 

Queen’s Square Conservation Area and entering the Leeds City Centre 

Conservation Area at Cookridge Street.  There is a high concentration of 

listed buildings along the street frontage of the route in the city centre and 

many more 19th and early 20th century buildings which make a positive 

contribution to the character of the conservation area.  The great majority of 

the frontage buildings are Grade II listed but there is one Grade I building 

(Holy Trinity Church, Boar Lane) and three Grade II* (Mill Hill Chapel, City 

Square and St Anne’s Cathedral, Cookridge Street and the Time Ball 

Building (Dyson’s), Briggate).          

4.15 The proposed NGT alignment continues south through or along the 

conservation boundary along Cookridge Street, Park Row, Boar Lane, 

Duncan Street and Bridge End at the southern extent of the Leeds City 

Centre Conservation area to connect with the South Line.   

4.16 The South Line does not run through any conservation areas but runs in 

close proximity to the Eastern Riverside Conservation Area.  It passes 

immediately north of Chadwick Lodge, a Grade II* listed building and past 

the Garden Gate Public House another Grade II* listed building. Here there 

is potential for buried archaeology associated with industrial activity of the 

late 19th century.     

4.17 Substations will be located along the route off Headingley Lane near the 

junction of the off-road section of the route within the Headingley 

Conservation Area, opposite near the Queen’s Square Conservation Area 

and at Water Lane within the Leeds City Centre Conservation Area.   There 

are potential below ground archaeological remains affected by the 

Headingley Lane and Water Lane sub stations and the latter is also close to 

several listed buildings. 
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5. Impact of NGT on the historic environment 

Potential impacts and mitigation 

5.1 The potential impacts of NGT on the historic environment are likely to arise 

as a result of construction, e.g. demolition, excavation and ground 

compaction, construction of new infrastructure, and operation of the scheme 

such as new or modified infrastructure including wirescape and street 

furniture, changes in traffic flows and noise levels.  A longer list of the 

potential impacts is given at pages 15 and 17 of the historic environment 

chapter (TWAO ref no A-08c-7) of the NGT Environmental Statement.   

5.2 Effects from the construction and operation phases of the scheme may result 

in negative or positive impacts upon the significance of heritage assets from 

direct impact on the fabric through demolition and alteration, increased visual 

intrusion, an increase or decrease in traffic noise, vibration and dust and 

opportunities for enhancement and regeneration.  These effects can also be 

temporary or permanent, isolated or cumulative.     

5.3 The heritage chapter of the Environmental Statement provides an 

assessment of the impact of the scheme in accordance with best practice.  

The significance of effects is achieved by balancing the impact on 

significance of the heritage asset.  Mitigation measures to reduce or 

accommodate any adverse effects are taken into account and a resulting 

residual effect thereby identified.   A summary of impacts on heritage assets 

is provided at annex A of the historic environment chapter.   

5.4 I have reviewed the assessment in the heritage chapter and I agree with the 

assessment of the significance of the effects on the historic assets.  The 

remainder of this section gives an overview of the impact on the historic 

environment by heritage asset with the assets which are national 

designations such as listed building and Registered Parks and Gardens 

taken first.  
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 Listed buildings 

5.5 Carriageway widening associated with the construction phase of NGT will 

impact directly on the fabric of eight listed boundary walls (principal and 

curtilage) at:   

 Rose Court, Headingley Lane (gate piers principal, attached walls 

curtilage)  

 184 Otley Road (principal) 

 Lodge House, 62 Headingley Lane (curtilage)  

 Buckingham House, Headingley Lane (curtilage) 

 Ford House, Headingley Lane (curtilage) 

 Kingston Terrace, Woodhouse Lane (curtilage)   

 Broadcasting House, Woodhouse Lane (curtilage) 

 Braime’s Pressings, Hunslet Road (curtilage) 

5.6 The walls will be demolished, set back from their existing line by up to five 

metres using salvaged material where possible with the exception of the 

curtilage wall at Braime’s which will removed without rebuilding for a length 

of 85m.  There will inevitably be a loss of historical authenticity from this 

operation but a gain in structural longevity resulting from rebuilding and 

repairing walls in a poor state of repair.  The effect on curtilage walls is 

considered to be minor adverse or, in respect of the principal listed gate 

piers of Rose Court, moderate adverse because of their greater significance.  

The adverse impact of demolition and rebuilding of boundary walls will be 

mitigated by recording, careful dismantling and rebuilding to reflect the scale, 

character, form and construction of the original structure secured by planning 

conditions and the Code of Construction Practice (CoCP) (TWAO ref no A-

08g-2).      
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5.7 Land take associated with carriageway widening will also result in the 

repositioning of the Grade II listed horse trough near the junction of Chad’s 

Drive in Headingley associated with the earliest omnibuses which ran along 

Otley Road in the early 19th century.  The horse trough will be moved back 

from the edge of the road which will minimise vehicle damage to the listed 

building.  The overall effect on the horse trough is considered to be neutral. 

5.8 Overhead line equipment (OLE) fixings will be made to 53 listed buildings 

including three Grade II* listed buildings at St Anne’s Cathedral, Leeds Civic 

Theatre (now museum) and The Garden Gate Public House.  Listed building 

consent applications for OLE fixings to Holy Trinity Church and the Time and 

Ball building are being withdrawn as I write my proof and are not assessed.  

The fixings will consist of a bolt inserted into the façade of the listed building, 

the precise location to be agreed with the local planning authority as a 

condition of consent.  The draft conditions also require the submission of a 

method statement to make good the fixing holes.  The impact on is 

considered to be minor adverse Grade II listed buildings and moderate 

adverse impact on grade I and II* listed buildings.   

5.9 In addition to effects resulting from direct impacts on the fabric of listed 

buildings, there will be a multitude of effects resulting from changes to their 

settings.  The main operational effect on setting will be the overhead line 

equipment mentioned above.  Impacts will be associated with the overhead 

span wires and resulting wirescape and the increased street clutter where 

poles have to be used.  Details of the visual effects from OLE are addressed 

in the Landscape, Townscape and Visual Amenity Technical Appendix 

(TWAO ref no A-08e-1).  The overall result is considered to be a minor 

adverse effect given the existing level of visual intrusion arising from traffic 

management and other types of street clutter.  

