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Introduction

1.0 Introduction
1.1

Barton Willmore has been instructed by The University of Lincoln (hereafter referred to as the
‘Applicant’) to apply to the City of Lincoln Council (the ‘Council’) for outline planning permission for
the following development at Brayford Campus (the ‘Site’):
Development of brownfield land for academic buildings (D1), offices
(B1), student residential accommodation (C2), retail (A1),
restaurants and cafés (A3) and hotel (C1) use together with
associated car parking and landscaping.

1.2

The Site is approximately 12.9ha in size (within the red line as shown on drawing 613_00_07_002)
and comprises previously developed land.
The Planning Application

1.3

This planning application seeks outline consent only for 106,563m 2 floorspace in total.

The

development proposals as shown on the Illustrative Masterplan (at Figure 3.1 below and on
Drawing 613_00_07_003) include:

1.4

•

Academic Buildings (D1);

•

University Office/Administration (D1/B1);

•

Offices (B1);

•

Student Residential Accommodation (C2);

•

Retail (A1);

•

Restaurants and Cafés (A3);

•

Hotel (C1); and

•

Car parking.

The quantum of floorspace for the uses described above is intended to be flexible in order for the
University to develop according to its needs over the phased development.

It is confirmed

however, that the maximum amount of floorspace to be developed at Brayford Campus under this
application is 106,563m 2 . Indicative floorspace ranges for each use are included within the Land
Use Matrix – Maximum Development Values at Appendix A to this Statement.
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Planning History
1.5

The University of Lincoln has occupied the Brayford Campus since 1996.

We have undertaken a

search of the Council’s online database of planning applications in relation to Brayford Campus with
the relevant results summarised in Table 1.1 below:

Table 1.1

Planning History

Ref.
2002/0174/F
2002/0307/F
2002/0419/F
2002/0592/F
2002/0682/F
2003/0620/F
2004/0427/F
2004/0852/F
2006/0105/F
2006/0185/F

2006/0221/F
2006/1004/F
2007/0872/CAC
2009/0295/F
2009/0548/F
2010/0785/F
2011/1067/PA

Description
Erection of academic building to provide teaching facilities for
architecture, media and communications departments.
Erection of three storey teaching block to house 18 seminar
rooms (Campus Way).
Conversion/refurbishment of existing property and extension to
north of premises to create media incubator units for graduate
students.
Change of use of building from student accommodation to
student health centre (Campus Way).
Change of use from student accommodation to offices (Campus
Way).
Erection of glazed extension to Engine Shed and Water Tower to
accommodate Student Union and multi-function hall.
Erection of three-storey extension to north of existing Learning
Resource Centre building.
Erection of three-storey extension with bridge link to north of
existing Learning Resource Centre building.
Relocation of existing pond to new position in accordance with
proposed Brayford Campus masterplan.
Erection of two storey building to accommodate School of
Performing Arts as second phase of development to Engine
Shed Student Centre and provision of service access road to
south of The Great Central Warehouse.
Erection of single storey building to house new HV substation.
Construction of four-storey building to accommodate business
incubator units (Phase II of Sparkhouse Studios).
Demolition of service bridge.
Change of use from offices (B1) to new academic faculty
building (D1) in association with the University of Lincoln
(Brayford Wharf).
Erection of two-storey extension to east elevation of existing
Sports Science facility.
Change of use from A4 (public house) to D1 (university
facilities) (Campus Way).
Demolition of existing warehouse.

Decision
Granted

Date
17/05/02

Granted

17/06/02

Granted

26/07/02

Granted

20/09/02

Not
Determined
Granted

04/06/04
18/12/03

Withdrawn

09/12/05

Granted
Granted

09/12/04
[sic]
27/04/06

Granted

23/05/06

Granted
Granted

30/05/06
19/03/07

Refused
Granted

10/01/08
10/06/09

Granted

23/02/10

Granted

26/11/10

Registered

31/08/11

Pre-application Discussions
1.6

The

University of Lincoln

and

its consultants have

undertaken

significant

consultation with officers of Lincoln City Council over a two year period.

pre-application

This has included

numerous meetings throughout this time, as well as a presentation to members on the 18 th July
2012 which set out the context of the application.
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Environmental Impact Assessment
1.7

A Request for a Screening Opinion under Regulation 5 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2011 was submitted to Lincoln City Council dated
8 th March 2012.

The Council adopted a negative Screening Opinion within the statutory 3 week

period by letter dated 16 th March 2012, such that Environmental Impact Assessment of the
proposed development is not required and an Environmental Statement need not be prepared as
part of the planning application package. A copy of the Screening Opinion Request and Screening
Opinion from Lincoln City Council can be found at Appendix B to this Statement.
Planning Application Package
1.6

On 1 st April 2008 a new standard national planning application form was introduced along with a
list of national requirements for information needed in support of planning applications. In parallel,
Local Planning Authorities have formulated their own local lists that state what additional
supporting information may be required.

1.7

Table 1.2 (below) outlines the drawings and documents submitted in support of this outline
planning application.

The City of Lincoln Council does not have its own local list of validation

requirements but works from the national list. The planning application package that is submitted
is therefore based on the national requirements (as set out in the General Development Procedure
Order and the Development Management Policy Annex published by Communities and Local
Government in March 2010) and follows consultation and agreement with the Council.
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Table 1.2

Planning Application Package

Item
Planning Application Fee
Planning Application Certificates
Drawings:
Existing Site Plan
Red Line Boundary
Masterplan 01
Development Zone Parameters
Maximum Building Heights
Design and Access Statement
Traffic Assessment (Volumes 1,2 and 3)
Travel Plan
Planning Supporting Statement
Archaeological Input into Masterplan
Phase 1 Environmental Assessment Report
Townscape and Visual Assessment
Ecological Assessment
Flood Risk Assessment and Drainage Strategy

Reference
£17,785
N/a
613_00_07_001
613_00_07_002
613_00_07_003
613_00_07_004
613_00_07_005
N/a
VN19136.01
VN19136.01
19867/A5/P1c
SM/12989/01
11-0482.02
19867/A5/CRH
2011/05/060
10/3921/C

