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1.

Introduction
Background

1.1

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

Status of the Proposals under the EIA Regulations
1.2

The proposals qualify as a Schedule 2 development under the Town and Country
Planning (Environmental Impact Assessment) Regulations, 2017 (referred to hereafter as
the EIA Regulations), as follows:
Description of Development: 10. Infrastructure projects (b) Urban development projects
Applicable Threshold: (ii) the development includes more than 150 dwellings

1.3

However, the whole of Bath is designated as a World Heritage Site (WHS). Such sites
are categorised as “sensitive areas” under the EIA Regs, and the qualifying thresholds for
screening under Schedule 2 do not apply to development in these areas. In addition, the
eastern part of the site lies within the area of the partially-completed Bath Western
Riverside (BWR) regeneration scheme, which was EIA development.

1.4

In view of the above, WJG have assumed from the outset that the proposals constitute
EIA development, and asked Bath and North-East Somerset Council (B&NES) to confirm
this in the form of a screening opinion. This Opinion was issued on 6th July 2020
(Technical Annex A) and stated the following:
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.

Structure of the ES
1.5

An EIA carried out in England and Wales is reported in the form of an Environmental
Statement (ES). The ES in this case comprises the following three volumes:
1.
2.
3.

1.6

a Non-Technical Summary (NTS);
a Main Report (this document); and
a series of Technical Annexes.

This document (the Main Report) consists of the following chapters:
1.
2.

Introduction
EIA Process

1

3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
1.7

Environmental Policy Context
Baseline Conditions
Development Description
Air Quality
Built Heritage
Contaminated Land
Flood Risk and Drainage
Socio-Economics
Townscape and Views
Transport
Overview of Predicted Effects and Proposed Mitigation

The Technical Annexes present a range of supporting information related to the
assessment topics, as well as standalone reports required in any event to support the
planning application. They are as follows:
A.
B.
C.
D.
E.
F.
G.

Scoping
Air Quality
Built Heritage
Contaminated Land
Flood Risk Assessment
Landscape and Views
Transport
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2.

EIA Process
Regulatory Context

2.1

EIA is a structured process for identifying the “likely significant effects” of a development,
and has formally been part of the UK planning system since 1988, when Regulations
implementing the provisions of EC Directive 85/337/EEC were introduced. New
Regulations came into force in 1999, which were superseded by Regulations introduced in
2011 and amended in 2015. These Regulations were consolidated and amended in
England by the Town and Country Planning (Environmental Impact Assessment)
Regulations, which took effect in May 2017.

Overview
2.2

The main steps in the assessment process are as follows:
•

confirming the need for EIA (screening);

•

defining its scope (scoping);

•

consulting relevant parties;

•

carrying out baseline studies;

•

predicting the likely effects;

•

assessing the significance of those effects;

•

identifying and incorporating mitigating measures;

•

assessing the residual effects;

•

preparing the ES; and

•

monitoring relevant aspects of the development.

Screening
2.3

As noted previously, the applicant acknowledges the sensitivity of the site and the
potential for the development to give rise to a range of effects, and elected to carry out an
EIA from the outset. This approach has been confirmed by the B&NES Screening and
Scoping Opinion (Technical Annex A).

Scoping
Regulatory Requirements for the Technical Content of an ES
2.4

Regulation 4(2) identifies the “factors” that should be addressed in an EIA. These are:
(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]
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(e)
2.5

The interaction between the [above].

Schedule 4 of the Regulations sets out the Information for Inclusion in Environmental
Statements. Paragraph 5 identifies 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]

(e)

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
2.6

Current UK guidance on the EIA process forms part of the Planning Practice Guidance.
The Planning Inspectorate provides a screening proforma for use by LPAs, which is also
useful for scoping purposes. These are readily accessible on-line and are not repeated
here. 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.

Scoping Opinion
2.7

A Screening and Scoping Opinion was adopted by B&NES on 6th July 2020, following the
submission of a scoping request, supported by a Scoping Report, which set out the
applicant’s proposed scope and methodology. These documents, together with a
subsequent letter from the Environment Agency, are presented in Technical Annex A.

2.8

The Screening and Scoping Opinion confirmed the need for EIA and essentially endorsed
the range of assessment topics proposed in the Scoping Report, whilst advising that
Transport should be included as an additional topic.

Topics Scoped Out
2.9

A number of topics have been excluded (scoped out) of the assessment, either because
there is little or no likelihood that significant effects would occur, or because there is a high
probability that such effects could be avoided through mitigation. These topics are set out
in Table 2.1 below, together with a justification.
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Table 2.1: Topics Scoped Out of the Assessment
Topic

Justification
•

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

Agricultural
Land
Archaeology

•

None would be affected.

•

An Archaeological Desk-Based Assessment is being submitted in
support of the planning application. This confirms that the site has
been substantially disturbed during the course of at least two phases
of previous development/ redevelopment, including extensive
changes to ground levels. As a result, evidence of pre-modern
archaeology is highly unlikely to survive.

