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Introduction

Our latest Leeds Crane Survey shows a significant increase in new 
construction starts, but with occupier demand rebounding as the economy 
recovers, many sectors remain undersupplied.

After a number of years of minimal activity, 
construction in Leeds is rebounding and the outlook 
suggests that the recovery has further to run. 
While 2015 will see the general election create 
a degree of uncertainty, the UK economy is growing 
at one of the fastest rates in Europe, and Leeds in 
particular will benefit from a £1bn Growth Deal 
funding package. This was secured as part of the Leeds 
City Region Enterprise Partnership’s 2014 Strategic 
Economic Plan, and will be used to support economic 
expansion, innovation, and business.

The prospective jobs growth for Leeds coincides 
with an upswing in commercial development in the 
city. Much of this year’s recorded activity is focused 
to the west of the city core with speculative office 
development returning in schemes such as Central 
Square, 3 Sovereign Square and 6 Wellington Place. 
Retail and leisure continues to expand north east 
of the city core near the First Direct Arena and new 
investment in education and student accommodation is 
centred on the fringe/waterfront areas of the city.

Nine schemes have completed since last year’s survey, 
consisting of:

• 215,891 sq ft of office space across six buildings

• 80,000 sq ft of retail and leisure space

• 532 student beds

These schemes have launched in a more active 
commercial property market, and this has boosted 
developer confidence towards Leeds. There are 14 
new starts recorded in this survey, of which ten are 
new‑build developments, compared with just three 
among those in 2013.

Although the current pipeline suggests many sectors 
will remain undersupplied in the short term, we expect 
development funding to become easier to secure this 
year, which will pave the way for new schemes to start, 
aided further by growing interest from international 
investors.

Definitions

Time period:  October 2013 – December 2014

Size minimum:  Office –10,000 sq ft, retail – 10,000 sq ft, residential – 25 units
  
  Education, leisure, hotel and multi‑storey car park schemes – significant scheme for inclusion

Construction type:  New build construction or significant/comprehensive refurbishment
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Despite a return to speculative office development, and 
the potential for further new schemes to be kick‑started 
over the next year, the strength of current occupier 
requirements means that the volume of available  
Grade A space will remain in short supply for now.

Over 550,000 sq ft of office space is under construction 
in Leeds, three and a half times more than in 2013, 
fuelled by growing tenant demand and rising developer 
confidence. Leasing activity in the city centre was 
buoyant in 2014 with the final quarter seeing a 10% 
uplift on the previous three months which brought 
the annual total of let space to 540,000 sq ft, above 
the ten year average but down on the record level of 
2013. The total was boosted by pre‑letting deals such 
as Squire Patton Boggs taking more than 32,000 sq 
ft at 6 Wellington Place and DAC Beachcroft signing 
for 24,800 sq ft in St Paul’s House on Park Square. 
Professional services firms remained the dominant 
occupier sector driving office take‑up.

The largest office development to start on site is 
Central Square with 201,700 sq ft of space, along with 
19,000 sq ft of retail and leisure space, plus 128 car 
parking spaces.

Previously known as the Lumiere site, which remained 
undeveloped after stalling in 2008, this scheme was 
one of six new office starts in this survey compared 
to four in 2013. But more striking is the jump in the 
average size of the new schemes: 99,000 sq ft up from 
37,000 sq ft in the previous survey.

Development at the Wellington Place site has 
progressed, with MEPC commencing construction  
on the next phase, 6 Wellington Place, which will 
provide 104,000 sq ft of new space over five storeys.  
Meanwhile, 10 Wellington Place completed in the 
second quarter of 2014, and has since been let to 
Brown Shipley, Shulmans and Brewin Dolphin, with just 
7,685 sq ft remaining available.

Also in the city core, Bruntwood and Kier Property are 
speculatively developing 3 Sovereign Square. The five 
storey building will provide 82,490 sq ft of office space 
alongside 10,750 sq ft of retail and leisure. This comes 
hot on the heels of the completion of 1 Sovereign Square 
by Muse Developments, which has been pre‑let to KPMG.

