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1.

Introduction
Background

1.1

Watkin Jones Group and Dick Lovett Companies Ltd (the applicants) are bringing forward
proposals for the redevelopment of the Dick Lovett Garage site on Lower Bristol Road, Bath.
The scheme qualifies as a Schedule 2 development under the Town and Country Planning
(Environmental Impact Assessment) Regulations, 2017, as follows:
Description of Development: 10. Infrastructure projects (b) Urban development projects
Applicable Threshold:
(ii) The development includes more than 150 dwellings

1.2

As such, the development will need to be screened by the Local Planning Authority (LPA) to
determine whether an Environmental Impact Assessment (EIA) may be required. EIA is a
structured process for identifying the “likely significant effects” of a development and the
mitigation that may be required in order to address any adverse effects. It is reported in the
form of an Environmental Statement (ES).

1.3

It is the applicant’s understanding that the LPA are likely to require EIA, due to both the
sensitivities of the site and the fact that its eastern section forms part of the consented Bath
Western Riverside regeneration scheme, which is EIA development. The applicant is
therefore proceeding on the assumption that EIA will be required.
Purpose of this Report

1.4

The Regulations allow applicants to ask the relevant planning authority for Screening
Opinions, which confirm whether EIA is required; and Scoping Opinions, which set out the
scope of an EIA. This report supports a request for a Screening Opinion and, in the event
that this is positive (i.e. that EIA is required), a Scoping Opinion.
Supporting Information

1.5

This report contains the information required to support screening and scoping requests,
which is identified in Regulations 6(2) and 15(2) respectively. The information relating to
screening requests comprises:
(a) a plan sufficient to identify the land;
(b) a description of the development, including in particular—
(i) a description of the physical characteristics of the development and, where relevant,
of demolition works;
(ii) a description of the location of the development, with particular regard to the
environmental sensitivity of geographical areas likely to be affected;
(c) a description of the aspects of the environment likely to be significantly affected by the
development;
(d) to the extent the information is available, a description of any likely significant effects of
the proposed development on the environment resulting from—
(i) the expected residues and emissions and the production of waste, where relevant; and
(ii) the use of natural resources, in particular soil, land, water and biodiversity; and
(e) such other information or representations as the person making the request may wish to
provide or make, including any features of the proposed development or any measures
envisaged to avoid or prevent what might otherwise have been significant adverse effects
on the environment.
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1.6

The information relating to scoping requests comprises:
(a) a plan sufficient to identify the land;
(b) a brief description of the nature and purpose of the development, including its location and technical
capacity;
(c) an explanation of the likely significant effects of the development on the environment; and
(d) such other information or representations as the person making the request may wish to provide
or make.

1.7

Whilst there is a considerable degree of overlap, the information required for screening is
more detailed and has formed the basis for this report.
Structure of this Report

1.8

The remainder of this report is organised as follows:
•
•
•
•
•
•
•

1.9

Section 2 explains the approach to screening and scoping;
Section 3 describes the characteristics of the site and surrounding area;
Section 4 describes the characteristics of the proposed development;
Section 5 identifies the likely significant effects;
Section 6 sets out the proposed technical scope of the EIA;
Section 7 considers other aspects of scope; and
Section 8 describes the proposed structure of the ES.

A plan showing the application site is attached as Figure 1.
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2.

Approach
Regulatory Requirements for the Technical Content of an ES

2.1

Regulation 4(2) identifies the factors that should be addressed in an EIA. These are as follows:
(a) Population and human health;
(b) Biodiversity, with particular attention to species and habitats protected under Directive
92/43/EEC9 and Directive 2009/147/EC;
(c) Land, soil, water, air and climate;
(d) Material assets, cultural heritage and the landscape; [and]
(e) The interaction between the [above].

2.2

Further requirements are identified in Schedule 4: Information for Inclusion in Environmental
Statements. Paragraph 5 sets out the sources of likely significant effects that should be
considered. These include the following (only the relevant sub-paras are quoted):
(b) the use of natural resources, in particular land, soil, water and biodiversity…;
(c) the emission of pollutants, noise, vibration, light, heat and radiation, the creation of nuisances, and
the disposal and recovery of waste;
(d) the risks to human health, cultural heritage or the environment (for example due to accidents or
disasters); [and]
(f) the impact of the project on climate (for example the nature and magnitude of greenhouse gas
emissions) and the vulnerability of the project to climate change.

Guidance
2.3

Current UK guidance on the EIA process forms part of the Planning Practice Guidance
(PPG). Paragraph 035 (Ref ID: 4-035-20170728) of the PPG advises as follows:
Whilst every Environmental Statement should provide a full factual description of the development,
the emphasis should be on the “main” or “significant” environmental effects to which a development is
likely to give rise. The Environmental Statement should be proportionate and not be any longer than
is necessary to assess properly those effects. Where, for example, only one environmental factor is
likely to be significantly affected, the assessment should focus on that issue only. Impacts which have
little or no significance for the particular development in question will need only very brief treatment to
indicate that their possible relevance has been considered.

Identifying the Likely Significant Effects
2.4

Since the primary purpose of EIA is to identify the likely significant effects of a development,
EIA should not be required if the effects are either unlikely to occur or, if they do, would not
be significant. Where EIA is required, the primary purpose of scoping is to ensure that the
EIA is focussed on the topics likely to give rise to significant effects. This allows topics that
are unlikely to give rise to significant effects to be “scoped out”.

2.5

Likelihood and significance are derived from interaction between the characteristics of the
development and the receiving environment, as described in Sections 3 and 4 of this report.
Whether the resulting effects are both likely and significant will depend, in summary, on:
•

the nature of this interaction;
3

•
•

the importance or sensitivity of the environmental resources or receptors; and
the extent to which adverse effects can be avoided or reduced through mitigation.

Initial Checklist of Topics
2.6

The various matters referred to in the EIA Regulations have been refined through many years
of EIA practice into a series of relatively standard topics. The relationship between the
regulatory requirements and these topics is set out in Appendix A.

2.7

Whilst different practitioners have their own preferences as to how these topics are defined,
there is broad agreement on the range of matters that should be considered in scoping an
EIA. Table 1 below provides an initial checklist of these topics (presented alphabetically),
together with a comment on the potential tests for significant effects in each case.
Table 1: Initial Checklist of Topics
Topic

Tests for Potentially Significant Effects

1. Accidents and
Disasters

• Site is within an area of flood risk or geotechnical instability
• Proposed development would introduce potential sources of risk such as
hazardous materials, HGV traffic or energy infrastructure
• Development would involve the loss of a substantial area of “best and
most versatile” land
• Introduction of new sources of airborne pollution (e.g. traffic)
• Potential to affect air quality within an Air Quality Management Area
• Risk of causing nuisance due to construction dust
• Introduction of sensitive receptors into an area of poor air quality
• Development would result in a substantial increase in GHG emissions
and/or would be vulnerable to environmental change related to global
warming (e.g. coastal erosion)
• Site is known or likely to be contaminated (e.g. due to historic use)
• Its geo-environmental context is sensitive (e.g. due to groundwater
vulnerability)
• Development would introduce sensitive end-users (e.g. residents) or new
sources of contamination
• Site is known or likely to be of archaeological value and development
would involve a substantial degree of ground disturbance
• Site includes designated heritage assets
• Development would intrude into the setting of such assets
• Risk of impacts on designated habitats and/or protected (especially
European) species
• Development would substantially displace existing site habitats and/or
provide opportunities for enhancement in an area of low habitat value
• Development would introduce relatively tall buildings that could have
implications for electronic communications
• Site is within an area of identified flood risk and/or limited drainage
capacity
• Development would fundamentally alter the runoff characteristics of the
site
• Site is within an area of known health vulnerability (e.g. poor air quality
or limited access to primary care)
• Development would introduce sensitive receptors (e.g. residents) into
such an area
• Development would introduce potential sources of health risk (e.g.
traffic)
• Development would fundamentally change the character of the site and
its landscape/townscape setting
• Development would involve the loss of important landscape features
• Development would obstruct or alter sensitive views
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2. Agricultural
Land
3. Air Quality

4. Climate Change

5. Contaminated
Land

6. Cultural
Heritage

7. Ecology

8. Electronic
Interference
9. Flood Risk and
Drainage

10. Human Health

11. Landscape/
Townscape +
Views

12. Lighting
13. Mineral
Resources
14. Noise and
Vibration

15. Radiation
16. SocioEconomics

17. Sunlight,
Daylight +
Overshadowing
18. Transport

19. Utilities

20. Waste

21. Water
Resources/Quality
22. Wind

• Development would introduce a substantial level of illumination into a
predominantly dark area with known sensitivities (e.g. bats)
• Development would sterilize an area of known resources
• Development would introduce sensitive receptors onto a site that is
exposed to elevated noise levels
• Existing receptors could be exposed to noise/vibration during
construction
• Development would introduce new sources of operational noise (e.g.
traffic)
• Development would introduce sources of risk or could bring receptors
into contact with existing sources.
• Development would displace existing uses/employment
• Development would generate substantial benefits such as employment,
public services or housing
• Development would increase demand for social infrastructure in an area
where capacity is limited
• Development would introduce relatively tall buildings that could have
amenity implications for nearby residents or open spaces
• Development would involve substantial changes to infrastructure
• Development could inconvenience existing road users during
construction
• Development would generate substantial numbers of additional trips,
including traffic
• Existing networks are subject to capacity limitations/congestion
• Development would deliver benefits such as modal shift towards
sustainable travel
• Site is located in an area of known capacity constraints
• Development would require substantial changes to/reinforcement of
infrastructure
• Development would generate substantial volumes of waste in an area
with limitations on disposal capacity
• Development would give rise to hazardous waste
• Development would require the abstraction of ground or surface waters
• Development would substantially increase water consumption
• Development would pose a risk of water pollution
• Development would introduce relatively tall buildings that could have
implications for pedestrian comfort/safety

2.8

This checklist has been used to identify the likely significant effects and the topics that are of
potential relevance in this case. Topics that are unlikely to give rise to significant effects (and
which can therefore be scoped out of the assessment) have also been identified.

2.9

It should be noted that scoping is necessarily carried out at the beginning of the EIA process,
when not all the relevant information may be available. The scope may evolve as the
assessment proceeds and as feedback is obtained from consultees. This report should
therefore be regarded as the starting point for an ongoing process.
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3.

Characteristics of the Local Environment
Application Site

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. The site is occupied by the Dick Lovett BMW/Mini dealership, which comprises
a series of showroom/office buildings, areas of hardstanding and amenity landscaping.
Site History

3.2

The earliest available OS mapping (1886) shows the site to be adjoined to the north by the
Midland Railway, from which the Somerset & Dorset Railway (SDR) diverges to cross the
western part of the site (on embankment) and the Lower Bristol Road (on viaduct). The
eastern part of the site is occupied by a residential terrace (Hopmead Buildings), several
other buildings and what appears to be an orchard. By the first decade of the 20thC,
additional buildings had appeared on the eastern part of the site, with the western part
occupied by allotments, together with what appears to be 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 benefits from an outline planning permission (ref
06/01733/EOUT) obtained in 2010, although the development process has been delayed by
viability and land ownership issues. 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
such as the car showrooms currently occupying the site, or leaving a legacy of brownfield
land that is being regenerated in the form of mainly residential, higher-density development.

3.7

The immediate land-use context of the site may be summarised as follows:
•

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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•

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.

•

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 comprises a series of 4/5 storey residential blocks.

Environmental Indicators and Designations
3.8

A preliminary assessment of the local environment has been carried out using the initial
checklist of topics. Details relating to selected topics are presented in Appendix B. Its
conclusions may be summarized as follows:
1.

Accidents and Disasters: Potential sources of risk comprise flooding, land
contamination, demolition and traffic, but these are not unusual for brownfield sites in
many built-up areas.

2.

Agricultural Land: Not relevant.

3.

Air Quality (ref Appendix B.1):

4.

•

The Council have declared an Air Quality Management Area (AQMA),
covering the main roads within the city, due to exceedance of the Air Quality
Objectives (AQOs) for nitrogen dioxide as a result of traffic emissions.

•

The AQMA extends along Lower Bristol Road and Windsor Bridge Road, and
across the frontage of adjoining properties. As a result, approximately one
third of the site falls within the AQMA.

•

However, the DEFRA grid-mapping indicates that concentrations of both NOx
and fine particulates (PM10s) at the site are unlikely to exceed the respective
AQOs.

•

Nearby (and consented) residential properties constitute sensitive receptors.

Climate Change:
•

The main potential source of vulnerability is flood risk (see below).

•

The site is already a source of GHG emissions, including traffic; no
information on the energy performance of the existing buildings is currently
available.
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5.

6.

7.

Contaminated Land (ref Appendix B.2):
•

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 site
workers during the construction phase.

•

The future residential occupants of the site, together with existing/future
residents in the immediate surroundings, are regarded as sensitive receptors.

•

The site is underlain by Secondary “A” aquifers associated with both the solid
geology (Blue Lias Formation) and drift deposits; overall groundwater
vulnerability is considered to be medium-high.

Cultural Heritage (ref Appendix B.3):
•

The site lies within the Bath World Heritage Site (WHS), but is not considered
to contribute to any of the core values identified in the WHS Management Plan
2016-2022.

•

The site is not subject to any other heritage designations.

•

The nearest other assets comprise the Bath Conservation Area, which lies
about 220m to the north at its closest point; and the former Bath Press building
(façade only now remaining), designated as a Locally Important Building.

•

The site is considered to be of very limited archaeological potential and has
previously been subject to an extensive degree of ground disturbance that is
likely to have truncated natural soil profiles.

Ecology (ref Appendix B.4):
•

The site comprises artificial, common and widespread habitats of limited
biodiversity value and is not subject to any relevant designations.

•

The nearest designated site is the Bath and Bradford-on-Avon Bats SAC,
which lies 2.5km to the south.

•

The site possesses negligible roosting, foraging or commuting opportunities
for bats; the only other protected species of relevance comprise a range of
widespread bird species, for which the site provides limited nesting habitat.

8.

Electronic Interference: Surrounding (and consented) properties could be subject to
interference if the proposed development obstructs signal reception; however, this
can normally be mitigated.

9.

Flood Risk and Drainage (ref Appendix B.5):
•

EA flood mapping shows that the site lies within Flood Zones 2 and 3, denoting
a medium and high probability respectively of flooding from a 1:100-year
event, relating to fluvial flooding from the River Avon. However, flood defence
works are currently being implemented as part of the Bath Quays
development, and will reduce the level of risk shown on the mapping.
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10.

11.

•

The site is already substantially developed and thereby probably giving rise to
greater-than-greenfield volumes of runoff.

•

No foul drainage sensitivities or capacity constraints have been identified.

Human Health:
•

Potential sources of risk relate to air quality, flooding and land contamination.

•

Existing (and consented) residents are regarded as sensitive receptors.

Lighting:
•

Much of the site is already illuminated by security lighting and by light spill
from buildings and streetlamps along Lower Bristol Road.

•

The surrounding area is also generally well illuminated, apart from the
remaining vacant land to the north.

12.

Mineral Resources: None are known to be present.

13.

Noise and Vibration (ref Appendix B.6):
•

Traffic is the main influence on ambient noise levels at the site, primarily from
Lower Bristol Road and Windsor Bridge Road.

•

Guidance levels for residential amenity on these street frontages could be
exceeded.

•

Nearby (and consented) residential properties are categorised as sensitive
receptors.

14.

Radiation: There are no known sources in the vicinity.

15.

Socio-Economics:

16.

•

It is understood that the existing car sales businesses on the site will be
relocated to Melksham, retaining the associated employment etc.

•

The development would represent a fundamental change to the use and
economic role of that part of the site falling outside the consented outline
scheme, including a range of benefits associated with construction, consumer
spend and the introduction of new businesses.

•

The development would increase the residential population on the site above
the currently consented level, which could have implications for social
infrastructure.

Sunlight, Daylight and Overshadowing: Nearby residential properties and spaces
could be sensitive to any effects from the introduction of taller buildings onto the site.
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17.

18.

19.

20.

21.

Townscape and Views (ref Appendix C.6):
•

In its current use the site makes little contribution either to townscape
character or to visual amenity; its most valuable features are several semimature trees.

•

Whilst the site is not individually subject to any townscape or landscape
designation, its location within the Bath WHS (see Cultural Heritage above
and Appendix B.3) indicates that its wider townscape setting is of high
sensitivity.

•

The site is potentially exposed to a range of public views, due to its street
frontages and its valley-floor location, which provides opportunities for views
from the surrounding elevated terrain. The development is also likely to affect
a range of private views, particularly from surrounding residential properties.

Transport (ref Appendix B.7):
•

The site occupies a reasonably 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 six 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.

Utilities:
•

The site includes infrastructure such as public sewers, which will need to be
accommodated and/or re-routed.

•

The local sewer network, including the rising main from Midland Road to the
Saltford WWTW, is currently being upgraded so as to reduce overflows from
combined sewer outfalls under storm conditions.

Waste:
•

The construction phase could give rise to a substantial volume of demolition
waste and spoil, some of which could be hazardous.

•

There are no known constraints on the management of household or
commercial wastes within the city.

Water Resources/Quality:
•

No surface-waters lie within or close to the site (apart from the flooded former
gasholder pits to the north).

•

The River Avon lies within about 100-200m of the site, separated from it by
built development, Windsor Bridge Road and vacant land.

•

The site is underlain by Secondary “A” aquifers.
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22.

Wind: Nearby pedestrian routes (roadside footpaths), together with public realm
within consented developments, could be affected by any microclimatic changes due
to the introduction of taller buildings.

11

4.

Characteristics of the Proposed Development
Introduction

4.1

The proposal is to redevelop the site on the basis of a mix of uses and design concept that
reflect the following:
•

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 constraints, such as flood risk and
traffic-related noise and air quality.

Uses
4.2

The development is currently envisaged to comprise:
•

360 build-to-rent (BTR) units;

•

340 purpose-built student accommodation (PBSA) units;

•

750sqm of flexible commercial floorspace (Use Classes A1, A2, A3, A4, A5, B1, D1
and D2);

•

a new north/south public access road; and

•

associated access/parking, public realm, private amenity space, landscaping, and
servicing (bin/cycle storage etc).

Layout
4.3

The proposed layout would be as follows:
•

The western third of the site would be occupied by a C-shaped block (Block 1),
presenting a continuous frontage to the external boundaries and enclosing an amenity
space;

•

This would be defined to the east by a pedestrian and servicing route;

•

The central third of the site would be occupied by an L-shaped block (Block 3), forming
a continuous frontage to the south and east, with a separate Block 2 to the north,
enclosing an intervening amenity space;
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•

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 4), forming a
continuous frontage to this new street and Lower Bristol Road, together with a
separate Block 5, enclosing an intervening amenity space.

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, the BTR
blocks (1, 2 and 3) and associated amenity spaces would be set on a podium (west of the
new north/south access road). The student accommodation blocks would include a groundfloor courtyard.

4.5

The height of the proposed buildings would be:
•

Predominantly ground + 4 storeys along the Lower Bristol Road frontage;

•

Rising to ground + 5 storeys to turn the corner into Windsor Bridge Road and both
frontages to the new shared street;

•

Ground + 6 storeys on the Windsor bridge Road frontage opposite Chilvers House;
and

•

Ground + 6/7 storeys for the internal blocks adjoining the northern boundary.

Detailed Design, Materials and Landscaping
4.6

Whilst the detailed design is evolving, it is envisaged that it will respond 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.

4.7

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

4.8

The main points of access would be taken from Lower Bristol Road, comprising both direct
access to the commercial premises and residential lobbies, and access via the two new northsouth routes, including servicing. Resident parking for cars and cycles would be
accommodated beneath the podium and accessed from the new shared street. Resident
parking would be provided for the BTR units only, whilst an appropriate level of cycle parking
would be provided for all users.
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.
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5.

Likelihood of Significant Effects

5.1

The likelihood of significant effects is set out in Table 2 below in relation to the initial checklist
of topics. As advised in the PPG, account has been taken of the potential effectiveness of
mitigation in considering whether residual effects (i.e. those following mitigation) are likely to
remain significant. Likelihood has been defined as high, medium, low or none as follows:

5.2

•

High: Definitely or likely to give rise to a significant effect in the absence of mitigation

•

Medium: May give rise to a significant effect in the absence of mitigation, but the
residual effect is unlikely to remain significant

•

Low: Unlikely to give rise to a significant effect even in the absence of mitigation

•

None: Relevant resources/receptors or sources of impact are absent

Rows showing a “medium or above” likelihood of significant effects have been highlighted,
since these are of most relevance to the scoping process.
Table 2: Likelihood of Significant Effects
Topic

1. Accidents
and Disasters
2. Agricultural
Land
3. Air Quality

Likelihood of
Significant
Effects
Low
None
Medium

4. Climate
Change

Low

5.
Contaminated
Land

Medium

6. Cultural
Heritage

Low

7. Ecology

Low

8. Electronic
Interference

None

Explanation

No abnormal risks identified that cannot be minimised through
routine measures (e.g. highway safety)
None present
The proximity of the Bath AQMA indicates that existing air quality
may be problematic (although the DEFRA data suggests
otherwise).
The development would introduce sources of emissions
(construction activity and traffic) in reasonably close proximity to
existing and consented sensitive receptors.
Whilst the development could increase sources of site-based
emissions (from traffic, heating etc), it would almost certainly
perform better than the existing buildings in terms of energy
efficiency and reductions in regulated GHG emissions.
The site includes areas of known or probable contaminated
ground, which will require investigation, risk modelling and
(potentially) remediation in order to ensure that levels of risk to
receptors such as site workers and future residents are
acceptable.
Although the development will require extensive groundworks, the
archaeological potential of the site is very low, such that any
effects would be capable of mitigation through routine procedures.
Although the site is located within the WHS, it does not contribute
to its core values. Effects will be confined to changes to key
views, which have already been influenced by the BWS
development. The site is not considered to contribute to the
significance of other heritage assets.
The site is of very limited importance for its habitats and protected
species, such that the predicted effects are highly unlikely to be
significant.
The proposed buildings are of insufficient height to cause
noticeable interference; even if interference occurs, it can
normally be addressed through routine mitigation (e.g. boosting
TV signals).
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Topic

9. Flood Risk
and Drainage

Likelihood of
Significant
Effects
Medium

10. Human
Health

Low

11. Lighting

Low

12. Mineral
Resources
13. Noise and
Vibration

None

14. Radiation
15. SocioEconomics

None
Medium

16. Sunlight,
Daylight and
Overshadowing
17.
Townscape
and Views
18. Transport

Low

19. Utilities

None to Low

20. Waste

Low

21. Water
Resources/
Quality
22. Wind

Low

Low
Medium

to

Medium

Low

Low

Explanation

The site is located in an area of identified flood risk (although the
level of risk is likely to decrease in future), which will need to be
taken account of in the development design (e.g. re the location
of vulnerable uses).
Surfacewater management will be managed through the adoption
of SUDs principles, which may provide an improvement over
baseline conditions, although site contamination is likely to
preclude the use of infiltration.
It is assumed that any capacity constraints on foul drainage are
being/will be addressed by the statutory undertakers.
Whilst sources of potential health risk have been identified, these
are not exceptional for a site of this type and can be mitigated
through the measures to be adopted for other topics (e.g. traffic
noise/emissions).
The site and its immediate surroundings are already well
illuminated and are not intrinsically sensitive to changes in
lighting.
None are known to be present.
Although ambient noise could exceed the levels recommended
for residential amenity, mitigation can be readily provided by
design (e.g. specification of building fabric, mechanical ventilation
etc).
Nearby receptors could be affected during construction, which will
require the adoption of routine controls.
The completed development is unlikely to give rise to any
significant increases in noise (e.g. from traffic).
No significant sources are present or would be introduced.
The development would fundamentally change the use of the site,
giving rise to a range of benefits (e.g. in terms of resident spend
and housing supply), as well as placing additional demands on
social infrastructure.
The height and spacing of the proposed buildings will aim to
maintain adequate levels of natural lighting for properties and
areas of public realm both within the development and nearby.
The development would alter the character of the site and
surrounding streetscapes, and is likely to affect a range of views,
including key views that contribute to appreciation of the WHS
The development is sustainably located, and any associated
increases in traffic generation or non-car trips are likely to fall
within the capacity of the network.
It is assumed that any shortfalls in capacity would be remedied
through network reinforcement in the usual way.
A waste management plan would be implemented during
construction, and is likely to require procedures for the
management of hazardous wastes.
Operational waste would mainly comprise household waste,
which would be handled through the LPA’s established waste
management regime.
Appropriate controls would be implemented during construction
(e.g. to prevent unauthorised discharges).
Operational
discharges would be to sewer.
The proposed buildings are of insufficient height to be likely to
cause any problems for pedestrian comfort. The design will take
account of any need for mitigation where necessary (e.g. through
landscaping).
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6.

Proposed Technical Scope

6.1

The checklist of topics has been sifted to identify those proposed for inclusion in the EIA and
those to be excluded (i.e. scoped out), taking account of the likelihood of significant effects
identified in Table 2. A topic has been included where:
•
•
•

the likelihood of significant adverse effects is medium or high;
it is not currently clear that these effects could be mitigated; and/or
there is currently insufficient evidence on which to scope it out.

Topics Proposed to be Scoped Out
6.2

A topic has been scoped out where:
•
•
•
•

6.3

the relevant resource/receptors or sources of impact are absent; or
the likelihood of significant effects is no greater than low; and/or
there is a high probability that the effects could be avoided through mitigation; and/or
the effects would be overwhelmingly beneficial.

Topics scoped out may still be the subject of technical study, where this is a planning
requirement, but not as part of the ES. The following topics are proposed to be scoped out
(with a justification):
1.

Accidents and Disasters: Very low level of risk, which would be addressed where
relevant under other topics (e.g. contaminated land, transport).

2.

Agricultural Land: Not relevant.

3.

Archaeology: Site is of very limited potential, and any risks of disturbance to remaining
subsurface assets or deposits can be minimised through routine procedures. An
Archaeological Desk-Based Assessment (DBA) will be submitted in any event.

4.

Climate Change: The overall impact of the development is likely to be neutral, with
potentially increased emissions offset by the enhanced performance of the new
buildings.
A Sustainability Statement, Energy Strategy and BREEAM PreAssessment will be submitted in any event.

5.

Ecology: The site is of limited potential, such that any effects are unlikely to be
significant. An Ecological Impact Assessment (EcIA) will be submitted in any event.

6.

Electronic Interference: Very low level of risk that can be readily mitigated if
necessary.

7.

Human Health: Any adverse effects are unlikely to be significant and can largely be
addressed through the mitigation adopted for other topics.

8.

Lighting: Any effects are unlikely to be significant in their own right, but will be
considered where relevant under other topics (e.g. ecology).

9.

Mineral Resources: Not relevant.

10.

Radiation: Not relevant.

11.

Sunlight, Daylight and Overshadowing: Effects on external (existing and consented)
receptors are unlikely to be significant. A Sunlight and Daylight Study for the
development itself would be submitted in any event.
16

12.

Transport: The site already generates a degree of traffic, and the additional trips
associated with the development will fall well within the capacity of the network.
Construction traffic would be managed in accordance with best practice so as to
minimise its impacts. A high proportion of the development trips are likely to be by
sustainable modes (especially bus and cycle). Whilst the effects are not predicted to
be significant, a Transport Statement and Travel Plan will be submitted in any event.

13.

Utilities: Any necessary changes or network upgrades would be carried out by the
relevant undertakers and any associated effects would be considered as part of their
statutory duties. On-site utility works would be addressed as part of the construction
phase.

14.

Waste: Arisings of operational waste would be managed in accordance with statutory
procedures and the Council’s waste management regime, such that any effects are
unlikely to be significant. Construction waste would be managed in accordance with
a Construction Management Statement.

15.

Water Resources/Quality: Controlled waters (surface and ground) are either of low
sensitivity or are sufficiently distant from the site, such that any effects are unlikely to
be significant.

16.

Wind: The proposed buildings are unlikely to give rise to any significant effects within
or close to the site.

Proposed Assessment Topics
6.4

The topics proposed for inclusion in the EIA are set out in Table 3 below, together with the
relevant references from Regulation 4 and Schedule 4, and the nominated consultant.
Table 3: Assessment Topics

6.5

Topic

Reg 4 + Schedule 4 Refs

Nominated Consultant

1. Air Quality

Air

Redmore Environmental

2. Built Heritage

Cultural heritage

Pegasus Group

3. Contaminated Land

Soil and subsoil pollution

Jubb

4. Flood Risk and Drainage

Water

Jubb

5. Socio-Economics

Population

Pegasus Group

6. Townscape and Views

Landscape

Nicholas Pearson Associates

It should be noted that, whilst the likelihood of significant effects on built heritage is
considered to be low, this has been included as an assessment topic because of the site’s
location within the WHS.
Scope and Methodology for Assessment Topics

6.6

The proposed scope and methodology for each of the assessment topics is presented in
Appendix C as follows:
C.1
C.2
C.3
C.4
C.5
C.6

Air Quality
Built Heritage
Contaminated Land
Flood Risk and Drainage
Socio-Economics
Townscape and Views
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7.

Other Aspects of Scope

7.1

The assessment will cover all relevant matters set out in Schedule 4 of the Regulations, as
summarised below.
Reasonable Alternatives

7.2

The ES will consider the alternatives addressed during development of the proposals,
including the reasons for rejecting them and consideration of any relevant environmental
effects. It is anticipated that these will relate to alternative quanta, mixes or layouts of uses
and to physical aspects such as access (as relevant). Since the application site is allocated
for the proposed use, alternative sites will not be considered.
Construction and Operation

7.3

The assessment will consider effects arising both during construction and from the permanent
features and operation of the development. Effects relating to decommissioning are not
considered to be relevant for a project of this type.
Categorisation and Significance of Effects

7.4

Effects will be categorised, in accordance with standard EIA practice, on the basis of their
valency (positive, negative etc), sequence (direct, indirect etc), occurrence (short/long-term)
and permanence. The significance of the predicted effects will be stated and explained in
each case, on the basis of accepted practice for each topic.
Mitigation

7.5

Measures proposed or required to mitigate (avoid, reduce or compensate for) significant
adverse effects, together with the mechanism for delivering them, will be identified. The
effectiveness of mitigation will be considered in order to derive the residual effects.
Monitoring

7.6

Procedures for monitoring aspects of the development of relevance to the predicted effects
will be explained (and are anticipated to be enforced by condition).
Future Baseline and Cumulative Effects

7.7

Part of the site lies within the consented BWR scheme, Phase 1 of which has been
completed. Whilst the assessment will be based on existing site conditions, it will take
account of the completed BWR scheme where relevant. This will include, for example, future
traffic flows, the introduction of residential receptors on land to the north, and the consented
development on part of the site.

7.8

Cumulative effects resulting from interaction between this development and any other
relevant future developments (normally those consented or currently under construction) will
be identified (e.g. the consented development on the Bath Press site).

7.9

As part of their scoping opinion, the Council are invited to identify the developments which
they consider should be taken into consideration.
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8.

ES Structure

8.1

There is no prescribed structure or format for an ES beyond the regulatory requirements set
out in Schedule 4. Taking account of the content and readership of an ES, the following
structure is proposed:
•
•
•

Volume 1: Non-Technical Summary (NTS)
Volume 2: Main Report
Volume 3: Technical Annexes

NTS
8.2

The NTS is a regulatory requirement and would comprise a document of approximately 10
pages that summarises the main information and conclusions of the ES in an accessible
style.
Main Report

8.3

The Main Report would be a document of approximately 100-150 pages, which is anticipated
to comprise the following chapters:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Introduction
EIA Process
Environmental Policy Context
Baseline Conditions
Development Description and Alternatives
Air Quality
Built Heritage
Contaminated Land
Flood Risk and Drainage
Socio-Economics
Townscape and Views
Summary of Mitigation and Residual Effects
Cumulative Effects

Technical Annexes
8.4

The Technical Annexes would comprise detailed supporting information and would be crossreferenced from the chapters. They would include specific surveys and technical data,
together with standalone reports that may be required in any event as part of the planning
submission (e.g. the Flood Risk Assessment and Transport Assessment).
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Appendix A: Conversion of Regulatory Requirements into
Assessment Topics

Regulatory Ref

Equivalent

Comment

Assessment Topic
Reg 4(2): Factors for which significant effects should be considered:
Population and
human health

Socio-economics
Human health

Biodiversity
Land
Soil
Water

Ecology/Biodiversity
Contaminated Land or
Agricultural Land
As above

Air

Water Quality or Flood
Risk/Drainage
Air Quality

Climate

Climate Change

Material assets

See comment

Cultural
Heritage

Often omitted from EIAs on the grounds that effects would be
beneficial or mitigable
HIA increasingly required, but whether it needs to form part of
the EIA is usually decided on a case-by-case basis
Depends on context – Land itself is rarely an EIA topic
Soils sometimes adopted as an EIA topic, but can be
ambiguous
Depends on context – Qualitative issues sometimes
addressed under Drainage
Note that this may sometimes need to include Odour, which
can also be a topic in its own right if it is a major concern
Needs to consider both GHG emissions and matters of
vulnerability/adaptation - ref Schedule 4, 5(f)
Rarely an EIA topic – relevant assets normally addressed
under other headings where relevant (e.g. Utilities)
Depends on context – Sometimes abbreviated as Heritage
and/or combined with Landscape where setting is the only
concern

Cultural Heritage or
Archaeology and Built
Heritage
Landscape
Landscape and Visual
Impact
Schedule 4, 1(d): Expected residues and emissions such as:
Water
Air
Soil + subsoil
Noise
Vibration
Light

Water Quality
Air Quality
Contaminated Land
Noise + Vibration

Heat

See comment

Radiation

Human Health

Lighting

Vibration sometimes scoped out if no existing or future
sources
Rarely needs to be an EIA topic, but a lighting assessment
may be required to inform ecological or visual assessments
Rarely needs to be considered, except where cooling water
may be discharged
Rarely needs to be considered, except for nuclear power
projects or where electromagnetic radiation may be a
concern

Waste
Waste
Schedule 4, 5: References additional to the above
Construction

See comment

Nuisances

See comment

Accidents and
disasters

See comment

Can sometimes be a topic in its own right, but is more
commonly dealt with under other topics
Usually addressed under other topics, e.g. noise, odour, air
quality
Only likely to be relevant to major transport, energy or
industrial projects – also ref Schedule 4, 8

Appendix B: Scoping of Selected Topics

B.1 Air Quality
Introduction
The following sections outline baseline air quality conditions, provide consideration to potential air
quality impacts as a result of the proposed development and determine whether an Environmental
Impact Assessment (EIA) is required in respect to air quality.
Baseline Conditions
As required by the Environment Act (1995), Bath and North East Somerset Council (BNESC) has
undertaken Review and Assessment of air quality within their area of jurisdiction. This process has
indicated that annual mean and 1-hour mean concentrations of nitrogen dioxide (NO2) are above
the Air Quality Objectives (AQOs) within the council's administrative extents. As such, five Air Quality
Management Areas (AQMAs) have been declared, with the most relevant to the site being described
as follows: "Bath AQMA - An area which covers the major road network in Bath, encompassing any
buildings whose facades are within the area outlined on the map."
The development is partially located within the AQMA. As such, there is the potential for the exposure
of future occupants to poor air quality and traffic generated by the site during operation to increase
pollution levels in this sensitive area.
The site is bound to the south by Lower Bristol Road and to the west by Windsor Bridge Road. South of
Lower Bristol Road, planning permission has been granted for the redevelopment of the Former Bath
Press site to provide a mixed-use building including employment and residential use. To the west of
Windsor Bridge Road are new residential apartments with ground floor commercial use. The area to the
north of the site predominately comprises industrial land use with dwellings located beyond the River
Avon. Residential properties are also located to the south off Brook Road and Dorset Close. These
properties may be affected by any atmospheric emissions associated with the construction and
operational phases of the proposals.
Predictions of NO2 and particulate matter with an aerodynamic diameter of less than 10µm (PM 10)
concentrations on a 1km by 1km grid basis have been produced by Department for Environment,
Food and Rural Affairs (DEFRA). These maps cover the entire of the UK to assist Local Authorities in their
Review and Assessment of air quality. The proposed development is

located in grid square NGR: 373500, 164500. Data for this location was downloaded from the DEFRA
website1 and is summarised in Table 1.
Table 1

Background Pollutant Concentration Predictions

Pollutant

Predicted Background 2020 Concentration (µg/m 3 )

NO2

11.53

PM10

13.32

As shown in Table 1, background pollutant concentrations are below the AQOs for NO2 and PM10 of
40µg/m3 at the proposed development site.
Potential Air Quality Impacts and Mitigation
The proposals have the potential to cause air quality impacts as a result of fugitive dust emissions during
construction and road traffic exhaust emissions associated with vehicles travelling to and from the site
during operation, as well as exposure of future occupants to poor air quality. These issues are
considered further in the follow sections.
Potential Impacts
•

During the operation of the development there is the potential for air quality impacts as a result of
the addition road traffic exhaust emissions associated with vehicles travelling to and from the site;

•

The site is located adjacent to Lower Bristol Road and Windsor Bridge Road, both of which are A
roads. As such, future occupants of the proposals may be exposed to elevated pollution
concentrations;

•

The area surrounding the site includes tall buildings situated close to roads. These are
classified as street canyons which can lead to high pollutant concentrations. This may result in
exacerbation of any existing air quality issues; and,

•

During the construction phase of the development, there is the potential for air quality impacts as a
result of fugitive dust emissions from the site as a result of demolition, earthworks, construction
and trackout.

1

https://uk-air.defra.gov.uk/data/laqm-background-maps?year=2017

Mitigation Measures
•

Potential air quality impacts as a result of the construction phase of the proposed
development will be minimised by the implementation of appropriate mitigation measures
identified in accordance with the Institute of Air Quality Management (IAQM) guidance
'Assessment of Dust from Demolition and Construction V1.1'2;

•

Potential air quality impacts as a result a result of operational phase road traffic exhaust
emissions from the proposed development will be minimised through mitigation measures
selected with reference to IAQM document 'Land-Use Planning & Development Control:
Planning for Air Quality'3. Any requirements will be informed by the outcome of a road traffic
dispersion modelling assessment. Examples of relevant measures include installation of
electric vehicle charging points, subsidy of a car share club, installation of secure cycle
parking and incentives for use of public transport; and,

•

Should the dispersion modelling indicate that concentrations of NO2 are above the relevant
AQO at the development site, mitigation in the form of mechanical ventilation will be
specified for the affected residential units.

Air Quality Scoping Report Input produced by Elen Owen, Senior Air Quality Consultant, Redmore
Environmental, on 20th March 2020.

B.2 Contaminated Land
Overview
The site historically has been covered by railway lines on embankments, a builders yard,
petroleum institute, coach depot, a warehouse, garage, a waste transfer station and car
dealerships over the years all of which are a potential source of contamination as well as the
historical gas works which was situated to the north of the site. It is understood that part of the
site has been remediated in three areas in the past as part of the surrender of a waste transfer
licence before the construction of the existing site.
Potential Contamination Sources
Potential contamination sources have been identified based on the historical works as follows:
On-site
•
•
•
•

Heavy metals, organics, asbestos from any made ground and contamination from
former waste management facility.
Hydrocarbon fuels, lubricant, solvents from former tanks and Petroleum Institute.
Oils and fuels from vehicles on car park and delivery lorries;
Ground gas from made ground and alluvial deposits.

Off-site
•
Contamination from former gas works (heavy metals, phenols, pcbs, organics)
•
Contamination from former paint works and engineering works (heavy metals, phenols,
pcbs, organics).
•
Ground gas from nearby local authority landfill, made ground and alluvium.
The following contamination links and potential risks have been identified:
Preliminary Conceptual Site Model
Sources

Receptor

Pathway

Consequenc
e

Probability

Risk

Heavy metals
from on and
off-site
sources (made
ground,
historic
industry)

Future Site
Users

Human
uptake
pathways

Medium

Likely

Moderate

Construction
workers;
Demolition
workers.

Human
uptake
pathways

Medium

Likely

Moderate

Future mitigation measures to protect
human health may be required depending
upon results (capping, soil treatment, etc.).

Groundwate
r

Percolation/
leaching/
migration to
groundwater

Mild

Likely

Moderate/
Low

Use of suitable PPE and good hygiene
practice on the site to mitigate risk.

Surface
Water

Direct runoff

Mild

Low
likelihood

Low

Future Site
Users;

Human
uptake
pathways

Medium

Likely

Moderate

Organics/PAH/
Hydrocarbons
from historic
industry,
petroleum
tanks, railway
sidings,
gasworks

Recommended Action (to clarify level of
risk and assess suitable measures to
mitigate the risk)
Site Investigation will be required to
determine contamination potential of site
soils, presence of made ground etc.

Site Investigation will be required to
determine contamination potential of site
soils, presence of made ground etc.
Future mitigation measures to protect
human health may be required depending
upon results (capping, soil treatment, etc.).
Use of suitable PPE and good hygiene
practice on the site to mitigate risk.

Preliminary Conceptual Site Model
Receptor

Pathway

Consequenc
e

Probability

Risk

Construction
workers;
Demolition
workers

Human
uptake
pathways

Medium

High

High

Groundwate
r

Percolation
and leaching
to
groundwater

Medium

Likely

Moderate

Potential for shallow groundwater on site
with site soils noted as being of high
vulnerability

Surface
Water

Direct
surface run
off

Mild

Likely

Moderate/
Low

Any oil likely to get washed into adjacent
stream,

Building
Materials

Contact with
water pipes;

Medium

Likely

Moderate

Provide suitable pipe material if necessary.

Sulphates and
pH

Building
Materials

Contact with
subsoil or
groundwater

Medium

Likely

Moderate

Suitable site investigation to quantify risk,
specify concrete classification accordingly;
Potential for high sulphate levels in Lias
Clays, BRE SD1 assessment advised to
reduce impact on structures.

Asbestos
potentially in
made ground

Future Site
Users

Inhalation

Severe

Low
likelihood

Moderate

Construction
workers;
Demolition
workers.

Inhalation

Severe

Low
likelihood

Moderate

Site investigation required to determine
asbestos risk. Asbestos register should be
provided for existing structures should land
purchase go ahead

Future Site
Users;

Inhalation

Medium

Low
likelihood

Moderate/
Low

Construction
workers.

Inhalation

Medium

Low
likelihood

Moderate/
Low

Sources

Ground Gases

Recommended Action (to clarify level of
risk and assess suitable measures to
mitigate the risk)

Low potential for ground gases from buried
Alluvium and adjacent landfill

The overall contamination potential for the site is considerate to be moderate.
Hydrogeology
The superficial deposits and the Blue Lias Formation beneath the site are both classed as
Secondary ‘A’ aquifers.
Secondary ‘A’ aquifers are defined as permeable layers capable of supporting water supplies
at a local rather than strategic scale and in some cases, form an important source to base
flows of rivers.
The Groundwater Vulnerability Map has the combined superficial and bedrock classification
as ‘Secondary Superficial Aquifer – High Vulnerability. Based on a productive superficial and
productive bedrock, the site is classed as having a medium-high risk to the groundwater.
The BGS Groundwater Flooding Susceptibility describes the eastern half of the site as having
the potential for groundwater flooding to occur at the surface of the site and over the western
side for the potential from groundwater flooding of property situated below ground level.
The site is not located within a groundwater Source Protection Zone.
The site is within the area covered by the County of Avon Act 1982, which gives the council
powers to protect the natural thermal springs that arise under artesian pressure, from damage
that could result from excavations, piling operations or boreholes within the Bath Area. The
site is within Zone B, which states excavations in excess of 15m below ground level requires
prior consent from the council.

Hydrology
The nearest surface water feature is the River Avon that flows eastwards, approximately 100m
to the north west of the site.
The western half of the site is indicated to be within a zone at risk of Flooding from Rivers
without Defences (Zone 2), with a Flooding from Rivers with Defences (Zone 3) over the
eastern half of the site.
Groundwater
Given the relatively close proximity to the River Avon and that the site is underlain by river
terrace deposits, groundwater will likely to be expected at relatively shallow depths, within the
sand and gravel layers and perched on any residual clays. Groundwater is anticipated to be
hydraulically linked to the River Avon, likely with a flow to the north.

B.3 Cultural Heritage
Built Heritage
The Site is located within the bounds of the City of Bath World Heritage Site. The World
Heritage Committee agreed the City of Bath Statement of Significance at its meeting in July
2008. This Assessment sets out why the WHS was put on the World Heritage list and guides
the management of the WHS for the foreseeable future. On review of the main reasons for
Bath’s inclusion on the World Heritage list, i.e. it ‘core values’1, it is not considered to contribute
to any of the ‘core values’ from which the City of Bath WHS derives its heritage significance.
As such, any potential impacts that may arise to the overall heritage significance are
associated with views into and across this heritage asset. Potential impacts will thus be
considered as part of the forthcoming Built Heritage Statement, and in turn the Built Heritage
Environmental Chapter. See attached methodology for further details.
With regard to other heritage assets within the surrounds of the Site, Step 1 of the methodology
recommended by the Historic England guidance GPA 3: The Setting of Heritage Assets is to
identify which designated heritage assets might be affected by a proposed development.
Development proposals may adversely impact heritage assets where they remove a feature
which contributes to the significance of a designated heritage asset, or where they interfere
with an element of a heritage asset’s setting which contributes to its significance, such as
interrupting a key relationship or a designed view.
Consideration has thus been made as to whether any of the heritage assets present within
Site and the surrounding area which may include the Site as part of their setting which
contributes to their overall heritage significance, and therefore may potentially be affected by
the proposed scheme. This has concluded that only the heritage assets which has the
potential to be impacted upon via a change in setting is the non-designated, Locally Listed
Bath Press building.
The potential contribution made by the site to the overall heritage significance of this nondesignated heritage asset, and impacts that may arise from the proposed development, will
thus be considered as part of the forthcoming Built Heritage Statement, and in turn the Built
Heritage Environmental Chapter.
With regard to designated heritage assets, initial assessment has identified that the only
designated heritage assets in addition to the World Heritage Site which has the potential be
impacted upon by the proposed development was the Bath Conservation Are. The Site is
located c. 220m south of the Bath Conservation Area boundary at its nearest point, this
southern boundary of the Conservation Area being marked by the present course of the River
Avon.
The distance of the Site from the Conservation Area, the ongoing redevelopment of the Bath
Western Riverside area, and intervening industrial built form and vegetation mean that there
is no inter-visibility between the Site and the Conservation Area. Furthermore, the existing
composition of the Site is not considered to make any contribute to the overall character and
appearance of the areas covered by the bounds of the Conservation Area. For these reasons,
Roman archaeology; The Hot Springs; Georgian town planning; Georgian architecture; the green
setting of the City in a hollow in the hills; and Georgian architecture reflecting the 18th century
social ambitions – as taken from The City of Bath World Heritage Site Management Plan: 2016-2022
(Supported by BANES and UNESCO, 2016)
1

the Site is not considered to contribute to the heritage significance of the Conservation Area
via setting. As such, it is proposed to scope our potential impacts of the proposed development
on the Bath Conservation Area, via a change in setting.
Archaeology
Although a considerable amount of heritage is recorded within the wider vicinity of the site by
the Bath and Northeast Somerset Historic Environment Record, no archaeological remains
pre-dating the post-medieval period are recorded either within the site or in close proximity to
it.
The site itself is likely to have been in agricultural use from at least the post-medieval period
and no significant remains from this period are anticipated within the site.
Unlike the surrounding areas, there was no early industrial use on the site. However, 19thcentury land-uses within the site included a row of terraced houses in the east; a railway line
which bisected the site (ref. 60039); and, post-Second World War industrial development was
present across the majority of the site. These uses appears to have involved clearing/levelling
of the site and significant make-up layers.
All of the above development has since been replaced by modern built form and associated
parking, which extends across the site. Any surviving remains associated with the 19th and
mid-20th century development would not be considered of archaeological significance.
A large number of previous archaeological works are recorded as having been undertaken in
the vicinity of the site. However, the vast majority of these have identified no significant
archaeological finds or features.
Where intrusive archaeological works have been undertaken within the vicinity of the site,
these have consistently identified significant disturbance, with deep layers of made ground (of
post-medieval or modern date), overlying alluvial or natural deposits recorded.
For example, a watching brief was undertaken across land which included part of the proposed
development site (ref. 65703). From the associated report, it is unclear exactly where the
monitoring took place. However, no archaeological remains were recorded and considerable
modern disturbance is recorded with make-up layers of up to 1.8m deep recorded.
Similarly, a trial trench evaluation on land c. 20m south of the site (ref. 66015) recorded no
archaeological remains pre-dating the 19th century and recorded that the site appeared to
have been truncated to natural deposits which were overlain by modern built-up layers relating
to post-Second World War clearance and subsequent development. Likewise, a watching brief
on land c. 45m west of the site recorded modern, make-up/levelling layers up to 2m deep, with
alluvial deposits present in the north of the site at depths of 1.1-1.9m below ground level; no
archaeological finds or features pre-dating the modern period were identified (ref. 65857).
Previous ground inspection works within the west of the site have recorded made ground,
ranging from 0.5-2.3m in depth, overlying alluvial deposits. The results of these works indicate
that, like much of the surrounding area, the site has undergone truncation and levelling, with
the addition of substantial make-up layers. This is likely to have been associated with the postSecond World War and later development within the site.
On the basis of recorded heritage in the vicinity, past land use and borehole data for the site,
it is considered highly unlikely that significant, undisturbed, archaeological remains from any
period are present within the site.

Due to the site’s low potential for archaeology, it is considered that archaeology can be scoped
out of the EIA, although an Archaeological Desk-Based Assessment will accompany the
application.

B.4 Ecology
Baseline Data Collection
Baseline ecological surveys have been undertaken in 2019. These comprise a data search
through Bristol Regional Environmental Records Centre, Extended Phase 1 Habitat survey
and bat roost assessment in accordance with best practice guidance (Collins 2016).
Designated Sites
Bath & Bradford-on-Avon Bats Special Area of Conservation (SAC) lies 2.5km south of the
site. BANES guidance in relation to Bath & Bradford-on-Avon SAC classifies the site as being
within an area of low sensitivity for bats. There are eight SSSI within 5km and five Locally
Designated Sites within 1km of the site. No mechanisms or pathways have been identified
likely to affect these sites.
Habitats
The site comprises artificial, common and widespread habitats of limited biodiversity
importance including buildings, hard standing and scattered broadleaved trees. Habitat loss
would not affect any significant receptors.
Protected Species
No bat roosts were identified and site habitats were of negligible value for foraging and
commuting bats. The buildings and trees within the site provided suitable foraging and nesting
habitat suitable for a limited variety of widespread bird species. No further significant receptors
were identified.
Conclusion
It is considered that ecology can be scoped out of the EIA. There are no significant receptors
on or immediately adjacent to the site. No mechanisms or pathways have been identified by
which the proposed development could affect any designated sites of nature conservation
importance (statutory or non-statutory) during construction or operation. No significant effects
to habitats or notable or legally protected species are predicted. Further detail to justify this
position is provided below.
Provision of Information
In accordance with BANES validation requirements, ecological Information will be provided in
a standalone Ecological Impact Assessment (EcIA) following the Chartered Institute of
Ecology and Environmental Management’s Guidelines for Ecological Impact Assessment in
the United Kingdom (CIEEM 2018). The EcIA will include:
•
•
•
•
•

Baseline ecological information for the site and immediate surrounds.
Assessment of impacts of the proposed development.
Mitigation and enhancement measures for identified adverse impacts.
Residual impacts.
Confirmation of compliance with NPPF (2019) and Policy 6 of the Bath & North-East
Somerset Council Core Strategy (2014).

B.5 Flood Risk and Drainage
Flood Risk
An initial assessment of the risk of flooding and its impact on the existing site has been
undertaken with consideration of the available Environment Agency flood maps and modelling
data. The assessment identified;
•

The site is located partly within Flood Zone 3 – High probability of flooding according
to the Environment Agency’s flood map for planning, and partly in Flood Zone 2 –
medium probability of flooding.

•

The Flood Zone 3 extends from overtopping of the River Avon at Churchill Bridge.
This mechanism has been mitigated by the Bath Quays works which are currently
being completed. Modelling for the proposed works shows that the southern bank of
the Avon will be defended to the Q100+35% climate change event. The residual flood
risk will be assessed on this basis.

•

The majority of the site is identified as an area at very low risk of surface water
flooding, according to the Environment Agency’s risk of flooding from surface water
map. However, the EA information does show some areas of the site having a low –
medium risk of surface water flooding.

•

No other sources of flooding have been identified for the site, this includes flooding
from existing sewers and artificial sources.

Drainage
The existing local public surface water and foul water sewer networks currently serving the
area of Bath are owned and maintained by Wessex Water. A review of the existing Wessex
Water asset information has identified;
•

Surfacewater sewers serving the site only within the boundary of the site.

•

A 700mm diameter rising main outside the northern boundary of the site, crossing the
northwest corner of the site with a washout valve within the site limits.

•

No existing public foul-water gravity sewers are located within the site. The closest
sewer to the site is within Lower Bristol Road to the south.

B.6 Noise and Vibration
Noise levels at the site are influenced mainly by road traffic on Lower Bristol Road (A36) and
Windsor Bridge Road (A3604). Areas of the development at the southern and western edges
of the site will be subject to the highest noise levels. The noise survey results show that noise
levels at these positions are as follows:
Southern edge of the site facing Lower Bristol Road (A36):
•
Average noise levels during the daytime - 72 dB LAeq,0700-2300hrs;
•
Average noise levels during the night-time - 66 dB LAeq,2300-0700hrs;
•
Typical maximum noise levels during the night-time - 84 dB LAmax.
Western edge of the site facing Windsor Bridge Road (A3604):
•
Average noise levels during the daytime - 71 dB LAeq,0700-2300hrs;
•
Average noise levels during the night-time - 63 dB LAeq,2300-0700hrs;
•
Typical maximum noise levels during the night-time - 81 dB LAmax.
The following acoustic design criteria have been adopted for the development:
•
•
•

Average noise levels in living rooms and dining rooms during the day should not exceed
35 dB LAeq,0700-2300hrs and 40 dB LAeq,0700-2300hrs respectively;
Average noise levels in bedrooms should not exceed 35 dB LAeq,0700-2300hrs during
the day and 30 dB LAeq,2300-0700hrs during the night;
Maximum noise levels should not regularly exceed 45 dB LAmax in bedrooms during
the night.

Full construction details for the development have not been finalised as the project is at an
early design stage. It has therefore been assumed that the external walls of the development
will be constructed using a standard masonry construction (e.g. 102mm brick, 100mm
insulated cavity, 100mm concrete block) or a light-weight construction designed to achieve a
similar level of sound insulation (this is technically achievable subject to detailed design).
Internal noise levels would be dictated by external noise ingress via glazing and ventilators.
The ventilation scheme will comprise Mechanical Ventilation with Heat Recovery (MVHR) i.e.
System 4 from Building Regulations Part F. Therefore, there will be no background ventilators
in the external façades (e.g. trickle ventilators etc.). The MVHR system should be selected to
ensure that noise from air supply and extract ductwork does not exceed acceptable levels
within habitable rooms. Appropriate specifications for noise levels from the MVHR system
(operating at typical maximum duty) would be as follows:
•
•

Bedrooms and living rooms – 30 dB LAeq,T at 1.5m from any ventilation aperture; and
Other habitable areas – 35 dB LAeq,T at 1.5m from any ventilation aperture.

Calculations were carried out using façade modelling software in accordance with the
methodology given in BS8233:2014 to calculate the sound insulation performance required of
the glazing and ventilation to achieve the nominated internal noise criteria in the ‘worst-case’
habitable rooms of the development (i.e. the habitable rooms that will be subject to the highest
external noise levels). If acceptable internal noise levels can be achieved in ‘worst case’
habitable rooms then it follows that acceptable internal noise levels can be achieved in all
other habitable rooms of the development using similar glazing and ventilator types. The

calculations were carried out based on the following typical dimensions/details for facade
elements:
•
•
•

Glazing – 1.5m2 for bedrooms and 2m2 for living rooms;
External walls – 8m2 for bedrooms and 15m2 for living rooms; and
System 4 ventilation (MVHR).

The results of the calculations may be summarised as follows:
Acoustic Requirements for ‘Worst Case’ Habitable Rooms
‘Worst Case’ Rooms
Glazing Performance Requirements
(inc. Frames)
Bedrooms on Lower Bristol Road (A36) 30 dB Rw+Ctr
façade
(2300-0700hrs)
Living rooms on Lower Bristol Road
31 dB Rw+Ctr
(A36) façade
(0700-2300hrs)
Note: The requirements given are approximate only and will need to be confirmed
during the detailed design stage.
The required sound insulation performance values identified above could typically be achieved
by the following glazing type:
Typical Glazing Acoustic Performances
Glazing (in Good Quality Sealed Frames)
6/16/6.4mm thermal double glazing

Typical Weighted Sound
Reduction (Rw + Ctr)
31

It can be seen from the above that acceptable internal noise levels will be achievable in the
development, subject to the specification of suitable glazing and ventilation systems at the
detailed design stage (which could be secured with a suitable planning condition). It is our
view, therefore, that the proposed development is acceptable in principle with regard to the
noise levels that will be achieved within the habitable rooms.

