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7th January 2026  Our Ref: 3174/JRC 
 
 
 
Traffic Management Team 
Bath and North East Somerset Council 
Lewis House 
Manvers Street 
BATH, BA1 1JG 
 
Dear Sir / Madam 
 
PERMANENT TRAFFIC REGULATION ORDER, UPPER BOROUGH WALLS – TRO REF 25-052 
 
We are writing on behalf of the owner of the former Mineral Hospital on Upper Borough Walls (UBW), Bath, 
Fragrance UK – Bath Limited’ (“Fragrance”).  This is to object to the current Bath and North Somerset Council 
(BANES) Traffic Regulation Order (TRO) 25-052 consultation on parking, loading and movement restrictions, 
to facilitate the delivery of the City Region Sustainable Transport Settlements (CRSTS) Phase 1 scheme to 
introduce and rationalise walking and cycling infrastructure across Bath city centre, including on UBW. 
 
We wish to maintain dialogue with BANES and its officers to ensure Fragrance’s interests are being considered 
and discuss how we can assist with the process.  We would like to ensure the permitted redevelopment of the 
Mineral Hospital to a hotel is viable for Fragrance, by effectively accommodating servicing and deliveries without 
detriment to the wider road network, road users and movement of people in the city centre.  On this basis, our 
representation should be considered as constructive criticism of the TRO proposals. 
 
Background and Context  
 
Fragrance has owned the former Mineral Hospital site since 2018 and received planning permission on 10th 
November 2021 for the redevelopment of the hospital for a 160 bedroom hotel in (planning ref. 21/01752/FUL).  
The planning permission has been subsequently amended by two s.73 variations, but these have not changed 
the highway design on Upper Borough Walls (UBW) or principle of access, servicing or deliveries associated 
with the proposed hotel.  The planning permission that is in the process of being implemented is 25/00415/VAR.   
 
At the time planning application 21/01752/FUL was granted, the strategy accepted by BANES was that an 
existing loading bay on the frontage of the West block of the application site on UBW allowing loading between 
24:00 and 12:00 was to be used for servicing and deliveries associated with the hotel.  There was additionally 
an ambulance bay in front of the West block on UBW and it was proposed this could also be changed to a 
loading bay.  This demonstrates that two loading areas were originally envisaged in front of the West wing of 
the hotel.  Fragrance agreed to contribute £4,351 towards the cost of a TRO for BANES to provide a loading 
bay adjacent to the hotel on UBW.   
 
Fragrance also agreed as part of the s.106 Agreement for the hotel planning permission to make a £250,000 
contribution to “improvements” to UBW public realm, as part of the Council’s Bath High Street Renewal 
programme and/or the City Centre Security Scheme.  In making this contribution there was an expectation that 
explicit provision for servicing, along with other public realm enhancements, would be delivered at UBW in 
consultation with Fragrance’s Design Team.   
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CRSTS Phase 1  
 
Since September 2024, Fragrance and its Design Team have raised concerns with BANES / WSP that its 
CRSTS Phase 1 scheme, does not take into account the servicing and delivery requirements for the approved 
hotel or surrounding businesses.  This has subsequently been confirmed by the draft TRO 25-052 consultation.  
The concerns have been raised at meetings between Fragrance and BANES / WSP on 25th September 2024 
and 6th November 2025 in addition to written representations and submissions that have been directly made to 
the BANES / WSP design team.  
 
PEP on behalf of Fragrance prepared the enclosed Technical Note to set out the hotel servicing and delivery 
requirements and need for loading bays on UBW that are essential for the development of the permitted hotel 
to progress and for its ultimate operation.  This was submitted to the BANES / WSP design team on 6th 
November 2025.  This note sets out the following: 
 

• The permitted hotel scheme and its extensive servicing and delivery requirements; 

• The existing challenging situation on UBW including servicing and deliveries that take place on UBW;  

• The CRSTS Phase 1 scheme and insufficient servicing and delivery arrangements for the hotel and 
surrounding retail/ hospitality/ other businesses; and 

• Additional loading bay options suggested by PEP/Fragrance that could be delivered as part of the CRSTS 
Phase 1 scheme.   

 
For Fragrance to progress with the permitted hotel development, it must be able to operate efficiently in terms 
of the multitude of deliveries it would receive daily such as linen, food and beverage, and the items to be 
collected from site such as laundry and refuse, and we believe this can be achieved without detriment to the 
wider road network, road users and the movement of people in the city centre.  This would have been factored 
in and was implicit when granting Fragrance planning consent and in agreeing the related s.106 contributions 
(loading bay and improvements to UBW). 
 