Prepared by
N/a
Barton Willmore
Allies and Morrison

Allies and Morrison
SKM Colin Buchanan
SKM Colin Buchanan
Barton Willmore
CGMS
Delta Symons
Barton Willmore
Tim Smith
Ward Cole

Structure of the Planning Statement
1.8

The remainder of this Planning Statement is structured as follows:
•

Section 2.0 provides a description of the Site and its surroundings;

•

Section 3.0 described the proposed development in more detail;

•

Section 4.0 sets out the relevant national, regional and local planning policies and guidance
relevant to the Site and the Application proposals;

•

Section 5.0 considers the main planning issues and provides an assessment of how the
planning Applications complies with planning policy; and

•

Section 6.0 summarises the Planning Statement and draws conclusions.
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2.0 The Site
Location
2.1

The Site is within The University of Lincoln’s Brayford Campus and comprises previously developed
land. The Site lies approximately 0.5 miles south west of Lincoln City Centre and approximately 0.4
miles west of Lincoln Central Rail Station. The A46 ring road is two miles to the north west of the
Site and provides good road links to the M18 to the north and M1 to the west as well as to the
Lincolnshire Coast to the east.

Figure 2.1 (below) shows the location of the Site in relation to

Lincoln City Centre.

Figure 2.1
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Site Context
2.2

The majority of the Site is that bounded by Brayford Pool to the north, Brayford Way/Ropewalk to
the west and south and Brayford Wharf East to the east.

The red line (Drawing Ref:

613_00_07_002) also includes land to the west of Brayford Way to the north and south of the
railway line as well as land south of the railway line to the east of Brayford Wharf East.
2.3

The local area is characterised by a mix of uses as would normally be found in an urban location
such as this, including residential, retail and employment uses. There are a number of out-of-town
retail parks to the south and south west of the site, containing a mix of A1 and A3 uses. A sevenstorey Holiday Inn Express is situated to the south west of the Site and student housing associated
with The University of Lincoln lies to the west of the Site. There are areas of market housing to
the north west and south east of the Site. Figure 2.2 (below) is an aerial view of the Site and its
surrounding context.

Figure 2.2
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2.4

Figures 2.3 to 2.5 (below) illustrate some of the existing uses surrounding the Site.

Figure 2.3: Commercial Uses

Figure 2.4: Student Accommodation

Figure 2.5: Brayford Pool
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Site Description
2.5

The Site comprises the existing Brayford Campus of The University of Lincoln. The Campus can be
described as having four ‘quadrants’: the North-east Quadrant’, the ‘South-east Quadrant’, the
‘South-west Quadrant’ and the ‘North-west Quadrant’.

The Design and Access Statement that is

submitted as part of the application package, contains a full description of the Site, including an
explanation of buildings, accesses and open spaces within each quadrant.
2.6

Figures 2.6 to 2.9 (below) illustrate the present appearance of the Site.

Figure 2.6: View from west

Figure 2.7: View from south

Figure 2.8: View from north west

Figure 2.9: View of Cathedral from site
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2.7

The Design and Access Statement that accompanies this outline planning application, provides an
evaluation of the context of the Site and how the proposed development has evolved in response to
this and other considerations.
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3.0 The Proposed Development
3.1

This section of the Planning Statement provides a summary of the proposed development.

The

Design and Access Statement, which is submitted as part of the planning application package,
provides a full description of the proposed development and the issues that have been taken into
account in the evolution of the design which has informed the final proposals and the Indicative
Masterplan for the Site. The Indicative Masterplan for the Site (Drawing Ref. 613_00_07_003) is
shown at Figure 3.1 below.
3.2

As described in Section 1.0 of this Statement, outline planning permission is sought for the
following development at Brayford Campus, Lincoln:
Development of brownfield land for academic buildings (D1), offices
(B1), student residential accommodation (C2), retail (A1),
restaurants and cafés (A3) and hotel (C1) use together with
associated car parking and landscaping.

3.3

All matters of the application are to be reserved for later approval. The reserved matters therefore
comprise layout, scale, appearance, access and landscaping in accordance with Circular 01/2006.
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Figure 3.1

Brayford Campus Indicative Masterplan
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Development Parameters
3.4

The Design and Access Statement that is submitted as part of the planning application sets out a
number of development parameters for the proposed development.

Use
3.5

In order to maintain maximum flexibility to accommodate the needs of the University of Lincoln over
time, the outline application does not define exact uses for all proposed plots. Figure 3.2 below is
an extract of the Building Uses plan from the Design and Access Statement.
Figure 3.2
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3.5

Appendix A provides a breakdown of the proposed uses and sets out the floorspaces as shown on
the Indicative Masterplan as well as the maximum floorspace for each use, up to the overall total of
106,563m 2 . The plots that are defined with uses are:
•

Buildings NW01, NW02 and NW03 – student residential;

•

Building NE02 - hotel; and

•

Buildings NE01, SE01, SE02, SE11 and SE12 – teaching space, administration and student
facilities.

3.6

Plots without a defined use at present comprise buildings SW01, SE3, SE4, SE5, SE6, SE7, SE9, SE10
and SE13. Details of the development parameters can be seen on drawing 613_00_07_004 entitled
‘Development Zone Parameters’, which sets out the development envelope in terms of layout and
building position.

Scale
3.6

Figure 3.3 below is an extract of the Building Heights plan from the Design and Access Statement.
This shows that the scale of the proposed buildings will reflect both the existing buildings on the
campus, as well as taller buildings in the locality where these do not cause concern or block views.
The tallest proposed buildings are shown located in the north-west sector where they will relate to
the taller building opposite and mark the entrance to the marina.

Details of the development

parameters can be seen on drawing 613_00_07_005 entitled ‘Maximum Building Heights’, which sets
out the development envelope in terms of scale.
3.7

Full details of the design rationale for the proposed development is included within the Design and
Access Statement.
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Figure 3.3
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4.0 Planning Policy Context
4.1

This section of the Planning Statement outlines the relevant planning policy context for the proposed
development and considers national policy guidance and the statutory development plan for the Site.
For reference, the following documents have been reviewed.
•

The National Planning Policy Framework (NPPF);

•

The East Midlands Regional Plan;

•

The City of Lincoln Local Plan (1998); and

•

Central Lincolnshire Local Development Framework.