5.10 The off-highway route in Headingley will cause the severance of the small 

paddock areas and hedgerows which will have a detrimental impact on the 

setting of Headingley Castle.  It will also cut a 500m passage through the 

woodland corridor which provides an important background setting for 

several listed buildings including Headingley Castle, The Original Oak public 
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house, Ivy Lodge and 70 Headingley Lane.  The operation of NGT will 

impact on the setting of these listed buildings, particularly Headingley Castle, 

by bringing trolleybus traffic where there isn’t currently any.  There will be a 

moderate adverse harm to the character of these listed buildings.      

5.11 Similarly, the off-highway alignment will impact upon the setting of the listed 

statue of HR Marsden, passing in close proximity (although the statue is not 

in its original position).  The steps around the statue will be refurbished and 

the immediate setting will be integrated in the urban realm works of the NGT. 

5.12 The proposed NGT stops have the potential to impact on the setting of 

several listed buildings listed at paragraph 4.59 of the historic environment 

chapter of the Environment Statement.  The detail of these designs and the 

resultant visual effects are addressed in the Urban Design and Access 

Statement and Landscape, Townscape and Visual Amenity Technical 

Appendix (TWAO ref nos A-08e-1 and A-08k).  The significance of the 

effects of this impact on the setting of the buildings listed is considered 

overall to be minor adverse reducing to neutral where stops are already 

present.  

5.13 Substations located to the north of Hinsley Hall, Headingley Lane and rear of 

the Old Red Lion at Water Lane public house at the southern extent of the 

city centre would affect the setting of adjacent listed buildings but their 

design and landscaping will reduce their impact to minor adverse.   

Registered Parks and Gardens 

5.15 The route runs past Lawnswood Cemetery and Hunslet Cemetery which are 

included in the national Register of Parks and Gardens.   The scheme will be 

almost invisible from Lawnswood Cemetery and will have little or no impact 

even during the construction phase.  Hunslet Cemetery, which lies to the 

immediate north-west of the proposed Stourton Park and Ride site, has the 

potential to be affected by visual intrusion, noise and dust, but these impacts 

will be temporary and the level of effects is likely to be minor adverse.   
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Conservation Areas 

5.16 Roadway widening in Weetwood Conservation Area will affect the boundary 

wall of 180 and 184 Otley Road which will be required to be set back by up 

to 10m, but given that the wall is not in its original position the effect is 

considered to be minor adverse.  The effect of boundary wall re-alignment 

will be mitigated as set out at paragraph 5.6 of this proof. 

5.17 Further south, the route passes in front of the West Park Parade of shops 

marking the eastern extent of the West Park Conservation Area.  The 

proximity of the proposed NGT stop will put one of the two trees in front of 

the parade of shops, which are identified in the conservation area appraisal 

as making a positive contribution to the conservation area, “at risk”.  Should 

the tree have to be removed, the effect on the conservation area will be 

moderate adverse.  

5.18 The route passes through the historic core of Far Headingley Conservation 

Area where the scheme proposes to remove vehicular access along 

Weetwood Lane.  There will be a temporary minor adverse effect on the 

conservation area during the construction phase but a permanent moderate 

beneficial thereafter resulting from the new pedestrianised area around the 

shops and public house returning the cross roads as a focal point. 

5.19 Carriageway widening will result in the loss of trees in roadside verge along 

Otley Road between St Chad’s Drive and St Chad’s Parish Centre.  These 

trees combined with those on the east side create the character of a tree-

lined avenue and form a distinct feature in views and are identified as 

‘significant ‘ in the Far Headingley Conservation Area appraisal.  According 

to the assessment methodology in the Environment Statement, the 

proposals will result in the loss of medium value assets resulting in a 

moderate adverse effect on the conservation area.      

5.20 Within the Headingley Conservation Area at the Alma Road/Otley Road 

junction, historic boundary walls will be demolished and reinstated.  The 

most significant of these are at 1 and 1a Holly Bank and 40 Otley Road 

which will be moved by up to 5m or in the case of no 40 partially demolished.  
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The effect is considered to be minor adverse which will be mitigated by the 

measures outlined at paragraph 5.6.  Details of other boundary alterations 

are shown in table 4.3 of the historic environment chapter of the 

Environmental Statement. 

5.21 The route then goes off highway behind the Arndale Centre, requiring the 

demolition of 6 Wood Lane, an early 20th century brick house which is at 

odds with the predominantly stone Victorian houses and is considered to 

make a slight contribution to the conservation area.   The impact of the 

demolition is considered to be minor adverse.  

5.22 Continuing south, the NGT route cuts a 500m passage through the 

woodland corridor which provides an important background setting for the 

Victorian villas mentioned at paragraph 5.10 of my proof.  The off-highway 

corridor will result in the severance of the small paddock areas and 

hedgerows between Oakfield, Headingley Castle and St Columba’s Church 

and bring trolleybus traffic into this important green space during the 

operation of NGT.  There is considered to result in moderate adverse harm 

to the character of the Headingley Conservation Area and Headingley Hill, 

Hyde Park and Woodhouse Moor Conservation Area.   

5.23 More generally, severance of side roads to Headingley Castle, Shire Oak 

Road, Shire Oak Road, Wood Lane and Alma Road and loss of trees across 

the section of new road corridor will break up the historic form and layout of 

the Headingley Conservation Area.  These side roads are currently quiet, 

leafy backwaters and the amenity of these parts of the conservation area will 

be adversely affected by the noise, visual intrusion and disruption during the 

period of construction.                

5.24 There will be enhancement to the Headingley Conservation Area through the 

new urban landscape designed to link in with the proposed off-highway route 

and upgraded cyclist facilities seek to create green space around the 

Arndale centre for the use of pedestrians and cyclists.  This will inadvertently 

remove the focal point of the Arndale centre which can be described as a 

minor beneficial effect. 
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5.25 The route re-joins the highway at the north end of Headingley Hill, Hyde Park 

and Woodhouse Moor Conservation Area near the Grade II entrance lodge, 

removing 30m of boundary wall to allow the carriageways to merge.  The 

submitted scheme also shows a 25m wide opening in the boundary wall to 

allow pedestrian access to the proposed Headingley Hill NGT stop, but the 

design has been revised to omit this access which will lessen the impact of 

NGT on the conservation area.   