The CRSTS Phase 1 scheme and by association the TRO 25-052 proposals should take account of the 
permitted development scheme at the former Mineral Hospital and the servicing arrangements previously 
agreed with BANES pursuant to planning permission 21/01752/FUL (as subsequently amended).   
 
As part of the CRSTS Phase 1 scheme it is also necessary to take account of and to coordinate with the  
external lighting of the proposed hotel to ensure that UBW is safe for all activities, including the functional 
requirements of the permitted hotel.  The UBW lighting should also be coordinated with the emerging façade 
lighting proposals that are currently the subject of pre-application discussions with the LPA 
(Ref:25/04618/PA02), to preserve / enhance listed building setting and amenity for all users of UBW.  
 
TRO 25-052 Consultation  

 
We understand from the TRO 25-052 consultation that it is the intention to modify the parking and loading 
restrictions on UBW outside the former Mineral Hospital so there is no waiting or loading at any time, which 
Fragrance feel is unnecessarily restrictive and will mean their development is potentially unimplementable.   
 
There is only one loading place proposed opposite the East Block of the former Mineral Hospital where loading 
and unloading can take place for a maximum of 20 minutes.  This is a commercially unrealistic solution and 
must be revisited to allow the city centre businesses to function and Fragrance’s development to progress.   
 
The pressure on this one loading bay will be enormous, and the extremely short period of time allowed will only 
exacerbate the issue.  The proposals will simply not be able to accommodate  servicing and deliveries for the 
hotel, let alone surrounding retail/ hospitality/ other businesses.   
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It is clear from observations that servicing and deliveries currently take place on the southern side of UBW 
outside the former Mineral Hospital, where waiting, but not loading, is prohibited, in addition to the informal 
loading bay between Union Street and Old Bond Street.   
 
The objections to the TRO proposals are set out in the following pages in the context of the Council’s Statement 
of Reasons (SOR) and Road Traffic Regulation Act 1984.   
 
Objection: Road Traffic Regulation Act 1984 Section 1 
 
The lack of loading bays will lead to congestion and cause highway safety issues, contrary to the TRO SOR 
and Section 1(1)(a), (c) and (f) of the Road Traffic Regulation Act 1984, which state:   
 
‘(a) for avoiding danger to persons or other traffic using the road or any other road or for preventing the likelihood 
of any such danger arising. 
(c) for facilitating the passage on the road or any other road of any class of traffic (including pedestrians).. 
(f). for preserving or improving the amenities of the area through which the road runs 
 
Servicing already takes place on UBW for the surrounding retail/ hospitality/ other businesses within the existing 
informal loading bay and also on the carriageway adjacent to the former Mineral Hospital, where waiting, but 
not loading, is prohibited.  Access to UBW for servicing is already restricted to the time period between 18:00 
and 10:00 by the City Centre Security Scheme, and need not be restricted further.   
 
By restricting the available loading areas for the servicing associated with the permitted hotel and the 
surrounding businesses, these activities will inevitably continue to occur out of functional necessity, but take 
place in an unplanned manner outside of the one marked loading bay in ad hoc and inappropriate locations, 
such as on footways.  This will impact on the safety and amenity of the area and pedestrians and cyclists using 
UBW.    
 
Please refer to the enclosed Technical Note which identified several potential solutions for additional loading 
bays alongside the CRSTS Phase 1 scheme without detriment to pedestrian or cyclist movements or safety.  
This would help manage the servicing requirements of city centre businesses while preserving the amenity of 
the area.    
 
These preferred options provide a suitably sized loading bay for the proposed hotel and other local businesses 
without narrowing the footway but at the same time maintain a carriageway width for vehicles and contra flow 
cycling consistent with the BANES/WSP arrangement.  They also allow for good forward visibility for contra 
flow cyclists passing any stopped vehicle. 
 
The options put forward would cause less danger to road users compared to the potential ad hoc and illegal 
loading and unloading that could occur within the CRSTS Phase 1 / TRO 25-052 scheme.  They would also 
allow the suitable passage of cyclists, pedestrians and other road users and would improve the amenity of the 
area compared to the unlawful loading and unloading that would inevitably occur within the CRSTS Phase 1 / 
TRO 25-052 scheme.      
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Objection: Road Traffic Regulation Act 1984 Section 122 
 
The TRO SOR also refers to Section 122(1) of the Road Traffic Regulation Act 1984 and how BANES meets 
its duty under this section to secure the expeditious, convenient and safe movement of vehicular and other 
traffic (including pedestrians).  However, we do not agree with the Council that is has satisfactorily discharged 
its duty based on the reasons given, on the following basis:  
 
(a) the desirability of securing and maintaining reasonable access to premises 
 
BANES states the scheme has no impact on access to premises.  However, the TRO scheme will impact on 
the servicing and delivery access to the permitted hotel and the surrounding businesses, who can currently use 
UBW outside the former Mineral Hospital for short term loading and unloading.  There would not be capacity in 
the single loading bay proposed, without detriment to the safety and movements of other road users including 
pedestrians and cyclists.    