Climate Change

•

A Sustainability Statement, Energy Strategy and Sustainable
Construction Checklist are being submitted in support of the
planning application. A BREEAM Pre-Assessment will be appended
to the Checklist.

Ecology

•

An Ecological Impact Assessment is being submitted in support
of the planning application. This confirms that habitats within the
site are commonplace for urban areas, and that ecological interest
is confined to the river corridor, which lies to the north and west of
the site and is separated from it by existing or future built
development.

Electromagnetic
Interference

•

The scale of the proposed buildings is unlikely to cause interference
(e.g. to terrestrial TV signals). Even if interference occurs, this can
usually be readily mitigated by changes such as aerial configuration
and boosted signals, such that any associated effects are therefore
highly unlikely to be significant in EIA terms.

Human Health

• The development would not introduce any identifiable health risks or
changes to levels of health protection or healthcare facilities.

Accidents
Disasters

and

• Any health risks associated with site conditions or the development
process (e.g. contaminated land or construction dust) are addressed
as part of the assessment of those topics.
• Changes to heathcare demand associated with the development are
addressed under socio-economics.
Land Use

• Whilst the proposals amount to a change in the use of the site, this is a
matter for planning policy rather than EIA.
• The environmental effects of this change are addressed under other
topics.

Lighting

• The site and surrounding area are already illuminated.
• The development is therefore unlikely to give rise to changes in
illumination that are significant in EIA terms.
• Detailed lighting design will minimise potential sources of impact such
as off-site glare.
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Material Assets

• Although all existing buildings would be demolished, any critical
infrastructure such as utilities would be protected, diverted or
replaced.
• Effects on any relevant built heritage assets are addressed in the EIA.

Mineral
Resources

• No viable resources are known to occur beneath the site, and even if
present could not be accessed in this location in any event.

Natural
Resources

• Resource consumption (e.g. of water, building materials, hydrocarbons
etc) is highly unlikely to be significant in EIA terms and will be
addressed as part of the Sustainability Appraisal and Energy Strategy,
including the best practice that will be adopted to meet relevant targets
(e.g. recycling).

Noise and
Vibration

• An Acoustic Assessment is being submitted in support of the
planning application.
• The main influence on noise levels at the site is road traffic. Although
these levels are sufficient to be material in planning terms, impacts on
the new residents can be mitigated by providing an appropriate
acoustic specification for the building fabric, particularly glazing.
• It is anticipated that the site can be rendered suitable for residential
use in accordance with BS 8233:2014 and World Health Organization
guidance. Any new building services plant will be located and
designed so as to comply with BS 4142:2014 and Council
requirements.
• It is anticipated that changes in traffic levels, both during construction
and from the completed development, will be insufficient to give rise to
any effects that might be regarded as significant in accordance with
the Calculation of Road Traffic Noise (CRTN) and Design Manual for
Roads and Bridges (DMRB) methodologies.
• Noise and vibration arising during construction may occasionally give
rise to annoyance, but their temporary nature, together with the proven
effectiveness of noise control measures, suggests that the associated
effects are unlikely to be significant.

Radiation

• No existing sources are known in the vicinity, and none would be
introduced to the site.

Sunlight,
Daylight +
Overshadowing

• The proposed buildings are of insufficient proximity or scale to give
rise to significant effects on nearby receptors.
• Adequate levels of lighting and amenity for the new residential
properties and associated public realm will be ensured through
detailed design.
• A Daylight and Sunlight Study is being submitted in support of the
application.

Utilities

• Statutory undertakers would be responsible for any off-site upgrades
and associated assessment, in accordance with normal permitting
requirements and any associated environmental controls.
• A Utilities Report is being submitted in support of the application.
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Waste

• Site Waste Management Plans (SWMPs) has been prepared for the
construction and operational phases.
• Any hazardous waste that may arise from contaminated ground would
be managed in accordance with best practice, as set out in the
contaminated land assessment.
• Operational wastes would be managed in accordance with LPA
requirements; their quantity and type are unlikely to give rise to any
particular management or environmental concerns that would be
significant in EIA terms.

Water
Resources

• Water supply has been addressed as part of the sustainability
appraisal.
• Groundwater has been addressed as part of the contaminated land
study.
• Effects on water quality (e.g. of the River Avon) have been addressed
as part of the Flood Risk and Drainage assessment.

Wind

• The scale of the proposed buildings is highly unlikely to give rise to
any significant changes in ground-level conditions/pedestrian comfort.

Assessment Topics
2.10

The topics that have been the subject of a full technical assessment are set out in Table
2.2 below, together with the relevant references from Reg 4/Schedule 4 of the
Regulations, a brief explanation and the nominated consultant.

