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Erection of an Extension to North West Elevation and
South East Elevation to Constance Stewart Hall.

Background
Site Location and Description
The application proposes to extend above the existing single and two storey building,
known as the Constance Stewart Building, which is situated on the north east corner
of the Bishop Grosseteste University campus, at the south east corner of the
Newport/Yarborough Road/Riseholme Road/Longdales Road traffic junction. The
Constance Stewart building provides both teaching space and student living
accommodation and is built in a style that represents well the period of its
construction in the 1950’s. The new extension would be built above an existing
single and partly two storey part of the building closest to the traffic junction and will
provide seven additional teaching spaces.
Site History
The site of Bishop Grosseteste University has been a place of learning since 1862
when the Lincoln Diocesan Training School opened with 40 students; it was renamed Bishop Grosseteste College in 1962 and Bishop Grosseteste University
College in 2006, receiving full university title in 2012. There are currently over 2000
students studying at the University and the aim is to achieve 2800 full-time
equivalent students by 2021-22. In order to do this the University needs to provide
more and better teaching space and it has recently undertaken a substantial
refurbishment and modernisation of the existing Constance Stewart Building – the
application now before the Council is the second phase of the proposed works.
Case Officer Site Visit
Undertaken on 17th June 2016.
Issues
-

Planning policy considerations
Design and impact on the appearance of the local area
Other considerations – archaeology, environmental health issues and
highways.

Policies Referred to
National Planning Policy Framework – paras: 14, 17, 19, 56, 60.
City of Lincoln Local Plan – Policy 34, 89A

Consultations
Consultations were carried out in accordance with the Statement of Community
Involvement, adopted May 2014.
Responses
Peter Hurst

2 Riseholme Road
Lincoln
Lincolnshire
LN1 3SL

Comment

Highways & Planning Lincolnshire County Council No objections
Consideration of Issues
Planning Policy
The National Planning Policy Framework has at its heart the presumption in favour of
sustainable development and for decision taking this means:



Approving development proposals that accord with the development plan
without delay; and
Where the development plan is absent, silent or relevant policies are out of
date, granting permission; unless
- Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the
Framework taken as a whole; or
- Specific policies in the Framework indicate development should be
restricted. (paragraph 14)

The Core Planning Principles within the NPPF are set out in paragraph 17 and those
relevant to the consideration of this application are as follows:
Planning should:
-

-

Proactively drive and support sustainable economic development…..;
Always seek to secure high quality design and a good standard of amenity
for all existing and future occupants of land and buildings;
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;
Conserve heritage assets in a manner appropriate to their significance, so
that they can be enjoyed for their contribution to the quality of life of this
and future generations.

Paragraph 19 states that “the government is committed to ensuring that the planning
system does everything it can to support sustainable economic growth…significant
weight should be placed on the need to support economic growth through the
planning system.”

Paragraph 56 states that “good design is a key aspect of sustainable development,
is indivisible from good planning and should contribute positively to making places
better for people.”
Paragraph 60 follows on to state that “planning…decisions should not attempt to
impose architectural styles or particular tastes and they should not stifle innovation,
originality or initiative…”
The City of Lincoln Local Plan (1998) identifies the Bishop Grosseteste University
(BGU) campus as an Education Development District and Policy 89A: states that:
“Within areas shown on the Proposals Map as Education Development Districts,
planning permission will be granted for new development and changes of use which:





Provide higher and further education facilities;
Complement the activities of the higher or further education institution;
Provide for improvement to the local environment
Comply with Policy 34 (see below)”

This policy could not be regarded as being out of date for the purposes of para 14 of
the NPPF.
Policy 34: Design and Amenity Standards has similar aims to the design policies
cited above in the NPPF and reads as follows:
“Planning permission will be granted for new buildings, extensions, alterations or
refurbishment of existing buildings which meet the following requirements:








The scale, massing, height, design, external appearance and facing
materials to be used in the development must complement the
architectural style and townscape character of the locality;
The siting and layout of any new building or extension must ensure a
satisfactory physical and functional relationship to adjoining buildings
and streetscape;
The layout and design of the development must take full advantage of
any natural features of the site or its surroundings;
Boundary treatment and landscaping must ensure the maintenance of
a high standard of visual amenity and an appropriate degree of privacy
and should, where practicable, contribute to nature conservation;
Planting schemes should predominantly use local native species….
Suitable measures must be taken in the design and layout of the
development to maximise energy efficiency and security….
The amenities which occupiers of neighbouring properties may
reasonably expect to enjoy must not be harmed by, or as a result of,
the development;

This policy could not be regarded as being out of date for the purposes of para. 14 of
the NPPF.

