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1. Introduction 
 

 
1.1 Watkin Jones Group (WJG) are submitting a full planning application for redevelopment of 

the Dick Lovett BMW/Mini garages in Lower Bristol Road, Bath.  The description of the 
development for planning purposes is as follows: 
 
“Demolition of existing buildings and mixed-use redevelopment of the site comprising the 
erection of residential units (Class C3); erection of purpose-built managed student 
accommodation (Sui Generis); flexible commercial floorspace (Class A1-A5/B1/D1/D2); 
associated parking; landscaping; improvements to the public realm; and new vehicular 
access from Lower Bristol Road."  

 
1.2 The proposals qualify as a Schedule 2 development under the Town and Country Planning 

(Environmental Impact Assessment) Regulations, 2017 (referred to hereafter as the EIA 
Regulations) as follows: 

 
10. Infrastructure projects (b) Urban development projects 
Applicable Threshold: (ii) the development includes more than 150 dwellings 

 
1.3 The site and surrounding area are subject to a number of environmental sensitivities, 

including flood risk, contaminated land and location within the City of Bath World Heritage 
Site (WHS).  Since a potential for significant effects cannot be ruled out, WJG have elected 
to carry out an EIA, and this decision has been endorsed by Bath & North East Somerset 
Council (B&NES). 
 

1.4 The findings of the EIA are presented in the form of an Environmental Statement (ES), 
which comprises three volumes as follows: 

 
1. a Non-Technical Summary (NTS); 
2. a Main Report; and 
3. a series of Technical Annexes. 

 
1.5 The Technical Annexes present a range of supporting information related to the 

assessment topics, and are as follows: 
 

A. Scoping Report and LPA Scoping Opinion 
B. Air Quality 
C. Built Heritage 
D. Contaminated Land 
E. Flood Risk and Drainage 
F. Landscape and Views 
G. Transport 

 
1.6 EIA is a structured process for identifying the environmental effects of a development prior 

to its authorization.  Its main purpose is to identify the “likely significant effects” and - where 
such effects may be adverse - the measures that should be implemented to avoid or 
mitigate them.  The main steps in the assessment process are as follows: 

 
• defining its scope (scoping); 
• consulting relevant parties; 
• carrying out baseline studies; 
• predicting the likely effects; 
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• assessing the significance of those effects; 
• identifying and incorporating mitigating measures; 
• assessing the residual effects; 
• preparing the ES; and (following authorization) 
• monitoring relevant aspects of the development. 

 
1.7 This document comprises the Non-Technical Summary (NTS). 
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2. Scope of the Assessment 
 

2.1 A Scoping Report was submitted to B&NES as a basis for requesting a Scoping Opinion.  
This Opinion largely endorsed the proposed scope, with the addition of Transport as an 
assessment topic (see ES Technical Annex A).  The scope of the assessment, together 
with the relevant justification, regulatory reference and nominated consultants, is set out in 
the following table: 

 
Topic Justification Reg 4 + 

Schedule 4 
Refs 

Nominated 
Consultant 

1. Air Quality Development has the potential to 
affect air quality within an Air Quality 
Management Area and will take place 
in close proximity to residential 
properties 

Air Redmore 
Environmental 

2. Built Heritage Site lies within the Bath WHS and is 
currently or potentially inter-visible with 
other heritage assets 

Cultural 
heritage 

Pegasus Group 

3. Contaminated 
Land 

Site has the potential to be 
contaminated and lies close to areas of 
known contamination (former 
gasworks) 

Soil and 
subsoil 
pollution 

Jubb 

4. Flood Risk 
and Drainage 

Site lies within an area of potential 
flood risk 

Water 
Population 

Jubb 

5. Socio-
Economics 

Development will change the site use 
and introduce new residents, with 
consequential implications for housing 
supply, local economy and social 
infrastructure 

Population Pegasus Group 

6. Landscape 
and Views 

Development will significantly change 
site character, with the potential to 
affect surrounding streetscapes and 
views 

Landscape Nicholas 
Pearson 
Associates 

7. Transport Requested by LPA Population Pegasus Group 
 

2.2 Chapter 2 of the Main Report explains the EIA process, including the basis for scoping out 
selected topics, and how the requirements of Schedule 4 of the Regulations regarding the 
information to be included in an ES have been addressed.  Consultation has taken place 
with relevant organisations and technical opposite-numbers as part of the information-
gathering process and to agree aspects of the scope. 
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3. The Site and its Environmental Context 
 
 
3.1 The application site is shown on Figure 1.  It is approximately 1.5 hectares in area and is 

defined to the south by Lower Bristol Road and to the west by Windsor Bridge Road.  Its 
northern boundary abuts former railway land and its eastern boundary abuts a Ford/Kia car 
dealership.  It comprises a series of showrooms/offices/garage buildings, areas of 
hardstanding and landscaping. 