5.26 The south side of Headingley Lane will be extensively affected by 

carriageway widening.  A total of 410 m of boundary wall in front of 

Buckingham House, Ford House and Rose Court will be demolished.  The 

widening would see a setback of between 5m to 10m from the original 

location and affects a number of listed structures (see 5.5-5.6).   The most 

significant impact is the partial demolition of the coach house of the former 

Leeds Girls’ High School.  The loss of the structures which straddle the 

Headingley and Headingley Hill, Woodhouse Moor and Hyde Park 

Conservation Area is considered to have a moderate adverse effect on the 

conservation areas. 

5.27 The road widening on the south side of Headingley Lane will also see the 

loss of trees behind the boundary walls.  The trees on the south side are 

sparser than those on the north side of Headingley Lane but they are a 

positive feature and their loss will have a moderate adverse effect on the 

conservation area. 

5.28 Reaching Hyde Park corner, the Victoria Road and Headingley Lane, road 

improvements will demolish non-listed properties within the junction of 

Victoria Road and Headingley Lane consisting of a petrol station and 

perfunctory lock- up shops with mono-pitch roofs.  The removal of negative 

features in the Conservation Area, including the removal of advertising 

hoardings which will improve visibility and return visual dominance of St 

Augustine’s Church, will result in a moderate beneficial effect. 

5.29 The off highway alignment across Monument Moor would see the removal of 

approximately 336 square metres of public open space and three trees 
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within the tree-lined boulevard to create a cycle lane.  The new corridor will 

be a parallel and competing route across Woodhouse Moor to the stately 

tree-lined section of Otley Road which is an original feature of the 19th 

century urban park.  The proposal would also impact upon the setting of the 

listed statue of HR Marsden already commented on at paragraph 5.11.  The 

loss of open space and trees and disruption of the layout of the park during 

construction and operation is considered to have a moderate adverse impact 

on the conservation area. 

5.30  A consequence of the NGT route will be the widening of the carriageway on 

Cliff Road which will require the removal of seven trees on the edge of 

Cinder Moor.  These are ornamental trees which were planted approximately 

30 years ago and are considered to have low amenity value.  Their removal 

will open up views across the moor and the effect is considered to be neutral 

to minor beneficial.        

5.31 The alignment of the NGT will impact on several curtilage listed boundary 

walls within the Woodhouse Lane – University Conservation Area at 

Kingston Terrace and Broadcasting House already commented on at 

paragraph 5.6 of this proof.  These re-alignments and rebuilding are 

considered to have a minor adverse impact on the conservation area. 

5.32 The NGT proposals seek to remove general traffic from this part of the route 

and redirect them around Blenheim Walk, making the stretch of Woodhouse 

Lane from the Leeds Met NGT stop to the University NGT stop “public 

transport only”.  Urban realm improvements would enhance the setting of the 

Parkinson Building and Blenheim Terrace as well as Emmanuel Church, 

Blenheim Church and Broadcasting House.  The effects will be beneficial to 

the conservation area.   

5.33 The impact on Queen’s Square Conservation Area is peripheral resulting 

from altered footway surfacing and enhancements to ground cover planting 

as the route encroaches on the boundary of the area.   The impact is 

considered to be minor to moderately beneficial to the character of the 

conservation area. 
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5.34 There are no direct impacts on the buildings within the Leeds - City Centre 

Conservation Area except for OLE fixings.  Loss of trees within the Leeds – 

City Centre Conservation Area is also limited but the trees affected have a 

high amenity value.  The singular loss will be the semi mature Grade B 

(medium value) sorbus specimen at the junction of Cookridge Street and 

The Headrow which will cause a moderate adverse effect on the 

conservation area. 

5.35 The pedestrianisation of Cookridge Street and the open space to the east 

will improve the setting of the Grade II* former Leeds Institute building (now 

Leeds Museum).  On the other hand, the re-introduction of traffic along the 

pedestrianised section of Cookridge Street would impact on the improved 

setting, but this is considered to be low.          

5.36 In addition to the site-specific impacts on conservation area mentioned 

above, there are general impacts which affect all of the conservation areas 

along the route.  There will be temporary noise and visual intrusions arising 

from construction. The main generic operational impact on conservation 

areas along the route will be impacts of the overhead line equipment, 

increased street clutter where poles have to be used.  However, given the 

current level of visual intrusion within all conservation areas arising from 

traffic, traffic management and other types of street clutter, the impacts of 

the introduction of the OLE and wirescape is considered to be low.   

5.37 The proposed NGT stops within conservation areas are addressed in the 

Landscape and Visual Amenity Technical Appendix.  As stated above at 

5.10, the significance of this impact is considered to be minor adverse or 

neutral where stops are already present.  The introduction of a stop at West 

Park could have a moderate impact on the conservation if a tree has to be 

removed. 

5.38 All the conservation areas along the route are affected by tree loss resulting 

from carriageway widening and off-highway alignments.  Replacement 

planting to mitigate the loss of woodland and trees, which make a positive 

contribution to the character and appearance of Headingley, Far Headingley 
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and West Park Conservation Areas, will be incorporated into the scheme’s 

landscape design.  This will aim to ensure that in the long-term the tree-lined 

character of Headingley Lane and Otley Road is restored, and that the 

wooded character of the area bisected by the off-highway route through 

Headingley Conservation Area is recreated through landscaping and 

planting.   

Non-designated heritage assets  

5.39 The re-alignment of the road at the junction of Blenheim Walk and 

Woodhouse Lane on the edge but outside the Woodhouse Lane – University 

Conservation Area requires the demolition of 14 and 15 Eldon Terrace, a 

pair of early Victorian Georgian-style houses.  The proposal would result in a 

moderate adverse impact on the historic environment.    

Non-designated below ground archaeological remains 

5.40 There is the potential for disturbance of archaeological remains at the off 

highway works at Bodington Park park and ride facilities based on the fact 

that there has been little development in the area rather than evidence of 

buried archaeology.  Within the area of the off-highway corridor between 

Alma Road and 62 Headingley Lane there is potential for medieval 

archaeological remains and the potential for moderate adverse impact.  

There is also the potential for prehistoric remains to the south west of the 

route across Cinder Moor which may also be present on the line of NGT and 

may be impacted by the scheme.       