Generic Schedule 4 Information
2.11

Table 2.3 below identifies where the more generic Schedule 4 information can be found in
this ES.
Table 2.2: Assessment Topics
Topic

Justification

Reg 4 +
Schedule 4
Refs

Nominated
Consultant

1. Air Quality

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

Air

Redmore
Environmental

2. Built Heritage

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

Cultural
heritage

Pegasus Group

3. Contaminated
Land

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

Soil
and
subsoil
pollution

Jubb

4. Flood Risk
and Drainage

Site lies within an area of potential
flood risk

Water
Population

Jubb
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5. SocioEconomics

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

Population

Pegasus Group

6. Landscape
and Views

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

Landscape

Nicholas
Pearson
Associates

7. Transport

Requested by LPA

Population

Pegasus Group

Table 2.3: Location of Generic Schedule 4 Information
Requirement

Where Reported in this ES

1. A description of the development.

Chapter 5, with additional details relevant to each topic
provided as necessary within each technical chapter.

2. A description of the reasonable
alternatives.

Chapter 5.

3. Baseline conditions.

An overview is provided in Chapter 4. Additional
details relevant to each topic are provided in the
technical chapters and annexes.

4. A description of the Reg 4(2) factors
likely to be significantly affected.

Chapter 4, with additional details relevant to each
topic provided in the technical chapters and annexes.

5. A description of the likely significant
effects.

The technical chapters and annexes.

6. A description of the forecasting
methods or evidence.

The technical chapters and annexes.

7. A description of
measures and monitoring.

The technical chapters/annexes and Chapter 13.

mitigation

8. A description of effects relating to
major accidents or disasters.

Scoped out as a topic, but addressed where relevant
under other topics (e.g. flood risk, transport)

9. A non-technical summary.

Provided as a separate document.

10. References.

Provided as footnotes to each chapter or as a list
within each annex.

Identification and Evaluation of Effects
Significance
2.12

An ES is required to report the “likely significant effects”. Common definitions of significance are
rarely meaningful across all topics. Instead, significance has been defined on the basis of the
specific methodological and regulatory requirements for each topic, as explained in the technical
chapters and annexes. Such definitions have generally taken account of:
•

the interaction between the magnitude of change (or impact) and the sensitivity,
value or number of the resources and receptors;

8

2.13

•

any specific thresholds or standards cited in guidance or regulations relating to
particular topics; and

•

professional judgement.

Levels of significance have generally been defined on the basis of descriptive scales of
magnitude (e.g. minor/moderate/major) or spatial frame of reference (local, regional etc).
All effects have been reported in terms of whether they are significant or not in EIA terms,
and have also been categorised on the basis of:
•

whether they relate to the construction or operational phases of the development;

•

the distinction between potential effects that may occur in the absence of
mitigation, and residual effects (i.e. those remaining after mitigation has been
applied);

•

their valency, i.e. whether they are beneficial, neutral or adverse; and

•

other qualifying factors, such as their duration and reversibility, in accordance
with the terminology in the Regulations where applicable to each topic.

Baseline Scenarios
2.14

On the assumption that planning permission is obtained in a timely fashion, construction
has been assumed to begin in 2021 and to be phased, with build-out taking up to 4 years.
The years 2021 and 2025 therefore represent the baseline assessment scenarios for
construction and operational effects.

2.15

Baseline conditions are those prevailing at the time construction is assumed to begin and
end. These conditions have been projected forward from those prevailing at the time of
assessment (i.e. 2020), or from the most recent sources of information, taking account of
any foreseeable changes (e.g. in background traffic flows) or committed developments.

Cumulative and In-Combination Effects
2.16

The EIA has considered the potential for cumulative effects to arise from interaction
between the impacts of the current proposals and those of other developments. The
cumulative developments that have been agreed with the LPA are identified in Chapter 5.

2.17

Consideration has also been given to the potential for some resources or receptors to be
affected by more than one impact due to the development; these have been reported as
in-combination effects.

Consultation
2.18

Consultation has taken place both within the EIA and as part of the overall planning
process. This has included:
•

a formal pre-application process, comprising two pre-app meetings with the LPA;

•

two presentations to the Design Review Panel;

•

one public consultation event, with an online exhibition available for 4 weeks;
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2.19

•

a presentation to the Bath Preservation Trust;

•

the Council’s consultation on their scoping opinion;

•

consultation with technical opposite numbers at the Council; and

•

liaison with statutory consultees.

Consultee responses received as part of the Scoping Opinion are presented in Technical
Annex A. Details of technical consultations relating to specific topics are provided in the
relevant chapters and annexes.

Appropriate Expertise
2.20

The EIA has been prepared by an appropriately qualified and experienced team. It was
coordinated by Peter Radmall, MA, B.Phil, who is widely experienced in EIA management,
having been responsible for more than 50 EIAs (www.peterradmallassociates.com).