 
Site History 

 
3.2 The earliest available OS mapping (1886) shows the eastern part of the site to be occupied 

by a residential terrace (Hopmead Buildings), several other buildings and what appears to 
be an orchard.  It was adjoined to the north by the Midland Railway, from which the 
Somerset & Dorset Railway (SDR) diverged to cross the western part of the site on 
embankment and the Lower Bristol Road on viaduct.    By the early 20thC, additional 
buildings had appeared on the eastern part of the site, with the western part occupied by 
allotments, together with apparent land-raising to the north of the SDR. 

 
3.3 Further (unidentified) buildings had appeared on the site by World War II, and by 1951 the 

eastern part of the site is shown to be occupied by a warehouse, with garages and a 
petroleum installation occupying the western part, together with a builder’s yard to the north 
of the SDR.  No obvious changes occurred during the next 20 years, but by the early 1970s 
Hopmead Buildings had been demolished, both railways had been dismantled, and the site 
is shown to be occupied by a depot. 

 
Planning Context 

 
3.4 The site lies within the Western (Phase 2) zone of the Bath Western Riverside (BWR) 

regeneration area, as defined in the BWR Supplementary Planning Document (SPD, March 
2008).  The SPD aims to guide and facilitate the regeneration of 35 hectares of brownfield 
land, which plays a key role in delivering the Council’s future vision for the city, including 
environmental benefits and a major contribution to housing supply. 

 
3.5 Development of Phase 1 (the Eastern zone) of BWR is complete, having delivered 854 

dwellings.  Most of the Western zone was previously subject to an outline planning 
permission (ref 06/01733/EOUT) obtained in 2010, although the development process has 
been delayed.  This consented scheme was EIA development and includes the eastern 
third of the current application site.  A reserved matters application (RMA, ref 
19/05165/ERES) is pending on this part of the site, and would be replaced by the current 
application in the event that the latter is successful. 

 
Land Use Context 

 
3.6 The site lies within Twerton, which developed as a semi-industrial suburb of Bath from the 

mid 19thC.  Many of these uses have disappeared, either to be replaced by commercial 
uses, or leaving a legacy of brownfield land that is being regenerated in the form of mainly 
residential, higher-density development. 

 
3.7 The area adjoining the site to the north comprises brownfield land within the former railway 

corridor and, beyond this, the former gasworks.  This area extends to the River Avon; apart 
from Wessex Water’s Midland Road sewage pumping station, most of it is vacant or used 
for temporary parking. 
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3.8 Land to the east of this area has been redeveloped as part of BWR Phase 1, known as 
Bath Riverside, and comprises a series of 4/6-storey residential blocks.  These are adjoined 
to the east by a Sainsburys petrol station and Homebase.  To the east of the site, beyond 
the Ford/Kia dealership and Midland Road, the northern frontage to Lower Bristol Road 
comprises a public house and a series of 2/3 storey 19thC residential terraces. 

 
3.9 Opposite the site, the southern frontage of Lower Bristol Road, between Brook Road and 

Dorset Close, is formed by the former Bath Press site.  This has recently been demolished, 
retaining the street façade, and has planning permission for mixed-use redevelopment.  To 
the west of the site, beyond Windsor Bridge Road, lies the recently-completed Spring Wharf 
development, which forms part of the consented Roseberry Place scheme.  This is adjoined 
to the north by the consented Chivers House development. 

 
Relevant Environmental Influences  

 
3.10 The Council have declared an Air Quality Management Area (AQMA), covering the main 

roads within the city.  The AQMA extends along Lower Bristol Road and Windsor Bridge 
Road, and across the frontage of adjoining properties.  Approximately one third of the site 
falls within the AQMA.  However, background concentrations of relevant pollutants at the 
site are unlikely to exceed the respective Air Quality Objectives (AQOs).  Nearby (and 
consented) residential properties constitute sensitive receptors. 

 
3.11 The site lies within the Bath World Heritage Site (WHS), but is not considered to contribute 

to any of the outstanding universal values (OUVs) identified in the WHS Management Plan.  
The site is not subject to any other heritage designations.  The nearest designated assets 
comprise the Bath Conservation Area, which lies about 220m to the north, and the locally-
listed façade of the former Bath Press building, which occupies the opposite frontage of 
Lower Bristol Road. 

 
3.12 There is a risk that contaminated ground may remain on the site due to historic uses, as 

well as on surrounding land, particularly to the north (the former gasworks).  The overall 
level of risk is considered to be moderate, rising to high for construction workers.  Overall 
groundwater vulnerability is considered to be medium-high; this includes the site’s location 
within the protection zone associated with Bath’s thermal springs.  The future residential 
occupants of the site, together with existing/future residents in the immediate surroundings, 
are regarded as sensitive receptors. 

 
3.13 EA flood mapping shows that the site lies within Flood Zones 2 and 3, denoting a medium 

to high probability of flooding from the River Avon during a 1:100-year event.  However, 
flood defence works are currently being implemented as part of the Bath Quays 
development, and will reduce the level of risk.  The site is already substantially developed 
and probably giving rise to greater-than-greenfield volumes of runoff.  Surfacewater is 
discharged to the river, and the site includes public/private sewers. 

 
3.14 The car sales and servicing activities that currently occupy the site support 95 jobs.  This 

use, however, under-represents its socio-economic potential and is inconsistent with the 
ongoing regeneration of the area towards predominantly residential use.  It is understood 
that these jobs are due to be relocated to new premises outside the district. 

 
3.15 In its current use the site makes little contribution either to landscape or views; its most 

valuable features are several semi-mature trees.  Whilst the site is not individually subject 
to any landscape designation, its location within the Bath WHS indicates that its wider 
setting is of some sensitivity.  The site is exposed to a range of public views, due to its 
street frontages and its valley-floor location, which provides opportunities for views to/from 
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the surrounding elevated terrain, including parts of the “green backdrop” that is one of 
Bath’s valued characteristics. 

 
3.16 The site occupies a sustainable location about 1.6km west of the city centre and 0.5km 

north of Oldfield Park Station.  Bus services along lower Bristol Road provide a 10-minute 
journey time into the city centre and the University campuses.  National Cycle Network 
Route 4 passes along the northern bank of the river.  The site includes several priority tee-
junctions onto Lower Bristol Road and Warwick Bridge Road.  These roads converge, 
together with Brook Road, at a four-arm signalised junction at the south-western corner of 
the site.  The car retail businesses on the site already generate both vehicular and non-car 
trips.   

 
Future Changes and Cumulative Schemes 

 
3.17 The local area has been subject to a substantial degree of regeneration in recent years, 

notably as part of the Bath Western Riverside masterplan.  This process has continued, 
most recently in relation to approval for redevelopment of the Bath Press site. The EIA has 
considered the likelihood that cumulative effects could arise when the impacts of the current 
proposal are combined with those of other developments.  The following approved 
developments have been considered: 

  
• Chivers House – Application ref: 18/03797/F 

– https://www.bathnes.gov.uk/webforms/planning/details.html?refval=18%2F037
97%2FFUL 

  
• Bath Press – Application ref: 15/02162/EFUL 

– https://www.bathnes.gov.uk/webforms/planning/details.html?refval=15%2F021
62%2FEFUL#details_Section 

  
• Waste Depot Site (although currently under consideration this relates to an RM 

pursuant to the BWR outline consent) – Application ref: 19/05471/ERES 
– https://www.bathnes.gov.uk/webforms/planning/details.html?refval=19%2F054
71%2FERES#details_Section 

  
3.18 Although some phases of the development originally granted as part of the BWR outline 

consent ref: 06/01733/EOUT have now missed the deadline to submit RM applications (and 
therefore have technically expired), the cumulative assessment has also considered this 
wider application where relevant, since  it provides a reasonable guide to what has been 
found to be permissible on the BWR site. 
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4. Proposed Development 

 
Background 
 

4.1 The design concept reflects the range of constraints and opportunities that influence the 
site, including: 

 
• its location on one of the main highway gateways into the city; 
 
• its high degree of accessibility, including by non-car modes; 
 
• its wider townscape context, including key views and location within the World 

Heritage Site; 
 
• its relationship to the approved Bath Western Riverside masterplan and Bath 

Press development; 
 
• the historic uses and character of the local area; and 
 
• the need to respond to a range of environmental influences, such as flood risk and 

traffic noise. 
 

Quantum and Mix of Uses 
 

4.2 The development comprises: 
 

• 335 build-to-rent (BTR) units, amounting to 9,724sqm GIA, with 155sqm of 
ancillary uses such as plant, storage, amenity and cycle parking; 

 
• 343 purpose-built student accommodation (PBSA) units, comprising 41 studios, 

149 one-bed, 129 two-bed and 24 three-bed units; 
 
• 727sqm of flexible commercial floorspace (Use Classes A1, A2, A3, A4, A5, B1, 

D1 and D2) on the ground floor; 
 

• a new north/south public access road; and 
 

• associated access/parking, public realm, private amenity space and landscaping. 
 

Layout 
 

4.3 The proposed development layout is shown on Figure 2 and may be summarized as 
follows: 

 
• The western third of the site would be occupied by a C-shaped block (Block 1) of 

build-to-rent units, presenting a continuous frontage to the external boundaries 
and enclosing a public square, with a pedestrian and servicing route to the east; 
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• The central third of the site would be occupied by an E-shaped block (Block 2) of 
built-to-rent units, forming a continuous frontage to the north, with three wings 
projecting southwards to enclose amenity space; 

 
• To the east, Block 2 would front onto a new north/south shared street, forming a 

priority junction with Lower Bristol Road, that will connect northwards to the BWR 
development; and 

 
• The eastern third of the site would comprise an L-shaped block (Block 3), forming 

a continuous frontage to this new street and Lower Bristol Road, together with a 
separate Block 4, enclosing an intervening amenity space.  These two blocks 
would provide the student accommodation. 

 
Site Levels and Massing 

 
4.4 Ground levels fall northwards across the site by about 3m.  In order to accommodate this, 

to integrate parking and servicing, and to provide acceptable levels of flood protection, 
blocks 1 and 2, together with their associated amenity spaces, would be set on a podium.  
The student accommodation blocks would include a ground-level courtyard. 

 
4.5 The massing of the proposed buildings may be summarized as follows: 

 
• All blocks would be ground + 4 storeys along the Lower Bristol Road frontage; 
 
• Block 1 would increase to ground + 5 storeys to turn the corner into Windsor Bridge 

Road, increasing to ground + 6 storeys opposite Chivers House; 
 
• Block 2 would increase to ground + 6/7 storeys for the internal blocks adjoining 

the northern boundary, except for the frontage to the north/south link, which would 
remain ground + 4 storeys; and 

 
• Blocks 3/4 would be ground + 4 storeys throughout. 

 
Detailed Design, Materials and Landscaping 

 
4.6 The detailed design responds to the historic character of the local area, which included a 

range of warehouse and industrial buildings.  The proposed aesthetic aims to adopt themes 
such as the use of load-bearing brickwork, metal cladding, vertically-arranged windows and 
a series of repeated and asymmetrical pitched roofs and gables.  External spaces would 
be designed to a high specification, including generous tree planting, to reflect the important 
street frontages of the site and to provide substantial levels of public and private amenity.   

 
Access and Parking 

 
4.7 Vehicular access would be taken from Lower Bristol Road onto the proposed north/south 

link, from which access would be gained to 103 resident parking spaces beneath Block 2.  
Refuse collection points would be provided along the Lower Bristol Road frontage and to 
the rear of Block 2 (via the north/south link). 

 
4.8 Cycle access would be gained from Lower Bristol Road and the north/south link, from which 

an east/west link to Windsor Bridge Road would be provided close to the northern 
boundary.  Secure storage would be provided for 690 cycles within Blocks 1 and 2 (for 
residents’ use) and for 170 cycles in Blocks 3/4 (for students).  Pedestrian access would 
be gained from the Lower Bristol Road and Windsor Bridge Road frontages, from the 
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north/south, from the east/link along the northern boundary, and from the north/south link 
and public square between Blocks 1 and 2. 

 
Construction and Phasing 

 
4.9 All existing buildings and other structures on the site would be demolished, and almost all 

of the existing trees would be removed.  A substantial degree of groundwork is likely to be 
required, including piled foundations.  Construction is scheduled to begin in Spring 2022 
and to be completed by Summer 2024. 

 
4.10 The works will be carried out in accordance with a Construction Environmental 

Management Plan (CEMP) or similar.  This would be agreed with B&NES and relevant 
statutory bodies, and would be based on current mitigation practice reflecting regulatory 
requirements or industry guidance.  It would be a contractual obligation and would apply to 
sub-contractors.  The site would also fall within the provisions of the Considerate 
Constructors Scheme. 

 
Reasonable Alternatives 

 
4.11 Schedule 4 of the EIA Regulations require an ES to include “A description of the reasonable 

alternatives (for example in terms of development design, technology, location, size and 
scale) studied by the developer, which are relevant to the project and its specific 
characteristics, and an indication of the main reasons for selecting the chosen option, 
including a comparison of the environmental effects.” 

 
4.12 The guidance emphasizes that such alternatives should be “reasonable” and “relevant”, 

and should be confined to those “studied by the developer”.  In this case, reasonable 
alternatives have comprised the evolving layout and design, which was informed by 
consultation, including the South West Design Review Panel.  This is discussed in Chapter 
5 of the Main Report. 
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5. Predicted Effects and Proposed Mitigation 
 

Air Quality 
 

Construction 
 

5.1 In the absence of mitigation, future dust emissions during construction would give rise to 
negligible to low risks to human health and low to high risks from soiling at the nearest 
sensitive (residential) receptors.  The highest risks of soiling would occur during the 
earthworks and building construction phases.  The possibility that any associated effects 
could be significant cannot be ruled out.  Mitigation in the form of dust control measures 
would be adopted in accordance with the CEMP and enforceable by condition.  Such 
mitigation is of proven effectiveness, and any residual effects would not be significant.  

 
Operation 

 
5.2 The main potential source of operational emissions will be development traffic.  Dispersion 

modelling of future nitrogen dioxide (NO2) and fine particulates (PM10) at sensitive receptors 
(existing and future residential properties adjoining local roads) indicates that future 
concentrations would remain well below the relevant Air Quality Objectives in both the with- 
and without-development scenarios. 

 
5.3 For NO2, slight adverse effects are predicted for future occupants of the Bath Press site and 

Rosebery Place, whilst all other effects would be negligible and in one case beneficial.  For 
PM10, all predicted effects would be negligible.  Mitigation would be adopted by design and 
management in the form of a Travel Plan, including the provision of cycle parking and electric 
vehicle charging points.  These effects are residual and not significant, and no further 
mitigation is required. 

 
5.4 In terms of the ambient air quality experienced by future residents of the site, the modelling 

indicates that NO2 and PM10 concentrations would remain well below the AQOs at all 
positions on the road frontages of the site.  Therefore, future residents would not be exposed 
to poor air quality, and no mechanical ventilation is required.  

 
Built Heritage 

 
Construction  

 
5.5 The existing buildings on the site possess no heritage value.  Their demolition, together with 

the temporary intrusion of construction features such as cranes into local views, would affect 
neither the outstanding universal values (OUVs) of the WHS nor the setting of the locally 
listed façade of the former bath Press building.  The effects on both of these assets would 
therefore be neutral and not significant. 

 
Operation 

 
5.6 The visible scale of the development would increase the influence of built form on some of 

the key views that contribute to the OUVs of the WHS, e.g. by facilitating an appreciation of 
the city within its green backcloth of hills or views from areas of iconic Georgian architecture.  
However, the magnitude of impact on longer-distance views would be limited, and on closer-
range views would be mitigated by the architectural quality of the design and its similarity to 
recent and ongoing development in the area.  The long-term effects on the OUVs of the WHS 
and the setting of the Bath Press building would be neutral and not significant.  
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Contaminated Land 
 

Construction 
 

5.7 The thermal groundwater that maintains the historic Bath hot spring is protected under the 
County of Avon Act, 1982.  In the absence of mitigation, deep piling (i.e. more than 15m bgl) 
could interfere with groundwater flow, representing a minor adverse effect.  An appropriate 
piling solution would be developed, to be agreed through planning condition as part of the 
approval process, to ensure that any impact is minimised and the residual effect negligible. 

 
5.8 The disturbance of soils or groundwater across the site could remobilise hydrocarbons and 

other contaminants, which could leach into surfacewater runoff, whilst piling could provide 
pathways for their downward movement.  In the absence of mitigation, this could give rise to 
a moderate adverse (and thereby significant) effect on the quality of controlled waters, 
namely the River Avon and the Secondary ‘A’ aquifer beneath the site. 

 
5.9 A remediation strategy would be implemented prior to the start of sub-surface works and 

earthworks.  This may include further intrusive site investigation, a watching brief and 
discovery strategy and remediation/removal of any areas of contaminated soil or 
groundwater.  Following remediation, the residual effect on controlled waters is predicted to 
be negligible. 

 
5.10 Site workers could be exposed to contaminated soils, dust or vapour through ingestion, 

dermal contact or inhalation.  In the absence of mitigation, this could give rise to a moderate 
adverse (and thereby significant) effect on human health.  However, prior remediation of 
contamination would reduce this risk for, and with the adoption of appropriate dust control 
and safety measures (e.g. wearing of PPE) the residual effect is considered to be negligible.  

 
Operation 

 
5.11 With completion of the development, the risk to thermal groundwater could theoretically give 

rise to an ongoing minor adverse effect.  However, the adoption of an appropriate design 
solution will ensure that the long-term residual effect remains negligible. 

 
5.12 In the absence of mitigation, buried concrete and services could be at risk of degradation 

due to attack by any remaining contaminants or sulphates, potentially amounting to a major 
adverse (and thereby significant) effect.  However, a Foundations Work Risk Assessment 
would be carried out, and all in-ground concrete and services would be appropriately 
designed and specified so as be resilient to such risks, such that the residual effect would 
be negligible. 

 
5.13 In the absence of mitigation, the contamination risk to controlled waters would remain, giving 

rise to a moderate (and thereby significant) adverse risk to the River Avon and the superficial 
aquifer.  However, the remediation strategy can be expected to have removed on-site 
sources of contamination.  In addition, most of the developed site will be covered with 
buildings or impermeable paving, with areas of soft landscaping underlain by a marker 
membrane so as to minimize rainwater percolation.  The new surfacewater drainage system 
will be designed so as to manage any pollution risk (e.g. by the use of silt/oil traps with 
gulleys, particularly within trafficked areas).  The risk of contaminated runoff or groundwater 
originating from the developed site will therefore be significantly reduced from the existing 
situation, amounting to a moderate beneficial (and thereby significant) effect. 

 
5.14 In the absence of mitigation, future occupiers and users of the site could come into contact 

with contaminated soils, dust or vapours, which would amount to a major (and thereby 
significant) adverse effect on human health.  However, the remediation strategy and design 
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measures outlined above would ensure that any risk of contamination remaining on the site 
would be low, and the risk of exposure to it lower still, such that the residual effect would be 
negligible. 

 
Flood Risk and Drainage 

 
Construction 

 
5.15 In the absence of mitigation, there will be a potential for moderate (and thereby significant) 

adverse effects to arise in relation to the following: 
 

• Interruption of foul drainage due to accidental damage to the sewer network, notably 
a rising main that crosses the site; 

 
• Localised flooding, posing a risk to site workers, adjoining sites and the river, due 

to the interruption (due to blockage or damage) of the surfacewater drainage 
system; 

 
• The risk of construction runoff entering the river, causing possible harm to water 

quality; and 
 
• The risk of contaminants entering groundwater. 

 
5.16 The CEMP will include precautionary measures to avoid damage to drainage infrastructure, 

and to ensure that drainage is managed so that sediment or harmful spillages do not enter 
the surfacewater drainage system.  In addition, it can be assumed that the remediation 
strategy will have reduced the residual contamination risk to acceptable levels.  As a result, 
the residual construction effects would be reduced to minor and would not be significant.  

 
Operation 

 
5.17 Flood mapping shows the site as falling within Flood Zones 2 and 3.  The higher probability 

(Zone 3) area is associated with overtopping of the River Avon at Churchill Bridge, upstream 
from the site.  The Bath Quays flood defence works will protect areas south of the river 
(including the site) from an up to 1:100 + 35% climate change flood event.  The development 
will not affect this level of protection and will incorporate mitigation measures such as the 
avoidance of sensitive uses at ground floor and the maintenance of voids beneath the 
podium.  It will, however, introduce more vulnerable uses (residents) onto the site and will 
therefore give rise to a negligible adverse effect. 

 
5.18 Negligible effects are predicted to arise from the displacement of floodwater (due to the 

increased density of buildings on the site); and from a reduction in groundwater recharge 
(due to a 12% increase in impermeable surfaces).  Minor adverse effects are predicted on 
site users and nearby sites due to the interruption of an existing overland flow path; on foul 
drainage, due to the increased loading from the development; and on the risk of pollution of 
the river due to the runoff from trafficked areas.  The attenuation of surfacewater flows on 
the site would achieve a 30% reduction over existing rates, which represents a minor 
beneficial effect.  These effects are residual, taking account of incorporated mitigation such 
as pollution control measures in the surfacewater system, and would not be significant. 
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Socio-Economics 
 

Construction 
 

5.19 The construction phase is predicted to give rise to a minor beneficial effect on local 
employment and gross value added, which is not significant. 

 
Operation 

 
5.20 The completed development is predicted to give rise to: 
 

• A major beneficial (and thereby significant) effect on the local economy through the 
increased spending by new residents; 

 
• A moderate beneficial (and thereby significant) effect on the local economy through 

increased on-site employment; 
 
• A negligible adverse (and thereby not significant) effect on healthcare provision, due 

to available capacity; 
 

• A minor to moderate adverse effect on community facilities (which would be 
mitigated by the provision of additional capacity through CIL contributions); and 

 
• Negligible adverse and minor to moderate adverse (and thereby not significant) 

effects on primary and secondary education respectively (which would be mitigated 
by the provision of additional capacity through CIL contributions). 

 
Landscape and Views 

 
Landscape 

 
5.21 During the construction phase, the effects on the site, the immediate locality and views are 

predicted to be up to moderate adverse.  Whilst technically significant, these effects would 
be mitigated by their limited duration and by the familiarity of construction features within the 
townscape. 

 
5.22 The completed development will have both beneficial impacts (due to the architectural quality 

of the development compared to the current appearance of the site) and adverse impacts 
(due to the increase in built scale).  These effects are therefore considered to be neutral.  
Negligible/slight effects are predicted for one character area (the River Valley west of the 
site), slight effects for three character areas (Lower Newbridge and environs, Oldfield 
Park/Twerton and the River Valley N/E of the site) and for the Bath WHS.  The effect on the 
site itself is predicted to be moderate. 

 
Views 

 
5.23 During the construction period, the effects on views would range from slight to moderate 

adverse, depending on the prominence of features such as cranes.  The potential 
significance of these effects would be mitigated by their limited duration.  The visual effects 
of the completed development are summarized in the following table: 

 
Viewpoint Location Predicted Effects 
Lower Bristol Road Corridor west of site 
Lower Bristol Road Corridor east of site 
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Brook Road and environs Moderate beneficial to 
Slight/Moderate to 
Moderate adverse 

Windsor Bridge Road and environs 

Newbridge Hill and environs Slight/moderate adverse 
Low/mid elevated slopes to NE, incl Sion Hill and Victoria Park Slight adverse 
Hillsides/elevated locations to NE (Weston/Upper Weston, 
Penn/Dean Hill, Kelston Round Hill and Prospect Stile) 

Slight adverse 

Hillsides/elevated locations to N (Lansdown/ Primrose Hill) Slight adverse 
Hillsides E of city (Claverton Down, sham castle, Bathampton Down, 
Bath skyline, Widcombe and Bathwick 

Negligible/Slight neutral/ 
adverse 

Hillsides/elevated slopes to S/SE of site (Oldfield, Broomfield, Bear 
Flat and Odd Down) 

Slight to Slight/ Moderate 
adverse 

Hillsides/elevated slopes SW of site (Twerton, Southdown and 
Twerton Round Hill) 

Slight adverse 

 
Transport 

 
Construction 

 
5.24 The construction works are predicted to give rise to c8one-way car/LGV trips per day and 

c33 one-way HGV trips per day.  These movements would represent less than 1% of the 
daily 24-hour flows on Lower Bristol Road and would give rise to negligible adverse effects 
on accidents/safety, severance, driver delay and pedestrian delay/amenity.  A Construction 
Traffic Management Plan would be agreed and adopted, to provide a basis for matters such 
as the timing and routeing of HGVs. 

 
Operation 
 

5.25 Traffic generated by the development would represent an increase of less than 1% in peak 
flows at the site access, and an average increase of 1.1% in peak flows at the Lower Bristol 
Road/Windsor Bridge Road/Brook Road signalised junction.  These flows would have a 
negligible adverse effect on accidents/safety, severance, driver delay and pedestrian 
delay/amenity.  Closure of the existing site accesses would represent a benefit to pedestrians 
and cyclists.  

 
Residual Effects 

 
5.26 The residual effects may be summarized as follows: 
 

• Air Quality: Not significant, either during construction or for the completed/occupied 
development. 

 
• Built Heritage: Not significant, either during construction or for the completed 

development. 
 
• Contaminated Land: Not significant for construction and mostly not significant for 

operation, apart from a moderate beneficial effect on the risk to controlled waters. 
 
• Flood Risk and Drainage: Not significant for either construction or operation, on the 

assumption that incorporated mitigation would minimize the residual risks to 
hydrology and water quality. 

 
• Socio-Economics: Not significant for construction and for potentially adverse effects 

on education capacity following completion.  The beneficial operational effects 
would be significant. 
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• Landscape and Views: Not significant for both construction (due to its limited 

duration and the recurrence of construction as a townscape feature) or operation 
(due to likelihood that the architectural quality of the development would mitigate 
any adverse impacts of its increased scale). 

 
• Transport: Not significant, both during construction and operation. 

 
Cumulative Effects 

 
5.27 Air Quality 
 

• Construction: No change to the predicted effects, on the assumption that other 
developments would be required to adopt the same dust control measures in the 
event that they are constructed at the same time. 

 
• Operation: No change to the predicted effects, since the modelling already takes 

account of traffic flows from committed developments. 
 
5.28 Built Heritage 
 

• Construction: No change to the predicted effects, due to the short duration of the 
effects associated with each development, and the limited sensitivity of the local 
area. 
 

• Operation: No change to the predicted effects, due to the limited combined effect 
on key views and the design quality of the proposed schemes.  

 
5.29 Contaminated Land 
 

• Construction: No change to the predicted effects, on the assumption that projects 
on other potentially contaminated sites will be required to adopt the same 
investigation, mitigation and remediation requirements, and that the measures 
applied to this site would minimise any residual risk to other developments. 

 
• Operation: No change to the predicted effects, on the same basis as for 

construction.  
 
5.30 Flood Risk and Drainage 
 

• Construction: No change to the predicted effects, on the assumption that projects 
on other potentially sensitive sites will be required to meet the same requirements 
in relation to minimizing risks to hydrology and water quality, and that the measures 
applied to this site would minimise any residual risk to other developments. 
 

• Operation: No change to the predicted effects, on the same basis as for 
construction.  

 
5.31 Socio-Economics 
 

• Construction effects would become major beneficial. 
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• No change to the predicted effects (on the assumption that other developments 
would provide mitigation for any adverse effects on social infrastructure).  

 
5.32 Landscape and Views 
 

• Construction: There would be no change to the predicted effects during 
construction, due to the short duration of the construction period for each 
development and the relatively low risk that they would overlap.  

 
• Operation: With completion of the cumulative schemes, the effects are likely to 

increase to substantial, and would thereby become significant, with the adverse 
impact of increased built development neutralised by the benefits of regeneration 
with buildings of quality.  

 
5.33 Transport 
 

• There would be no change to the predicted effects, either during construction or 
operation. 
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EIA Team 
 

This Environmental Statement has been prepared by Peter Radmall Associates 
www.peterradmallassociates.com, with input from the following: 
 
• Pegasus Group re built heritage, socio-economics, transport and planning policy; 

• Jubb Consulting Engineers re contaminated land, flood risk and drainage; 

• Nicholas Pearson Associates re townscape and views; 

• Redmore Environmental re air quality; and 

• Brock Carmichael re development description and design alternatives. 

 
Availability of ES and Contact for Further Information 
 
The ES is available to view at www.lowerbristolroadredevelopment.co.uk. 
 
Hard copies of the ES (price on application), together with further information about the EIA, 
may be obtained from: 
 
Peter Radmall Associates 
Firbank, Ashdown Road 
Forest Row 
East Sussex RH18 5BW 
Tel: 01342 822278 
E-mail: peterradmall@outlook.com 
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Site Location
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FIGURE 2

Development Layout
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