 
(b) the effect on the amenities of any locality affected and (without prejudice to the generality of this paragraph) 

the importance of regulating and restricting the use of roads by heavy commercial vehicles, so as to 
preserve or improve the amenities of the areas through which the roads run 

 
The proposed TRO would not preserve or improve the amenity of the area, as deliveries and servicing take 
place at present on UBW including outside the former Mineral Hospital and are already restricted to the time 
period between 18:00 and 10:00 by the City Centre Security Scheme.  The TRO proposals would cause greater 
harm as these loading and unloading activities will continue to occur, but take place outside of the one marked 
loading bay in ad hoc and inappropriate locations, such as on footways, which would impact on the amenity of 
the area and safety of pedestrians and cyclists using UBW.  The options presented in the enclosed Technical 
Note would preserve the amenity by helping manage the location of servicing and deliveries and fit well into the 
street scape maintaining the desired pedestrian and cyclist movements.   
 
(bb) the strategy prepared under section 80 of the Environment Act 1995 (national air quality strategy) 
 
The TRO proposal would cause greater harm to congestion and air quality as the current loading and unloading 
activities will continue to occur, but take place outside of the one marked loading bay and cause congestion, 
delays in servicing activities and therefore greater vehicle emissions in ad hoc and inappropriate locations over 
a wider area.  The presented options would not impact on the actual or desired pedestrian or cyclist movements, 
as the designs still allow for suitable pedestrian and cyclist movements.   
 
(c) the importance of facilitating the passage of public service vehicles and of securing the safety and 

convenience of persons using or desiring to use such vehicles 
 
UBW is not a route for public service vehicles, but some pedestrians would be walking to or from bus stops.  
The PEP/ Fragrance scheme options for UBW would not impact on the actual or desired pedestrian or 
movements, whereas the TRO proposal would result in servicing and deliveries in ad hoc and inappropriate 
locations over a wider area, which would have a detrimental impact on pedestrian movements to / from bus 
stops and the safety of the public.   
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Hotel Redevelopment of the Former Mineral Water Hospital, Upper Borough Walls, 
Bath  
 
TECHNICAL NOTE ON HOTEL SERVICING AND DELIVERIES 
 
1.0 INTRODUCTION 

1.1 Purpose of Note 

1.1.1 This note has been prepared to set out the hotel servicing and delivery requirements and 

need for loading bays on Upper Borough Walls (“UBW”) that are essential for operation of 

the permitted hotel (LPA Ref: 25/00415/VAR).   

1.1.2 It follows a meeting between the applicant, Fragrance UK- Bath Limited, and its design 

team and BANES and its consultants WSP on 6th November 2025, on the City Region 

Sustainable Transport Settlements (CRSTS) Phase 1 scheme, which proposes to 

introduce and rationalise walking and cycling infrastructure across Bath city centre 

including on UBW.   

1.1.3 An original meeting was held between Fragrance and its design team and BANES and 

WSP on 25th September 2024 regarding the CRSTS scheme.  At that meeting and in a 

subsequent e-mail, Fragrance and design team raised their concerns with the 

BANES/WSP proposed design for UBW as follows:  

• Service Bay – Significant concerns were expressed about the capacity of a single 

layby to adequately service adjoining business, the trade stalls in Stall Street and 

the permitted 160 bed hotel.  A new loading bay adjacent to the proposed hotel was 

advised as an essential requirement;    

• West Wing – Main Hotel Entrance - taxi / disabled drop off, potential conflict with 

contraflow cycle lane;  

• East Wing – Hotel / Spa Entrance – pedestrian safety for those entering and leaving 

given the stepped entrance.  Very narrow pavement adjacent to contraflow cycle 

lane; and 

• General - Concerns about the potential for proposals to affect the setting of the grade 

II* listed building at street level if appropriate materials, signage and street furniture 

were not carefully controlled. 
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1.1.4 Given these concerns, Fragrance requested that B&NES / WECA project team consider 

further the following: 

• Incorporation of an additional service layby for hotel, similar to the previous 

ambulance bay, a sketch design option was also presented; 

• UBW to remain as pedestrian priority shared surface with no cycle lane markings; 

• Consider localised widening of pavement outside of East Wing;  

• Consider a frontage threshold within / across UBW aligned with main entrance to 

denote threshold to hotel (instead of raised link shown from Trim Street); and 

• Coordination of the design of the junction with northern end of the resurfaced 

Parsonage Lane. 