2.21

Each of the technical assessments was carried out by experts in their field. The lead
experts responsible for each assessment topic were as follows:
•

Air Quality: Jethro Redmore, CEnv MIAQM MIEnvSc PIEMA, Director, Redmore
Environmental

•

Built Heritage: Hannah Armstrong, BA(Hons) MSc ACIfA IHBC, Associate
Heritage Consultant, Pegasus Group

•

Contaminated Land: Gary Graveling, CGEOL SiLC SQP PhD, Jubb Consulting
Engineers

•

Flood Risk and Drainage: Andy Wallis, BEng MRes CEng CWEM MCIWEM,
Director, Jubb Consulting Engineers; and David Gwilliam, MSc MICE, Associate
Civil Engineer, Jubb Consulting Engineers

•

Socio-Economics: Richard Cook, BA(Hons) MA, Director- Economics, Pegasus
Group

•

Landscape and Views, Simon Kale, BA(Hons) CMLI, Managing Director,
Nicholas Pearson Associates

•

Transport: Craig Rawlinson, Euring BEng(Hons) CEng MCIHT CMILT, Senior
Director – Transport, Pegasus Group; and Louise Gill BSc(Hons) MSc CMILT
MCIHT, Principal Transport Planner, Pegasus Group
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3.

Environmental Policy Context
Background

3.1

This chapter provides an overview of the environmental policies relevant to the
assessment topics. It does not attempt to address the development’s degree of
compliance or conflict with planning policy, which is addressed in the Planning Statement.
Specific policies, legislation, regulations and guidance are discussed in more detail in the
technical chapters and annexes as necessary.

3.2

Relevant planning policies and guidance are set out in the following:
•

the National Planning Policy Framework (NPPF, 2019);

•

the Planning Practice Guidance (PPG, July 2019); and

•

the B&NES Council Core Strategy and Placemaking Plan (July 2017) and
selected Supplementary Planning Documents.

National Planning Policy Framework
3.3

The National Planning Policy Framework (NPPF), published in July 2019, provides the
policy framework for plan preparation and implementation. Guidance in the NPPF relating
to each of the assessment topics (with paragraph references) is set out below.
Air Quality

3.4

Chapter 15 of the NPPF deals with “Conserving and enhancing the natural environment”.
Para 170 (e) states that new development should not contribute to, or be put at risk from,
unacceptable levels of air pollution, and should help to improve local environmental
conditions such as air quality.

3.5

Para 181 states that planning decisions should contribute to compliance with relevant limit
values or national objectives for pollutants, taking into account the presence of Air Quality
Management Areas. Opportunities for improving air quality or mitigating impacts should
also be taken, and planning decisions should ensure that new development within AQMAs
is consistent with the local air quality action plan.
Built Heritage

3.6

Chapter 16 of the NPPF deals with “Conserving and enhancing he historic environment”.
Para 184 states that heritage assets should be conserved in a manner appropriate to their
significance. Para 189 sets out the information to be provided by applicants in relation to
proposals affecting heritage assets. Paras 190-191 provide guidance to LPAs on the
assessment of such applications, including the desirability of sustaining and enhancing
the significance of heritage assets, and of new development making a positive
contribution to local character and distinctiveness.

3.7

NPPF 193 states that great weight should be given to conserving the significance of
designated heritage assets. Paras 194-195 categorise the potential degree of harm to
heritage assets as total loss, substantial harm or less-than-substantial harm, and provide
guidance on how such harm should be evaluated.
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Contaminated Land
3.8

Para 170 (e) states that new development should not contribute to, or be put at risk from,
unacceptable levels of soil pollution, whilst 170 (f) requires contaminated land to be remediated
and mitigated where appropriate. Para 178 requires planning decisions to ensure that a site is
suitable for its proposed use and would not be categorized as contaminated following
remediation, and that adequate site investigation information is available.
Flood Risk and Drainage

3.9

Chapter 14 of the NPPF addresses “the challenge of climate change, flooding and coastal
change”. Paras 155-165 deal with planning and flood risk. Para 163 deals specifically
with how flood risk should be addressed in determining planning applications. This
includes the circumstances in which a site-specific flood risk assessment (FRA) is
required. Development within areas of flood risk is permissible where, inter alia, the most
vulnerable uses can be located in the areas of least risk, the development is appropriately
flood resistant and resilient, sustainable drainage systems have been incorporated,
residual risks can be safely managed and safe access/escape routes can be provided.
Socio-Economics

3.10

Socio-economic policies are addressed under NPPF chapters 5 (“Delivering a sufficient
supply of homes”), 6 (“Building a strong, competitive economy”), 8 (“Promoting healthy
and safe communities”) and 11 (“Making effective use of land”). Key provisions in
Chapter 5 include the need to secure an adequate quantum and range of housing supply,
taking account of affordability. Chapter 6 requires planning decisions to create the
conditions in which businesses can invest, expand and adapt. Chapter 8 requires
planning decisions to ensure that community health, inclusivity and safety are integral to
placemaking. Chapter 11 requires planning decisions to promote the redevelopment of
brownfield and under-utilized land to meet needs such as housing supply.
Townscape and Views

