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Townscape & Visual Assessment Addendum Introduction

1.0

1.1

1.2

1.3

INTRODUCTION

Barton Willmore LLP were commissioned by Lincoln University in January 2012 to
undertake a Townscape and Visual Assessment at the existing Brayford Campus
(hereinafter referred to as the “Site”) together with the surrounding land, in order
to assess the capacity of the University land to accommodate a range of campus
buildings hereafter referred to as ‘The Proposed Development’. These buildings
include new student accommodation, retail facilities, one hotel, offices and
administration buildings, an extension to the Engineering Hub and a multi-storey car

park.

Following the submission of the Townscape and Visual Assessment as part of the
planning application for the Proposed Development, Barton Willmore LLP were
requested to provide additional information in relation to the extent of visibility of
the Proposed Development in views to and from the City of Lincoln. In conjunction
with English Heritage and the City of Lincoln Council (Mark Foster), a series of

additional viewpoints were agreed.

It was queried whether the wireline photomontages submitted as part of the
planning application were sufficient enough to enable an understanding of the
impact of the proposals on the City of Lincoln skyline. In order to provide a greater
level of detail, it was considered appropriate that each photomontage view should
depict the development in the form of a massing block ensuring that amended
building heights are accurately depicted. In order to achieve this, Photomontage
Views A — D were amended to show the Proposed Development as a block model
and additional Photomontage Views E — H have been produced to enable a
greater understanding of the scale and mass of the Proposed Development in views
to and from the City. As a result, an updated assessment of the impact on each
view has been provided in this addendum to the Townscape and Visual Assessment.
The Townscape and Visual Assessment Methodology remains as submitted and the
photomontage methodology has been updated to reflect the change in how the
block model photomontages were produced and this is included in Appendix 2.
This addendum should therefore be read in conjunction with the previously

submitted Townscape and Visual Assessment.
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Townscape & Visual Assessment Addendum Consideration of Development Proposals

2.0

2.1

2.2

2.3

CONSIDERATION OF DEVELOPMENT PROPOSALS

In order to assess the impact of the Proposed Development on key views towards
Lincoln Cathedral and the Historic Hillside four wireline photomontages were initially
produced and were based on the Site Layout and the proposed building heights. As
discussed, English Heritage and Lincoln City Council requested that the four
wirelines be reproduced as block model photomontages to illustrate the scale and
mass of the proposed buildings in the views. In addition, a number of new locations

were requested. These new locations included the following list of views:

o Steep Hill at its junction with Michaelgate;

o Medieval Bishops Old Palace;

o View of the City from Canwick Road in the south;

o View of the City from the west from Saxilby Road / Carholme Road;
. View south from Carline Road; and

. Long view from the Southern Escarpment.

Following further consultation with Lincoln City Council this list was refined due to
the limited visibility afforded from some of the requested viewpoints. This includes
the view from the junction of Steep Hill with Michaelgate which is extremely limited
due to a combination of screening from vegetation and built form along Michaelgate
Street. In addition, open views from publically accessible locations surrounding
Medieval Bishops Old Palace were not possible. This was discussed with Lincoln City
Council and confirmed on a subsequent site visit in March 2013. The existing views
from these locations are illustrated with reference to Figure 1 and the additional

Site Context photographs provided in Appendix 1.

Based on the above, the block model photomontages in this addendum include the

following list as discussed with Lincoln City Council.

. Existing views A, B,C and D

. View of the City from the west from Carholme Road (View E)
o View from Carline Road (View F)

. View from Gibraltar Street PROW (View G)

o View north from the southern escarpment (View H)
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2.4

2.5

2.6

2.7

PHOTOMONTAGE A

Photomontage A is taken from the Brayford Way flyover at the pedestrian crossing
off Campus Way. Views from Brayford Way and Campus Way will be transient from
motorists and pedestrians moving towards the centre of Lincoln from the south.
Transient views towards the Historic Hillside and Lincoln Cathedral will be retained
as motorists and pedestrians are orientated towards the north east. The block
model photomontage illustrates that the massing of the Proposed Development will
be appropriate in the context of the tall buildings at Hayes Wharf and the existing
Campus buildings to the east of the Brayford Way flyover. The heights of the
proposed buildings within the centre of the view have been determined with the aim
of framing views towards the Cathedral whilst still drawing attention to the Brayford
Pool Waterfront. The resulting effect will extend the built form in the foreground
towards the Brayford Way flyover and will focus views towards the City directly at
the Cathedral. This will result in @ medium magnitude of change on low sensitivity
receptors (road users) and subsequent minor beneficial effect on views towards
the Cathedral in that the Proposed Development will frame and draw attention to
the Cathedral and the Historic Hillside as motorists and pedestrians approach the
City.