1.1.5 Fragrance and the design team are concerned that BANES / WSP has not taken on board 

these previous comments and the additional loading bay on UBW is not being provided in 

the CRSTS Phase 1 scheme.  This would significantly impact on the feasibility of 

adequately servicing the hotel, in addition to the adjoining business who rely on UBW for 

deliveries and servicing.     

1.1.6 This note sets out the planning background and hotel operational requirements to highlight 

the need for the additional loading bays on UBW.  It also shows how new loading bays 

could be incorporated into the CRSTS Phase 1 scheme.    

1.2 Planning Permission 

1.2.1 Planning permission was granted for the redevelopment of the hospital for a 160 bedroom 

hotel in November 2021 (ref. 21/01752/FUL).  The planning permission has been 

subsequently amended by two s.73 variations.  The permission that is in the process of 

being implemented is 25/00415/VAR.  No highway related design changes were made 

under the variations but a Deed of Variation to the s.106 has changed the payment timing 

of the commuted sum contributions pursuant to the TRO and UBW public realm works to 

commencement of the Main Contract, which is identified as Phase B2 in the approved 

Phasing Plan.  

1.2.2 Peter Evans Partnership (PEP) prepared a Transport Statement (TS) dated February 2021 

for the original planning application submission.  

1.2.3 At the time the planning application was granted, there was a loading bay on the frontage 

of the West block of the application site on Upper Borough Walls allowing loading between 

24:00 and 12:00, that was proposed to be used.  There was also an ambulance bay in 

front of the West block on UBW.  With the closure of the hospital, the ambulance bay on 

UBW became redundant and it was proposed this could be changed to a loading bay.   
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1.2.4 There was no deliveries or servicing proposed via Parsonage Lane, all deliveries and 

servicing would take place from UBW.  Improvements to the public realm on Parsonage 

Lane were agreed to enhance the environment for pedestrians.   

1.2.5 The parking and loading bay and restrictions presented in the TS are shown on the 

drawing as Attachment 1.   

1.2.6 Traffic surveys carried out in 2019 as part of the planning application process, showed 

there were the following number of goods vehicles recorded stopping on UBW outside 

The Mineral Hospital over a 24-hour period.  These deliveries are now taking place within 

a shorter timeframe due to the city centre traffic restrictions between 10:00 and 18:00. 

• Upper Borough Walls (west of Parsonage Lane) = 32 

• Upper Borough Walls (east of Parsonage Lane) = 39 

1.2.7 There were instances recorded where large goods for the hospital and bins were trolleyed 

or pushed along the UBW carriageway and along Parsonage Lane. 

1.2.8 The Council were developing its city centre security project at the time and it was proposed 

that the Council would amend the TROs (Traffic Regulation Orders) as part of the intended 

security proposals.  At the time the planning application was granted a final scheme had 

not been approved by the council.  As there was uncertainty regarding the security 

scheme, Fragrance agreed to contribute £4,351 towards the cost of a TRO for BANES to 

provide a loading bay adjacent to the hotel on UBW.   

1.2.9 Subsequent discussions with BANES acknowledged that the s.106 agreement has made 

provision for a TRO contribution and a public realm contribution to UBW.  The Fragrance 

client and design team had therefore expected the CRSTS to make explicit provision for 

the required loading bay on UBW.  

1.3 Existing Situation  

Upper Borough Walls 

1.3.1 The security scheme is now in place and UBW, Cheap Street, Westgate Street and Saw 

Close are closed to all vehicles between 10:00 and 18:00, except for blue badge holders.  

However, the loading and parking bays on UBW have now been removed.  There are 

double yellow line parking restrictions, but not loading restrictions, along the site frontage 

on the southern side of UBW.   

1.3.2 The closest loading bay is on Barton Street approximately 90m from the site.  BANES has 

installed new loading bays on Westgate Buildings to help mitigate the loss of loading 

facilities around UBW / Westgate Street, some 225m from the site.   
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1.3.3 The photograph below shows the servicing and deliveries recently taking place on UBW 

on a Monday morning before 10:00.  

 

Parsonage Lane 

1.3.4 Parsonage Lane is a side road between UBW and Westgate Street, which served the rear 

parking area for the Mineral Hospital and several residential units.   

1.3.5 Immediately south of the priority junction with UBW, Parsonage Lane passes under a 

bridged section of the former Mineral Hospital which links the western block of the hospital 

to the east.  There is some 4.5m clearance.   

1.3.6 Parsonage Lane has a 1m wide footway on the east side of the road and the carriageway 

varies between some 3m at its narrowest points at the northern and southern ends of the 

road and 4.5m at its widest point adjacent to the site car park.  There are double yellow 

lines on both sides of the carriageway.  