3.11

NPPF 127 requires planning decisions to ensure that developments are visually attractive
and are sympathetic to local character and history…including the surrounding built
environment and landscape setting. NPPF 170 (a) requires planning decisions to protect
and enhance valued landscapes (which arguably include valued townscapes such as
World Heritage Sites).
Transport

3.12

Chapter 9 of the NPPF deals with “promoting sustainable transport”. Para 108 requires
development proposals to take opportunities to promote sustainable transport modes,
provide safe and suitable access for all users and demonstrate that any significant
transport impacts can be cost-effectively mitigated to an acceptable degree. Para 110
sets out a number of criteria that developments are required to meet, such as the
prioritisation of pedestrian/cycle access, and Para 111 confirms the requirement for travel
plans and transport assessments.

Planning Practice Guidance
3.13

The Planning Practice Guidance (PPG) provides online advice on a range of topics.
Guidance on the following are of potential relevance to this EIA:
•
Air Quality (November 2019);
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•
•
•
•

Flood Risk and Coastal Change (March 2014);
Historic Environment (July 2019);
Land affected by Contamination (June 2014); and
Travel Plans, Transport Assessment and Statements (March 2014).

B&NES Core Strategy and Placemaking Plan
3.14

Policies from Volume 1: District-wide Strategy and Policies that are relevant to the
assessment topics are set out in Table 3.1 below.
Table 3.1: Relevant Core and Development Management Policies
Policy

Summary

CP5: Flood Risk
Management

•
•
•

SU1: Sustainable
Drainage

•
•
•

CP6: Environmental
Quality

•
•

Requires development to adopt the sequential approach,
avoiding inappropriate development in areas of flood risk.
Development in areas of flood risk to be made safe throughout
their operational life.
All development to adopt sustainable drainage measures and to
be informed by the B&NES Strategic Flood Risk Assessments
and Flood Risk Management Strategy.
Sustainable Urban Drainage Systems to be implemented for
major development and to comply with relevant technical
guidance/standards.
Full applications to be supported by a Sustainable Drainage
Strategy.
In the event that SUDS are inappropriate (e.g. due to land
contamination), alternative runoff management measures should
be agreed with the LPA.
Sub-policy 1: High Quality Design emphasizes the need to
protect, conserve and enhance the distinctive quality, character
and diversity of the district’s environmental assets.
Sub-policies 2 and 3 apply the same approach to the historic
environment and landscape respectively.

D1: General Urban
Design Principles

•

Sets out the principles to be applied to areas such as
placemaking, connectivity and sustainability.

D2: Local Character
and Distinctiveness

•

Confirms that development proposals that contribute to, and do
not harm, local character and distinctiveness, will be supported,
and identifies a series of relevant criteria.

D3: Urban Fabric

•

Requires developments to contribute to the urban fabric and
identifies a series of relevant criteria.

D4: Streets and
Spaces

•

Sets out a series of criteria for the design of access routes and
public realm.

D5: Building Design

•

Sets out a series of design principles, including support for
modern, innovative design.

HE1: Historic
Environment

•

Requires developments to sustain and enhance the district’s
historic environment.
Para 7a relates to development within the City of Bath WHS,
which is required to comply with Core Strategy policy B4 (see
below), relevant guidance and the WHS management plan.

•
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3.15

NE2: Conserving
and Enhancing the
Landscape and
Landscape
Character

•

Sets out a series of criteria for protecting/enhancing the district’s
distinctive landscapes/townscapes, including the need for LVIA.

PCS1: Pollution and
Nuisance

•

Development required to demonstrate that it would not be
exposed to, or introduce, any unacceptable risks of pollution or
nuisance.

PCS3: Air Quality

•

Development required to avoid unacceptable impact on air
quality, and/or introducing receptors to such risk, and to comply
with local air quality action plan where relevant.

PCS5:
Contamination

•

Development on or adjoining known or potentially contaminated
land will be permitted only if appropriate remediation/mitigation is
adopted and if it can be demonstrated that unacceptable harm or
risks to health or the environment can be avoided.

ST1: Promoting
Sustainable Travel

•

Sets out a range of criteria to be met by new development, such
as reducing overall travel need and dependency on the car.

Policies from Volume 2: Bath that are relevant to the assessment topics are summarized
in Table 3.2 below.
Table 3.2: Relevant Policies from Volume 2
Policy

Summary

B4: World Heritage
Site and its Setting

•

Strong presumption against development that would harm the
Outstanding Universal Value of the WHS.

BD1: Bath Design
Policy

•

Requires significant or sensitive development proposals to
demonstrate how they have been informed by the Bath design
values, how their height and scale respond to urban character,
heritage and important views, and how they maintain the
significance, integrity and authenticity of the WHS.
Requires developments to take account of the relevant
studies/guidance, such as the City-wide Character Appraisal and
Building Heights Strategy.

•

SB8: Western
Riverside

•

Sets out the development requirements for the site.

Supplementary Planning Documents (SPDs)
3.16

The following B&NES Council SPDs are potentially of relevance:
•
•
•

Bath City-wide Character Appraisal (August 2005);
Bathscape Landscape Character Assessment (2017); and
Bath Western Riverside.

Other Legislation, Policy and Guidance
3.17

Other legislation, policy and technical guidance specific to the assessment topics are
identified in the relevant chapters and technical annexes.
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4.

Baseline Conditions
Introduction

4.1

This chapter provides an overview of the site and surrounding area. Baseline conditions
relating to each assessment topic are described in greater detail in the technical chapters.
Application Site

4.2

The application site is shown on Figure 4.1. 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. Representative photos of the site are shown in Figure 4.2.
Site History

4.3

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.

4.4

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

4.5

The site’s relationship to the Bath Spatial Strategy is shown in Figure 4.3. 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.

4.6

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. The site’s
relationship to the SPD masterplan is shown in Figure 4.4.
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Land Use Context
4.7

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. The land-use context of the site is shown in Figure 4.5.

4.8

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

4.9

•

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.

•

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.

The remainder of this chapter highlights the key resources and receptors of relevance to
each of the assessment topics. Further details are provided in the technical chapters and
annexes.
Air Quality

4.10

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.

4.11

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.
Built Heritage

4.12

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.
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4.13

The nearest designated 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.
Contaminated Land

4.14

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.

4.15

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

4.16

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.
Flood Risk and Drainage

4.17

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.

4.18

The site is already substantially developed and thereby probably giving rise to greaterthan-greenfield volumes of runoff. No foul drainage sensitivities or capacity constraints
have been identified.
Socio-Economics

4.19

The car dealerships currently occupying the site are estimated to support approximately
95 jobs, although it is understood that these are scheduled to be relocated to Melksham.
Townscape and Views

4.20

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 indicates that its wider townscape setting is of high sensitivity.

4.21

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

4.22

The site occupies a sustainable location about 1.6km west of the city centre and 0.5km
north of Oldfield Park Station. Bus services along lower Bristol Road provide a 10-minute
journey time into the city centre and the University campuses. National Cycle Network
Route 4 passes along the northern bank of the river.
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4.23

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.

Future Changes and Cumulative Schemes
4.24

The immediate context of the site has been subject to a substantial degree of
regeneration in recent years, notably as part of the Bath Western Riverside masterplan.
This process has continued, most recently in relation to approval for redevelopment of the
Bath Press site. Surrounding developments are shown on Figure 4.6.

4.25

The EIA has considered the likelihood that cumulative effects could arise when the
impacts of the current proposal are assessed in relation to changes to baseline conditions
due to other developments. Such developments have been identified where they:

4.26

4.27

•

are currently under construction; or

•

benefit from a valid planning permission that has yet to be implemented; or

•

are the subject of a submitted, but yet to be determined planning application; and

•

are located, or are of sufficient scale, so as to potentially influence the likely
significant effects being considered in this ES.

The following developments have been considered, as appropriate for each topic:
•

Chivers House – Application ref: 18/03797/F –
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=18%2F03797
%2FFUL

•

Bath Press – Application ref: 15/02162/EFUL –
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=15%2F02162
%2FEFUL#details_Section

•

Waste Depot Site (although currently under consideration this relates to an RM
pursuant to the BWR outline consent) – Application ref: 19/05471/ERES –
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=19%2F05471
%2FERES#details_Section

Although some phases of the development originally granted as part of the BWR outline
consent (Ref: 06/01733/EOUT) have now missed the deadline to submit RM applications
(and therefore have technically expired), for robustness purposes the approved outline
scheme for BWR has also been considered as part of the cumulative scenario where
relevant to specific topics.
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Planning Proposals
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01

03

02
05

04

Chivers House - Demolition of existing building and redevelopment

01 of the site to provide 95 dwellings across two separate buildings.
Roseberry Place - Demolition of existing buildings and

02 redevelopment of the site to provide a mixed-use regeneration

comprising of six buildings to accommodate up to 175 apartments.
Spring Wharf is now complete.

Bath Western Riverside Masterplan - Demolition of existing

03 buildings and redevelopment of the site.

Bath Press - Demolition of existing buildings and redevelopment

04 of the site to provide a residential-led mixed-use development
comprising of 244 dwellings.

Student Accommodation - current application ref: 19/05165/ERS

05 for the development of the Dick Lovett Mini Garage site, 290 student
beds.

Bath Western Riverside Masterplan - Permissions on this section of

06 the master plan have expired. This section is now under review.

FIGURE 4.6
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5.

Development Description
Background

5.1

The application site, lying partly within the area covered by the Bath Western Riverside
SPD and masterplan, represents a natural extension to the regeneration opportunities in
the western part of the city. These opportunities have been acknowledged in the Bath
Spatial Strategy and are reflected by recent and ongoing regeneration projects such as
Spring Wharf, Chivers House and Bath Press. The development potential of the site has
been released by the decision to relocate the existing car sales uses.

Key Influences
5.2

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

Its highly visible 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 its location within the World
Heritage Site;

•

Its relationship to the Bath Western Riverside masterplan, the previous outline
scheme for BWR and the developments referred to above;

•

The historic uses and character of the local area, with its combination of industry
and relatively high-density residential streets;

•

The opportunity to create a sense of place, with improved amenity and
accessibility, to replace the currently utilitarian character of the site; and

•

The need to respond to a range of environmental constraints, as reflected by the
topics addressed in this ES.

Quantum and Mix of Uses
5.3

The development comprises:
•

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

•

343 purpose-built student accommodation (PBSA) units, comprising 41 studios,
149 one-bed, 129 two-bed and 24 three-bed units;

•

727sqm of flexible commercial floorspace (Use Classes A1, A2, A3, A4, A5, B1,
D1 and D2) on the ground floor;

•

a new north/south public access road; and

•

associated access/parking, public realm, private amenity space and landscaping.
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Layout
5.4

The proposed development layout is shown on Figure 5.1 and may be summarized as
follows:
•

The western third of the site would be occupied by a C-shaped block (Block 1) of
build-to-rent units, presenting a continuous frontage to the external boundaries
and enclosing a public square, with a pedestrian and servicing route to the east;

•

The central third of the site would be occupied by an E-shaped block (Block 2) of
built-to-rent units, forming a continuous frontage to the north, with three wings
projecting southwards to enclose amenity space;

•

To the east, Block 2 would front onto a new north/south shared street, forming a
priority junction with Lower Bristol Road, that will connect northwards to the BWR
development; and

•

The eastern third of the site would comprise an L-shaped block (Block 3), forming
a continuous frontage to this new street and Lower Bristol Road, together with a
separate Block 4, enclosing an intervening amenity space. These two blocks
would provide the student accommodation.

Site Levels and Massing
5.5

Ground levels fall northwards across the site by about 3m. In order to accommodate this,
to integrate parking and servicing, and to provide acceptable levels of flood protection,
blocks 1 and 2, together with their associated amenity spaces, would be set on a podium
(west of the new north/south access road). The student accommodation blocks would
include a ground-floor courtyard.

5.6

The heights of the proposed buildings are summarized in Table 5.1 below:
Table 5.1: Building Heights
Block

1
2

3/4

5.7

Storeys

Approx Height to

Approx Height to Roof

Eaves (m)

Apex or Parapet (m)

6–7

20.9

23.3

6–7

22.0

24.4

5

14.6

16.5

The massing of the development is shown in Figure 5.2 and may be summarized as
follows:
•

All blocks would be ground + 4 storeys along the Lower Bristol Road frontage;

•

Block 1 would increase to ground + 5 storeys to turn the corner into Windsor
Bridge Road, increasing to ground + 6 storeys opposite Chivers House;
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•

Block 2 would increase to ground + 6/7 storeys for the internal blocks adjoining
the northern boundary, except for the frontage to the north/south link, which
would remain ground + 4 storeys; and

•

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

Detailed Design, Materials and Landscaping
5.8

The detailed design responds to the historic character of the local area, which included a
range of warehouse and industrial buildings. The proposed aesthetic aims to adopt
themes such as the use of load-bearing brickwork, metal cladding, vertically-arranged
windows and a series of repeated and asymmetrical pitched roofs and gables. The main
elevations are shown in Figure 5.3.

5.9

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
5.10

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

5.11

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

Sustainable Design
5.12

The design uses a combination of high-efficiency building fabric and low/zero carbon
(LZC) heat and power to achieve significant reductions in regulated CO2 emissions
beyond the limiting parameters set out in the Building Regulations Part L 2013. The heat
and power solution relies on high-efficiency mains gas boilers. Discussions are continuing
in relation to the feasibility of connecting the development to the Town Centre district
heating network. The non-residential floorspace has been designed to achieve a
BREEAM rating of “very good”.

Construction
5.13

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 2021 and to
be completed in/by 2025.

5.14

The works will be carried out in accordance with a Construction Environmental
Management Plan (CEMP) or similar. A Demolition and Construction Management Plan
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(DCMP) is being submitted in support of the application, and is anticipated to form the
basis for the CEMP.
5.15

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

5.16

The CEMP would typically include the following:

5.17

•

overall construction programme and phasing;

•

specified working hours, normally 0800-18.00 Monday to Friday and 0800-1300
on Saturdays;

•

schedule of agreed environmental parameters (e.g. noise levels);

•

schedule of relevant policies, standards and guidance;

•

management and monitoring protocols;

•

provisions for public liaison, prior notification and handling complaints;

•

general housekeeping requirements;

•

details of prohibited or restricted operations, including timing and no-go areas;

•

a Construction Traffic Management Plan, including agreed HGV routes;

•

a Construction Waste Management Plan; and

•

Method Statements for environmentally sensitive activities;

The Method Statements would typically include the following:
•

Dust control measures, particularly during demolition and groundworks, such as
damping down of haul roads and stockpiled material, and sheeting of loads.