B.7 Transport
Context
The development site comprises the Dick Lovett BMW and Mini Garages at Lower Bristol
Road, Bath. The western part of the site is currently occupied by the Dick Lovett BMW Bath
garage and salesroom, and the eastern part of the site is currently occupied by the Dick Lovett
Mini Bath garage and salesroom.
The site is located to the immediate north of the A36 Lower Bristol Road around 1.6 kilometres
west of the centre of Bath and around 500 metres north of Oldfield Park Railway Station. A
four-arm signalised junction between the A36 Lower Bristol Road (East and West arms)
Windsor Bridge Road (North arm) and Brook Road (south arm) is located on the southwest
corner of the site. A three-arm priority junction between Midland Road the Lower Bristol Road
is located to the east and is separated from the site by an established Ford dealership.
The site has six priority tee-junctions onto the local highway network. Five of these are on
Lower Bristol Road (including an in-out arrangement near the signalised junction, and one is
located on Windsor Bridge Road. Two on Lower Bristol Road and the one on Windsor Bridge
Road are close to the nearby signalised junction.
There are controlled pedestrian crossing facilities to the east and west of the site frontage on
Lower Bristol Road. The crossing to the east is a Pelican crossing and is located on the
western side of the junction with Midland Road. The crossings to the west are incorporated
within the existing signalised four-arm junction.
An eastbound bus stop and shelter is located on the site frontage, which provides access to
public transport services with a 10-minute frequency connecting the site with Bath City Centre
and University campuses. A westbound bus stop opposite the site is currently suspended due
to adjacent construction works. Oldfield Park Railway Station provides cross-country services.
The site historically formed part of the wider Bath Western Riverside (BWR) site, which has
proposed a sustainable transport corridor within it. It is also located close to National Cycle
Network 4 which is nearby, running along the north side of the river. The site is considered to
have relatively good levels of accessibility, and is within walking and cycling distance of local
services and amenities and also the City Centre.
Baseline Conditions
Traffic
Traffic surveys were carried out in February 2020 at the junctions serving the existing car
showroom and ancillary land uses. Traffic surveys were also carried out at the four-arm
signalised junction the southwest corner of the site and at the Midland Road junction with
Lower Bristol Road to the east. The surveys were carried out on Tuesday 11 February, which
is considered to have represented a typical weekday. They were carried out over 16 hours.
It is estimated from the survey that typically the site attracts around 60 vehicles per hour (vph)
in both the traditional morning AM peak period 0800-0900 and the traditional evening PM peak
period 1700 to 1800, representing around one vehicle per minute on average. The total flows
are the combined numbers across all six junctions.
The two-way flow on Lower Bristol Road in the vicinity of the site was recorded from the survey
as 1,412vph in the AM peak and 1,558vph in the PM peak. The four-arm signalised junction
between the A36 Lower Bristol Road and Windsor Bridge Road was observed from the survey

to have around 2,250vph passing through it at 0800-0900 and 2,450vph passing through it at
1700-1800. The four-arm signalised junction operation leads to queues on all arms, with a
maximum of 41 on Lower Bristol Road east on the outside lane (0805, 0810, 0840, 0910,
0915); a maximum of 30 on Windsor Bridge Road on the outside lane (1735); a maximum of
20 on Brook Road on the inside lane (1340); and significant queuing beyond the flared
approach on Lower Bristol Road west in the AM and PM periods.
The three-arm priority junction between Midland Road and the A36 Lower Bristol Road was
observed from the survey to have around 1,439vph passing through it at 0800-0900 and
1,591vph passing through it at 1700-1800. It is not considered necessary to confirm baseline
traffic conditions elsewhere at this stage.
Non-Motorised Users (NMU)
The site is located adjacent to established pedestrian and bus infrastructure and close to
National Cycle Network Route 4. The highway authority in pre-application discussions have
suggested that public transport demand and local capacity of routes should be assessed. It
is not considered necessary to confirm baseline NMU conditions elsewhere at this stage.
Transportation-related Aspects of the Proposals
It is proposed that the principal vehicular access route will be served by Lower Bristol Road at
a point between Blocks 2 and 3. Servicing and refuse collection is proposed to take place
through the provision of loading bay facilities located on Lower Bristol Road and with reference
to a Delivery Management Plan if considered necessary. Emergency access will be provided
via the principal vehicular access and also between Blocks 1 and 2, which will otherwise be
controlled to prevent general vehicular use.
Pedestrian and cycle access are also proposed onto the principal vehicular access route,
which will have a shared cycleway/footway on its eastern side. Additional pedestrian and
cycle access to the development, including the commercial units, will be provided directly onto
Lower Bristol Road.
An appropriate level of car parking will be provided for the build-to-rent units, based on
experience elsewhere. Appropriate provision for electric charging points, cycle parking and
motorcycle parking will also be included. Parking ratios will be considered with reference to
the Accessibility Assessment pro-forma set out in the ‘Balancing Your Needs: A Parking
strategy for Bath & North East Somerset – Technical Report. It will also be considered with
reference to the British Property Federation (BPF) report ‘Unlocking the Benefits and Potential
for Build to Rent’ (February 2017) and other evidence as appropriate.
Car parking provision is not proposed for the student accommodation, but cycle parking will
be included. This principal is established for other student schemes locally. A student arrival
and departure strategy will be in place to ensure parking is managed at the start and end of
occupations.
Travel Plans will be provided for the various land uses as appropriate and these would be
reflective of their size. Where they are provided it is anticipated that measures and initiatives
will be proposed through an Action Plan, all to encourage sustainable travel; and that there
will be a target and monitoring regime in place further to occupation.
A broad assessment at this stage with reference to the Industry recognised TRICS database
would suggest that the development proposal is likely to generate around one and certainly
less than two vehicles per minute on average (possibly up to around 120 trips in the peak
periods on this basis). This is considered to be less that ten percent of the two-way flow on

Lower Bristol Road at 0800-0900 and 1700-1800. It is expected that there would be deminimus HGV trip generation and attraction, typically limited to weekly refuse collection and
daily deliveries to small commercial units. On this basis, it is considered at this stage that
significant traffic and highway safety assessment work will not be required; and that traffic
capacity testing can be contained to the access point; with highway safety assessments being
contained to Lower Bristol Road and Windsor Bridge Road along the frontages of the site.
A construction traffic management plan (possibly within a CEMP provided by the wider team)
will be proposed in order to take into consideration the routing of staff and construction
vehicles associated with the proposed development, their arrival and departure times and how
to mitigate their impacts.

Appendix C: Scope and Methodology for Assessment
Topics

C.1 Air Quality
Baseline
Baseline air quality conditions in the vicinity of the site will be defined based on recent monitoring
results and information from the Department for Environment, Food and Rural Affairs (DEFRA) Air
Quality Resource. Sensitive locations in the vicinity of the site that could be affected by the
proposals will also be identified, as well as any relevant planning policies or guidance.
Construction Phase
During the construction of the proposed development there is the potential for air quality
impacts as a result of fugitive dust emissions from demolition, earthworks, construction and
trackout activities. It is proposed to assess these in accordance with the Institute of Air Quality
Management (IAQM) guidance 'Assessment of Dust from Demolition and Construction V1.1'.
Operational Phase
It is proposed to undertake detailed dispersion modelling using ADMS-Roads in order to quantify
nitrogen dioxide (NO2) and particulate matter with an aerodynamic diameter of less than 10µm
(PM10) concentrations at the site, identify any potential exposure of future occupants to
unacceptable concentrations and assess air quality impacts at sensitive locations as a result of
traffic generated by the development if the proposals are predicted to change flows by more than
100 Annual Average Daily Traffic (AADT) movements on any individual link.
The assessment will be undertaken using 1-year of meteorological data and the modelled results
will be verified using local monitoring data. Impacts will be predicted at sensitive receptors and
displayed graphically using contour plots.
Predicted pollutant concentrations will be compared against the Air Quality Objectives, as
defined in the UK Air Quality Strategy and associated regulations. This will determine the potential
for exposure of future occupants to poor air quality. The significance of potential impacts will be
determined from the predicted magnitude of change in pollutant concentrations and the criteria
provided within the IAQM document 'Land-Use Planning & Development Control: Planning for
Air Quality' if traffic flow changes cannot be screened as insignificant in accordance with the
guidance.
Mitigation
If required following assessment of potential impacts, suitable mitigation measures will be
identified in order to reduce air quality effects to an acceptable level, as outlined below:

•

Potential air quality impacts as a result of the construction phase of the proposed
development will be minimised by the implementation of appropriate mitigation measures
identified in accordance with the Institute of Air Quality Management (IAQM) guidance
'Assessment of Dust from Demolition and Construction V1.1'2.

•

Potential air quality impacts as a result a result of operational phase road traffic exhaust
emissions from the proposed development will be minimised through mitigation measures
selected with reference to IAQM document 'Land-Use Planning & Development Control:
Planning for Air Quality'3. Examples of relevant measures include installation of electric
vehicle charging points, subsidy of a car share club, installation of secure cycle parking
and incentives for use of public transport.

•

Should the dispersion modelling indicate that concentrations of NO2 are above the
relevant AQO at the development site, mitigation in the form of mechanical ventilation
will be specified for the affected residential units.

C.2 Built Heritage

ES Methodology – Built Historic Environment
Dick Lovett Garages, Lower Bristol Road, Bath, BA2 3DR
REF:

P20-0025

DATE:

24.03.2020

1. The following methodology has been formulated by Pegasus Group, drawing upon the
International Council on Monuments and Sites (ICOMOS) Guidance on Heritage Impact
Assessments for Cultural World Heritage Properties (2011), adapted to a UK legislative
and policy context. This process is intended to be an aide to assessment. Professional
judgement is used where appropriate to ensure a true reflection of the effects on the
heritage resource.
Site Visit
2. A visit will be undertaken by a Pegasus Group Heritage Consultant, during which the Site
and its surrounds will be assessed. Selected heritage assets will be assessed from publicly
accessible areas.
Sources
3. Both the Baseline Built Heritage Statement, and thus the accompanying ES Chapter, will
be informed by the following sources:
• The National Heritage List for England for information on designated heritage
assets;
• Information available on the BANES Know Your Place Website with regard to
non-designated built heritage assets.
• City of Bath World Heritage Site Setting: Supplementary Planning Document
(August 2013);
• City of Bath World Heritage Site: Management Plan 2016–2022 (2016);
• Bath & North East Somerset Council, Bath City-wide Character Appraisal
(2005); and
• Other online sources, including aerial photographs and satellite imagery
(where relevant).
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Assessment of Significance
4. In the NPPF, heritage significance is defined as:
“The value of a heritage asset to this and future generations because of its
heritage interest. The interest may be archaeological, architectural, artistic
or historic. Significance derives not only from a heritage asset’s physical
presence, but also from its setting. 1For World Heritage Sites, the cultural
value described within each site’s Statement of Outstanding Universal Value
forms part of its significance”
5. Historic England’s Historic Environment Good Practice Advice in Planning Note 2:
Managing Significance in Decision Taking in the Historic Environment 2 (henceforth
referred to as ‘GPA 2: Managing Significance’) gives advice on the assessment of
significance as part of the application process. It advises understanding the nature,
extent, and level of significance of a heritage asset. Historic England’s Historic
Environment Good Practice advice in Planning Note 12: Statements of Heritage
Significance: Analysing Significance in Heritage Assets also advocates considering the
three types of heritage interest as set out in Paragraph 006 of the national Planning
Practice Guidance (PPG): archaeological interest; architectural and artistic interest; and
historic interest.3
Archaeological Interest – “As defined in the Glossary to the National
Planning Policy Framework, there will be archaeological interest in a
heritage asset if it holds, or potentially holds, evidence of past human
activity worthy of expert investigation at some point.”
Architectural and Artistic Interest – “These are interests in the design and
general aesthetics of a place. They can arise from conscious design or
fortuitously from the way the heritage asset has evolved. More specifically,
architectural interest is an interest in the art or science of the design,
construction, craftsmanship and decoration of buildings and structures of
all types. Artistic interest is an interest in other human creative skill, like
sculpture.”
Historic Interest – “An interest in past lives and events (including prehistoric). Heritage assets can illustrate or be associated with them. Heritage
assets with historic interest not only provide a material record of our
nation’s history, but can also provide meaning for communities derived
from their collective experience of a place and can symbolise wider values
such as faith and cultural identity.”4

1

NPPF Annex 2, MHCLG, 2019

Historic England, 2015, Historic Environment Good Practice Advice in Planning Note 2: Managing Significance
in Decision Taking in the Historic Environment
2

3

MHCLG, Planning Practice Guidance, paragraph 006 (ID: 18a-006-20190723 revision date 23.07.2019)

4

Ibid.
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6. Significance results from a combination of any, some or all of the values described above.
7. Paragraph 194 of the NPPF recognises that heritage assets with the highest level of
significance

comprise

World

Heritage

Sites,

Scheduled

Monuments,

Registered

Battlefields, Grade I and Grade II* Listed Buildings and Grade I and Grade II* Registered
Parks and Gardens. It is also considered, based on professional judgement, that some
Conservation Areas are designated heritage assets of the highest significance, particularly
where they contain other designated heritage assets of the highest significance.
8. Designated heritage assets of less than the highest significance, as identified in paragraph
194 of the NPPF, comprising Grade II Listed buildings and Grade II Registered Parks and
Gardens (and also some Conservation Areas).
9. Non-designated heritage assets are defined within the Government’s Planning Practice
Guidance as “buildings, monuments, sites, places, areas or landscapes identified by planmaking bodies as having a degree of significance meriting consideration in planning
decisions but which do not meet the criteria for designated heritage assets5”.
10. Additionally, it is of course possible that sites, buildings or areas have no heritage
significance.
11. Table 1 summarises factors for assessing the heritage significance of heritage assets:
Table 1: Factors Determining the Heritage Significance of Heritage Assets
Heritage Significance
High

Medium

Low

5

Criteria
Remains of inscribed international importance, such as World
Heritage Sites.
Grade I and II* Listed Buildings.
Grade I and II* Registered Parks and Gardens.
Scheduled Monuments.
Registered Battlefields.
Some Conservation Areas.
Non-designated archaeological assets demonstrably of
Schedulable quality.
Grade II Listed Buildings.
Some Conservation Areas.
Grade II Registered Parks and Gardens.
Sites of moderate archaeological significant as identified
through consultation.
Locally Listed buildings identified on a local list.
Non-designated buildings, monuments or sites or landscapes
of local importance.
Locally important historic or archaeological assets, assets
with a local value for education or cultural appreciation.

MHCLG, Planning Practice Guidance, Paragraph: 039 (ID: 18a-039-20190723 Revision date: 23.07.2019)
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Negligible

Parks and gardens of local interest.
Assets whose interests are too compromised by poor
preservation or survival to justify inclusion in a higher
category.

Magnitude of Impact
12. Once a level of heritage significance has been assigned, the magnitude of impact resulting
from the Proposed Development is assessed. Potential impacts are defined as a change
which affects the heritage significance of an asset. These impacts are considered in terms
of being direct, indirect or cumulative, and can result from the construction or operation
phases, and can be temporary, long-term or permanent.
13. The magnitude of an impact can be judged on a five-point scale. The impact score is
arrived at without reference to the heritage significance of the asset.
Table 2: Criteria for Determining Magnitude of Impact
Magnitude of Impact
Major
Moderate

Minor
Negligible
No impact

Description of Impact
Change such that the heritage significance of the asset is
totally altered or destroyed.
Moderate change to the significance of the asset. Changes
such that the setting is noticeably different, affecting
significance resulting in moderate changes to significance
and in our ability to understand and appreciate the resource
and its historical context or setting.
Change such that the significance of the asset is slightly
affected.
Changes to the asset that hardly affect significance
The development results in no change or such a negligible
level of change that it does not affect the significance of the
asset.
A High Court Judgement of 2014 is relevant to this6. This
concluded that with regard to preserving the setting of a
Listed building or preserving the character and appearance
of a Conservation Area, ‘preserving’ means doing ‘no harm’.
Preservation does not mean no change; it specifically means
no harm. GPA 2: Managing Significance states that “Change
to heritage assets is inevitable but it is only harmful when
significance is damaged”. Thus, change is accepted in
Historic England’s guidance as part of the evolution of the
landscape and environment. It is whether such change is
neutral, harmful or beneficial to the significance of an asset
that matters.

EWHC 1895, R (Forge Field Society, Barraud and Rees) v. Sevenoaks DC, West Kent Housing Association and
Viscount De L’Isle
6
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Assessing Change Through Alteration to Setting
14. How setting might contribute to these values has been assessed within this report with
reference to Historic Environment Good Practice Advice in Planning Note 3 (Second
Edition): The Setting of Heritage Assets7 (henceforth referred to as GPA 3: The Setting
of Heritage Assets), particularly the checklist given on page 11. This advocates the clear
articulation of ‘what matters and why’.
15. In GPA 3: The Setting of Heritage Assets, a stepped approach is recommended, of which
Step 1 is to identify which heritage assets and their settings are affected. Step 2 is to
assess “whether, how and to what degree settings make a contribution to the significance
of the heritage asset(s) or allow significance to be appreciate”. The guidance includes a
(non-exhaustive) check-list of elements of the physical surroundings of an asset that
might be considered when undertaking the assessment including, among other things:
topography, other heritage assets, green space, functional relationships and degree of
change over time. It also lists points associated with the experience of the asset which
might be considered, including: views, intentional intervisibility, tranquillity, sense of
enclosure, land use, accessibility and rarity.
16. Step 3 is to assess the effect of the proposed development on the significance of the
asset(s). Step 4 is to explore ways to “maximise enhancement and avoid or minimise
harm”. Step 5 is to “make and document the decision and monitor outcomes”.
17. For an evaluation of any harm to significance through changes to setting, this assessment
follows the methodology given in GPA 3: The Setting of Heritage Assets, described above.
Again, fundamental to the methodology set out in this document is stating ‘what matters
and why’. Of particular relevance is the checklist given on page 13 of GPA 3: The Setting
of Heritage Assets.
18. It should be noted that this key document states that:
“setting is not itself a heritage asset, nor a heritage designation” 8
19. Hence any impacts are described in terms of how they affect the significance of a heritage
asset, and heritage values that contribute to this significance, through changes to setting.

Historic England, 2017, Historic Environment Good Practice Advice in Planning Note 3 (Second Edition): The
Setting of Heritage Assets
7

Historic England, 2017, Historic Environment Good Practice Advice in Planning Note 3 (Second Edition): The
Setting of Heritage Assets (paragraph 9)
8
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20. With regards to changes in setting, GPA 3: The Setting of Heritage Assets states that
“conserving or enhancing heritage assets by taking their settings into account need not
prevent change”.
Assessment of the World Heritage Site
21. The World Heritage Committee agreed the City of Bath Statement of Significance at its
meeting in July 2008. This Assessment sets out why the WHS was put on the World
Heritage list and guides the management of the WHS for the foreseeable future. On
review of the main reasons for Bath’s inclusion on the World Heritage list, i.e. it ‘core
values’9, it is not considered to contribute to any of the ‘core values’ from which the City
of Bath WHS derives its heritage significance.
22. As such, any potential impacts that may arise to the overall heritage significance are
associated with views into and across this heritage asset.
23. Appendix 3 of the City of Bath World Heritage Site Setting’ SPD (published by B&NES
Council in 2013) provides ‘information sheets’ for a number of significant views which
correspond with the summary as set out above, including a description of the content of
each viewpoint, its significance and the Zone of Theoretical Visibility (ZTV) from the
viewpoint.
24. Since the SPD was adopted in 2013, there have been notable changes to the content of
these viewpoints, largely precipitated by modern development within the City of Bath and
its environs. This includes the high-rise redevelopment of the Bath Western Riverside
area to the north and north-east of the Site. These changes have diminished the accuracy
of the SPD ZTVs and, in some cases, visibility of the Site is now obstructed by post-2013
built form.
25. In order to ascertain which viewpoints within the SPD to assess in further detail, analysis
of the SPD ZTVs will be undertake alongside the proposed scheme ZTV (to be produced
by Nicolas Pearson Associates) to identify which of the SPD viewpoints the Site and
proposed development has the potential to be visible from.

9

Roman archaeology; The Hot Springs; Georgian town planning; Georgian architecture; the green setting of the
City in a hollow in the hills; and Georgian architecture reflecting the 18th century social ambitious – as taken
from The City of Bath World Heritage Site Management Plan: 2016-2022 (Supported by BANES and UNESCO,
2016)
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Significance of Effect
26. The assessment of effects will be undertaken in two stages. The magnitude of impact will
be cross-referenced with the heritage significance of the asset to categorise the effect
that is likely to result from the Proposed Development. Any mitigation embedded into
the scheme, such as design considerations, landscaping proposals or other elements
which take into account heritage assets will be taken into account at this stage.
27. Following this stage and where required, further mitigation may be proposed and
assessed as to whether this would reduce the significance of the effect. Once further
mitigation is applied, the asset will be re-assessed, allowing the residual effect to be
determined, as shown in Table 3. The significance of effects is described in Table 4.
Table 3: Significance of Effect Matrix
Sensitivity / value of
receptor
High
Medium

Magnitude of Potential Impact
Major
Major

Low

Major
/
Moderate
Moderate

Negligible

Negligible

Moderate
Major
Moderate
Moderate
Moderate
Minor
Minor
Negligible

/

Minor
Moderate

/

Moderate
Minor
Minor

/

Negligible

Negligible
Negligible
/

Negligible
Negligible
Negligible

28. A significant effect in Environmental Impact Assessment (EIA) terms is considered to be
major adverse. Moderate adverse effects can be considered significant or not significant
in EIA terms. The distinction is made by applying professional judgement to the matrix
process, allowing a true reflection of the effect to be considered based on all the
contributing factors described above, rather than a level of effect which has been
artificially inflated due to the constraints of the EIA process or a rigid / formulaic
interpretation of a matrix approach.
29. This chapter has moved away from a quantitative, matrix-led approach, as such a method
would over-simplify the assessment findings. Instead determinations are based upon
professional judgement and are presented qualitatively and with full justification. This
approach directly reflects key concepts in current planning policy and heritage guidance.
30. The Environmental Statement (ES) is required to conform to the EIA Regulations and
report on the significance of effect. This does not make a judgement on whether
substantial or less than substantial harm will be caused. A major adverse effect does not
necessarily equate to substantial harm, conversely, a minor adverse effect on an asset
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may cause a higher level of harm, given the relative sensitivity to change of each heritage
asset. Professional judgement has been used to equate the results of the ES process with
the requirements of the NPPF. This will be explored further within the conclusions of the
ES Chapter.
Table 4: Description of Significance of Effect
Significance of effect
Major

Moderate

Minor

Negligible

Description of effect
These effects are likely to be important considerations at a
national, regional or district scale, and if adverse, are
potential concerns to the project, depending upon the
relative importance attached to the issue during the
decision making process. Mitigation measures and detailed
design work are unlikely to remove all of the effects upon
the affected communities or interests.
These effects, if adverse, while important at a local scale,
are not likely to be key decision making issues.
Nevertheless, the cumulative effect of such issues may
lead to an increase in the overall effects on a particular
area or on a particular resource. They represent issues
where effects will be experienced but mitigation measures
and detailed design work may ameliorate/enhance some of
the consequences upon affected communities or interests.
Some residual effects will still rise.
These effects may be raised as local issues but are unlikely
to be of importance in the decision making process.
Nevertheless, they are of relevance in the detailed design
of the project and consideration of mitigation or
compensation measures.
No or a barely perceptible change from the baseline
position.
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C.3 Contaminated Land
Prior to redevelopment, an intrusive phase II ground investigation will be carried out over the site
to identify and quantify any contamination, determine depth and strength of underlying strata, and
obtain suitable parameters for geotechnical design. A proposed scope for site investigation works
depends on the layout of the proposed development, but is likely to comprise the following:
•

Initially window sample boreholes to provide general site coverage for contamination
testing;

•

Second phase of deeper boreholes to aid pile design and possible second phase of window
sampling should contamination be found;

•

Installation of gas/groundwater monitoring wells and program of monitoring; and

•

Programme of contamination and geotechnical testing;

Given that the site is substantially covered by existing buildings and hardstanding, likely hole
locations will be governed by on site constraints. It is likely that several phases of ground
investigation will be required, in order to provide a suitable coverage of the site and to sample the
contamination potential of the site soils under the building.
Contamination testing will include an appropriate suite of contaminants for solids and leachates
to include Metals, Organics/Hydrocarbons and Sulphates/pH. Waste Acceptance Criteria Testing
(WAC) will also form part of the Phase II investigation, if it is anticipated that soils are to be
disposed of off-site.
A suitable Interpretative Report will be produced, to determine foundation and floor slab solutions,
parameters for road pavement design, and an assessment of contamination risk. This will be
updated with any subsequent investigations that are carried out, together with ongoing liaison
with the relevant authorities to enable signing off of any conditions.
If contamination is found, a suitable Remediation Strategy will be developed, with validation of
any remedial works that are undertaken.

C.4 Flood Risk and Drainage
Introduction
This chapter of the Environmental Statement (ES) will assess the likely significant effects of the
Proposed Development in terms of flood risk and drainage. This chapter will be supported by a
Flood Risk Assessment and Sustainable Drainage Statement that will be written in accordance
with the National Planning Policy Framework and prevailing national and local drainage guidance.
The ES will build on the information provided in the following Scoping Report. It will describe the
assessment methodology, the baseline conditions currently present at the site and its immediate
surroundings and the likely significant environmental effects of the development from the
construction phase through to operation. The ES chapter will also recommend appropriate
mitigation measures to prevent, reduce or offset any significant adverse effects, assess the overall
cumulative effects and identify the likely residual effects following the implementation of the
recommended mitigation measures.
Flood Risk
The assessment will consider the existing sources of the flooding to the site, flood mitigation
measures and potential impacts of the development on flood risk to the site and the surrounding
area. The methodology for the assessment of flood risk issues will include;
•

Review of planning policies

•

Review of Environment Agency published flood risk mapping, records of flooding and any
available flood modelling data

•

Consideration of Bath Quays flood modelling works

•

Review of topography and hydrology of the subject site and the surrounding area

•

Assessment of the magnitude and severity of potential sources of flood risk

•

Consideration of flood mitigation measures for the subject site and the surrounding area

•

Evaluation of proposed construction techniques and phases and the impact on flood risk to
the site and surrounding area

Drainage
The assessment will consider existing drainage infrastructure and the disposal of wastewater
generated by the development proposals. The methodology for the assessment of drainage
issues will include:
•

Review and identification of existing surface water and foul drainage systems within the
subject site and the nearby vicinity

•

Evaluation of proposed surface water and foul drainage infrastructure and consideration of
the management and disposal of flows from the subject site

•

Identify potential options for the disposal of foul and surface water flows

•

Determine the ability of the existing and proposed drainage to accommodate development
flows

•

Evaluation of proposed construction techniques and associated surface water management
and disposal options

•

Review and assessment of surface water management and disposal options with regards
to water quality and groundwater protection

C.5 Socio-Economics
The assessment will comply with prevailing guidance (in so far as this exists) and methodology
(e.g. use of the Treasury Green Book for deriving employment) and will be based on data
sources such as the Office of National Statistics, Local Plan evidence base, NHS and
Education Authority planning documents.
Baseline data and effects will be reported at the site, ward and city-wide/district levels, which
will also provide a framework for the evaluation of effect significance.
The technical scope is anticipated to cover the following:
•

Demographics, including changes in population, age profile, working age and
economically active categories;

•

Employment (direct/indirect/induced), both during construction and on completion;

•

Gross value added (GVA) during construction and from the completed development;

•

On-site businesses, including relocation of existing uses, introduction of new uses and
home-working;

•

Indirect/induced effects of additional household expenditure on the local economy;

•

Housing supply, including matters such as quantity, mix, quality and affordability;

•

Demand for primary healthcare;

•

Demand for education (primary/secondary), based on child yield and LEA predictions of
demand/supply;

•

Demand for recreation, taking account of on-site play facilities and open space; and

•

Interaction with BWR and other consented developments.

C.6 Townscape and Views

Dick Lovett Site
Watkin Jones

Prelim LVIA Note (Pre appln/ EIA Scoping)

PRELIMINARY LVIA TECHNICAL NOTE
Prepared for pre application/ EIA Scoping submission
Nicholas Pearson Associates – 23 March 2020
1.0

INTRODUCTION

1.1

Nicholas Pearson Associates has been appointed by Watkin Jones to provide consultancy advice with
respect to the Landscape and Visual Impact Assessment (LVIA) process for the proposed mixed-use,
redevelopment proposals at the Dick Lovett Site (DLS), Lower Bristol Road, Bath. The initial work includes
providing appraisal and commentary to inform the emerging proposals and preparing preliminary Verified
View Montages (VVM) from some key elevated viewpoints, to enable an appreciation of the effects of the
emerging proposals. The current proposals include development of varied heights 5 - 7 storeys in height.

1.2

The work has commenced following the receipt of a pre-application submission response from B&NES
(dated 18 Feb 2020) to initial development proposals. The B&NES response generally notes that LVIA is an
important aspect to inform the design and location of the development and its built form.

1.3

Potential landscape and visual issues related to the site location are as follows:


Within the City of Bath World Heritage Site (WHS), with consideration of the Outstanding
Universal Values;



Outside of the Bath Conservation Area but with a varying visual relationship;



Contribution to the local landscape character, especially streetscapes;



Visual context – especially where there are existing views to and from the site and/ or development
proposals from key landmarks (WHS Setting SPD), including with respect to the ‘green hillsides’
noted as an Outstanding Universal Value (OUV) of the City of Bath WHS, with the potential effects
with regard to the height, scale and massing.

1.4

The project is at an early stage, however the initial LVIA work has informed the current design iteration and
will, as the project progresses make reference to:


Architectural design strategy



Landscape and urban design strategy



Planning context



Arboricultural assessment



Ecological assessment



Heritage assessment
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Verified Visual Montages (VVM/ Accurate Visual Representations (AVR)

2.0

SCOPE AND METHODOLOGY

2.1

The scope of the LVIA will relate to an assessment of effects upon the local and wider landscape character
and visual effects upon receptors both local and in wider areas.

2.2

The assessment will follow the principles and processes as set out in Guidelines for Landscape and Visual
Impact Assessment (LVIA) – The Landscape Institute and IEMA (3rd edition 2013). The work will comprise;
desk study and baseline survey to establish relevant landscape and visual receptors, noting related values;
review of the development proposals, followed by judgements on; the susceptibility to change; the overall
sensitivity of receptors; the magnitude of change; and appraisal of the effects of the proposals. Effects will be
judged as beneficial or adverse, with a scale of Negligible; Slight; Moderate or Substantial. A final judgement
will then be made as to whether effects are Significant. These are likely to occur where levels of effect are
greater than Moderate.

2.3

Reference documents will include;


City of Bath World Heritage Site Management Plan – Outstanding Universal Values (OUV)



City of Bath WHS Setting Study SPD



Bath City Wide Character Appraisal (B&NES Adopted SPD, 2005)



‘Bath Western Riverside’ (BWR) SPD



Bath Building Heights Strategy (BBHS) – Valley Floor Zone 3



Bath City Riverside Enterprise Area SPD (generally takes forward principles from BWR SPD)



B&NES Placemaking Plan policies
o

SB8 – Western Riverside

o

NE2 - Conserving and Enhancing the Landscape and Landscape Character

o

CP7 – Green Infrastructure

Study Area
2.4

The study area for the assessment will comprise those local character areas which would be directly or
indirectly affected by the proposals. This comprises: the site; the local character, which includes considerable
regeneration, associated with Bath Riverside to the north and east; Roseberry Place and Chivers House to
the west; Bath Press site and Oldfield Park to the south. Given the limited geographic scale of the site, within
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the urban area, character zones beyond the above areas are not considered likely to be affected and are not
discussed further, except with respect to the overall landscape/ townscape of the city/ WHS. Proposed
landscape receptors;


WHS (OUV – Georgian town planning; Georgian architecture; the green setting of the City in a
hollow in the hills) and Bath Conservation Area



Local landscape character areas; (western part of Bath Western Riverside area; Bath Press/ Oldfield
Park (north of railway line); Roseberry Place;

2.5



Lower Bristol Road streetscape/ local context



The Site

The study area for the visual assessment comprises the area generally defined by the enclosing topography of
the city, comprising Lansdown to the north, Bathampton Down and Claverton Down to the east, Beechen
Cliff to the south east; Twerton/ Southdown to the south/ south west; and Penn Hill/Dean Hill to the
west/north west. However, having noted the above, views from large areas of the lower lying parts of the
city are restricted by intervening built form and or vegetation. This, in due course, will include from areas
where consented but yet to be built development (eg. Bath Riverside and Bath Press site) which will block
lower level views from the north and south of the site.
Representative Viewpoints

2.6

The visual context is being considered through desk study and site appraisal, as above and will be informed
by use of a computer generated Zone of Theoretical Visibility (ZTV), based upon a ‘bare ground model’.
Representative viewpoints for assessment will be agreed with B&NES to provide the optimum views to the
proposed scheme. Elevated locations will include those from established and accepted key viewpoints (Bath
WHS Setting SPD) from around the city. Due to the urban location it is not considered relevant in this
instance to establish approximate or relative numbers of different groups of people affected. Representative
views will consider:

2.7



The areas from which the development may be visible.



The different groups of people who may experience the views.



The viewpoints where they will be affected.



WHS Setting study – identified views.

Proposed geographic areas for which representative views will be considered will comprise;


Local/ immediate streets; Lower Bristol Road; Windsor Bridge Road; Brook Road



Elevated views from the south; Twerton; Bloomfield area
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Elevated views from east; Bathwick; Claverton Down



Elevated views from the north; Victoria Park; Primrose Hill; Lansdown



Elevated views from the west; Penn Hill/ Dean Hill

3.0

PRELIMINARY DESIGN OPPORTUNITIES

3.1

Preliminary appraisal of the landscape baseline has identified that the existing site conditions are of a low
sensitivity due variously to the existing use, the previously developed nature of the site; the wider
regeneration context and the extant policies for redevelopment. However, the ‘values’ related to WHS
designation as well as that of existing trees (subject to Arboricultural assessment) will be considered and
balanced in the assessment. The visual sensitivity of local residents and wider visual receptors groups, in a
valued context, are also important.

3.2

Key issues reducing susceptibility to change and influencing receptor sensitivity are;


Planning policy context and established expectations for redevelopment



The local consented and committed regeneration and redevelopment proposals within the
immediate vicinity of the site

3.3



The brownfield/ redeveloped nature of the site



The existing use of the site for car show rooms with limited townscape value.

On the basis of the above, substantial opportunities exist to provide a high-quality designed development
providing enhancements to the landscape/ townscape character receptors and to visual amenity. This would
result in elements of beneficial landscape and visual effects to the site, local area and related visual receptors.
This will require, as a core part of the of project, integral design mitigation as a means of avoiding/
minimising/ mitigating adverse effects as far as practicable.

3.4

The design process will reference;


Relevant planning policies/ documents, including with respect to the expected regeneration of the
site



Consented and committed development proposals in the immediate vicinity of the site



Site context, including historic, as well as current reference points



Good urban design principles, including access and circulation



Height, scale and massing of built form



Architectural design – including elevational treatments and roofscape



Green infrastructure – existing and proposed
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Use of material finishes to building externals and public realm

Opportunities and consideration is being given to a range of design measures to reduce/ minimise any
adverse effects and maximise opportunities for enhancements, including;


Site arrangement and massing associated with Bath Press site



Lower Bristol Road elevation/ frontage to break building massing



Windsor Bridge Road elevation; frontage pull back, including corner treatment



Overall heights and roofscapes, including with respect to disaggregating built forms



Architectural design/ treatments/ materials to respond to industrial heritage



Proposals for high quality external realm and landscape strategy

4.0

PRELIMINARY LANDSCAPE AND VISUAL APPRAISAL

4.1

Notwithstanding the above opportunities there is a potential, at this stage, of varying degrees of adverse
effect with respect to both landscape/ townscape character and visual amenity, with benefits relating to the
positive reuse of a brownfield site and a high quality design approach. Overall, the design approach is such
that significant landscape and visual effects are avoided as far as possible, but have the potential to occur as a
result of the proposed height(s) of the development.

Preliminary landscape appraisal
4.2

In landscape terms adverse effects are likely to relate principally to the potential scale/ height of the
development, although there will also be an impact relating to tree removals. To an extent various effects
resulting from an efficient reuse of such a brownfield site are unavoidable with any development. In addition,
the policy basis for regeneration with buildings of increased scale than existing provides an important
context, as does the surrounding context of recently completed or consented developments with those
offsite building heights varying between 4-7 storeys.
Preliminary visual appraisal

4.3

Similarly, in visual terms the potential/ proposed height/ scale of development will be the key issue relating to
adverse effects. This will probably principally relate to local views around the site, where available views of
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the green hillsides and/ or towards key landmarks (WHS OUV) will be partly/ wholly concealed, and from
where the overall scale of development is clearly seen. In views from more distant, elevated locations
adverse effects are likely to be more limited/ reduced. This is due to the combined effect of; the low
elevation of the site; viewing distance; the often panoramic nature of the views across the city; the
intervening built form (existing and consented but not yet constructed development) and vegetation. In such
views the development will be seen as part of the layering of varied built forms of the urban regeneration to
the west of the city centre.
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Bath & North East Somerset Council
Directorate of Place – Development
Lewis House, Manvers Street
Bath BA1 1JG

Email: chris_griggs@bathnes.gov.uk
www.bathnes.gov.uk
Date: 6th July 2020

Dear Mr Sykes,
RE: Dick Lovett, Wellsway Garages, Lower Bristol Road, Bath
This letter sets out the Council’s formal screening and scoping opinion under the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017.
SCREENING AND SCOPING OPINION
The proposed development is considered to be an ‘urban development’ project which falls under
category 10(b) of the first column of Schedule 2 to the EIA Regulations. The site is within a sensitive area
as defined within these regulations as it sits within the Bath World Heritage Site (WHS). Schedule 3
provides detailed criteria for screening Schedule 2 development to assess whether an Environmental
Statement is required.
The fundamental test to be applied in each case is whether the particular type of development and its
specific impacts are likely, in that particular location, to result in direct or indirect significant effects on the
environment.
In compiling this Scoping Opinion we have had regard to Schedule 4 of the Regulations which sets out
the information that an ES should contain. We have also taken into account National Planning Practice
Guidance in respect of EIA. Unless specified, the observations set out in this letter do not constitute
agreement to the commentary set out in the Scoping Report and deals only with the scope and
methodology proposed.
The ES must contain the information specified in regulation 18(3) and must meet the requirements of
regulation 18(4). It must also include any additional information specified in Schedule 4 to the 2017
Regulations which is relevant to the specific characteristics of the particular development or type of
development and to the environmental features likely to be significantly affected. The ES should be
proportionate and not be any longer than is necessary to assess properly those effects. Impacts which
have little or no significance for the particular development in question will need only very brief
treatment to indicate that their possible relevance has been considered.
The ES should achieve the following:
•
•
•
•
•
•

Describes the proposed development;
Outlines the reasonable alternatives considered;
Describes the baseline environment;
Describes the likely significant effects and the methods used to identify
significant effects;
Describes the measures to mitigate adverse effects;
Describes any monitoring arrangements; and

Bath and North East Somerset –
The place to live, work and visit

•

Includes a non-technical summary.

SITE DESCRIPTION
The site 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. The site is occupied by the Dick Lovett BMW/Mini dealership,
which comprises a series of showroom/office buildings, areas of hardstanding and amenity landscaping
The site lies within policy allocation SB8 of the Bath and North East Somerset Placemaking Plan which
makes provision for a residential redevelopment of the area. It is also situated within Bath World Heritage
Site and Flood Zone 2.
PLANNING HISTORY
The site does not have much in the way of relevant planning history with the exception of part of the site
falling within the area of the Bath Western Riverside development (06/01733/EOUT) which is a
residential led redevelopment of up to 2281 dwellings, a school, student accommodation, shops, services
and supporting infrastructure and landscaping. The part of the site which falls within the area of the Bath
Western Riverside development has outline planning permission for student accommodation with shops,
cafes and GP surgery at ground floor level. A reserved matters application (19/05165/ERES) for this part
of the site is currently pending consideration.
Other planning applications related to the site are listed below:
17/02598/DEMA - Demolition of 3no. outbuildings of block construction with corrugated roof currently
used for Valeting/storage by the BMW dealership and reduction in height of existing perimeter wall to
increase visibility into the site and make safe portions of wall that have been destabilised by trees.
Status – Approved
14/03713/FUL - Erection of extensions to the existing BMW Motor Dealership showroom, including
workshop extension storage and valet/wash facility following demolition of existing buildings currently
used for storage and car washing/valeting.
Status – Approved 19.10.2015
06/00274/FUL - Mixed use development comprising car showroom with associated workshops and
offices, 7no. residential apartments and separate valet and autowash facility including demolition and
relocation of service area
Status – Approved 27.08.2010
05/01575/VAR - Variation of condition to extend temporary use of site for delivery and storage of
vehicles, pre-sales preparation, repairs and ancillary office (Planning Permission 02/01938/FUL).
Status – Approved 29.06.2005
DESCRIPTION OF DEVELOPMENT
The proposed development comprises the following:
•
•
•

Demolition of all existing buildings on the site
360 build-to-rent (BTR) units;
340 purpose-built student accommodation (PBSA) units;

•
•
•

750sqm of flexible commercial floorspace (Use Classes A1, A2, A3, A4, A5, B1, D1
and D2);
a new north/south public access road; and
associated access/parking, public realm, private amenity space, landscaping, and
servicing (bin/cycle storage etc).

CONSIDERATION OF LIKELY SIGNIFICANT EFFECT
The NPPG provides indicative criteria and thresholds for screening schedule 2 development. It suggests
that Environmental Impact Assessment is unlikely to be required for the redevelopment of land unless the
new development is on a significant greater scale than the previous use, or the types of impacts are of a
markedly different nature or there is a high level of contamination. It also suggests that the key issues to
consider are the physical scale of the development and the potential increase in traffic, emissions and
noise.
The proposals will replace the existing 1 and 2 storey car showrooms and forecourts with a significant
number of blocks rising up to 8 storeys. The scale of development is significantly greater than the
previous use and, given the contribution which that the landscape setting makes to the Outstanding
Universal Value (OUV) of the city of Bath World Heritage Site, has the potential to have significant
impacts upon heritage and landscape. The proposals would also introduce a significant new population of
residents onto the site which has the potential to increase traffic, emissions and noise arising from the
site. The site is also located within a flood zone and has a medium probability of flooding.
The individual environmental impacts are considered below in greater details and comments on the
scope of the environmental statement are also provided.
LANDSCAPE
An EIA Screening and Scoping Report has been submitted (Peter Radmall Associates April 2020) in
support of this request.
In the initial checklist of topics in Table 1 “Landscape/Townscape + Views” is identified as topic
11 and in the “Tests for Potentially Significant Effects” column it notes it lists the following:
• Development would fundamentally change the character of the site and its landscape/townscape
setting
• Development would involve the loss of important landscape features
• Development would obstruct or alter sensitive views
Point 17 Townscape and Views of Section 3.8 of the report asserts that:
• In its current use the site makes little contribution either to townscape character or to visual
amenity; its most valuable features are several semi mature trees.
• Whilst the site is not individually subject to any townscape or landscape designation, its location
within the Bath WHS (see Cultural Heritage above and Appendix B3) indicates that its wider
townscape setting is of high sensitivity.
• The site is potentially exposed to a range of public views, due to its street frontages and its valleyfloor location, which provides opportunities for views from the surrounding elevated terrain. The
development is also likely to affect a range of private views, particularly from surrounding
residential properties
Section 5.1 of the report identifies the likelihood of significant effects defining a medium
likelihood as “may give rise to a significant effect in the absence of mitigation, but the residual
effect is unlikely to remain significant” and in Table 2 it identifies Townscape and Views as

being likely to have a medium effect asserting that “the development would alter the character
of the site and surrounding streetscapes, and is likely to affect a range of views including key
views that contribute to appreciation of the WHS”.
Table 3 lists Townscape and Views as a topic that would be included in the EIA.
Appendix C6 includes a Preliminary LVIA Technical Note (Nicholas Pearson Associates 23
March 2020).
It is suggested that the list of reference documents in 2.3 of the report should include:
• Landscape Institute Technical Guidance Note 06/19 ‘Visual Representation of Development
Proposals’
The relevant list of policies from the B&NES Placemaking Plan should include:
•
•
•
•
•
•
•
•
•

B4 - The World Heritage Site and its Setting
D1 - General Urban Design Principles
D2 - Local Character and Distinctiveness
D3 - Urban Fabric
D4 - Streets and Spaces
D5 - Building Design
D6 - Amenity
D10 - Public Realm
NE6 - Trees and Woodlands Conservation

Bath and North East Somerset Council’s Local Plan Policy NE2 makes clear that proposals with the
potential to impact on the landscape/townscape character of an area or on views should be accompanied
by a Landscape and Visual Impact Assessment undertaken by a qualified practitioner to inform the
design and location of any new development.
It is therefore concluded that the proposals will likely have a significant effect upon the landscape and an
Environmental Statement should include the above information.
CULTURAL HERITAGE
The site is situated not too far from the heart of the Bath World Heritage Site and is visible from many
vantage points around the city. The significant increase in the physical scale of development on this site
has the potential to have a significant impact upon the OUV of the World Heritage Site, particularly in
respect of the some of the townscape/landscape impacts considered above.
The proposed scope for the cultural heritage chapter of the environmental statement is acceptable.
However, reference should also be made to the Bath Building Heritage Strategy (2010) which provides a
robust evidence basis for consideration of the link between new development heights and the OUV of the
World Heritage Site.
HIGHWAYS
The site is in a reasonably sustainable location not far from Bath city centre and close to a range of
shops and services. The proposals also have the potential to improve walking and cycling across and
around the site. However, the proposals would also increase the resident population on the site
significantly in a high-density urban form. This brings the potential for a significant number of additional
trips by private vehicles and also concerns about parking due to the lack of parking restrictions in the

surrounding area. There is potential for some significant environmental impacts upon transport, although
it may be possible for these to be mitigated to a degree through the design of the scheme and the
provision of incentives for people to adopt more sustainable modes of transport, e.g. cycle parking, car
club, electric charging points, etc.
It is understood that the Local Highways Authority have been corresponding with the Pegasus Highways
Team to provide initial feedback on the proposed vehicular access points and off-street, car parking
provision. They have separately provided scoping options which set out the scope of the transport
assessment and/or transport statement which will be required to submit in support of any future
application, including the extent of modelling that would be required.
It is noted that Highways is proposed to be scoped out of the Environmental Statement. However, the
Highways Officer has confirmed that any Environmental Statement should include a chapter which
considers highways impacts due to the potential number of trips and sensitivity of the nearby junction.

AIR QUALITY
The site lies near the Bath AQMA and existing air quality may be poor. The proposed development will
introduce additional sources of emissions that could potentially have a significant impact upon air quality.
The Scoping report is generally in line with the expected contents of an Air Quality chapter in an EIA.
Further details on the model requirements are detailed below to ensure the scheme does not impact on
the Bath Clean Air Plan.
The EIA should include an assessment of the effects of the construction dust and the construction traffic
on air quality as well as the operational phase.
The EIA should be consistent with the Bath Clean Air Zone and associated traffic management scheme
assessment. The assessment should fully include the effects of gradients, street canyons and junctions
within the air quality model. The model should also include the cumulative effect of other approved local
developments which may impact the air quality. Clear model verification should be provided.
The scheme will be considered significant if the predicted concentrations of nitrogen dioxide with the
development are above 40 μg/m3 at any location as this will be none compliant with the Government’s
directive. Due to model sensitivity, areas above 36 μg/m3 should be carefully considered and sensitivity
tested.

CONTAMINTED LAND
As stated in the EIA Scoping report, the site historically has been covered by railway lines on
embankments, a builders yard, petroleum institute, coach depot, a warehouse, garage, a waste transfer
station and car dealerships over the years all of which are a potential source of contamination as well as
the historical gas works which was situated to the north of the site. It is understood that part of the site
has been remediated in three areas in the past as part of the surrender of a waste transfer licence before
the construction of the existing site.
The Council’s Contaminated Land Officer is supportive of the scoping report’s statements and
recommendations summarised as follows: A site investigation will be required to determine contamination
potential of site soils, presence of made ground etc; Prior to redevelopment, an intrusive phase II ground
investigation will be carried out over the site to identify and quantify any contamination; A suitable
interpretative report will be produced which will include an assessment of contamination risk. This will be

updated with any subsequent investigations that are carried out, together with ongoing liaison with the
relevant authorities to enable signing off of any conditions; If contamination is found, a suitable
remediation strategy will be developed, with validation of any remedial works that are undertaken.
The site includes areas of known or probable contaminated ground and will require further investigation,
risk modelling and possibly remediation. It is therefore considered that the development is likely to have a
significant impact on the environment in terms of contaminated land.
It is considered that any Environmental Statement should include a chapter which considers
contaminated land.
DRAINAGE AND FLOOD RISK
The site falls within flood zone 2 and has a medium probability of flooding. The proposals would increase
the resident population significantly in an area of flood risk. Whilst the site has been sequentially tested
for residential (non-student) development through the local plan process, there will be a need for a sitespecific flood risk assessment to ensure that the development is safe for its lifetime and does not
increase flood risk elsewhere. The proposals introduce a significant about of new urban development
onto the site and therefore will need to ensure that surface water is appropriately managed through SUDs
principles. The proposals are therefore
The submitted EIA scoping report has been reviewed by the Lead Local Flood Authority (LLFA) who
acknowledges that a site-specific flood risk assessment and sustainable drainage statement will be
prepared in support of the development alongside a chapter in the Environmental Statement. The
proposed scope of these documents is acceptable.
At time of writing no response has been received from the Environment Agency. Their comments on the
scope will be forwarded at a later date once received.
ECOLOGY
The site comprises predominately hardstanding and buildings with dense scrub and shrubs along the
northern boundary. The site is of low ecological value overall, although nesting bird interest may be of
importance in the immediate locality. It is incorrect to state that the site is 2.5km from a designated site,
although it is over 2.2km from the nearest Site of Special Scientific Interest (SSSI). The site does not
meet Natural England’s SSSI Impact Risk Zone criteria. The site is 110m from the River Avon Site of
Nature Conservation Interest (SNCI) and 115m from Linear Park SNCI, both of which are known
dispersal and foraging corridors for horseshoe bats linked to the Bath and Bradford-on-Avon Bats
Special Area of Conservation. Any additional light spill onto these habitats will need to be avoided in
accordance with Waterspace Design Guidance (Bath and North East Somerset Council, 2018):
https://www.bathnes.gov.uk/sites/default/files/ba306_bath_bats_and_lighting_guide_10_june_2018.pdf
The proposals are not in or likely to impact on an ecologically-sensitive area. There will not be
significant ecological impacts which would trigger inclusion in an Environmental Impact Assessment as
required under Schedule 2 of the Town and County Planning (Environmental Impact Assessment)
Regulations 2017. Therefore, scoping ecology out of the Environmental Impact Assessment is accepted
based on the justification provided.
The commitment to providing an Ecological Impact Assessment (EcIA) in any case is supported.
Surveys will need to be completed to within two years of planning submission. The EcIA will need to be
completed following CIEEM EcIA guidance. Ecological recommendations for avoidance, mitigation,
compensation and enhancement measures will need to be considered and incorporated into the
scheme design. Retention of or compensation for removal of vegetation will need to be included. All

schemes should achieve measurable biodiversity net gain to meet the NPPF (paragraphs 170, 174, and
175), Bath and North East Somerset Core Strategy and Placemaking Plan policies (for example
Policies D5e and NE3) and emerging government policy. The Climate and Nature Emergency is a
corporate priority for Bath and North East Somerset and must be taken into consideration in
applications.
Natural England have commented to state that they welcome the commitment to providing an Ecological
Impact Assessment and note that this will not form a chapter of the Environmental Statement. They have
also stated that they would expect the development to achieve Biodiversity Net Gain through improving
lighting on site for light-sensitive species which are accessing the river and by the provision of connected
green spaces within the development to increase biodiversity.
SOCIO-ECONOMIC
The site is currently in use as a series of car showrooms which would leave the site as a result of the
proposed development. The use would change from primarily employment to primarily residential. The
increased population would result in increased demand for social and other infrastructure. This change
has the potential to give rise to significant environmental impacts.
The proposed scope for a socio-economic chapter of the Environmental Statement has been reviewed
and is considered acceptable.
OTHER ASPECTS OF SCOPE
The listed matters in section 7 of the scoping report are broadly acceptable and in line with schedule 4 of
the regulations.
In consideration of the baseline and cumulative effects it should be acknowledged that the current Bath
Western Riverside Outline Planning Permission for land to the north of the development site cannot be
implemented (due to the ability to submit reserved matters expiring). It should also acknowledge the
forthcoming revised masterplan for this part of Bath Western Riverside.
ENVIRONMENT STATEMENT STRUCTURE AND OTHER MATTERS
The proposed structure of the Environmental Statement is acceptable.
The applicant’s attention is brought to the updated advice in the NPPG regarding the temporary
regulations in place due to the covid-19 situation.
Under the temporary publicity requirements, what is an applicant of an EIA development required
to do in terms of publicising the environment statement?
Under the Town and Country Planning (Environmental Impact Assessment) Regulations 2017, when an
applicant submits an environmental statement after the planning application has been submitted, the
applicant is responsible for publicising the environmental statement through giving notice by site display
and the publication of a notice in a newspaper circulating in the locality.
However, under the temporary publicity requirements, if an applicant is not able to give notice either by
site display or by publication of the notice in a newspaper circulating in the locality because this is not
reasonably practicable for reasons connected to the effects of coronavirus, including restrictions on
movement, then it can publicise this notice by alternative means, including publishing the statement on a
website.

In such circumstance the notice requirements are also changed, and the applicant is not required to have
a copy of the environmental statement and associated documents at an address in the vicinity to be
expected, or to provide physical copies of these documents on request. Instead the applicant must make
these documents available for inspection on the internet.
Where an applicant makes use of these temporary flexibilities the applicant must, when submitting an
environmental statement, provide a certificate stating the steps that were taken to bring the planning
application to the attention of people who are likely to have an interest in the application, and why these
steps were reasonable.
Paragraph: 049 Reference ID: 15-049-20200513
Revision date 13 05 2020
What alternative means of publicity should an applicant for EIA development take to publicise an
environmental statement?
Under the temporary publicity requirements, an applicant for EIA development (who cannot place a site
notice or a notice in a local newspaper due to the effects of coronavirus) must take other reasonable
steps to inform any persons who are likely to have an interest in a planning application to which an
environmental statement relates. This may include use of social media and communication by other
electronic means and must be proportionate to the scale and impact of the development (see also
paragraph 38 above).
The notice published through these alternative means must state the website at which documents related
to the application can be viewed online.
Paragraph: 050 Reference ID: 15-050-20200513
Revision date 13 05 2020
Does an applicant of EIA development need to make hard copies of the environmental statement
available for inspection at a published address?
Under the temporary publicity arrangements, if the applicant of an EIA development is not able to provide
a hard copy of the environment statement at a published address for inspection because it is not
reasonable practicable for reasons connected to the effects of coronavirus, including restrictions on
movement, then it is not required to make hard copies available for inspection. Instead, it must publish
the environment statement on a website for inspection.
Paragraph: 051 Reference ID: 15-051-20200513
Revision date 13 05 2020
CONCLUSION
The proposed development falls within schedule 2 and is located in a sensitive area. It is of a significantly
greater scale than the existing development and will potentially have a significant effect upon several
aspects of the Environment. Having regard to Scheduled 3 of The Town and Country Planning
(Environmental Impact Assessment) Regulations 2017, it is considered that the proposed development
on this site would likely have significant effects on the environment and an Environmental Statement is
required.

The proposed scope for the Environmental Statement is broadly acceptable with the exception that
Highways Impact should not be scoped out. The Local Highways Authority have separately provided
comments on the scope for this chapter. Comments on the scope for each chapter have been provided
above.
Yours sincerely
Christopher Griggs-Trevarthen
Senior Planning Officer – Development Management

Mr Chris Griggs-Trevarthen
Bath & North East Somerset Council
Environmental Services
Lewis House
Manvers Street
Bath
BA1 1JG

Our ref:
Your ref:

WX/2020/134220/01-L01
Lower Bristol Rd, Bath

Date:

10 July 2020

Dear Mr Griggs-Trevarthen
EIA SCOPING/SCREENING OPINION DICK LOVETT SITE, LOWER BRISTOL
ROAD, BATH
Thank you for consulting the Environment Agency on the above. Please accept my
apologies for the delay in responding to you.
Whilst we are not able to comment on whether or not an Environmental Statement (ES)
is required, for any ES or formal planning application, we would wish to see the
following points addressed:
FLOOD RISK /SURFACE WATER MANAGEMENT
With regards to flood risk, we would advise that the site is located within Flood Zones 2
and 3. The FRA must consider:
Potential sources of flooding
Historic flooding
Existing conditions
Potential outfall routes and the impact on the downstream network
Management of surface water including how sustainable drainage can be implemented ( in
consultation with the LLFA)
within the development to manage surface water.
Overland flows
Climate change effects
Access/egress arrangements and emergency evacuation plan
Detail resistance and resilience measures
Sequential and Exception test requirements.

CONTAMINATED LAND / GROUNDWATER PROTECTION
We would expect the following points to be considered within the Environment
Environment Agency
Rivers House East Quay, Bridgwater, Somerset, TA6 4YS.
Customer services line: 03708 506 506
www.gov.uk/environment-agency
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Statement.
Consideration should be given to:
• The geological, hydrogeological and hydrological setting of the site.
• Any possible impact the development would have on groundwater recharge, flows,
levels and quality.
• Any possible impact the development would have on surface water flows and quality.
• If detrimental consequences to the water environment are likely, then agreed
mitigation measures would be necessary.
• The developers should adhere firmly to the Environment Agency's stance on SUDS
(Sustainable Urban Drainage Scheme). These can be used to promote groundwater
recharge, flows, and levels. Surface water run-off should be controlled as near to its
source as possible using such an approach. They can also benefit water quality
improvement, surface water flooding, and amenity enhancements.
• Any existing legal water interests in the area should be identified. Any development
should not adversely impact upon these.
• Local water interests in the area such as wells, springs, etc, and private abstractions
should also be identified and must not be adversely affected either.
Given the sites previous use it is likely that contamination exists on site. If any future
planning application is made we would recommend the following contaminated
land condition. It may therefore be prudent to include some/all of the components of the
condition within the Environment Statement.
CONDITION:
No development approved by this planning permission shall take place until a
remediation strategy that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved, in
writing, by the Local Planning Authority (LPA):
1. A preliminary risk assessment which has identified:
- all previous uses,
- potential contaminants associated with those uses,
- a conceptual model of the site indicating sources, pathways and receptors,
- potentially unacceptable risks arising from contamination at the site.
2. A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
3. The results of the site investigation and the detailed risk assessment referred to in (2)
and, based on these, an options appraisal and remediation strategy giving full details of
the remediation measures required and how they are to be undertaken.
4. A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages,
Cont/d..
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maintenance and arrangements for contingency action.
Any changes to these components require the express written consent of the LPA. The
scheme shall be implemented as approved.
REASON:
To ensure the protection of controlled waters
WATER QUALITY
The Environment Statement should consider the following issues:
- Managing construction waste, in accordance with the waste hierarchy and duty of care
requirements.
- Sustainable waste management arrangements for the development, including
appropriate waste collection /recycling facilities.
- Compliance with Hazardous Waste Regulations, if hazardous waste (e.g. Asbestos) is
present on the development site.
- Environmental Permitting requirements for any onsite treatment of waste. (E.g. mobile
plant permit for treatment of contaminated soils or permit for the use of waste
in construction/landscaping purposes).
- Ensuring construction activities are carried out in accordance with relevant Pollution
Prevention Guidelines (e.g. PPG 6 -working at construction and demolition sites).
- Ensuring suitable arrangements for disposal of foul drainage from the development.
BIODIVERSITY
We would expect an ecological evaluation of potential impacts as a result of the
development and would suggest this is carried out in consultation with the Local
Authority Ecologist.

Please do not hesitate to contact me should you have any further queries.
Yours sincerely

Mark Willitts
Sustainable Places - Planning Specialist
Direct dial 0203 025 0253
e-mail nwx.sp@environment-agency.gov.uk
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