The National Planning Policy Framework (NPPF)

The presumption in favour of sustainable development
4.2

The NPPF was published and came into force on 27 th March 2012.

It contains a presumption in

favour of sustainable development at paragraph 14. Specifically in relation to decision-taking, this is
taken to mean:
•
•

“approving development proposals that accord with the development plan
without delay; and
where the development plan is absent, silent or relevant policies are outof-date, granting permission unless:
- any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole; or
- specific policies in this Framework indicate development should be
restricted.”

Core Planning Principles
4.3

Paragraph 17 of the NPPF sets out 12 core planning principals to underpin plan-making and
decision-taking.

Importantly in relation to this application, core planning principles 8, 9 and 12

state that planning should:
•
•

“… encourage the effective use of land by reusing land that has been
previously developed (brownfield land), provided that it is not of high
environmental value;
promote mixed use developments, and encourage multiple benefits from
the use of land in urban and rural areas;…
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•

take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural
facilities and services to meet local needs.”

Building a strong, competitive economy
4.4

The NPPF is separated into themed sections under the overall banner of delivering sustainable
development. The first of these themes is building a strong, competitive economy. Paragraph 19
states that planning should “operate to encourage and not act as an impediment to sustainable

growth.

Therefore significant weight should be placed on the need to support economic growth

through the planning system” .

In addition, paragraph 21 states that local planning authorities

should ”set out a clear economic vision and strategy for their area which positively and proactively

encourages sustainable economic growth” and also “plan positively for the location, promotion and
expansion of clusters or networks of knowledge driven, creative or high technology industries” .
Ensuring the vitality of town centres
4.5

Paragraph 23 of the NPPF requires that local planning authorities plan positively and promote
competitive town centre environments.

As part of this, they should “allocate a range of suitable

sites to meet the scale and type of retail, leisure, commercial, office, tourism, cultural, community
and residential development needed in town centres” and should also “recognise that residential
development can play an important role in ensuring the vitality of centres” .
Promoting sustainable transport
4.6

In relation to sustainable transport, it is noted that paragraph 32 requires all developments that
generate significant amounts of movement to be supported by a Transport Assessment or
Statement.

In determining applications, the paragraph notes that “development should only be

prevented or refused on transport grounds where the residual cumulative impacts of development
are severe” .
4.7

Paragraph 34 also notes that developments that generate significant movement should be located
where the “need to travel will be minimised and the use of sustainable transport modes can be

maximised” .

Paragraph 36 requires the submission of a Travel Plan for all developments which

generate significant amounts of movement.

Delivering a wide choice of high quality homes
4.8

Delivering a wide choice of high quality homes is the sixth theme under the heading of delivering
sustainable development. There is no specific guidance relating to student housing within the NPPF.
However, paragraph 50 states that local planning authorities should deliver a wide choice of high
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quality homes by planning for “a mix of housing based on current and future demographic trends,

market trends and the needs of different groups in the community” .

It is considered that this

paragraph can apply to student housing proposals.

Requiring good design
4.9

Good design is given great importance in the NPPF as a key part of sustainable development.
Paragraph 58 includes a series of six criteria to be considered as part of the decision-taking process.
These state that developments should:
•
•
•

•
•
•

4.10

“will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development;
establish a strong sense of place, using streetscapes and buildings to
create attractive and comfortable places to live, work and visit;
optimise the potential of the site to accommodate development, create
and sustain an appropriate mix of uses (including incorporation of green
and other public space as part of developments) and supports local
facilities and transport networks;
respond to local character and history, and reflect the identity of local
surroundings and materials, while not preventing or discouraging
appropriate innovation;
create safe and accessible environments where crime and disorder, and
the fear of crime, do not undermine quality of life or community cohesion;
and
are visually attractive as a result of good architecture and appropriate
landscaping.”

It is noted that paragraph 60 states that policies and decisions “should not attempt to impose

architectural styles or particular tastes and they should not stifle innovation” . However, paragraph
64 states that “permission should be refused for development of poor design that fails to take the

opportunities available for improving the character and quality of an area and the way it functions” .
Conserving and enhancing the historic environment
4.11

The twelfth theme under delivering sustainable development relates to conserving and enhancing
the historic environment.

Paragraph 128 of the NPPF states that in determining planning

applications, applicants should be required to “describe the significance of any heritage assets

affected, including any contribution made by their setting” .

Paragraph 129 continues that local

planning authorities should “identify and assess the particular significance of any heritage asset that

may be affected by a proposal (including by development affecting the setting of a heritage asset)
taking account of the available evidence and any necessary expertise” . Paragraph 131 sets three
criteria to be considered in respect of determining planning applications as follows:
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•
•
•

4.12

“the desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation;
The positive contribution that conservation of heritage assets can make to
sustainable communities including their economic viability; and
The desirability of new development making a positive contribution to
local character and distinctiveness.”

Paragraph 133 notes that “where a proposed development will lead to substantial harm to or total

loss of significance of a designated heritage asset, local planning authorities should refuse
consent….”
Decision-taking
4.13

In relation to the decision-taking section of the NPPF, paragraph 187 notes that local planning
authorities should “look for solutions rather than problems, and decision-takers at every level should

seek to approve applications for sustainable development where possible” .

This includes working

proactively with applicants to “secure developments that improve the economic, social and

environmental conditions of the area” .
4.14

In determining applications, paragraph 196 requires that “applications for planning permission must

be determined in accordance with the development plan, unless material considerations indicate
otherwise” in line with the established plan-led planning system.

Paragraph 197 confirms that in

assessing and determining development proposals, “local planning authorities should apply the

presumption in favour of sustainable development” .
Annex 1: Implementation
4.15

Paragraph 214 of the NPPF states that “for 12 months from the day of publication, decision-takers

may continue to give full weight to relevant policies adopted since 2004, even if there is a limited
degree of conflict with this Framework” . Footnote 39 to this paragraph notes that this only applies
to policies adopted in development plan documents in accordance with the Planning and Compulsory
Purchase Act 2004.
4.16

Paragraph 215 continue to note that “in other cases… due weight should be given to relevant

policies in existing plans according to their degree of consistency with this framework” .
4.17

Given that the City of Lincoln Local Plan was adopted in 1998, it is considered that the NPPF takes
precedence for decision-taking on planning applications.
saved policies to be given limited weight.