Bond Court has been a source of ongoing investment 
over the past few years and this continues with the 
new start in the latest survey results. Evans Property 
Group completed the refurbishment of the Capitol 
scheme (previously Capitol House) which provides 
22,150 sq ft of new space. In addition the developer 
also completed works at Minerva House in Q2 2014, 
where 7,500 sq ft of the total of 30,000 sq ft has 
already been let. This area has also seen the completion 
of the Pennine House student accommodation scheme 
alongside a number of cafes/eateries which front the 
square, and the on‑going refurbishment of 9 Bond 
Court which will provide around 68,000 sq ft.

Office
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Six office completions have been recorded in 2014 
totalling 214,641 sq ft, which is just over four times the 
amount completed in 2013 and above the 188,000 sq ft  
annual average, for the first time since 2009. 
Completions in this survey include 1 Aire Street, a joint 
venture between Network Rail and The Office Group 
which has delivered 19,500 sq ft, while the previously 
stalled 21 Queen Street scheme by Formal Investment 
has now completed, delivering 37,491 sq ft of new 
space. 

Beyond the floorspace recently completed and 
currently under construction, there is a significant 
level of future supply in the pipeline. MEPC secured 
planning permission for offices at 3 and 5 Wellington 
Place and Town Centre Securities have announced the 
submission of plans for an eight storey office close to 
No. 1 Whitehall. Developments such as these could 
total 261,594 sq ft if constructed.

Despite the relatively high volume of space delivered 
in 2014, strong take‑up has meant that this additional 
stock has done little to increase the amount of available 
Grade A space on the market, which dropped to circa 
200,000 sq ft at the end of 2014. With a number 
of office requirements yet to be fulfilled the current 
market conditions prompt the suggestion that 
developers will press ahead with further speculative 
office schemes in 2015.

Central Square, Leeds (image courtesy of Jones Lang La Salle)
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Hotels, Leisure and Retail

Victoria Gate courtesy of Hammerson

1 STR Global, Q4 2014

The retail and leisure renaissance continues with work 
starting on the Victoria Gate shopping centre and the 
first hotel scheme since 2012.

Building on the successful launches of the First Direct 
Arena and Trinity Leeds shopping centre in 2013, Leeds 
was named as one of the 2014 top retail destinations 
in the UK by the retail consultant, The Javelin Group. 
Additional exposure was received by the Grand 
Départ of the Tour de France last year, which captured 
the attention of both domestic and international 
spectators, and the positive effect of which is expected 
to be long‑lasting.

Whilst recent developments have boosted Leeds’ retail 
market, it is expected to gain further momentum with 
the start of Victoria Gate by Hammerson. The scheme  
which will deliver 400,000 sq ft of floorspace in the 
autumn of 2016, will include an anchor John Lewis 
store. In addition, the Victoria Gate arcade will provide 
stores, restaurants, cafes and leisure space that 
complement the surrounding Victoria Quarter, and an 
800‑space multi‑storey car park.

The start of the Victoria Gate scheme highlights the 
continued confidence in the Leeds retail market among 
both developers and retailers, indeed it is the only UK 
city to boast retail development of such scale over the 
past couple of years. Further rejuvenation of the retail 
offer is expected with the £12.3 million refurbishment 
and re‑redevelopment of the Kirkgate Market by Leeds 
City Council, which is due to begin in February 2015 
and scheduled to complete in mid‑2016.

Leeds’ credentials as a leisure destination have been 
further enhanced by the redevelopment of the Merrion 
Centre, which was completed at the end of 2014. 
With only 11,000 sq ft still available in the 80,000 sq ft 
dining and leisure scheme, this adds further consumer 
choice in the city’s developing ‘Arena Quarter’.

The latest Crane Survey results shows the first hotel 
development since 2012. The five‑star Hilton Hotel 
developed by the GB Group adjacent to the First Direct 
Arena will provide 206 rooms and is scheduled for 
completion by Q3 2015.

With an average hotel occupancy rate of 79.2%1 at 
December 2014 (up from 74% in August 2014, our 
last survey), Leeds remains slightly behind Manchester 
and Glasgow but ahead of Birmingham, Cardiff 
and Edinburgh. There are a number of further hotel 
opportunities in the pipeline, including two gateway 
development sites, Quarry Hill and the former Yorkshire 
Post site.