1.3.7 Turning radii and visibility are restricted at the junctions at both ends of Parsonage Lane.  

There is damage to kerbs, bollards and fencing which borders the former Mineral Hospital 

building, due to vehicle overrun and strikes.    
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2.0 HOTEL SERVICING AND DELIVERIES 

2.1 Servicing Strategy 

2.1.1 It was agreed with the Highway Authority during the original planning application process 

that the ambulance bay was no longer necessary.  At this stage in the planning process 

PEP advised that servicing would be undertaken from UBW, in a similar manner to the 

arrangements when the hospital was operating, and that future coordination would be 

required in respect of the required TROs.  However, the vehicle restrictions on UBW mean 

that servicing would generally take place between the hours of 18:00 and 10:00.    

2.1.2 Vehicles would stop on UBW adjacent to the hotel and goods would be wheeled along the 

footway using trolleys in a similar manner to the arrangements for the hospital, to the 

stores and back of house area accessed at the north west corner of the eastern hotel 

block, or to the restaurant entrance on Parsonage Lane.  Staff would be notified when the 

vehicles would be arriving to have everything prepared. 

2.1.3 The planning application identified the following number of service vehicles were 

estimated to be associated with the hotel throughout a typical week.   

Delivery type Number per week 

Linen / Laundry 5-6 

Food and beverage and other consumables 3-4 

Refuse Collection (commercial) 2 

 

2.1.4 We have now reviewed hotel operations and estimate the following due to storage 

restrictions internally and the operational requirements for just-in-time deliveries: 

Delivery type Number per week 

Linen / Laundry 7 

Food  4-5 

Beverage  2 

Refuse Collection  
(commercial - food, glass, general waste) 

5 

Other deliveries 5 

NB estimated 5/6 deliveries/collections per day of varying sizes. Some via large articulated lorries. 
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2.1.5 The hotel and health spa would be run by a single operator, with complete control over all 

uses on the site.  The deliveries and servicing can therefore be managed through the 

individual arrangements with each supplier or contractor.  This would include a 

management system whereby the timings of deliveries can be scheduled and staff made 

aware of when the vehicles would arrive in order to prepare the site; in addition to advising 

the supplier / contractor on the size of vehicle that would be best suited to serve the hotel. 

2.1.6 The restaurant / café at the hotel will likely be operated by the same entity but there is a 

possibility it may be a separate commercial operation.  If that were the case, there would 

be a close relationship with the hotel to manage the timings of deliveries as far as possible.  

Deliveries and servicing for the restaurant / café would also take place on UBW.   

2.1.7 There will be regular instances where fresh deliveries will need to be made during the day 

in vehicles of varying sizes.  With the security restrictions in place on UBW, these 

deliveries would stop at one of the existing loading bays on the roads outside of this 

perimeter.  The closest is on Barton Street approximately 90m from the site.  Goods would 

be carried or wheeled along the footway using trolleys.  This occurs at present to local 

businesses and residents.   

2.1.8 Refuse and waste would typically be collected approximately five times per week from 

UBW.  Bin storage facilities for the hotel, health spa and restaurant / café are proposed in 

the basement of the western hotel block with direct access to Parsonage Lane via a goods 

lift.  Bins would be moved along Parsonage Lane to UBW on the day of collection and 

returned immediately after the refuse is collected, in a similar manner to the previous 

hospital operations. 

2.1.9 The moving of bins or trolleys on the footway and carriageway is not unusual in 

constrained city centre environments.  Given that the alternative would be to have large 

vehicles reversing along Parsonage Lane, this option is considered to be the better 

solution and similar to the current arrangements. 

3.0 BATH CITY CENTRE CITY REGION SUSTAINABLE TRANSPORT SETTLEMENTS 

(CRSTS) PHASE 1 

3.1.1 The CRSTS Phase 1 is to introduce and rationalise walking and cycling infrastructure 

across Bath city centre, from Green Park Road in the west to Pulteney Bridge in the east, 

including changes to UBW.   

3.1.2 The current proposals prepared by WSP for UBW include provision for contra flow cycling, 

widening the footway in front of the West block of the site and new informal pedestrian 

crossing adjacent to Parsonage Lane, and waiting and loading restrictions on both sides 

of UBW.   
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3.1.3 There are no loading bays proposed on UBW adjacent to the West block of the site.  A 

loading bay is proposed on the northern side of UBW opposite the East block of the site, 

subject to structural assessment of the sub station below.  The loading bay is some 15m 

long and 1.8m deep.  It is partly within the carriageway.  With an HGV parked in the loading 

bay there would be an effective carriageway width of approximately 3m.  This loading bay 

would be for all local businesses including those on UBW, Union Street, Old Bond Street 

and Burton Street.    