However, paragraph 215 allows for its

Therefore, the relevant policies of the Local Plan are

listed below.
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East Midlands Regional Plan (RSS)
4.18

The RSS for the East Midlands was formally published in March 2009.

Whilst it is the Coalition

Government’s intention to revoke Regional Strategies, this is yet to take place and the RSS therefore
remains a relevant part of the statutory development plan for Lincoln for the time being.
4.19

Lincoln is within the Eastern Sub-Area of the East Midlands region as shown on the Key Diagram at
Figure 4.1 (below). It is also identified as a Principal Urban Area (under Policy 3).

Figure 4.1

4.20

Regional Key Diagram

Policy 3 sets out the ‘Distribution of New Development’ for the region and states that “new

development will be concentrated primarily in and adjoining the Region’s five Principal Urban Areas
(PUAs) ”, including Lincoln. The policy continues that “priority should be given to making best use of
previously developed land” .
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4.21

Policy 4 is specific to the Eastern Sub-Area and notes that development in this area should:
•

significantly strengthen the role of Lincoln as one of the Region’s five Principal Urban Areas;
and

•
4.22

continue to promote sustainable tourism in historic settlements, including Lincoln.

Section 3 of the RSS sets out the topic-based priorities for the region and Table 4.1 (below) provides
a summary of the relevant policies from this section to the Site and the proposed development.

Table 4.1
Policy Ref.
Policy 18

Policy 27
Policy 28
Policy 35

Policy 46
Policy 48

4.23

Summary of relevant RSS Policies
Summary
Regional Priorities for the Economy
Local authorities to encourage and foster the regional economy through the implementation of
the Regional Economic Strategy.
Importance placed on raising skill levels and creating
innovative businesses in order to maintain economic competitiveness.
Regional Priorities for the Historic Environment
Seeks to understand, conserve and enhance the historic environment, particularly in areas
where growth or regeneration is a priority.
Regional Priorities for Environmental and Green Infrastructure
Seeks to ensure the delivery, protection and enhancement of environmental infrastructure.
A Regional Approach to Managing Flood Risk
Development not to be permitted where it would be at unacceptable risk from flooding or
create an unacceptable risk elsewhere and otherwise unacceptably increase flood risk.
Development may be acceptable subject to mitigation measures.
A Regional Approach to Behavioural Change
Seeks to implement measures for behavioural changes to encourage a reduction in the need to
travel and change public attitudes towards car use and public transport, walking and cycling.
Regional Car Parking Standards
Maximum car parking standards as set out in PPG13 to be applied. Car parking in excess of
maximum standards should only be applied in exceptional circumstances.

Section 4 of the RSS sets out the Sub-Regional Strategies for the region, including the Lincoln Policy
Area. Lincoln Policy Area Policy SRS1 deals with the spatial priorities for the Lincoln Policy Area. It
seeks to strengthen Lincoln’s role as a Principal Urban Area by:
•

providing for economic regeneration and employment growth;

•

providing for a well designed and sustainable range and mix of new housing to meet
identified need;

•

promoting the further development of appropriate tourist, education and cultural facilities;

•

promoting the priority re-use of suitable previously

developed land

within

existing

settlements;
•

facilitating mixed-use development; and

•

protecting and enhancing the dominance and approach views of Lincoln Cathedral on the
skyline.
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4.24

Lincoln Policy Area Policy SRS6 deals with tourism, culture and education, noting that LDFs should
facilitate land use development for these purposes, consistent with amenity, traffic, environmental
and heritage considerations.

The supporting text at paragraph 4.4.41 notes that Lincoln has a

“thriving further and higher education sector that places pressure on the housing private rental
sector and the communities in the surrounding area” .
4.25

Finally, Lincoln Policy Area Policy SRS10 relates to Lincoln Cathedral and states that “development

which would adversely affect the dominance and approach views of Lincoln Cathedral on the skyline
will not be permitted” .
City of Lincoln Local Plan 1998 (Local Plan)
4.26

The application Site is designated as a Central Mixed Use Area and as within the Education
Development District, as shown on Figure 4.2 (below), which is an extract from the Local Plan
Proposals Map. Part of the Site also falls within a Conservation Area.

Figure 4.2

19867/A5/P1d/HF

Local Plan Proposals Map Extract

21

August 2012

Planning Policy Context

4.27

Table 4.2 (below) provides a list and a summary of all the relevant ‘saved’ Local Plan policies with
regard to the Site and the proposed development.

Table 4.2
Policy Ref.
Policy 1

Policy 4

Policy 8B
Policy 18

Policy 33

Policy 34

Policy 35

Policy 36A

Policy 36B

19867/A5/P1d/HF

Summary of relevant Local Plan Policies
Summary
Location of Developments attracting large numbers of people
Such developments to be permitted in places where most potential users can reach by public
transport. Planning permission not likely to be granted where travel by car is the only viable
option.
Strategic Network of Cycleways, Footpaths and Bridleways
Planning permission will not be granted where it would hinder the completion of the Strategic
Network of Cycleways, Footways and Bridleways. Where developments would benefit from
connection to the network, will need to provide for suitable connection.
Parking and Servicing in Central Lincoln
Provision to be made on site for operational and servicing space.
Development in Mixed-Use Areas
A1, A3, B1, C1, C2 and D1 uses acceptable in these areas subject to criteria including:
•
preserving or enhancing the character and appearance of Conservation Areas;
•
contribution to a mixture of uses sufficient to add to the vitality of the area;
•
not detracting from the vitality and viability of the Central Shopping Core; and
•
not causing road safety or amenity problems.
Waterside Development
Design and layout of development in these areas expected to take advantage of the
townscape, landscape and natural habitat opportunities offered by open water features and
their margins.
Design and Amenity Standards
Planning permission granted for development meeting the following requirements:
•
scale, massing, height, design and external appearance to complement the locality;
•
siting and layout to ensure a satisfactory physical and functional relationships to
adjoining buildings and the streetscene;
•
layout and design to take advantages of any natural features;
•
landscaping to ensure high standard of visual amenity and contribute to nature
conservation;
•
planting schemes to use local native species unless justified;
•
design and layout to maximise energy efficiency and security;
•
not cause any harm to amenities of neighbouring properties; and
•
development to meet vehicle and cycle parking standards and make provision for
access by other means than the car.
Design of new Residential Areas
Planning permission to be granted for development which will create new or extend existing
residential areas. The environment created should be safe, secure, pleasant, sustainable,
efficient to live in, economical to build and maintain, in harmony with its surroundings and
accessible for all.
Accessibility in New Developments
Planning permission not granted for developments which will create publicly accessible open
areas but do not incorporate satisfactory circulation and access to adjacent buildings by
disabled people.
Public Amenity and Safety
Planning permission granted for developments that create publicly accessible open space
subject to adequate safety measures.
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Policy 39
Policy 40
Policy 41
Policy 45A