PHOTOMONTAGE B

Photomontage B is taken from Tritton Road, to the south of the Brayford Way /
Tritton Road roundabout. Following comments received from English Heritage in
relation to the impact of the Proposed Development on the Cathedral from this
location, the height of the buildings (SEQ5) in the foreground was reduced so as to
ensure that this key view towards the cathedral from Tritton Road will be

maintained.

In the existing view, the architecture building and engineering hub influence views
towards the Historic Hillside but allow for views towards the Cathedral. A number of
taller buildings are visible intermittently along Brayford Way which break up the

view towards the Historic Hillside and influence views towards the Cathedral.

The proposed campus buildings will influence the nature of views towards the
Historic Hillside. The Proposed Development will however seek to maintain views
towards the Cathedral from along Tritton Road as it approaches the Site by reducing

the heights of the buildings fronting onto Brayford Way. The proposed building
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2.8

2.9

heights will be appropriate in the context of the adjacent townscape which includes
the Holiday Inn Express and the blocks of flats at Brayford Wharf East. When
viewed in their entirety they will appear as a cohesive cluster of buildings which
frame views towards the City. Due to the revised change in heights to buildings
(SEO05) in the centre of the scheme, the Cathedral will remain as a focal point within
the view. Although the Cathedral will remain visible in the view and will be framed
by the Proposed Development, the Proposed Development will result in a noticeable
change in the view. This will result in a medium magnitude of change on low
sensitivity receptors (road users) with a subsequent minor adverse effect on views
towards the Historic Hillside, although views of the Cathedral will be retained. These
effects will be transient in nature as motorists and pedestrians approach the
roundabout and turn towards the east or west. The effects are reduced immediately
to the south where the Proposed Development will frame the views towards the
Cathedral.

PHOTOMONTAGE C

Photomontage C is a middle distance view taken from Tritton Road. The existing
view illustrates the extent of visibility of the Cathedral and Historic Hillside for
travellers along Tritton Road. The view of the Cathedral is clearly influenced by the
tall structure of the Holiday Inn close to Tritton Road roundabout. It is also
influenced to a lower degree by the Lincoln West Retail Park visible in the mid-

ground.

The block model photomontage illustrates that the Proposed Development will be
appropriate in scale in relation to the Lincoln West Retail Park and will appear lower
in height than the existing Holiday Inn building. Views towards Lincoln Cathedral
and the Historic Hillside will be maintained. The transient views between
Photomontage B and Photomontage C will be such that the effect of the
Proposed Development on motorists and pedestrians approaching Lincoln along
Tritton Road from the south will result in a low magnitude of change on low
sensitivity receptors (road users). This will result in a subsequent minor beneficial
with views toward the Historic Hillside framed and accentuated by the new built

form.
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2.10

2.11

2.12

2.13

2.14

PHOTOMONTAGE D

Photomontage D is taken from a PROW which runs adjacent to Catchwater Drain to
the south west of the City. The foreground comprises medium scale arable fields
with clusters of woodland in the mid-ground with the Cathedral as the most
noticeable feature in the view in the background. The City, although partially visible
behind the woodland, is primarily screened from view. The Historic Hillside is
considered to be the most prominent landscape element in the view due to its

elevation.

The Proposed Development is difficult to perceive beyond the woodland at Swan
Pool, however the red dashed line does show it beyond the intervening vegetation.
Due to the degree of screening in views from this location, the Proposed
Development is considered not to influence the view. The magnitude of change will
therefore be negligible on a high sensitivity receptor (PROW) and as such will have
a negligible significance of effect on long distance views towards the Historic

Hillside and the Cathedral. There will be no discernible change in the view.

