16/05219/EOUT - Street Record Fox Hill Combe Down Bath 
Application for Outline planning permission for the redevelopment of the Foxhill Estate comprising:

-
the demolition of up to 542 dwellings;

-
the re-provision of up to 700 dwellings;

-
demolition and re-provision of the local centre to include up to 560 sq m of A1, A3, A4, A5 uses

-
all associated access roads, infrastructure, landscaping, open space and cycle/footways. (Matter of access to be determined, all other matters reserved).
Comment: 

We acknowledge that this is an outline application and that many matters which concern the Trust are reserved for later submission & determination. The Trust is broadly supportive of the regeneration of this site to improve housing stock performance, appearance and sustainability, to provide a better and contemporary public realm and an extended series of open green spaces, and to generally enhance the estate and those communities within it. We acknowledge that the scheme has considerable challenges, not least in the complex process of negotiating with the community, re-housing and development phasing that is involved in transforming an area to which many people have strong and long held communal ties.  In this regard we commend the level of detail and extent of assessment undertaken and provided by Curo and the extensive public consultation that has occurred so far. 

However, we feel strongly that we must, at this stage, continue to express our concerns regarding the harmful impact of the taller built elements of the scheme (particularly the 6 storey crescent building) upon the setting of the World Heritage site. Regrettably, the intrusion of built forms on the rim or edge of the green setting of Bath has already occurred in other developments (for example, Lansdown and the University of Bath). This has initiated a potential cumulative effect that, if unchecked, could impact on one of the specific and highly protected qualities of the Outstanding Universal Value of the WHS, that of the green setting of the city in a bowl surrounded by undeveloped hillsides. We fear that were this special feature (the undeveloped wooded ridge of the bowl) to be lost, Bath would struggle to maintain its World Heritage Status in the future. 
Housing Mix and Viability
The Trust repeats our earlier comment in June and October 2016 on the availability and density of affordable housing: “The committee was concerned by fact that there was no net increase in affordable housing across the whole site. The affordable housing provision across both Mulberry and Foxhill would equal what was previously available in Foxhill, thereby effectively providing a net reduction per hectare and we sincerely regret this outcome.” However, we note the applicants' commentary in the Affordable Housing Statement in which they assert that they are keenly aware of this issue and are working with significant national and local bodies towards achieving the viability to enable a more socially beneficial mix of housing tenure and that the scheme will provide a more suitable variety of housing types for this area. We are seeing more and more schemes within Bath that are, for reasons of ‘viability’, reneging on their responsibilities to provide an adequate proportion of affordable housing. We are seriously concerned regarding the economic impact on the city of a lack of available lower paid service industry workforce, resulting in a distorted housing and employment market and population. 
Landscape Visual Impact Appraisal
The Trust welcomes the provision of an LVIA with images of building lines and heights from long views.  We would, however, strongly urge provision of this information with winter images, because the long distance visibility of the scheme  will be much increased in the winter months with little tree cover. We are very concerned that some of the key buildings (particularly the 6 storey crescent) are quite visible in long views, even in summer, and will, therefore, be particularly so in winter; this will result in a significant harmful impact on the character of the setting of the World Heritage site. As it stands at the moment, it is impossible to judge how visible the buildings adjacent to the skyline ridge will be in the long winter months: we suspect very visible. In the AVR documents some of the viewpoints are already reported as having a Minor-Moderate Adverse Effect on the Key Features of on the WHS Setting, and we suggest that this effect would be increased without the benefit of summer tree cover.

We would recommend that the height of the crescent be reduced to 5 storeys, or less, to ensure that this building is not overbearing to its neighbours, and does not interrupt or tower above the tree lined ridge that provides the important setting to the city. 

Moreover, we note that, in the illustrative drawings, the crescent is heavily glazed. We urge Curo to consider the impact of light spill and reflection in long and short views when designing these elevations in detail.  This a particular issue in winter, when low sunlight catches the glazing and reinforces the visibility of buildings on the skyline.
Overall Layout & Height Parameters
On the whole, we accept the general principles of the illustrative masterplan & layout. We find some of the heights problematic, as outlined above and below.

We repeat our earlier concern about the 'openness' of the entry points to the site. The provision of 4 storey apartment blocks at the junctions with Foxhill Road and Down Avenue could create ‘isolating’ threshold features, presenting foreboding outward faces to the surrounding area and effectively ‘gating in’ the site with their height and scale – exploiting the indicative shape of the Fox Hill block combined with use of the maximum height throughout could prove particularly harmful. The Trust feels that more domestic scale architecture at the gateway locations would allow a more comfortable transition from the Combe Down area and provide a sense of openness and connectivity to the whole site that would facilitate and encourage its integration into the overall larger community.  At the very least, these apartment blocks should be stepped back from the main road and include design elements to provide a sense of openness and vitality to these gateway locations. 
Bradford Road access points
We welcome the ambition to achieve a full connectivity with Mulberry Park and other local places and have no major concerns about the access arrangements as detailed in this application.
Design issues 
Whilst we understand all design matters are illustrative at this point, we are disappointed to see that there appear to be no design references to the form of the ‘Cornish Houses’ that are a historical feature of the site. We would urge Curo to consider either incorporating a design echo of the particular shape of these houses to visually connect the new scheme to the past built heritage of this estate or retaining a Cornish House, perhaps as a community building, to reflect the history. 

We note the reference to the use of the stepped back roof form which is becoming more and more prevalent in Bath.  We do not support this type of roof articulation (for reasons of its boxy, bland appearance contrary to the varied patterns of roofscape in Bath), unless it is used sparingly within a mixed group of different roof forms.
Conclusion
We urge Curo to take on board our concerns in advance of any detailed reserved matters application, in particular the issue of building heights within the scheme. We advise the case officer to request AVR’s with winter views in order to be able to fully judge the impact of the development on the setting of the WHS. We would be pleased to be involved in, and consult on, the ongoing development of detailed plans for the scheme. We reserve the right to make further submissions in subsequent planning applications for this scheme. 