Policy 46B

Policy 55
Policy 60

Policy 78

Policy 80
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Water Supply
Planing permission not granted for development that increases the requirement for water
unless adequate resources already exist or will be provided.
Sewage Disposal
Planning permission not granted for development unless a satisfactory means of treating and
disposing of foul water is or will be available.
Energy Efficiency
Planning permission not granted unless due account has been taken of the need to achieve
energy efficiency and the use of recycled materials where appropriate.
Trees and Other Ecological and Landscape Features on Development Sites
New development proposals to have regard to:
•
the retention or enhancement of existing trees, shrubs, hedgerows, water courses,
areas of open water and other wildlife, geological or geomorphological features; and
•
opportunities to introduce areas of semi-natural habitat as part of the development.
A professionally prepared assessment of such features may be required.
Protecting the Water Environment
Planning permission only granted adjacent to lakes, ponds and watercourses where measures
will be taken to:
•
safeguard biodiversity and ecology;
•
prevent pollution and degradation of the water environment;
•
minimise flood risk;
•
mitigate against erosion;
•
protect the public; and
•
safeguard access for maintenance.
‘Long’ Views Into and Out of the City
Proposals not permitted where they would obstruct or impinge on views of the historic hilltop
City from Tritton Road north of its junction with Skellingthorpe Road.
Student Accommodation
Planning permission granted for purpose built student accommodation within:
•
the grounds of existing and planned Higher and Further Education institutions;
•
the Education Development District; and
•
the Central Mixed-Use Area.
Provided that residential amenities will be provided/safeguarded and the accommodation
provided is available to meet demand generated by students during academic terms.
Tourism and Regeneration
Development serving tourists encourages in the South High Street Revival Area provided:
•
it is compatible with the objectives, policies and proposals of the Revival Scheme for
the area;
•
it is compatible with the principles of mixed-use development;
•
new buildings to be consistent with/complementary to the visual and historic character
of the area;
•
it meets access, design and amenity requirements.
Tourism in Other Parts of the Central Mixed-Use Area
Outside of the historic core and the Revival Areas, development serving tourists allowed
provided they:
•
comply with Policy 18;
•
do not conflict with the aim of maintaining the continuity of Shopping Streets;
•
are consistent with/complementary to the physical character and appearance of the
area;
•
do not cause significant traffic, noise or disturbance problems; and
•
do not conflict with the aim of harnessing tourism development to achieve the
objectives of the Revival Areas.
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Policy 89A

Policy 89C

Education Development Districts
Planning permission granted for new development which:
•
provides higher and further education facilities;
•
complements the activities of the higher or further education institution;
•
provides for improvements to the local environment;
•
complies with Policy 34; and
•
is consistent with the objectives, policies and proposals of any Revival Scheme.
Provision of Student Accommodation for Further and Higher Education Institutions
Planning permission only granted for extension of a higher or further education institution,
which will produce a demand for housing where:
•
adequate residential accommodation is available or will be provided; and
•
measures taken to encourage means of travel other than the private car where
accommodation is outside the Central Mixed-Use Area or Education Development
District.

Central Lincolnshire Local Development Framework (LDF)
4.28

The City of Lincoln Council is working with the Council’s of North Kesteven and West Lindsey is
producing the Central Lincolnshire LDF. The first document of which, the Core Strategy, was subject
to consultation on Issues and Options in October to December 2010.

4.29

Given that the development of the Core Strategy remains at an early stage and that it is likely to
change form to a ‘Local Plan’ under the NPPF, it is considered that very little weight can be attached
to any draft policies within the Issues and Options version of the Core Strategy, such that any
relevant policies are not considered here.
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5.0 Assessment of Compliance with Planning Policy
5.1

This Section of the Planning Statement identifies the main planning considerations, separated into
(i) those that are a matter of principle and (ii) those that are site-specific. It provides an analysis of
how the development proposals accord with planning policy at all levels.
Planning Policy Principles

Location and Principle of Mixed-Use Development
5.2

The site is located within the built-up area of the City of Lincoln in close proximity to Lincoln Central
Railway Station and the city centre of Lincoln itself. It is therefore a highly sustainable location for
development. As the proposed development provides retail, office, community and residential, it is
considered to be appropriately located within a city centre environment in accordance with
paragraph 23 of the NPPF. Furthermore, the location of the proposed development enables the use
of sustainable transport means to be maximised in accordance with paragraph 34 of the NPPF.

5.3

In addition, the site is entirely brownfield land and is the existing Brayford Campus of the University
of Lincoln. The proposed development therefore seeks to make the most efficient use of under-used
land as part of the expansion of the Campus. In addition, that land is not considered to be of high
environmental value, such that the proposed development accords with the eighth core planning
principle as set out at paragraph 17 of the NPPF.

Compliance with Policy 18: Development in Mixed-Use Areas
5.4

5.5

Policy 18 permits all of the proposed uses subject to criteria including:
•

preserving or enhancing the character and appearance of Conservation Areas;

•

contribution to a mixture of uses sufficient to add to the vitality of the area;

•

not detracting from the vitality and viability of the Central Shopping Core; and

•

not causing road safety or amenity problems.

It is just the north eastern part of the site that falls within a conservation area. Whilst the detailed
design of the buildings will be determined at the reserved matters stage, it is not considered that
the development of the site would detract from the character and appearance of the conservation
area but would add to it.
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5.6

The proposed development includes A1, A3, B1, C1, C2 and D1 uses, such that it comprises a
diverse mix of uses appropriate within the area. The proposed mix of uses is in accordance with the
ninth core planning principle of paragraph 17 of the NPPF.