With visitor numbers boosted by the First Direct Arena 
and vastly improved retail offer, developers are alive to 
the strengths of the Leeds market. They will continue 
to look closely at potential schemes, particularly those 
that may have stalled and can therefore offer a quicker 
route to completion.
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After many years of little or no activity, residential 
development continues to elude the city centre market.

In our 2013 Crane Survey we reported for the first year 
in over a decade that no new city centre residential 
units were delivered. Despite a stronger residential 
market in 2014 we also saw no new development, 
and with no construction starts, the pipeline remains 
flat. At its peak in 2007, 3,800 units were under 
construction. The tail‑off in construction activity since 
then reflects not just the general market sentiment, 
but is also a reflection on the Leeds city living 
market given the perception of oversupply of units 
in the boom years, which has now been corrected. 
The last development to be released was in 2012, 
when Rushbond launched the 82‑unit Crispin Lofts 
development under the private rented sector (PRS) 
model. Whilst developers may be shying away from 
developing for sale in the city core, the success of this 
model has highlighted the strong letting market in the 
city and could spur future developments in this sector.

We do, however, expect to see a return to residential 
development as developers take advantage of 
investments such as Hammerson’s Victoria Gate scheme,  
and the revised proposals by Caddick Developments at 
Quarry Hill adjacent to the site.

These include residential areas, office space, leisure and 
retail facilities, a medical centre and public spaces.

The Homes and Communities Agency development site, 
Tower Works, which is south of the river, will benefit 
from the new Leeds Southern Station Entrance, which 
will open up the South Bank creating opportunities 
for future investment. It will also benefit an application 
that has been approved for a mixed‑use development 
at Sweet Street and Manor Road. The scheme, Sweet 
Street Leeds, is being brought forward by Ingram Row 
Limited, a subsidiary of Dandara Limited. Proposals 
include 744 apartments, 7,500 sq ft of commercial 
space, 263 car parking spaces and 744 cycle spaces. 
The scheme will be delivered and managed in the long 
term as a PRS investment, the first of this scale in Leeds.

We are also likely to see schemes coming forward 
in 2015 as a result of permitted development rights 
allowing the conversion of existing B1 office buildings 
into C3 residential use. Examples include The Broadley  
Group’s proposals at Brunswick Point and 25 Queen 
Street, with the intention to bring forward 155 apartments  
in 2015. A broader question is whether the long term 
future for residential in the Leeds city centre market lies 
more with young tenants than owner‑occupiers.
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Student Housing, 
Education and Research

With a long run of student housing development 
coming to an end for now, the development focus has 
shifted to education facilities.

The construction of new student housing in Leeds has 
been a mainstay of the Crane Survey for a number of 
years. 2014 was no exception, with two new starts 
totalling 593 bedspaces, a similar number to those 
started in 2013. One of the new starts, Pennine 
House, completed in the research period delivering 
119 bedspaces at the end 2014, bringing the annual 
total of completions to 532 across two schemes, 22% 
down on the long‑term average. The Central Village 
scheme that has featured in the Crane Survey in recent 
years completed its Phase 2 in 2014 and has now 
started its final phase which will provide 474 bedspaces 
by the end of 2016. Completion of Central Village will 
be the culmination of four years of development which 
will have delivered a total of 1,460 student bedspaces 
in the city centre. There is no scheduled completion 
of student housing recorded in 2015, for the first time 
since 2011.

The development of new education facilities has 
stepped up a gear with three new projects starting 
in 2014, compared to just one in the previous survey. 
A total of 237,000 sq ft is currently under construction 
across these schemes, the largest of which is the new 
home for the Leeds College of Building developed 
by GB Group on the Hunslet Road. This £16 million 
education facility will allow the College to consolidate 
its existing sites into one location.

Also on Hunslet Road, the second phase of the 
Leeds City College Printworks campus developed by 
Rushbond has commenced. The scheme will provide 
new facilities for the science, technology, engineering 
and mathematics departments as well as a partial 
refurbishment of the Grade II listed Printhalls building, 
scheduled to complete in 2016. The final phase of this 
development has secured the required financing with 
construction expected to start late in 2015, to open  
in 2017.

The third new start in this survey is the University 
of Leeds School of Mathematics. The Grade II listed 
building is to be comprehensively refurbished to 
provide a modern learning facility with social areas, 
library and event space. Listed buildings account for 
45% of the University’s estate of around 5 million sq ft. 
The latest £3.8 million development is a modest start 
in what is a planned £150 million capital investment 
programme.

