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16/03114/ERES - Development Site Roseberry Road Twerton Bath   
Approval of Reserved Matters in relation to outline application 15/01932/EOUT (Phase 1 of the development comprising 171 flats, local needs shopping unit, and associated development)
Whilst the Trust welcomes the principle of mixed use development in this location, the Trust has objected to the outline application for this site and the subsequent amended scheme. Whilst we acknowledge that work has been done the design development of this scheme, we continue to object to elements of this proposal, specifically: the height of the Windsor Bridge nodal building is too great, the predominance of set-back roofs sets an unwelcome design precedent in this area of the riverside and thus overall, the development will have an adverse impact on the views to this area within the World Heritage Site, intrude on the visual homogeneity of the domestic urban grain in this area and set an unwelcome precedent for very large buildings in this sensitive location. 
The nodal building (Building A North)

The Trusts Architecture & Planning Committee have a number of concerns about this element of the proposed development.

Height & location – The committee consider that the 7-8 actual storey height of the nodal building as being inappropriate for this site and Roseberry Place as a whole.  The Trust will have an ‘in principle’ objection to any proposed development at this height. We are aware that the use of modifiers to the recommended height for this zone, as per the B&NES Building Heights Strategy (2010), is at the discretion of the local planning authority, but is also subject to justification.  Development of the site immediately to the north of the Roseberry Place site may lead to demand for another building of similar height in order to create visual symmetry. Furthermore the site at the corner of Windsor Bridge is an existing and natural nodal point.  ‘Landmark’ buildings have been approved in the BWR scheme, and justified specifically in order to provide riverside ‘markers’. The 8 and 9 storey BWR buildings are further east, bordering the riverbanks where it was felt these heights could be accommodated without undue harm to the WHS. A potential additional ‘cluster’ of  taller buildings at this major road junction away from the riverside would be harmful to the visual amenity of the area and views to, from and through the location situated in the World Heritage Site and would create an unwelcome precedent. In any case, the proposed BWR buildings on the other side of Windsor Bridge Road are 4 and 6 storeys and represent a ‘step down’ transition from the very tall BWR buildings further east.  A ‘step up’ again to 7/8 storeys in this scheme would be entirely inappropriate to the local townscape character.
In design terms, the sawtooth roofs provide welcome roof articulation and we note the addition of active frontages to the Windsor Bridge streetscape. 
Building C 

We are generally supportive of the proposed design for this building; the bonded warehouse aesthetic with gable roof with dormers and red brick elements is entirely appropriate in this setting, and the tall 5 storeys also sits comfortably in its location close to the river and visually divorced from the context of the domestic scale architecture of the Lower Bristol Road. 
Building A South and Building B

We are still very concerned about the overall impact of these bulky, boxy’ (or ‘box-like) buildings in this sensitive riverside location with the World Heritage city. In particular we note that these buildings still include the step back roof form and we strongly suggest that further thought should be given to more variety in the roofscape design. We do not support the flat step back roof form as it does not respond to or reference the local townscape vernacular of gable and hip roof forms and dormer windows and does not provide interest or a designed rhythm. In this way it fails to respect local distinctiveness.  Perhaps a mansard arrangement would go some way to relieving the boxy appearance of these buildings and soften their appearance. 
Materials 

We are concerned about some of the proposed materials, in particular the use of ‘coursed block work cladding’. We seek clarification if this is natural Bath stone or another composite material? We urge the case officer to ensure that material details are NOT left to Condition but fully detailed in any decision, and that full sample panels are erected on site and that the visual appearance and long term performance of synthetic forms of stone work (such as recon and cast stone) will be more than satisfactory. There appears to be an excessive amount of render proposed and we would suggest that this should be reduced, and some Bath stone block work or rubble stone could provide some elevational interest in the form of additional patina and texture.  We again draw the applicant’s attention to the suite of materials used at Twerton Mill which are a successfully balanced mix of authentic vernacular and contemporary materials. 
The proposed scheme, by virtue of height, bulk, design and appearance of Building A (South and North) and Building B, harms the setting and views of multiple designated heritage assets. This development would neither preserve nor enhance the character and appearance of the conservation area, and would fail to enhance the distinctiveness of the local townscape. We believe that the special qualities of the World Heritage Site would be compromised by such development. The scheme would be contrary to the Planning (Listed Building and Conservation Areas) Act 1990, Section 12 (Conserving and enhancing the historic environment) of the National Planning Policy Framework (NPPF), policies; B1, B4 and CP6 of the B&NES Core Strategy and saved policies; D2, D4, BH.1, BH.6 and BH.2 B&NES Local Plan.  We would therefore recommend that the application be refused.