5.7

It is considered that the proposed mix of uses would only add to the vitality and viability of the
shopping centre. Indeed, city centre living (including student housing) is encouraged by paragraph
23 of the NPPF. Furthermore, the proposed A1 and A3 uses are intended to be ancillary to the other
proposed uses and will be utilised in the main by students and staff of the University of Lincoln,
such that these uses will not have any adverse effects on the vitality and viability of the city centre.

5.8

Finally, as demonstrated by the Transport Assessment submitted as part of the planning application
and summarised at paragraphs 5.34 to 5.37 below, the proposed development will not cause any
road safety or amenity problems. On this basis, the proposed development is in full accordance with
Policy 18 as well as the NPPF.

Compliance with Policy 60: Student Accommodation
5.9

Policy 60 of the Local Plan states that planning permission will be granted for purpose built student
accommodation within:

5.10

•

the grounds of existing and planned Higher and Further Education institutions;

•

the Education Development District; and

•

the Central Mixed-Use Area.

This policy is subject to the caveat that residential amenities will be provided/safeguarded and the
accommodation provided is available to meet demand generated by students during academic terms.
A note has been prepared by the University of Lincoln entitled ‘Brayford Campus Masterplan:
Student Housing Overview’.

This confirms that the proposed development would generate

approximately 4,500 additional students over the ten year lifetime of the plan.

The Indicative

Masterplan therefore provides space to accommodate around 1,500 students.
5.11

The site is an existing Higher Education Institution, is within the Education Development District and
within the Central Mixed-Use Area.

It is considered that appropriate residential amenities for the

student housing can be achieved and safeguarded.

It is not considered that the other proposed

uses would impact on residential amenity and the development is phased to avoid undue impact on
amenity during construction periods.
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5.12

The student housing element of the proposed development has been incorporated within the
planning application due to demand arising during academic terms. The application is being made
by the University of Lincoln itself as confirmation of this. As such, the student housing element of
the proposed development is considered to meet all the tests of Policy 60 of the Local Plan.

Compliance with Policy 89A: Education Development Districts
5.13

Policy 89A of the Local Plan states that planning permission will be granted for new development
which:

5.14

•

provides higher and further education facilities;

•

complements the activities of the higher or further education institution;

•

provides for improvements to the local environment;

•

complies with Policy 34; and

•

is consistent with the objectives, policies and proposals of any Revival Scheme.

The proposed development will provide additional higher education facilities for the University of
Lincoln and will therefore complement the activities of that institution. The proposed A1, A3 and C2
uses will provide ancillary facilities for staff and students and accommodation for students at the
University and will therefore complement the existing and proposed teaching space and office
accommodation.

The proposed hotel (C1) will also complement the activities of the institution by

providing somewhere to stay for conference delegates or visiting families, for example.
5.15

The proposed development will provide for improvements to the local environment through the
implementation of a comprehensive landscaping scheme, incorporating the pond within the site.

5.16

Whilst the detailed design of the proposed development will be considered later at the reserved
matters stage, it is considered that there is no reason why the development could not be in
accordance with Policy 34 (Design and Amenity Standards) of the Local Plan.

5.17

The site is not within, but is adjacent to the South High Street Revival Scheme (beyond Brayford
Wharf East).

It is therefore considered that there is no conflict with any policies and proposals

associated with that Scheme. On this basis, it is considered that the proposed development is in full
compliance with Policy 89A of the Local Plan.
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Compliance with Policy 89C: Provision of Student Accommodation for Further and Higher
Education Institutions

5.18

Policy 89C applies where the extension of higher education facilities would result in increased
demand for student accommodation.

It states that planning permission will only be granted for

extension of a higher or further education institution, which will produce a demand for housing
where:
•

adequate residential accommodation is available or will be provided; and

•

measures

taken

to

encourage

means

of

travel

other

than

the

private

car

where

accommodation is outside the Central Mixed-Use Area or Education Development District.
5.19

The proposed development does include extensions to the higher education facilities at Brayford
Campus resulting in an increased demand for student accommodation. The proposed development
also includes the provision of student accommodation to account for this, such that the first criteria
of Policy 89C is met.

5.20

The proposed student accommodation will be within the Central Mixed-Use Area and the Education
Development District. It is therefore located within a sustainable location with excellent access to
means of travel other than the private car (including rail travel). As such, it is considered that the
second criteria of this policy is met.
Site-Specific Issues

5.21

There are a number of site specific issues that need to be considered in relation to this planning
application. In addition to the general principles of layout, scale and massing as well as open space
and landscaping, the particular site-specific issues to be considered are as follows:

5.22

•

Access, traffic generation and car parking;

•

Historic environment/visual impact;

•

Flooding and drainage;

•

Contamination; and

•

Ecology.

These issues are considered below in the order mentioned above.
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Layout
5.23

Whilst layout is a matter that is to be reserved for later approval, sufficient details have been
provided within the application documentation to enable the Council to determine whether the
layout shown on the indicative Masterplan at Figure 3.1 is acceptable in principle.

5.24

The proposed layout is the result of a detailed site appraisal process. This design strategy, which is
set out in full in the accompanying Design and Access Statement, has given rise to a series of routes
and public spaces that sub-divide the site into discernable building plots.

These plots effectively

represent development ‘envelopes’ where there is flexibility for the eventual built-form within each
plot to be determined where it is important to do so in order to ensure the good design of each
building, in accordance with the NPPF. The Design and Access Statements indicate the development
parameters for each building plot.
5.25

It is considered that the proposed layout is in full accordance with paragraph 58 of the NPPF, which
relates to good design, as it has been developed in response to a full and detailed analysis of the
site constraints and opportunities and will therefore:
•

Add to the overall quality of the area over the lifetime of the development and will function
well;

•

Establish a strong sense of place, creating an attractive and comfortable place to live, study,
work and visit;

•

Optimise the potential of the site, incorporating a mix of uses (including green and other
open spaces) that have been determined to be required by the University of Lincoln.