PHOTOMONTAGE E

Photomontage E is taken from Saxilby Road further to the west. Glimpses of the
upper parts of the taller buildings along Brayford Pool are visible. Views towards the
Site are filtered by the intervening built form and landscape elements associated

with the flat landscape.

The foreground of the view comprises Saxilby Road (A67) which runs towards the
City with open fields on the left and the Grandstand Community Centre on the right
in the mid-ground. The Cathedral forms the focus of the view in the background on
the Historic Hillside which is clearly visible in the view due to its elevation. Buildings
associated with Brayford Pool are partially visible in the distance in the centre of the

view.

The Proposed Development will be partially visible in views beside Hayes Wharf in
the centre of the view and behind vegetation on Saxilby Road. When seen in the
context of the Historic Hillside and the Cathedral, the Proposed Development due to
its location on lower ground will not influence the view. It will be seen in the
context of Hayes Wharf beyond existing vegetation and as such will appear

consistent with buildings in the surrounding area. Due to the degree of screening
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2.15

2.16

2.17

along Saxilby Road, the Proposed Development is considered not to influence the
view, and as such will result in a negligible magnitude of change on low sensitivity
receptors (road users). This will result in a negligible significance of effect on
views towards the Historic Hillside and the Cathedral as there will be no discernible
change in the view due to the degree of screening afforded by the trees and

vegetation along Saxilby Road.

PHOTOMONTAGE F

Photomontage F is taken from the viewing platform on Carline Road which provides
panoramic views across the City to the southern escarpment (Canwick Hill). In the
existing view, the campus is visible beyond the rooftops associated with residential
properties along Yarborough Road and Carholme Road. In all views from the
elevated City Centre, the Site is in keeping with a series of townscape elements in
the context of the wider view. None of the buildings within, or adjacent to the Site
break the skyline. Existing modern development surrounding Brayford Pool,
including the Pavilions buildings along Ruston Way to the west of Brayford Way
comprise the central area of the view. To the right of the image (west of the City),
groups of small scale residential development is clearly visible although the density

of development decreases towards the edge of the City.

The Proposed Development will be located within the central area and will be
enclosed within an area of modern development surrounding Brayford Pool. It will
be viewed as part of the built form surrounding it and will assimilate into the view.
Due to the scale and appearance of existing buildings within the view, the Proposed
Development will cause a barely perceptible change in the view. This will result in a
negligible to low magnitude of change on high sensitivity receptors (viewing
platform) and as such will result in a negligible to minor adverse significance of

effect.

PHOTOMONTAGE G

English Heritage requested a view from the junction of Steep Hill and Michaelgate
and from within the Medieval Bishops Old Palace. However, due to the limited
visibility from these locations (see Photographs 1 and 2) and from the area
immediately surrounding the Cathedral and Lincoln Castel (currently undergoing
refurbishment), a view from the nearest publically accessible location with

panoramic views across the City was taken. This viewpoint represents users of the
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2.18

3.0

2.19

2.20

PROW on Gibraltar Street between Drury Lane and Spring Hill and is generally

representative of views from the Historic Hillside out across the City.

The existing view comprises a panoramic view across the City to the distant
southern escarpment (Canwick Hill). The location affords a direct line of view
towards the campus and adjacent buildings surrounding Brayford Pool. In addition,
the spire of the *New Life Lincoln Church’ can be seen in the mid-ground against the

backdrop of buildings surrounding Brayford Pool.

The Proposed Development will be seen in the centre of the view in the context of
existing built form surrounding Brayford Pool and as such will not appear discordant
with the existing features within the view. As with Photomontage F above, due to
the scale of existing buildings within the view surrounding Brayford Pool, the
Proposed Development will cause a barely perceptible change in the view resulting
in a negligible to low magnitude of change on high sensitivity receptors (PROW) and

as such will result in a negligible to minor adverse significance of effect.

PHOTOMONTAGE H

Photomontage H is taken from the Canwick Ridgeline looking north across the City
towards the Historic Hillside and the Cathedral. The view is representative of users
of the PROW running east to west along the escarpment. The existing University
buildings are visible in the centre of the view with the Witham Wharf flats marking
the eastern boundary of the Site. The land rises up notably on the northern
escarpment to Lincoln Castle and Lincoln Cathedral. The Site and its features form

one of several elements within the view.