5.41 The potential for impact on archaeological remains in the city centre is 

considered to be relatively low, survival of medieval remains having being 

severely affected by extensive cellaring and other ground disturbance 

associated with later post-medieval and modern development.  Disturbance 

would also be very small scale and localised and any archaeological remains 

are likely to be of low value except for Mill Hill Chapel, Boar Lane, Briggate 

and a section of The Headrow where the impacts may give rise to moderate 

adverse effects.  
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5.42 Ground disturbance along the south line could affect below ground industrial 

archaeology mostly from the 18th and 19th centuries along Waterloo Street 

and Bowman Lane, Chadwick Street and Carlisle Road and Saynor Lane but 

the range of effects are considered to be neutral to minor adverse.  The 

route cuts across the area of open space junction between Hunslet Road 

and Low Road it is possible that there are human remains associated with 

Wesleyan Centenary Chapel and should these remains be encountered this 

would be a moderate adverse effect.     

5.43 Within areas of archaeological sensitivity defined by West Yorkshire 

Archaeological Advisory Service, disturbance of archaeological remains will 

be mitigated by the requirement for the developer to provide the local 

planning authority with a programme of archaeological investigation carried 

out to an agreed specification.  This investigation will be secured by a 

condition of the TWAO application being granted (TWAO ref no A-01-7). 

5.44 NGT has a mixture of neutral minor to moderate beneficial and minor to 

moderate adverse effects on the historic environment.  Overall, taking into 

the mitigation measures to reduce the impact of the scheme and 

enhancements particularly to the public realm, NGT will have an adverse 

effect on the historic environment with important cumulative adverse residual 

effects on designated assets such as the Far Headingley, Headingley and 

Headingley, Hyde Park and Woodhouse Moor Conservation Areas resulting 

from off-road routes, loss of trees and demolition of walls.   My overall 

conclusion, taking into account the compensating enhancements of NGT to 

the historic environment, is that NGT will cause harm to several heritage 

assets but this this harm is less than substantial. This is discussed further in 

section 8 of my proof where I also conclude my assessment with reference 

to policy and guidance.   
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6. Statement of Matters 

6.1 The Secretary of State for Transport and the Secretary of State for 

Communities and Local Government on 18 February 2014 identified the 

following issues in relation to the historic environment which they considered 

relevant to the public inquiry: 

Applications for the TWA Order and deemed planning permission  

6.2 Matter 4: The extent to which the scheme would be consistent with the 

National Planning Policy Framework, national transport policy, and local 

transport, environmental and planning policies. 

6.2 Response: the heritage chapter of the Environmental Statement has been 

produced in compliance with the requirements of the National Planning Policy 

Framework (paragraph 128).  The assessment, on which my proof is based, is 

proportionate and sufficient to understand the significance of any heritage 

assets and the potential impact of the proposal on their significance as 

required by the NPPF.  

6.3 Matter 5: The likely impact on the public, businesses and the environment of 

constructing and operating the scheme, including: 

(d)  impacts on landscape, townscape and visual amenity, including proposals 

for the removal and replacement of trees, the effects on the character and 

appearance of the conservation areas and on listed buildings; 

(e)  impacts on archaeology; 

(f)  impacts of attaching overhead line equipment to buildings; 

6.4 Response: (5d) The impact of NGT on landscape, townscape and visual 

amenity insofar as they contribute to the historic environment, including the 

removal and replacement of trees and the character and appearance of the 

conservations areas and on listed buildings is the substantive part of my proof 

and I provide an assessment of the impact on the scheme on the heritage 

assets affected and an overall assessment of significant residual effects at 

8.4-8.7. (5e) My assessment also considers the potential for buried 
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archaeology in section 4 and the impact of the scheme on these remains has 

also been explored at paragraphs 5.40 - 5.43 of my proof.  (5f) I also consider 

the impact of attaching overhead line equipment to buildings at paragraph 5.8 

of my proof.   

6.5 Matter 9: The measures proposed by the Promoters for mitigating any 

adverse impacts of the scheme, including:  

(a) the Construction Implementation Strategy and Code of Construction 

Practice; 

(d)  any measures to avoid, reduce or remedy any major or significant adverse 

environmental impacts of the scheme; and 

(e) whether, and if so, to what extent, any adverse environmental impacts 

would still remain after the proposed mitigation. 

6.6 Response:  9(a) The Construction Implementation Strategy (CIS) and Code 

of Construction Practice (CoCP) are control measures which will mitigate the 

effect of the demotion and rebuilding of walls.  (9d) The proof describes 

further the mitigation measures to reduce the impact of NGT on the historic 

environment which are incorporated in the design (e.g. the use of building 

mounted OLE fixings to support wire spans rather than pole mounted fittings 

within the city centre) or measures that have been built into management and 

control processes (e.g. planning conditions guiding  the dismantling and 

rebuilding of boundary walls).  (9d) Section 8 of my proof considers the 

residual effects of the scheme and identifies several significant effects which 

are concentrated within the Far Headingley, Headingley and Headingley Hill 

and Hyde Park and Woodhouse Conservation Areas. 

6.7 Matter 11:  The conditions proposed to be attached to deemed planning 

permission for the scheme, if given, and in particular whether those conditions 

meet the tests of DOE Circular 11/95 of being necessary, relevant, 

enforceable, precise and reasonable. 

6.8 Response:   Many of the proposed conditions relate to the historic 

environment such as the details required for the approval of reserved matters 
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(condition 6)   - surfacing materials, new and replacement walls, landscaping, 

demolition and overhead line equipment - and also conditions for 

archaeological recording and stonework in conservation areas.  In my view 

these conditions, which have been agreed by Plans Panel, are appropriate.  

These conditions are relevant both to planning and to the development to be 

permitted which affects listed buildings, conservation areas and 

archaeological remains.  Paragraph 48 of Circular 11/95 says that conditions 

may be necessary and reasonable where it is important to secure a high 

quality of design and in a proposal “if this is to make a positive contribution to 

a site and its surroundings and show consideration for its local context”.   This 

drafting of conditions is considered to be enforceable and precise.  

6.9 Matter 16: The extent to which the proposed works affecting the Listed 

Buildings and Conservation Areas (“the works”) would accord with the 

provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990 

and in particular Sections 16, 66 and 72. 

 

6.10 Response:  The construction and operational phase of NGT will have an 

adverse impact on fabric and setting of several listed buildings, including the 

demoltion and rebuilding of the listed gatepiers at Rose Court, Headingley 

Lane.  There will also be cumulative adverse effects on the Far Headingley, 

Headingley and Headingley Hill and Hyde Park and Woodhouse Conservation 

Areas which will not “preserve or enhance” those areas.  In the context of 

paragraphs 133 and 134 of the National Planning Policy Framework, the 

impact is considered to “less than substantial harm”.   