The

layout also seeks to support local facilities and transport networks through the placement of
routes to enable easy access to these;
•

Respond to local character and history, taking into account the existing built-form of
Brayford Campus as well as important views of the Cathedral;

5.26

•

Create a safe and accessible environment; and

•

Be visually attractive as a result of good architecture and appropriate landscaping.

It is also considered that the proposed layout meets the requirements of Policies 34, 35, 36A and
36B of the Local Plan.
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Scale and Massing
5.27

As the planning application is outline only, the ‘scale’ of the proposed buildings is to be reserved for
later approval. Again, sufficient detail in terms of scale has however been provided to enable the
Council to make a decision on the proposed scale and massing in principle.

5.28

The Design and Access Statement explains that the buildings on the site at present are between two
and five storeys in height. However, as described earlier in this statement, there are taller buildings
adjacent to the site as well as elsewhere within the City Centre.

No specific heights have been

identified for any of the proposed buildings but a general massing is proposed instead. In general,
the proposed buildings within the South East Quadrant are five or six storeys for the commercial and
academic buildings with residential blocks at seven storeys. It is proposed that the buildings in the
North West will be taller to create a positive relationship with the buildings at Brayford Pool and
Fossdyke. It is noted that the proposed scale takes into account important views of the Cathedral,
based on the testing of the proposed development by three dimensional modelling.
5.29

It is therefore considered that the proposed scale of the development is appropriate as it is based
on a detailed study of the local and wider area, including important views. As such it accords with
Policy 58 of the NPPF and Local Plan Policy 55.

Open Space and Landscaping
5.30

The proposed development incorporates public open space.

The Design and Access Statement

includes a detailed Landscape Strategy which describes the landscape concept for the soft and hard
landscaping of the site.
5.31

Again, it is noted that detailed landscaping is a matter to be reserved for later approval. Neverless,
sufficient information is provided in the application documentation to enable the Council to
determine the principle of the proposed landscape strategy

5.32

The landscape strategy retains the existing balancing pond and surrounding open space and
enhances the landscaping of the remainder of the site (as described in the Design and Access
Statement) with the use of the following principles:
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5.33

•

Integration into the town and countryside;

•

Identity;

•

Coherence and flexibility;

•

Teaching and learning spaces; and

•

Sustainability.

It is therefore considered that the Landscape Strategy will play a pivotal role in bringing the
proposed development together as an attractive Campus with a strong sense of place in accordance
with Paragraph 58 of the NPPF. It will take advantage of the opportunities available for improving
the area and accords with Policies 33, 34, 36B and 45A of the Local Plan.

Traffic Generation and Access
5.34

A Transport Assessment and a Travel Plan have been prepared by SKM Colin Buchanan in support of
the proposed development. The Transport Assessment provides the results of an assessment of the
junction operation for the agreed highway network and the likely impact of the proposed
development at the assessment years of 2014 and 2029.

Trip distribution and traffic generation

estimates have been agreed with Lincolnshire County Council. The Transport Assessment concludes
that the additional traffic associated with the proposed development can be safely accommodated on
the highway network. The proposed development is therefore in accordance with paragraph 32 of
the NPPF.
5.35

The Transport Assessment also concludes that the Site is accessible by pedestrians and cyclists via
the existing footway and cycle network, which is to be enhanced by the proposed development. In
addition, the Site is well served by public transport with bus stops as well as the City Centre bus and
railway stations within recommended walking distances.

Notwithstanding this, the Travel Plan (in

accordance with paragraph 36 of the NPPF) introduces a number of targets and methods for
achieving these, which aim to encourage sustainable transport use. The targets are as follows:
•

To ensure all staff, students and visitors are aware of their travel options;

•

To increase the proportion of staff that walk to the Campus by 2.6% and to increase the
proportion of students that walk by 0.2%;

5.36

•

To increase the proportion of staff that travel by bus to the Campus by 2.2%; and

•

To increase the proportion of staff that car share to the Campus by 2.6%.

The suggested measures set out to achieve these targets include:
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5.37

•

Creating marketing packs;

•

Creating travel information notice boards;

•

Creating signage points;

•

Infrastructure improvements;

•

A Bicycle Users Group (BUG);

•

‘Cycle to Work’ scheme;

•

Provision of adequate cycle parking;

•

Public transport season ticket loans; and

•

Working from home/video conferencing.

The proposed development therefore seeks to maximise the use of sustainable transport modes in
line with paragraph 34 of the NPPF.

Historic Environment/Visual Impact
5.38

The Archaeological Assessment that is submitted in support of the proposed development provides a
strategic overview of the known archaeology within the site, the potential for further unknown
archaeology and outlines various options to respond to that archaeological potential.
detailed Method Statement for archaeological fieldwork and recording.

It is not a

The assessment concludes

that once at a more detailed stage of the development process, appropriate excavation and
recording of the test pits to allow consistency of the recording of the wider palaeoenvironmental
programme detailed in Appendix B of the assessment should be carried out.

It is therefore

considered that the significance of the heritage assets have been affected has been described as
much as possible at this stage (in line with paragraph 128 of the NPPF).

The assessment is

therefore considered to be an appropriate desk-based assessment for the purposes of this outline
application.
5.39

It is therefore considered that an approriately-worded condition can be attached to an approval,
referring to a further stage of works that may be necessary to assess those impacts, once at the
reserved matters stage. This is wholly in accordance with the objectives of the NPPF (paragraphs
126 to 141).

5.40

A Townscape and Visual Assessment is submitted in support of the planning application. Its purpose
is to identify, describe and evaluate the existing townscape and visual resources of the Site and the
surrounding area.

It includes consideration of the likely visual impacts on viewpoints towards

Lincoln Cathedral.
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5.41

The Assessment concludes that the proposed development will not obstruct any long views towards
the historic hillside, identified within Policy 55 of the Local Plan.

In near distance views, the

proposed development will seek to frame the transient views towards the Cathedral and historic
hillside as motorists and pedestrians approach and pass the site. The built form responds to locally
important views across the site towards the Cathedral and maintains visual links.
5.42

Whilst the proposed development will be visible in views out from the City Centre, proposed features
will be in keeping with the architectural style and massing of the existing campus buildings, drawing
attention towards the site and Brayford Waterfront, away from the industrial/retail area further
south, thereby improving views of the townscape from the City Centre.

5.43

It is therefore considered that the proposed development will make a positive contribution to the
townscape character in the locality and will aid in defining a legible, high quality campus.

The

proposed development will also play a key role in enhancing the Brayford Pool and River Witham
waterfronts as popular destinations and will maintain key views towards Lincoln’s historic features,
whilst introducing appropriately scaled development appropriate to the area.

Flooding and Drainage
5.44

The Flood Risk and Drainage Assessment that is included within the planning application package
states that the development lies within Flood Risk Zone 3a ‘high probability’ to the south and Zone 2
‘medium probability’ to the north and would therefore be classified as being ‘more vulnerable’ in
nature. Based on the results of a Sequential Test carried out in accordance with the NPPF, further
development work on this site would require an Exceptions Test.

5.45

It is likely that any new structures would have finished floor levels matching those of existing
adjacent buildings, which are approximately 5.6m to 5.8m AOD. The assessment concludes that it is
considered that any new structures would not be at any more risk of flooding than the buildings
already on site.

It is therefore considered that the proposal is acceptable from a flood risk and

drainage perspective and any required mitigation measures can be secured through the imposition of
an appropriately-worded condition on the grant of planning permission.

Contamination
5.46

A Phase 1 Environmental Assessment has been prepared by Delta-Simons and is submitted as part of
the planning application package. The Report identifies that no potential sources of contamination
have been identified associated with the current use although the historical presence of railway
infrastructure represents a potential source of contamination.
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the Site was completed prior to the development of the Campus.

The Council has identified

potential areas of concern within the Site such that a targeted intrusive Site investigation is
recommended to confirm the contamination status of the site.

It is considered that the Site

Investigation and any required mitigation measures can be secured through the imposition of an
appropriately-worded condition on the grant of planning permission.

Ecology
5.47

An Ecology Survey has been undertaken by Tim Smith in support of the proposed development. In
terms of protected species, no badger setts or signs of badger activity have been seen on or
adjacent to the Site. Badger use of the Site is unlikely due to the built-up nature of the Site.

5.48

No signs of otter use of the balancing pond, Fossdyke Delph, River Witham or Brayford Pool edge
have been observed. Whilst the National Biodiversity Network (NBN) records show that otters are
using watercourses in the area, use of the Brayford Pool is likely to be limited to hunting and
dispersing.

5.49

No signs of water vole use of the balancing pond, Fossdyke Delph, River Witham or Brayford Pool
edge have been observed.

NBN has unlocated records of water voles but these are around 500m

west of the nearest part of the Site on Fossdyke Canal or Fossdyke Delph.
5.50

One dead grass snake was found on the bank of the balancing pond and there are anecdotal records
of grass snake from security staff.

No common lizards, adders or slow worms were seen or

reported.
5.51

The buildings within the Site are not suitable for use by roosting bats and no signs of use by bats
were seen. Furthermore, none of the trees within the Site have any features that could be used by
roosting bats. Surveys showed activity by pipistrelle, brown long-eared bats and Daubenton’s bats
at various parts of the Site for feeding and commuting purposes.

5.52

No great crested newts were seen and egg searches did not produce any results during surveys.
The balancing pond and the pond within the small car park site are both deemed to be of ‘average’
suitability for great crested newt habitat under the HSI scoring system. It is therefore considered
that great crested newts are not breeding in the balancing pond or car park pond, that the site
habitats are largely unsuitable or sub-optimal for sheltering newts.
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5.53

No old or active birds’ nests have been observed within the Site.

Habitats available for use by

breeding birds are generally very limited across the site. It is considered that only small numbers of
common scrub birds would be nesting in the taller shrubs along the road embankments. It is likely
that the use of the Site by wintering birds is limited due to the built-up nature of much of the site.
5.54

In general, the Site is not of significance for protected species or in habitat and plant terms.

On

this basis, it is considered that the proposed development would not have any detrimental impact
upon ecology such that it should not prevent planning permission being granted.
Interim Conclusions
5.55

The NPPF contains a presumption in favour of sustainable development. Paragraph 7 of the NPPF
states that there are three dimensions to sustainable development: economic, social and
environmental

An Economic Role
5.56

The proposed development will play an important economic role for the City of Lincoln, providing
commercial office space as well as attracting expenditure to the City through increasing student
numbers. Furthermore, the expansion of the University of Lincoln will benefit the City economically
through the academic development of its students, some of whom will choose to remain and work
within the City and its surroundings.
attractiveness of the City to investors.

The development of the University will also increase the
In addition, the proposed development will result in the

creation of employment opportunities, both directly as employees of the University of Lincoln and
indirectly throughout the construction phases.

A Social Role
5.57

The proposed development will support strong, vibrant and healthy communities by creating a high
quality built environment reflecting the defined needs of the University of Lincoln. The development
of the University will foster a good environment for learning and the personal development of its
students, thereby supporting the social and cultural well being of the community.
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An Environmental Role
5.58

The proposed development will protect and enhance the natural, built and historic environment of
the site through implementation of a well designed scheme, based on a full appraisal of all of the
sites constraints and opportunities. This includes consideration of important views of the Cathedral,
a landscape strategy and investigation of the ecology of the site, amongst many other technical
considerations.

5.59

Overall, it is considered that the proposed development is highly sustainable and, as such, is a
development that should be permitted as it is in full accordance with the NPPF and the Development
Plan.

It is therefore respectfully requested that the proposed development is granted outline

planning permission.
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6.0 Conclusions
6.1

This planning application seeks outline planning permission for academic buildings, offices, student
residential accommodation, retail, restaurants and cafés and hotel use together with associated car
parking and landscaping at The University of Lincoln’s Brayford Campus. All other matters of layout,
scale, appearance, access and landscaping are to be reserved for later approval.

6.2

The proposed development is fully compliance with planning policy at all levels as demonstrated in
Section 5.0 of this Statement.

It is highly sustainable, playing important economic, social and

environmental roles for the City of Lincoln.
6.3

On the basis of the evidence and justification set out in this Planning Statement and other
supporting documentation, it is respectfully requested that this application is approved.
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Appendix B

Screening Opinion from Lincoln City Council dated 16 th March 2012
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