The existing view comprises open space in the foreground which is used for horse
grazing with a number of pedestrian access paths crossing through the area.
Beyond this, residential properties along South Park Road are visible. Within the
urban edge, the view comprises largely residential properties and a nhumber of large
scale buildings including Lincoln Stadium. The taller buildings in the mid-ground
view include retail warehouses and Holiday Inn on Tritton Road, existing campus
buildings, Hayes Wharf and Witham Wharf. Although these buildings are clearly
visible, the Cathedral remains the focus of the existing view elevated above the

surrounding City.
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2.21 The Proposed Development will be seen in the context of the existing buildings and
will not influence direct views towards the Cathedral or the Historic Hillside. The
buildings will appear as a cohesive cluster of built form and will form part of the
larger group of buildings surrounding Brayford Pool. Although they will be visible,
they are likely to cause a barely perceptible change in the existing view due to the
influence of existing built form in this location. This will result in a low magnitude of
change on high sensitivity receptors (PROW) and a subsequent minor adverse

significance of effect on views.
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3.0

3.1

3.2

3.3

CONCLUSION

Following a review of the photomontages submitted as part of the Townscape and
Visual Assessment at the request of English Heritage and Lincoln City Council, it is
considered that the Proposed Development now addresses the concerns of both
parties. The photomontages illustrate the nature of views towards the Proposed
Development in terms of scale and mass. The buildings have been shown as the
maximum height of the development proposals and as such provide a ‘worst case’
scenario in terms of the likely impacts on views. The additional views also enable a
greater understanding of the Proposed Development in more distant views from the
surrounding area and show the proposals in the context of the City and the
backdrop of the Historic Hillside and Cathedral.

The comprehensive review of all photomontages identifies that the Proposed
Development is in keeping with its setting and retains open views towards the
Cathedral which is the focus of the City. In conclusion, it is considered that
although visible from a number of locations as demonstrated above, the Proposed
Development will aid in highlighting the Brayford Pool and River Witham
Waterfronts as key town centre destinations at the transition between the historic

City Centre and the retail and industrial landscape beyond.

The Proposed Development will not obstruct any long views towards the Historic
Hillside, as identified within Policy 55 of the City of Lincoln Local Plan. In near
distance views the Proposed Development will seek to frame the transient nature of
views towards the Cathedral and Historic Hillside as motorists and pedestrians
approach the Site from the south and pass the Site from the east and west. The
built form has responded to locally important views and has maintained the visual
links to Lincoln Cathedral. The reduction in height of Block SEQ5 has enabled a clear
visual link to be retained from Tritton Road towards the Cathedral through the
University as illustrated with reference to Photomontage B. The Proposed
Development aims to focus views on the Cathedral from this location, thus

enhancing the character of the view.
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3.4

3.5

3.6

The Proposed Development will be visible in views out from the City Centre as
illustrated with reference to Photomontages F and G. The proposed built form will
be in keeping with the architectural style and massing of the existing Campus
buildings and will draw attention towards the University and Brayford Waterfront
and away from the industrial / retail landscape further south, resulting in improved

views of the townscape from the City Centre.

Although the views from a number of properties and locations surrounding the Site
would be changed by the Proposed Development, this is inevitable in any situation
where new development is proposed within an existing built up area. The effect of
this change on available views and their associated contribution to townscape
character is therefore considered to be acceptable and appropriate in maintaining

important local views towards historic features and regenerated areas.

As identified in the Townscape and Visual Assessment, it can be concluded that The
Proposed Development will make a positive contribution to the townscape character
in the locality and enhance the contribution of adjacent existing built forms in
extending and defining a legible high quality Campus across the Brayford Site.
Furthermore the Proposed Development will play a key role in highlighting the
Brayford Pool and River Witham Waterfronts as a popular town centre destination at
the transition between the historic City Centre and the flat retail landscape beyond
and will maintain key views towards Lincoln’s historic features whilst introducing
appropriately scaled development appropriate to the Campus and waterfront

environment.
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Existing Photo H:

Proposed Wireline Photomontage H:

Proposed Photomontage H:



