15/05235/FUL - Recreation Ground, Pulteney Mews, Bathwick Bath 

Part demolition of existing permanent West Stand (retaining rear wall and concrete slab) together with terraces in north west corner of the site and removal of existing temporary stands and seating; erection of temporary covered West Stand and seating, including camera gantry, uncovered seating  and associated works and ancillary facilities including retention of existing floodlighting, erection of boundary fence with new access gates onto riverside path, provision of toilets and food and bar facilities within temporary stand (temporary application for a period of up to four years);  construction of a replacement permanent West Stand (including roof and seating) following removal of temporary stand and seating.

Comment with objection:  The Trust wishes to comment on Part 1 of the application and object to Part 2 of the application. 

Part 1: the Trust has reviewed the proposals for the temporary West Stand and on balance we have no objection to the proposals. We consider the increase in height to be acceptable and we commend the applicants on providing the visual montage and verified views which have helped form a judgement on the impact of the stand in long views. The applicant has justified the increase in stand size through credible economic argument and in general we feel the increase in intrusion onto the public realm is relatively minimal and in any case is outweighed by the benefits to Bath’s economic vitality. We have concerns regarding the use of perspex for the stand end sections as in our opinion this is a low quality material that quickly deteriorates.  We would also like to see more ‘life’ in the riverside elevation, perhaps via a creative approach to the retained wall. As the stand is to be temporary, we have no comments to make on design or architectural merit other than to say in our opinion the design is an acceptable temporary installation only.

Part 2: Whilst the Trust understands the applicant’s reasons for wishing to maintain a baseline position at the Rec as an ‘insurance policy’, we have strong concerns about the proposal for a new permission to reinstate the current stand (albeit in modern materials and with a revised design) being incorporated in the temporary stand permission. Our concerns centre around the issue that it is impossible to properly judge and ‘commit’ to a design/size of stand four years in advance without the benefit of hindsight and future context: this is in effect undefined future permission and in our opinion may not be lawful.  Our understanding of the situation is that at the end of this temporary planning permission period the ground would, by condition of temporary permission, return to ‘status quo ante’ or ‘former condition’ which would appear to be the current stand, rather than any pre-1954 arrangement, particularly in light of the retention of the concrete slab and wall, therefore part 2 of this application should be unnecessary. 
We would prefer to see the Club consider requesting a condition requiring restoration to the current condition, subject to any detailed amendments submitted and approved by the planning authority.  This could give the LPA the ability to, at that time, refuse to accept an application that went beyond detailed changes but could assess and either approve or refuse on merit any other amendments. This could ensure the club would be certain of its fall back position being the stand as current. Given the known deficiencies of the current stand, we are also unsure as to why an alternative could not involve a separate outline application with reserved matters for the 2019 proposed stand; this would mean that the legal position of the applicant was secure but that the contentious issues of design and dimensions could be the subject of a further full reserved matters planning application.

It appears reasonable to hope that the issues surrounding the future of the Rec are resolved within the 4 year timescale and therefore this issue will not arise. However as drafted we OBJECT to the Part 2 element of the planning application on the basis that the proposed new scheme of 2019 is inappropriate as a fall-back position and therefore, by virtue of potential materials, design and location harms the architectural and historic interest of listed buildings, may be detrimental to the character and appearance of the Conservation Area and the visual amenity value of the street scene, and may detract from the special qualities of the World Heritage Site.  The scheme is contrary to Section 12 (Conserving and enhancing the historic environment) of the National Planning Policy Framework (NPPF), policies; B1, B2, B4 and CP6 of the B&NES Core Strategy and saved polices; D2, D4, BH2, BH6 of the B&NES Local Plan.  We would therefore recommend that this element of the application be WITHDRAWN or AMENDED in the way suggested above.