The emerging Central Lincolnshire Local Plan has reached the Proposed
Submission stage and whilst there is only limited weight that can be attached to
policies within that document in advance of the Examination in Public the policies do
give a good indication of the likely direction of travel in a number of respects. The
Proposed Submission recognises “the important role that Lincoln’s universities and
colleges play in Lincoln’s economy and in raising skills levels….The higher education
student population contributes to the social vibrancy of the City and to the local
economy….it is important that their growth is supported and appropriately managed
in order that they can fulfil their potential thereby help the City to grow and prosper.”
Draft Policy LP32 deals specifically with Lincoln’s Universities and colleges and will
state that:
“University/College related development proposals will be supported in principle if
the development would facilitate their continued growth and assist in maximising the
economic benefits the Universities/Colleges bring to Central Lincolnshire.”
Member should consider that the policies within the Proposed Submission have yet
to be tested at Examination and should not therefore be accorded significant weight
at this time.
Design and Impact on the Appearance of the Local Area
The new building is proposed to be built above and around the existing single and
two storey part of the Constance Stewart Building that extends closest to the northwest corner of the site at the traffic roundabout. The design has been developed to
incorporate architectural influences from the 1950s building onto which it will be
attached, to provide additional teaching space and also to take the opportunity to
“make a strong architectural statement on a key access route into Lincoln giving
BGU a prominent identity.”
The new building would be extensively glazed on the elevation that directly faces the
roundabout and both ends of the new building would project over the footprint of the
existing building and be supported at these points on steel columns. The overall
height is equivalent to four floors of the Constance Stewart building, which itself rises
to five storeys along the Longdales Road frontage. It relates very well to its context,
in terms of its scale and mass and also in terms of the overall shape and style of the
building. It complements and does not dominate the Constance Stewart building or
the rest of the campus.
The extensive glazing will be set within white rendered masonry with the secondary
elements, window frames, soffits and so on being dark grey. The building will be
framed to some extent by trees along the Newport and Longdales Road frontage
although there is a natural gap in the tree cover at this point which would allow the
building to make the prominent statement that the applicants are seeking. The
contemporary design adds further variety to the various periods of building within the
campus and the design is of a high quality as is the palette of materials. The building
will be prominent and will serve as an announcement that this is the campus for
Bishop Grosseteste University. However the scale and mass of the building and the
surrounding tree cover means that the building will sit comfortably into its context

without being unacceptably prominent or overbearing. Views towards the Cathedral
along Newport would be unaffected and the building is sufficiently distant from the
houses on the west side of Newport/Yarborough Crescent/Riseholme Road to
ensure that there is no material impact on the privacy and amenity that these
properties enjoy.
Overall the proposal represents a highly creative solution to the provision of
additional teaching space whilst also giving BGU a more noticeable presence on this
main approach into the City.
Other Considerations
Archaeology – the application proposals, being predominantly constructed over an
existing building, means that the impact on below ground archaeology is very limited.
The applicants have been advised at pre-application stage that Newport is
archaeologically significant and this will need to be taken into account during the
formation of the limited new groundworks. Access to the site during construction has
been considered and is likely to be taken from Newport across an area of lawn that
is designated as a Scheduled Ancient monument. The applicant will therefore need a
separate permission from Historic England and I understand that this process has
been commenced. The archaeological works can be covered by a suitable planning
condition.
Environmental Health issues – the site is not known to be contaminated but any
unexpected contamination that is encountered will need to be dealt with. The hours
of construction and a general Construction Management Plan can be secured by
way of a condition as can a Noise assessment, should one be necessary, in relation
to any new external air conditioning or other plant installed on the new building.
Highways – the County Council as Highway Authority has considered the proposals
and raised no objections. There is no impact on highway matters in the area as a
consequence of these proposals.
Conclusion
The application conforms with both national and local planning guidance and
represents a creative solution to the provision of new teaching space for BGU whilst
also providing a high quality landmark building on an important junction and route
into the City.
Application Negotiated Either at Pre-Application or During Process of
Application
Yes – pre-application engagement.
Application Determined Within Target Date
Yes.

Recommendation
That planning permission is GRANTED subject to the conditions below;
Conditions







The development shall commence within 3 years
The development shall be undertaken in strict accordance with the submitted
drawings
Submission of an archaeological written scheme of investigation
Construction Management Plan
Noise Assessment for external plant
Notification of any unexpected contamination uncovered during construction

Report by: Planning Manager
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-----Original Message----From: Technical Team (City of Lincoln Council)
Sent: 22 May 2016 18:44
To: Technical Team (City of Lincoln Council) <technicalteam@lincoln.gov.uk>
Subject: Comments on 2016/0285/F at 2 Riseholme Road, Lincoln, Lincolnshire, LN1 3SL - Case
Officer Simon Cousins
I wish to object to this development for the following reasons and wish for them to be presented
before the Planning Committee in due course.
1.
The proposed building will be in direct alignment to my property and with its extensive glass
frontage will create a sense of being overlooked and loss of privacy, therefore reducing the value of
my house.
2.
The design for the building is in direct contrast to any of the existing structures and is
therefore inappropriate for the area.
3.
To set an ultra modern structure above and over-sailing the existing 1950s designed brick
building and bring it forward to a more prominent position towards the western boundary is
aesthetically unacceptable. It might also be appropriate to remind the committee that in 2006
permission to remove the hedge and erect railings in this area was refused - see Application No.
2006/0385/F.
4.
The appearance of the structure with its total glass facade overlooking the roundabout is
that of an overlarge television screen which, coupled with the light emissions at night and during
winter months, would surely be a distraction to motorists at this busy junction, despite the use of
tinted glass.
5.
A number of well established trees and hedging which at the moment discreetly privatise
the university buildings will have to be removed.
6.
The original college buildings nearby are ecclesiastical and distinguished in character and
appearance. The proposed ultra modern design would be in direct contrast and therefore
detrimental to the visual amenity of the area - which is, after all, a key gateway point on the main
approach to Lincoln's most historic heritage sites.
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