 

6.11 Matter 17: The extent to which the works are in accordance with the 

development plan for the area including any ‘saved policies’.  The weight that 

should be attached to the development plan, and any emerging plans. 

 

6.12 Response:  The current development plan (Leeds Unitary Development Plan) 

recognises the city’s heritage and the need to conserve heritage assets.  NGT 

will meet saved policies SAO1, N14, N17N18A, N18B, N19, N28 and N29, 

BC07, BC08, LD01, LD02 and ARC01, ARC04, ARC05, ARC07 but because 
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of the significant residual effect of the scheme on Headingley and Headingley 

Hill and Hyde Park and Woodhouse Conservation Areas resulting in part from 

the loss of trees it will not meet policy N20 in the short term.  The Unitary 

Development Plan (UDP) is being replaced, in part, by the Leeds Core 

Strategy which has had its examination in public (October 2013) with the 

Inspector’s report anticipated early in 2014.  As Mr Speak’s proof [APP-8-2] 

says at paragraph 6.4, the Leeds Core Strategy is at an advanced stage and 

where the Inspector is not seeking to modify aspects of the plan considerable 

weight can attach to Core Strategy policy.  This is considered to include P11 

(Conservation) where minor typographical changes are required.    

 

6.13 Matter 18: The extent to which the works would accord with the National 

Planning Policy Framework and in particular the desirability of sustaining or 

enhancing the character or appearance of the heritage assets and 

Conservation Areas. 

 

6.14 Response:  My overall conclusion set out in section 8 of my proof is that NGT 

will cause harm to several heritage assets but this this harm is “less than 

substantial” following the formulation of “substantial harm” provided by the 

Bedford case discussed at paragraph 8.14 in my proof.   In cases where less 

than substantial harm to a designated asset is anticipated, the NPPF 

(paragraph 134) requires that “this harm should be weighed against the public 

benefits of the proposal”. 

 

6.15 Matter 19: If consent for the works is granted, the need for any conditions to 

ensure they are carried out in a satisfactory manner. 

 

6.16 Response:  Proposed conditions are set out within the supporting statements 

for each of the listed building applications and also in the promoter’s 

Statement of Case.  They are designed to meet the objectives that fixings 

should minimise harm to the fabric of listed buildings and that the rebuilding of 

walls will be mitigated by careful rebuilding.  
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7. Response to particular issues raised by objectors 

7.1 Representations have been received from third parties in respect of the 

TWAO and the listed building and conservation area consent applications 

which raise issues and concerns about the impact on the historic 

environment.  For economy, I have grouped some of the third party 

representations where there is repetition or similarity of issues and concerns.  

Some representations raise detailed site-specific or complex arguments 

which require to be dealt with singularly. 

7.2 Various: (LBC and CAC objections 6, 9, 10, 16, 28, 33, 42, 44, 49, 57, 58 

+ TWAO objections 0772, 0980, 1647, 1720).  General objection to the 

impact of NGT along the route on listed building and conservations areas.  

Several objections say that the benefits of the scheme do not outweigh the 

harm to the historic environment.   

7.3 Response:  The impact of NGT on the historic environment is assessed at 

chapter 8.0 of my proof.  The planning balance weighing the harm against 

public benefit is provided in Mr Speak’s proof (APP-8-2).     

7.4 Various: (LBC and CAC objections 1, 3, 4, 5, 7, 11, 13, 15, 17,19, 20, 24, 

25, 28, 30, 31, 33, 32, 33, 34, 35, 38, 40, 41, 42, 47, 48, 51, 53, 54, 56, 61 + 

TWAO objections 0510, 0514, 0591, 998, 1180, 1483, 1613, 1624, 1727).  

General objection to the impact of NGT on Weetwood, West Park, 

Headingley and Headingley, Hyde Park Conservation Areas and the listed 

buildings within, due to the demolition of buildings and walls and the felling of 

trees. 

7.5 Response:  The impact of NGT on these conservation areas is considered 

in detail at 5.16-5.29 and chapter 8 of my proof where I conclude that there 

is significant residual harm but this harm is “less than substantial” and, in 

accordance with the NPPF “should be weighed against public benefits”.    

7.6 Various: (LBC and CAC objections 2, 8, 12, 26, 27, 29, 43, 46), 50, 59 + 

TWAO objection 1600).  Objection form property owners to the impact of 

OLE fixings to listed buildings.  
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7.7 Response:  The effect of OLE fixings to listed buildings is considered at 

paragraph 5.8 of my proof where I state that the effect is “minor adverse”.   

7.8 Leeds Civic Trust (LBC and CAC objection 39). Leeds Civic Trust 

supports NGT “in principle” but there are matters that give them concern 

about the detail of the scheme which should be addressed before full 

consents are granted: 

(a) A pole mounted OLE is preferred to building fixing at Holy Trinity Church, 

Boar Lane.  

(b) Insufficient detail of building fixings. 

(c) Quality of OLE installation. 

(d) Detail of wall rebuilding. 

7.9 Response: 

(a) The listed building consent application for an OLE fixing to Holy Trinity 

Church is being withdrawn and the overhead wire will be fixed to a pole 

instead. 

 (b) The placement of the fixings on buildings will be determined at the 

detailed design phase.  A draft condition attached to the listed building 

consents will require a detailed survey of the building to assess the 

structural fitness of the host building to withstand the loads associated 

with the OLE fixing and to identify the location which will minimise visual 

intrusion.   

(c) The design of walling is covered in section 2.3 of the Urban Design and 

Access Statement (TWAO ref no A-08k) which sets out the urban design 

principles during the outline stage and to provide clear standards for the 

proposed urban realm that should be applied during the detailed design 

and implementation stages.   The general approach is that replacement 

walls are to be rebuilt using existing materials and where a completely 

new wall is required it will be constructed in materials sympathetic to its 

context.    
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7.9 North West Leeds Transport Forum (TWAO objection 1719).  Objection 

to the TWAO application in a Statement of Case on various grounds: 

(a) Environmental Statement has not carried out a field evaluation as 

required by the NPPF and the Local Development Framework to 

understand a full understand of the heritage assets affected. 

(b) Environmental Statement underplays the impact of NGT on heritage 

assets and does not give sufficient weight to the conservation area 

appraisals. 

(c) Environmental Statement does not consider the impact of NGT on 

individual conservation areas has not been considered, including 

cumulative impact. 

(d) NGT proposals are contrary to the saved polices in the Leeds Unitary 

Development Plan.   

7.10 Response:   

(a) The historic environment chapter of the Environmental Statement 

describes the existing historic environment baseline from a desk study, 

including a review of records maintained by English Heritage and West 

Yorkshire Archaeology Advisory Service, and also targeted site 

inspections of affected heritage assets along the route.  This is a 

standard methodology which has been used for the assessment of other 

trolleybus and tram systems elsewhere. 

(b) The historic environment chapter of the Environmental  Statement 

provides a measured and objective assessment of the impact of NGT on 

the historic environment.  The level of effects results from a combination 

of the value of the asset (ranked according to designated status by third 

parties) and the magnitude of the effect.  The conservation area 

appraisals are reflected in the text of the assessment on several 

occasions. 

(c) I have taken the assessment in the historic environment chapter and 

applied it to each conservation area affected by NGT in chapters 5 and 8 
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of my proof.  I have also considered the cumulative effect of the NGT 

works specifically at paragraph 8.16 of my proof. 

(d) The conservation policies in the Leeds Unitary Development Plan are 

not categorical imperatives.  For instance, Policy N18A, states that there 

should be a presumption against any demolition of a building or parts of 

a building which makes a positive contribution to the character and 

appearance of a conservation area.  Conservation policies need to be 

weighed with other policies in the Unitary Development Plan and other 

materials considerations in the “planning balance”.             

7.11 South Headingley Community Association (LBC and CAC objection 49).  

Objection to the demolition of the properties at 11-23 Headingley Lane and 

the low lying sandstone wall which is within the Headingley Hill, Hyde Park 

and Woodhouse Moor Conservation Area.  NGT is against the objectives of 

the Conservation Area Appraisal and policy N18a and N18b of the Leeds 

Unitary Development plan.   

  7.12 Response:  11-23 Headingley Lane are shown as making a negative or 

neutral contribution in the Headingley Hill, Hyde Park and Woodhouse Moor 

Conservation Area Appraisal and Management Plan (TWAO ref no D-5-3, 

page 20) whereas the properties behind fronting onto Victoria Road, which 

are also proposed to be demolished, are shown as positive.  The appraisal 

promotes opportunities for enhancements at Hyde Park Corner by NGT 

saying that “The triangular block at the junction between Headingley Lane 

and Victoria Road is in need of sympathetic redevelopment in order to 

restore the streetscape” singling out the removal of the advertising hoardings 

at Hyde Park Corner to enhance the setting and views of St. Augustine’s 

Church and create a more attractive green space (page 22).  The 

demolished buildings will be replaced with a landscaped greenspace in the 

short term (and could be developed in the longer term) which leads me to 

conclude at paragraph 5.27 of my proof that the impact of the demolition 

after mitigation will be a moderately beneficial.  The policy balance between 

the UDP and other policy is discussed at paragraph 8.9 to 8.17 of my proof.   
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7.13 Victorian Society: (LBC and CAC objection 55).  Objections to several 

listed building and conservation area consent applications: 

(a) Demolition and rebuilding of walls on a new alignment at 62 Headingley 

Lane, Buckingham House, Ford House and 1 Kingston Terrace on the 

grounds that they will destroy the historical integrity of these structures.  

(b) Specifically, the rebuilding of the boundary wall at Rose Court, 

Headingley Lane will impair the setting of the listed house.. 

(c) OLE attachments to listed buildings will be harmful to their special 

character. 

(d) demolition of 6 Wood Lane will have a negative impact on the 

conservation area. 

7.14 Response:   

(a) The impact of NGT on these conservation areas and particularly the 

walls is considered at paragraph 5.6 - 5.7 of my proof. 

(b)  The rebuilding of the wall to in board a maximum of 5m will leave a 

generous space in front of Rose Court and will be minor adverse to its 

setting. 

(c) The impact of OLE fixings to listed buildings is considered at paragraph 

5.8 of my proof. 

(d) The demolition of 6 Wood Lane is considered at 5.21 of my proof and is 

considered to have a minor adverse effect on the Headingley 

Conservation Area. 

7.15 DPP Ltd on behalf of Round Strategies Ltd (LBC and CAC objection 52 

and TWAO objection 1802).  Objection to the demolition and set back of 

the wall at 184 Otley Road and have provided a Statement of Case for the 

public inquiry setting out their concerns in detail which can be summarised 

as: 
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(a) The listed building consent application has incorrectly assessed the 

heritage asset impacted by the proposal. 

(b) The application has inadequately assessed the significance of the wall 

affected vis-à-vis the Grade II* listed Spenfield and underplayed the 

effect of the proposed rebuilding on its setting. 

(c) The proposal will cause substantial harm to the setting of a grade II* 

listed building and also cause harm to the conservation area and is not 

in accordance with local and national policy. 

7.16 Response:   

(a) The listed building description of The Coach House, 180 Otley Road, 

refers to the wall affected as a “subsidiary feature” and is therefore part 

of the principal listed building.  The heritage asset impacted by NGT 

has been correctly identified in the listed building consent application 

but I consider that reference should be to “principal listed building” and 

not curtilage as currently shown.    

(b) The significance of heritage asset affected has been correctly assessed 

and the statutory duty under Section 16(2) of the Planning (Listed 

Building and Conservation Areas Act 1990 applied correctly to the 

grade II listed Coach House, of which the wall forms part.  

(c) The proposal will cause “less than substantial harm” to the grade II 

Coach House.    

7.17 Barton Willmore on behalf of Morley House Trust (TWAO objection 

1608): objection to the listed building consent application for an OLE anchor 

fixing to the Elinor Lupton Centre, Headingley Lane.  They argue that without 

the precise location of the OLE fixture being known an assessment of the 

impact of the proposal cannot be carried out. 

7.18 Response:  It is premature at this stage of the Transport and Works Act to 

detail the precise positioning of the building façade, which will resolved at the 

detailed design phase (see paragraph 7.9).  Given the minimal impact of the 

OLE fixing, I consider it will be feasible to attach to this building and abide by 
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the statement in my proof that this will have a minimal adverse impact 

without knowing the exact location of the OLE anchor. 

7.19 Barton Wilmore on behalf of Morley House Trust (TWAO objection 

1608): Objection to the listed building consent application to demolish and 

rebuild the boundary wall at Ford House, Headingley Lane, summarised as:  

(a) The methodology for assessing effects is inadequate and there is an 

inconsistency between the historic environment chapter and the listed 

building consent application. 

(b) The effects are underplayed and the test at paragraph 133 of the 

National Planning Policy Framework should be applied to this proposal 

which involves “substantial harm or loss” requiring “substantial public 

benefits that outweigh that harm or loss.” 

(c) The proposed condition is not relevant to the proposal. 

7.20 Response:  

(a) The methodology is sound as outlined in paragraph 7.10b of my proof.  

There is a discrepancy which I consider should be resolved in favour of 

the assessment in the historic environment chapter (“minor adverse”). 

(b) The curtilage listed wall is part of a listed building and its demolition is 

not substantial harm to the listed building taken as a whole.  Therefore, 

the test at paragraph 134 for “less than substantial harm” should be 

applied.   

(c) The proposed condition is relevant and will ensure proper control to be 

exercised over the detail of the demolition and the rebuilding of the 

wall.   

7.21 Barton Wilmore on behalf of Morley House Trust: (TWAO objection 

1608).  Objections to listed building consent applications and conservation 

area consent applications at Leeds Girls High School and buildings and 

boundary walls to the west on Headingley Lane, summarised as: 
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(a) LBC008 (Piers at Rose Court, Headingley Lane): proposed condition is 

not relevant. The NPPF policy assessment is not commensurate with 

the harm. 

(b) LBC009 (Rose Court curtilage wall): as above. 

(c) CAC011 (non-curtilage wall to Headingley Lane): application plan fails 

to refer to the wall and therefore the assessment of the effect of the 

demolition is inadequate. 

(d)  CAC013 (31 Headingley Lane): failure to refer to the conservation area 

appraisal, an unreasonable assessment of harm and a failure to apply 

commensurate NPPF policy.   

(e) CAC014 (The Old Coach House): NPPF policy assessment is not 

commensurate with harm. 

7.22 Response:  

(a) LBC008: the proposed condition is relevant to the development to be 

permitted and will ensure proper control to be exercised over the detail of 

the demolition and the rebuilding of the wall.  The response at paragraph 

7.20(b) of my proof addresses the NPPF test to be applied.    

(b) LBC009: as above. 

(c) CAC011: the application adequately describes the extent of the 

application which is shown on the maps at appendix B and C [A-10-11] 

and the effect of the application is adequately assessed according to the 

methodology. 

(d) CAC013: the coach house is a relatively insignificant part of the heritage 

asset (Headingley Hill, Hyde Park and Woodhouse Conservation Area) 

and its demolition is not substantial harm (see paragraph 3.13 of my 

proof).  It follows that the test at paragraph 134 of the NPPF should be 

applied for proposals that cause “less than substantial harm”.   

(e) CAC014: as above. 
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7.23 Barton Wilmore on behalf of Headingley Land Ltd and others (TWAO 

objection 0461).  Object to the impact of the off road route of NGT on the 

setting of Headingley Castle and 62 Headingley Lane, both listed buildings. 

7.24 Response: the effect of the off road route is considered at 5.10 and 5.22 of 

my proof where I acknowledge the adverse effect and also in section 8 

where I consider the impact against policy and guidance.     
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8. Summary and conclusions 

Summary assessment of impact of NGT 

8.1 There are beneficial and adverse impacts on heritage assets along the 

proposed route of NGT to listed buildings, conservation areas and 

undesignated heritage assets.  The beneficial impacts are likely to arise from 

the following: 

 Increased longevity of rebuilt listed boundary walls and unlisted walls 

in conservation areas 

 Streetscape improvements and urban realm enhancements in setting 

of listed buildings and in conservation areas. 

 Enhanced appreciation of the historic environment through recording 

in advance of demolition of buildings and structures and disturbance 

of archaeological remains. 

 Longevity of tree cover in conservation areas and in setting of listed 

buildings through replacement ageing tree stock. 

8.2 Beneficial effects have to be balanced against adverse effects which are 

likely to arise from the following: 

 Loss of historical value of listed boundary walls and unlisted walls and 

structures in conservation areas through demolition and reinstatement 

resulting from new alignments and carriageway widening. 

 Increased clutter and visual intrusion in the setting of listed buildings 

and in conservation areas resulting from the installation of overhead 

line equipment (OLE). 

 Loss of trees and green space in the setting of listed buildings and in 

conservation areas through new alignments, carriageway widening 

and off-highway routes. 

 Construction of new NGT stops in front of listed buildings or near 

positive buildings in conservation areas. 
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 Noise and visual intrusion in the setting of listed buildings and 

conservation areas arising from construction. 

 Introduction of traffic into non-traffic areas in the setting of listed 

buildings and in conservation areas through off-highway routes. 

8.3 Mitigation measures will reduce the number of adverse effects on listed 

buildings and conservation areas, but some adverse effects will remain such 

as the loss of buildings and the effects of OLE equipment.  These are called 

residual effects in the assessment methodology of the historic environment 

chapter of the NGT Environmental Statement.  

Residual effects 

8.4 There is a cumulative impact in conservation areas and on the setting of 

listed buildings associated with overhead line equipment which will be 

mitigated by the use of wall mounted fixings as much as possible. Given the 

current level of visual intrusion within all conservation areas arising from 

traffic, traffic management and other types of street clutter, the impacts of 

the introduction of the OLE and wirescape is considered to be low. 

8.5 There will be more significant cumulative impacts associated with the 

demolition of listed boundary structures and unlisted structures within the 

Headingley and Headingley, Hyde Park and Woodhouse Moor Conservation 

Areas.  The walls will be set back and reinstated as closely as possible to 

their original condition in accordance with the draft conditions and the Code 

of Construction Practice referred to at 5.6.  The residual effect of their 

demolition is therefore considered not to be significant. 

8.6 The cumulative effect of the demolition of other positive buildings and 

structures in the Headingley and Headingley, Hyde Park and Woodhouse 

Moor Conservation Areas at Shire Oak Road, Shire Oak Street, the Coach 

House at the former Leeds Girls’ High Street, 2 Victoria Road and 6 Wood 

Lane cannot be mitigated except by architectural recording and will remain 

as residual effects but the impact on the conservation area is considered to 

be neutral to only slightly adverse.  
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8.7 I consider that most significant residual effects are those associated with the 

construction of the off-highway corridors between Alma Road and 62 

Headingley Lane and across Monument Moor and the tree loss in the Far 

Headingley, Headingley and Headingley Hill, Hyde Park and Woodhouse 

Moor Park Conservation Areas.  These impacts will be mitigated through 

replanting and landscaping to be incorporated into the townscape and 

landscape design set out in Volumes 1 and 2 of Urban Design Statement 

(TWAO ref no A-08k), but this mitigation will not take effect until the planting 

has matured.   

Assessment against policy and guidance 

8.8 The NPPF and the Core Strategy require that in determining planning 

applications, local planning authorities should require the significance of any 

heritage assets affected by a scheme to be identified and where appropriate, 

developers should submit a desk-based assessment.  The promoters of 

NGT have duly commissioned an assessment of effects of the proposed 

NGT on the historical environment contained in the environmental statement.    

8.9 The National Planning Policy Framework (NPPF) and the Leeds Unitary 

Development Plan (UDP) policies N14 to N17 provide for the protection of 

listed buildings and their setting with a presumption in favour of their 

preservation and consent for demolition requiring the strongest justification.   

8.10 The demolition of the principal and curtilage listed boundary structures will 

cause harm to their historical value but their architectural value will be 

mitigated by careful rebuilding.  Loss of trees, installation of OLE equipment 

and new NGT stops has the potential to harm the setting of listed buildings 

even after mitigation.  Following the technical guidance to the NPPF 

discussed at paragraph 3.13 of my proof, which advises that is the degree of 

harm to the asset’s significance rather than the scale of the development 

that is to be assessed, the harm is considered to be less than substantial.  In 

the case of works causing less than substantial harm to designated assets 

“this harm should be weighed against the public benefits of the proposal” 

(paragraph 134 NPPF).     
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 8.11 Central Government’s objectives for the historic environment apply to all 

heritage assets including Registered Park and Gardens.  N28 of the UDP 

has a specific policy protecting historic parks and gardens.  Hunslet 

Cemetery has the potential to be affected from temporary visual intrusion, 

noise and dust during construction (as all building works have the potential 

to do) but cannot be considered to cause harm in the meaning of national 

and local policy.    

8.12 The NPPF and Leeds UDP policies N18A to N19 provide for the protection 

of the special architectural or historic interest of conservation areas, the 

latter establishing a presumption against any demolition of a building or parts 

of a building and other features such as trees and boundary walls that make 

a positive contribution. 

8.13 The NGT scheme involves the demolition of properties and boundary walls 

which are positive features of the Headingley and Headingley Hill, Hyde Park 

and Woodhouse Moor Conservation Areas.  The effects of the demolition of 

boundary walls would be mitigated through rebuilding but the effects of the 

demolition of properties will not.  However, I do not consider that the 

properties affected are important or integral to the character or appearance 

of the conservation areas.  I conclude that the residual effects of demolition 

in the conservation areas referred to above will be less than substantial harm 

taking the formulation of substantial harm at paragraphs 3.13 – 3.14 of my 

proof.   

8.14 The mitigation of the tree loss in the Far Headingley, Headingley and 

Headingley Hill, Hyde Park and Woodhouse Moor Conservation Areas 

through replanting will not take proper effect until well into the operation 

phase of NGT.  The residual effect must be considered to be important in the 

short term but reducing as the replacement trees mature with the possibility 

of a net gain for the corridors in the long term according to the evidence of 

Mr Walker (APP-10-2).   I conclude that the effect of tree replacement will 

cause less than substantial harm to the conservation areas mentioned above 

as a result of the design and control measures of the scheme enshrined in 

the Urban Design Statement and Access (TWAO ref no A-08k).     
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8.15 The construction of a new road through an existing greenspace corridor and 

public park which make a positive contribution to the Headingley 

Conservation Area and the Headingley Hyde Park and Woodhouse Moor 

Conservation Areas will be both damaging to their appearance and character 

and will not be in keeping with the existing form, pattern and layout of the 

historic landscapes.  However, I do not think that the adverse impact on the 

conservation areas would reach the “high test” for substantial harm required 

by the NPPF and therefore must conclude that the harm is less than 

substantial.  

8.16 The effects of demolition, tree felling and the off road routes will occur in 

combination in the Far Headingley, Headingley and Headingley Hill, Hyde 

Park and Woodhouse Moor Conservation Areas and we must assess the 

cumulative impact of NGT on those areas.   I consider that impact of the 

scheme will be particularly acute where there is tree loss and permanent 

change due to demolition and severance of spaces in the Headingley and 

Headingley Hill, Hyde Park and Woodhouse Moor Conservation Areas as a 

result of the off road routes.  However, I do not think the impact on the 

significance of each heritage assets (i.e. the conservation area) taken as a 

whole would reach the “high test” of substantial harm in the NPPF.    

8.17 In respect of the demolition of 14 and 15 Eldon Terrace, both non-

designated heritage assets, the NPPF requires a balanced judgement 

“having regard to the scale of any harm or loss and the significance of the 

asset”. Paragraph 135 of the NPPF applies equally to non-designated 

archaeological remains as well as ARC07 of the UDP.  Excavation and 

ground disturbance has the potential for impact on a number of areas of 

local archaeological value but all impacts can be mitigated through 

preservation by record.    

8.18 My overall conclusion, taking into account the compensating enhancements 

of NGT to the historic environment, is that NGT will cause harm to several 

heritage assets but this this harm is less than substantial, substantial harm 

being a “high test” which may not arise in many cases according to the 

NPPF and according to the Bedford case discussed at paragraph 3.13 of my 
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proof is “something approaching demolition or destruction”.  In cases where 

less than substantial harm to a designated asset is anticipated, the NPPF 

requires that “this harm should be weighed against the public benefits of the 

proposal” (paragraph 134).  The evidence of Mr Speak (APP-8-2) addresses 

the planning balance weighing the economic, social and benefits of NGT 

against harm to the historic environment.       

8.19 When carrying out a balancing exercise in planning matters, the Court of 

Appeal ruling (known as the Barnwell Manor case) held that in drafting 

section 66 of the Planning (Listed Buildings and Conservation Areas) Act 

1990, Parliament intended decision-makers to give “considerable importance 

and weight”  to the desirability of preserving the setting of listed buildings.    
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