3.1.4 The WSP drawing is included as Attachment 2.    

4.0 ASSESSMENT OF SERVICING AND DELIVERY ARRANGEMENTS 

4.1 Existing Highway Arrangement  

4.1.1 Servicing, loading and unloading for the proposed hotel could take place on UBW as part 

of the current highway layout, between 18:00 and 10:00.  There are double yellow line 

parking restrictions on the south side of UBW adjacent to the West block, but short term 

loading and unloading would be permitted.   

4.1.2 If Fragrance commence Phase 2 of their consented works, they have agreed as part of 

the s.106 Agreement to make part payment of a £250,000 contribution to “improvements” 

to Upper Borough Walls Public Realm.  In making this contribution there was an 

expectation that explicit provision for servicing along with other public realm 

enhancements would delivered at UBW in consultation with Fragrance’s Design Team.   

4.2 CRSTS Phase 1 

4.2.1 The CRSTS Phase 1 would not permit any loading or unloading on UBW, except in one 

dedicated loading bay opposite the East block of the site next to Old Bond Street and 

Burton Street, but this is not guaranteed.     

4.2.2 The single loading bay opposite the East block would not be sufficient for the level of 

servicing and delivery activity that currently and in the future would take place on UBW.  

Delivery and servicing can only take place between the hours of 18:00 and 10:00 and 

there would be pressure on the one loading bay during the restricted time period, leading 

to congestion and potential highway safety issues with vehicles attempting to stop on the 

footway or in inappropriate locations.  

4.2.3 It would not be practical to service the hotel if the delivery and servicing arrangements are 

not in accordance with the planning permission and the provision of a loading bay adjacent 

to the site on UBW is required.   
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4.2.4 Parsonage Lane would not be suitable for any alternative delivery operations associated 

with a hotel, for the following reasons: 

• It is too narrow for large vehicles and there is evidence of vehicles overrunning the 

kerbs and also striking adjacent bollards and fencing; 

• Large vehicles would only be able to reverse into Parsonage Lane and would have 

to reverse some 20m to serve the hotel, which on a narrow street shared with 

pedestrians is a safety concern; and 

• Improvements are being made to Parsonage Lane as part of the hotel proposal.  Any 

new road surfacing and kerbing would be damaged by regular use by large vehicles 

and the use of Parsonage Lane by large delivery vehicles would not complement 

the public realm and pedestrian enhancements.   

4.3 CRSTS Phase 1 – PEP/Fragrance Proposals 

4.3.1 PEP has reviewed the WSP proposals and has identified options for providing a dedicated 

loading facility on UBW adjacent to the former Mineral Hospital within the CRSTS Phase 

1 scheme.  A new loading bay could be provided on UBW and Fragrance has funded a 

TRO and public realm contribution for these work, as noted above.   

4.3.2 The PEP option drawings are included as Attachment 3 and include: 

• Option 1 - an off carriageway loading bay within the widened footway outside the 

West block. 

• Option 2 - a loading bay and disabled bay partly within the footway and partly within 

the carriageway.  

• Option 3 - a loading bay partly within the footway and partly within the carriageway. 

• Option 4 - a loading bay and disabled bay partly within the footway and partly within 

the carriageway on either side of the West block entrance. 

Option 1  

4.3.3 The off carriageway loading bay would be within the proposed widened footway and flush 

with the footway.  This would be 20m long and 2.7m wide.  It would narrow the footway 

adjacent to the West block in front of the proposed hotel entrance, but as it is flush it would 

be shared and open for use by pedestrians when not needed for loading.  A carriageway 

width of 4m would be retained past the loading bay, which would allow a vehicle to 

comfortably pass a cyclist.   
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Option 2 

4.3.4 A partial on street loading bay is also shown on the PEP drawings, together with a disabled 

parking bay.  These are positioned at the western end of the West block away from the 

building entrance.  This arrangement would provide a further benefit with the disabled 

parking bay, as there is no parking for blue badge holders on UBW.   

4.3.5 The loading bay would be 22m long and 2.7m wide.  It would retain a 1.5m footway width 

in front of the West block following the existing kerb line.  

4.3.6 The loading bay would be accommodated within the contra flow cycling arrangement as 

there is not a mandatory or advisory cycle lane on the carriageway.  It would maintain a 

minimum 3m effective carriageway width which is consistent to the BANES / WSP layby 

arrangement on the north side of UBW opposite the East block.  The road is straight and 

forward visibility is good for contra flow cyclists passing any stopped vehicle.  This is a 

quiet road, where cyclists travelling in both directions will mix with pedestrians and the low 

level of traffic, all at slow speeds.  

Option 3  

4.3.7 This includes a loading bay partly within the footway and partly within the carriageway 

between the hotel entrance and Parsonage Lane.  This bay is 14m long and 2.7m wide.  

It would retain a minimum 2m footway width in front of the West block.  

4.3.8 An effective carriageway width of 3m would be retained past an HGV parked in the loading 

bay, which is consistent to the BANES / WSP layby arrangement on the north side of UBW 

opposite the East block.  The carriageway alignment and bay would help with forward 

visibility and direct contra flow cyclists past any stopped vehicle.  This is a quiet road, 

where cyclists travelling in both directions will mix with pedestrians and the low level of 

traffic, all at slow speeds.  

Option 4  

4.3.9 This includes a loading bay partly within the footway and partly within the carriageway to 

the west of the building entrance.  This bay is 29m long and 2.7m wide.  It would retain a 

minimum 2m footway width in front of the West block.  A disabled bay is shown between 

the building entrance and Parsonage Lane. 

4.3.10 An effective carriageway width of 3m would be retained past an HGV parked in the loading 

bay, which is consistent to the BANES / WSP layby arrangement on the north side of UBW 

opposite the East block.  The carriageway alignment and bay would help with forward 

visibility and direct contra flow cyclists past any stopped vehicle.  This is a quiet road, 

where cyclists travelling in both directions will mix with pedestrians and the low level of 

traffic, all at slow speeds.  
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Preferred Options 

4.3.11 Options 2 and 4 are considered to be the preferred options as they would provide a 

sufficient sized loading bay for the proposed hotel and other local businesses and traders, 

maintaining a carriageway width for vehicles and contra flow cycling consistent with the 

BANES/WSP arrangement on the north side of UBW, without narrowing the footway.  Both 

options provide a disabled parking, but by separating the loading and disabled bay in 

Option 4 would create more space in front of the building entrance for pedestrians entering 

and leaving the proposed hotel.      

5.0 CONCLUSIONS 

5.1.1 Planning permission for the hotel was granted with planning obligations requiring 

commuted sum payments towards a TRO process and also a public realm contribution 

that is specifically relating to improvements to UBW.  

5.1.2 Whilst the city centre security scheme has removed the dedicated loading bay from UBW 

adjacent to the site, short term loading is still permitted.  However, the TRO and Public 

Realm s.106 funding could still be used to install the required loading bays which are 

essential for the operation of the permitted hotel.  

5.1.3 The CRSTS Phase 1 scheme bans all loading from UBW, except at one loading bay, which 

itself is not guaranteed due to structural issues with sub station underground.   

5.1.4 There will be significant pressure on this one loading bay as all servicing and deliveries 

for the hotel and surrounding retail/ hospitality/ other businesses have to occur during an 

extremely short period of time, when UBW is not closed to traffic as part of city centre 

security scheme.   

5.1.5 The CRSTS Phase 1 scheme should take account the permitted development scheme at 

the former Mineral Hospital and the servicing arrangements agreed with BANES.   

5.1.6 A single loading bay on UBW is not sufficient for current or future needs of local 

businesses.  The hotel cannot be expected to use the loading bays on Barton Street, some 

90m from the site, or on Westgate Street some 225m from the site, due to the need to 

regularly drop off or collect large items or pick up waste and recycling.  The lack of loading 

bays will lead to congestion and cause highway safety issues.   

5.1.7 Additional loading bays are therefore necessary on UBW.  PEP/Fragrance have identified 

options for this at Attachment 3.  We respectfully request that the Council continue to work 

with Fragrance’s Design Team to address the critical servicing requirements before the 

TRO proposals are finalised for formal consultation.  

 



   

 

 
 

 

3174 The Mineral Hospital, Upper Borough Walls, Bath  
Technical Note on Cycle Parking, November 2025  
 

 
 

 

ATTACHMENT 1 

2021 Parking and Loading Bays and Restrictions 

  



Parsonage Lane

Bridew
ell Lane

Westgate Street

Cheap Street

U
nion Street

A3039 H
igh Street

N
orthgate Street

Burton Street

O
ld Bond Street

Upper Borough Walls

Barton Street

New Bond Street

Theatre Royal

Bath Abbey

Guildhall

SITE

W
estgate Street

A4 Queen Square

Monmouth Street

No motor vehicles
except buses and taxis

10am - 6pm

No motor vehicles
except buses and taxis

10am - 6pm

Loading bay

Lay-by

Disabled parking

Taxi bay

Traders only

Loading only
- 30 mins

Disabled parking

Goods vehicle
loading only - 30
mins

Loading only - 30
mins

Loading only - 20 mins

Bus stops

Taxi bay

Saw
 C

lose

Loading only - 30 mins

Disabled parking

Disabled parkingLoading 1 hour /
Disabled badge

holders only

Goods vehicle
loading only

APPENDIX 2

Local Area

The Mineral Hospital, Upper Borough Walls, Bath 
Transport Statement, March 2021

N
.T

.S
 @

 A
3

N
O

TE
: R

EP
R

O
D

U
C

ED
 F

R
O

M
 T

H
E 

O
R

D
N

AN
C

E 
SU

R
VE

Y 
M

AP
 W

IT
H

 T
H

E 
PE

R
M

IS
SI

O
N

 O
F 

TH
E 

C
O

N
TR

O
LL

ER
 O

F 
H

M
SO

. ©
 C

R
O

W
N

 C
O

PY
R

IG
H

T 
LI

C
EN

C
E 

N
O

. 1
00

00
95

97

Site 

No waiting at any time

No waiting or loading at any time

Disabled badge holders only

Ambulance only

Shared space, restricted parking
zone, no loading at any time except
in signed bays

Loading

Existing Bollards

Taxi bay

Permit holders only

No waiting Mon - Sat 8am - 6pm

Goods vehicle loading only

AutoCAD SHX Text
Ward Bdy

AutoCAD SHX Text
Def

AutoCAD SHX Text
CR

AutoCAD SHX Text
Und

AutoCAD SHX Text
Def



   

 

 
 

 

3174 The Mineral Hospital, Upper Borough Walls, Bath  
Technical Note on Cycle Parking, November 2025  
 

 
 

 

ATTACHMENT 2 

WSP CRSTS Phase 1 Drawing  
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EXISTING BOLLARDS
REMOVED

FLUSH UNITS

PROPOSED SHARED
USE BLOCK PAVING AS
PER PATTERN BOOK

FOOTWAY TO BE
WIDENED

NO ENTRY SIGN WITH NCN4
CYCLE DIRECTION PLATE

T446 REF PH1-DES-17
RIGID TRUCK TRACKING ENCROACHING ONTO
THE PEDESTRIAN TACTILE AREA WHILE IT
TURNS FROM TRIM STREET TO BARTON STREET

T446 REF PH1-CON-05
PENNANT STONE SLABS WILL REQUIRE CUTTING
AT A SIZE/ANGLE WHICH POTENTIALLY  DEPARTS
FROM BATH PATTERN BOOK STANDARDS

CONTRAFLOW CYCLE LANE COMMENCEMENT
AT JUNCTION OF SAW CLOSE/BARTON
STREET/UPPER BOROUGH WALLS TO BE
SUPPORTED WITH SIGNAGE.
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PROPOSED RAISED CROSSING
FOR PEDESTRIANS

T446 REF PH1-CON-07
PROPOSED LOADING BAY SUBJECT TO STRUCTURAL
ASSESSMENT OF SUB-STATION BELOW.

T446 REF PH1-DES-19
POTENTIAL FOR BOLLARD TO
CAUSE OBSTRUCTION TO
WESTBOUND CYCLISTS

EXISTING BLOCK PAVING
TO BE REMOVED AND
RESURFACED AS SHOWN

IF BUDGET ALLOWS TO BE
SURFACE WITH BLOCK PAVING

PARSONAGE LANE BELLMOUTH TO BE
CONSTRUCTED IN CO-ORDIANTION WITH
HOSPITAL REDEVELOPMENT PROPOSALS.

SUBSTATION LAYOUT

CAUSEWAY

CAUSEWAY

CAUSEWAY

NOTES:

1. ALL DIMENSIONS ARE IN METERS UNLESS OTHERWISE
STATED.

2. DESIGN BASED ON TOPOGRAPHICAL SURVEY PROVIDED
BY WSP IN SEPTEMBER 2023.

3. DRAWING SHOULD BE READ IN CONJUNCTION WITH ALL
OTHER RELEVANT ENGINEERING DETAILS, DRAWINGS
AND SPECIFICATION.

4. SETTING OUT INFORMATION REFER TO SETTING OUT
DRAWING. ALL SETTING OUT TO BE AGREED ON SITE
WITH ENGINEER.

5. SIGNS AND STREET FURNITURE TO HAVE A MINIMUM
LATERAL CLEARANCE OF 450mm FROM ALL KERB FACES.

6. DISCREPANCIES SHOULD BE REPORTED TO THE
ENGINEER IMMEDIATELY, SO THAT CLARIFICATION CAN
BE SOUGHT PRIOR TO THE COMMENCEMENT OF WORKS.

7. CONTRACTOR TO ESTABLISH ALL UTILITY AND DRAINAGE
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