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16/01782/REG03 & 16/01783/REG13 - Colonnade Beneath Street Grand Parade City Centre Bath   

Change of use of vault and undercroft spaces to restaurants (A3) and/or Museum use (D1) with works to allow pedestrian access to lower Boat Stall lane and the Colonnade and to facilitate future access to Slippery Lane. Provision of stair and lift access to the undercroft/vault spaces on the public highway and associated works to the highway to facilitate the development
OBJECT 

We recognise that this application presents a redesign in response to the serious concerns about the previously proposed above ground interventions and the potential harm to the historic townscape and the setting of Pulteney Bridge. The changes detailed in this application have been reviewed by the Trust’s Architecture and Planning Committee who remain supportive in principle of opening up the under-croft and colonnade to the public, including access via Boatstall Lane but also preferably Parade Gardens, thus enhancing the vitality of this location. 
We believe that this is an opportunity to facilitate the creation of something exciting and excellent in one of the most important sites in the centre of Bath.  What is proposed here does not do justice to the potential of this site, even if it were to offer short term financial benefit to the applicant. 

A comprehensive carefully designed scheme could provide enormous benefit to the Council as landlords, and to residents and visitors by providing access to one of the most distinctive and historic parts of Bath.  Bringing life back to a currently empty but tranquil space could  change for the better the character of this area.   What is needed however is a far bolder vision, a masterplan, rather than something predicated on the doubtful ability of two eating places (the viability of which was questioned in the previous application) to spark something worthy of a World Heritage City.

We consider that with careful and appropriate design and management the occupation of the under-croft and public access to the Colonnades could better reveal the significance of these important heritage assets, help maintain the historic fabric and cause minimal harm to the setting of Pulteney Bridge. 
Our objection is based on the lack of contextual vision and ambition as well the lack of detail and supporting information without which a proper assessment of the proposals cannot be made.  In the absence of such information no one can be convinced that the public benefits outweigh the harm caused by the interventions proposed. 

Change of use

While we would like to see the colonnades opened up for public use we doubt  that  restaurant use does justice to the true potential of this location or that it would of itself create a sufficient draw to ensure lasting commercial viability and hence continuing occupation by  high quality tenants. The challenges for a destination restaurant are that the orientation is to the east, the weir is noisy and views of the river from the colonnade and within the vaults would be limited. We remain of the firm view that for this scheme to be of real public benefit, the main pedestrian access to the colonnade should be from Parade Gardens with a link to Boatstall Lane. This ought to be an important public route, not just an exclusive access to eating places. The creation of footfall would in turn increase the potential viability of businesses. 
Business and vitality is more likely to flow naturally if a through route is first established. The liveliness that can be created in this area was evident during the animation of Parade Gardens during ‘Party in the City’. Shutting off the southern part of the Colonnade should be avoided. Clearer public benefits, in particular the degree of public access, should be presented in order to outweigh the degree of harm caused to the historic fabric and setting. 
Phasing 

It is regrettable that this proposal pre-empts any published masterplan for the context, which includes the markets and the Victoria Art Gallery. We remain of the view that B&NES are premature with bringing forward a single element of these plans and to implement them would be to preclude maximising the potential of the asset both financially and culturally. The main access via Parade Gardens should be established first.
Design issues
Under-croft

We accept the proposed alterations to the façade, interventions and loss of historic fabric as necessary to support access and occupation. Whilst the elevation seems unbalanced by large rectangular openings to the west and curved opening to the east we appreciate that this approach responds to the character of the existing building.  We are concerned about the routing and siting of plant work and extract units and would wish to see this properly detailed within the plans, especially if this is to have an impact on the Empire lightwell. We note the significant concerns of the Empire residents.
Access stairs and lift

We are concerned that the lift pod and access to the stairs will appear exclusive, with pedestrians not knowing whether they can or should enter what looks like a private commercial space. In relation to the design and siting of the lift pod, we consider the revised design and location of only one lift building further south, away from Pulteney Bridge has responded to the serious concerns raised by BPT. However, this application fails to include any large scale detailed drawings of the lift access building, in particular at street level, nor any contextual elevations. The impact of this proposal cannot be assessed without further detailed sections and elevations as well as 3D visualisation of the proposed buildings in various views in order to fully understand how the building sits within its immediate and wider context.

The introduction of the bronze balustrade around the stairs at a low level which does not exceed the height of the stone balustrade to Grand Parade causes less concern than did a lift pod in this location. The balustrade and wall appear quite neat, however we remain concerned that when combined with the bus shelter, bins and postboxes it contributes to further unplanned visual clutter and incremental harm to the context of Pulteney Bridge. This intervention would only be acceptable because it supports bringing the Colonnades back into use. We would welcome enhancements to reduce other clutter in the surrounding public realm to bring further conservation benefits to offset the harm. 
We remain concerned about advertising and illuminated signage. We are pleased to see that this has now been designed in, but wonder whether two panels on the low wall will (in a commercial world) be adequate for the two separate establishments beneath. What we would wish to acviod is the creation of commercial space which then can claim it is unable to realise viability without further clutter and signage.
Boatstall Lane 

Access via Boatstall Lane is welcome, however its potential should be maximised and its character should not be compromised. We welcome the use of pennant sets as a resurfacing material. We would support new creative uses within the vaults which would enhance the ambience of this alley, however it is not clear what, if any, provision is being made within this application. We are concerned that the proposal for refuse collection and large scale deliveries at this point has not been given proper consideration generally within the site and particularly in the context of the competing uses of the lane (including the residents of the Empire). 
Recommendation

The application in its current form fails to meet the requirements  of S16 and S72 of the Planning (Listed Buildings & Conservation Areas) Act 1990, Section 12 ‘Conserving & Enhancing the Historic Environment of the NPPF, policies; B1, B2, B4  and CP6 of the B&NES Core Strategy and saved polices; D2, D4, BH6 of the B&NES Local Plan.  
This application should not be determined in its current format. All of the factors listed above should be addressed and clarified before any decision is made. 