It is clear from the new starts and pipeline schemes 
by education institutions in this survey that space 
requirements have now changed and the sector 
requires more flexibility from existing and future 
estates. A higher utilisation rate with more efficient 
space for learning will become the key driver as we 
continue to see more development from this sector 
over the coming years.

Printworks Campus Phase 2 courtesy of Leeds City College
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Announcements by Chancellor George Osbourne 
were well received, with a potential £15 billion to 
be allocated over five years to improve transport, 
infrastructure and science facilities to create 
a ‘Northern Powerhouse’.

In the meantime, the long‑awaited construction of 
the £17.4 million Leeds Station Southern Entrance 
(LSSE) finally began in January last year which will ease 
passenger congestion. Approximately 100,000 people 
pass through the station every day and this figure is 
set to rise over the coming years according to local 
transport provider, Metro. The new access point will 
critically improve permeability and encourage further 
investment in the South Bank.

Connectivity

Despite this development, Leeds is yet to make 
significant strides to improve its wider connectivity. 
The West Yorkshire Combined Authority and Leeds City 
Council are working together to promote the Leeds New 
Generation Transport (NGT) trolleybus system. A public 
inquiry ended in October 2014 and recommendations 
are expected to be made to the government in summer 
2015. Should the £250 million system be approved, the 
city will develop a nine‑mile trolleybus route connecting 
the universities, the First Direct Arena, Leeds General 
Infirmary, Trinity Leeds, Brewery Wharf and New Dock. 
The NGT trolleybus system is seen as a vital piece 
of investment if the city is to maximise its economic 
potential and sustain further growth.

Infrastructure and connectivity are key to the success 
of any commercial market and in Leeds improvements 
to the public transport network are set to have a great 
impact, should the proposals receive approval.

Leeds Station Southern Entrance courtesy of Network Rail
Leeds Crane Survey  7
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Outlook

2014 was a year of significant growth in development 
activity. We predict that 2015 will see further new 
schemes enter the pipeline, but developers will need 
to be mindful of creating a product that fits the 
requirements of today’s occupier – rather than simply 
replicating the designs of the past.

Development activity is recovering across much of the 
Leeds market, exemplified by the retail sector which 
has seen unprecedented levels of investment in recent 
years. It continues to expand with new schemes such 
as Victoria Gate, strengthening its position as one  
of the UK’s key retail destinations and the important  
re‑positioning of New Dock by Allied London.

Regional office construction had been slow to return after 
the economic downturn, but the start of speculative office 
development in Leeds city centre provides a good measure 
of the level of confidence. The current squeeze on the 
availability of Grade A office space will not be relieved by 
the latest schemes to start, and this should offer further 
encouragement to other developers and investors to dust 
off their schemes and increase the pipeline of future office 
space post 2016.

For the second year running we have reported on the 
complete lack of residential construction in the city 
centre. However, the appetite for development may be 
boosted by investment in the other sectors such as 
retail and office space, and continuing regeneration 
may now lure residential developers back to the city. 

Indeed, 2015 could see a number of large‑scale PRS 
developments progress to capitalising on a growing 
young population wishing to live in the centre.

The optimistic signs coming from our Crane Survey 
results suggest that Leeds is currently on the right 
track as we enter a new development cycle for the 
city. While some developers continue to be cautious, 
we expect to see sentiment strengthen further in 2015 
and some of those long‑talked about plans start to 
take shape. However, we feel it is important developers 
recognise that the requirements of some of these 
schemes have evolved since their plans were first drawn 
up. This is especially pertinent to the office market, 
where we are currently seeing rapid changes to the 
functionality and flexibility of space that occupiers are 
now increasingly demanding.

We also see a positive outlook for investment. 
International interest in regional markets has been 
limited in the past, but with some investors being 
priced out of London, Leeds is expected to benefit 
as regional markets become more appealing. As 
development activity starts to return to other UK 
cities, the city must be mindful that it must stay one 
step ahead and the current end proposed pipeline of 
construction will help towards this.
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Leeds city centre map

Large‑scale projects are under construction or very 
clearly on the development horizon, attracting further 
new investment into the regional centre.
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No. Name/Address Developer Main use
Total size  
(sq ft/units)

Completion 
date Comments 

City Core – Under Construction

1 St Paul’s House Boultbee Brooks Real Estate Office 65,321 sq ft Q1 2015 The 19th century Grade II listed building is 
undergoing refurbishment to provide Grade 
A office space. This commenced in Q3 2014. 
DAC Beachcroft will move into 24,800 sq ft 
once the refurbishment is complete and there 
is 20,000 sq ft available to let. 

2 9 Bond Court Cordea Savills Office 68,230 sq ft Q3 2015 Refurbishment commenced in Q3 2014. 
The building has 15,500 sq ft available 
to lease. The refurbishment includes two 
refurbished floors of 5,800 sq ft. The floors are  
vacant with rents in the region of £24 per sq ft.

3 6 Wellington Place MEPC Office 104,000 sq ft Q4 2015 Five storey building, Grade A office and retail. 
Construction started June 2014. Law firm 
Squire Patton Boggs has agreed terms to 
become the first occupier, taking 32,000 sq 
ft over two floors. Three retail units will be 
located at ground floor level. 

4 Leeds Station 
Southern Entrance

Metro/Network Rail Transport/Retail 2,500 sq ft Retail Q4 2015 The £17.4m project to create a new entrance 
to the south of Leeds Station commenced 
in Q1 2014. The area around Little Neville 
Street will be pedestrianised and landscaped. 
Network Rail has submitted an application 
for improvement to the railway arches, two 
of which are being developed to provide 
1,250 sq ft of retail space each. 

5 Central Square, former 
Lumiere site

Roydhouse Properties/
Marrico LLP

Office 201,700 sq ft Office

19,000 sq ft Leisure

Q2 2016 The development started in Q2 2014 and 
will see the creation of a 220,700 sq ft 
mixed‑use scheme, comprising 201,700 sq ft 
office space, 19,000 sq ft of retail and leisure 
and 128 car parking spaces. Pre‑lets to be 
announced in due course.

6 6 Queen Street Marshall CDP/Rockspring Office 69,955 sq ft Q3 2016 Construction started in September 2014.  
The development will provide approximately 
69,995 sq ft of BREEAM Excellent‑rated 
accommodation arranged on 6 floors ranging 
from 14,047 sq ft.

7 3 Sovereign Square Bruntwood/Kier Property Office 82,490 sq ft Q3 2016 Kier Construction began site preparation in 
Q4 2014. The 5 storey building will provide 
82,490 sq ft of Grade A workspace as well 
as 10,750 sq ft of retail and leisure space. 
Pricing from £27 per sq ft. 

8 Victoria Gate Phase 1 Hammerson Retail 400,000 sq ft Q4 2016 Construction started in July 2014 on  
Phase 1 which includes the 24,000 sq ft  
John Lewis store. 

City Core – Completed

9 1 Aire Street Network Rail/The Office 
Group

Office 30,000 sq ft Q2 2014 The Office Group and Network Rail joined 
forces to create The Office Station Network 
to provide office and meeting spaces for 
people working on the move. The Office 
Group has taken 19,500 sq ft.

10 Minerva House,  
East Parade

Evans Property Group Office 30,000 sq ft Q2 2014 7,500 sq ft leased to Gateleys LLP and 
4,000 sq ft under offer (occupier unknown). 
The remainder is available. 

11 10 Wellington Place MEPC Office 35,000 sq ft Q2 2014 Practical completion April 2014. Let to Brown 
Shipley (ground floor 3,928 sq ft), Shulmans 
(first and second floor 15,000 sq ft), Brewin 
Dolphin (fourth floor 6,362 sq ft) and Fresh 
Hospitality (ground floor). The third floor has 
7,685 sq ft available.

12 Pennine House 
– Student 
Accommodation

London Cornwall Property 
Partners/BA Pension Fund

Student Housing 119 bed spaces Q3 2014 Work started in Q3 2013. The site is being 
managed by Collegiate AC. 

13 Capitol, (formally 
Capitol House)  
Bond Court 

Evans Property Group Office 22,150 sq ft Q4 2014 A major refurbishment including interior and 
exterior work, particularly to the first three 
floors. 

14 21 Queen Street Formal Investment Office 37,491 sq ft Q4 2014 Two new floors have been added to the 
existing building, which was formerly known 
as Prince William House. 

15 1 Sovereign Square Muse Developments Office 61,250 sq ft Q4 2014 KPMG has taken a pre‑let on 61,250 sq ft. 
Practical completion Q4 2014. KPMG to fit 
out and aiming for occupation summer 2015. 

Development table
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Other Fringe – Under Construction

16 University of Leeds University of Leeds Education 68,230 sq ft Q2 2015 Clegg Construction secured a £3.75m 
contract to transform the University of 
Leeds’ School of Mathematics into a 21st 
century learning facility. The contract involves 
a complete overhaul of the Grade II listed 
building’s interior to provide a variety of new 
study environments. Construction started 
September 2014. Further works to the 
campus will commence in Q3 2015.

17 Hilton Hotel, First 
Direct Arena

GB Group Hotel 206 beds Q3 2015 The £34m hotel development will be 
14‑storeys high with 206 bedrooms and 
300 metres from the First Direct Arena. 
Construction started January 2014. 
The building is due for completion autumn 
2015, with the hotel opening early 2016.

18 City Side (Central 
Village Phase 3)

Downing Student Housing 474 bed spaces Q3 2016 Phase 3 includes a further two blocks of 
student accommodation totalling 474 beds. 
Construction started September 2014. 

Other Fringe – Completed

19 Central Village – 
Phase 2

Downing Student Housing 413 bed spaces Q3 2014 The University of Leeds completed a £62.3m 
student accommodation acquisition 
of phases 1 and 2 in September 2014. 
Phase 1 completed in August 2012. 
Phase 2 commenced in January 2013 and 
completed in August 2014.

20 Merrion Centre – 
‘Arena Quarter Leisure 
Development’

Town Centre Securities Retail Leisure 80,000 sq ft Q4 2014 The New Front leisure component to the 
centre has secured lets with Jones Bar Group 
targeting Leeds First Direct Arena trade. 
Costa Coffee, COSMO, Pure Gym, Bulgogi 
Grill, LAB Bar and the Proper Sandwich 
Company. The car park was refurbished and 
development completed Q4 2014. TCS are 
currently marketing 11,000 sq ft. 

Waterfringe – Under Construction 

21 Leeds College of 
Building

GB Group Education 86,111 sq ft Q1 2015 On land purchased from Yorkshire Design 
Group, the £16m development will help Leeds 
College of Building reduce its number of sites 
across the city from two to one as it shapes 
up on Hunslet Road and Black Bull Street. 

22 Printworks Campus 
Phase 2

Leeds City College/
Rushbond

Education 82,861 sq ft Q3 2016 Phase 2 commenced in July 2014. 
The scheme consists of the development 
of science, technology, engineering 
and mathematics facilities and a partial 
refurbishment of the Printhalls.

Red text denotes new start this Survey
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Director – Investment
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andrhamilton@deloitte.co.uk

Alex McCallion
Assistant Director – Planning
0113 292 1361
amccallion@deloitte.co.uk

12



To start a new section, hold down the apple+shift keys and click 

to release this object and type the section title in the box below.



Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, and its 
network of member firms, each of which is a legally separate and independent entity. Please see www.deloitte.co.uk/about for 
a detailed description of the legal structure of DTTL and its member firms.

Deloitte LLP is the United Kingdom member firm of DTTL.

This publication has been written in general terms and therefore cannot be relied on to cover specific situations; application of the 
principles set out will depend upon the particular circumstances involved and we recommend that you obtain professional advice 
before acting or refraining from acting on any of the contents of this publication. Deloitte LLP would be pleased to advise readers 
on how to apply the principles set out in this publication to their specific circumstances. Deloitte LLP accepts no duty of care or 
liability for any loss occasioned to any person acting or refraining from action as a result of any material in this publication.

© 2015 Deloitte LLP. All rights reserved.

Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its registered 
office at 2 New Street Square, London EC4A 3BZ, United Kingdom. Tel: +44 (0) 20 7936 3000 Fax: +44 (0) 20 7583 1198.

Designed and produced by The Creative Studio at Deloitte, London. 41703A