•

Monitoring by an environmental clerk-of-works or similar with authority to
suspend activities giving rise to unacceptable dust emissions.

•

Pre-construction surveys and remedial action for protected species if necessary.

•

Control of activities likely to give rise to visual impacts (e.g. temporary lighting).

•

Adoption of best practicable means to minimise noise and vibration emissions
(e.g. use of continuous flight auger piling and solid perimeter hoardings).

•

Monitoring of noise and vibration levels at selected locations (e.g. the site
boundary closest to the nearest residential property).

•

Measures to minimise disruption, delay and safety risks to existing road users
and pedestrians due to construction traffic, including HGV routeing, supervision
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of deliveries and parking, and temporary road or footpath closures/diversions
where necessary (as part of a Construction Traffic Management Plan).
•

Measures to minimise and to safely and sustainably manage wastes arising,
particularly demolition rubble (as part of a Constriction waste Management Plan).

Reasonable Alternatives
5.18

Schedule 4 of the EIA Regulations require an ES to include:
A description of the reasonable alternatives (for example in terms of development design,
technology, location, size and scale) studied by the developer, which are relevant to the
project and its specific characteristics, and an indication of the main reasons for selecting
the chosen option, including a comparison of the environmental effects.

5.19

Such alternatives can typically include:
•
•
•
•
•

alternative sites;
alternative quanta or mixes of uses;
alternative layouts or massing;
alternative technologies; or
alternatives to matters such as access or construction method.

5.20

The guidance emphasizes that such alternatives should be “reasonable” and “relevant”,
and should be confined to those “studied by the developer”. There is no expectation that
a proposal should necessarily be accompanied by a comprehensive assessment of all
possible alternatives, including those proposed by third parties, if they fall outside these
criteria. It is also reasonable to assume that relevant alternatives should comprise only
those that may be capable of influencing the likely significant effects.

5.21

In this case, alternative locations and uses have not been considered, since the
commercial basis for this scheme relates specifically to the application site and the types
of residential accommodation proposed. Reasonable alternatives have therefore been
restricted to different layouts and massing. The relevant section of the Design and
Access Statement is attached as Appendix 5.1, and a summary is provided below.

5.22

The masterplanning process began by dividing the site into three development parcels,
which was considered to provide the best opportunities for relating to the surrounding
townscape, streetscapes and future developments, as well as for permeability, residential
amenity, public realm and phasing. The initial masterplan comprised a series of 3-sided
blocks presenting frontages to Lower Bristol Road/Windsor Bridge Road, with N/S access
between them and internal courtyards opening to the north.

5.23

This layout was then revised to accommodate a N/S link road between Lower Bristol Road
and the BWR scheme to the north, separating the central and eastern blocks. The
opportunity was also taken to rotate the western block so that its courtyard opened to the
east, thereby also benefitting the central block. However, the consultation process raised
a number of concerns with the perimeter-block approach, which was considered to create
undesirable internal barriers. The western and central blocks were therefore re-orientated
and integrated to form an enlarged precinct with improved east/west permeability.

5.24

Further concerns were raised with the degree of visual and physical separation between
the development and Lower Bristol Road, particularly in relation to the segregation of
private (residential) amenity space and public realm. Massing along the road frontage
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was therefore punctuated, pulling sections of the blocks to the north and providing private
amenity space at podium level. This also made the best use of site topography, with
vehicular access and parking accommodated beneath the podium, whilst maintaining
public access along the northern boundary. This also allowed a public courtyard to be
provide at street level between the western and central blocks.
5.25

The reasonable alternatives have therefore comprised alternative layouts, block
configurations, access arrangements and massing. In arriving at the scheme as
submitted, these alternatives were rejected following consultation and because they were
considered to perform less well in terms of public access, residential amenity, internal
permeability, and the design relationships between the blocks and with the surrounding
townscape.
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Appendix 5.1
Masterplan Evolution

3.1 Development - Concept

i - MASTERPLAN EVOLUTION
In response to the scale of the development
and nature of the site, the first iterations of
the masterplan endeavoured to break the site
down into separate zones. These zones would
remain connected through landscaping and
pedestrian footpaths however, dividing the site
up, responded to a number of key challenges
including:
1 - Respecting proposals already approved
2 - Breaking up the developable area into smaller
more contextually relevant and digestible blocks.
3 - Providing adequate outdoor residential and
public amenity.
4 - Initiating a dialogue with the existing
surrounding context and addressing the
prominent corner siting.
5 - Creating provisions for phasing and
establishing connections / links to the north and
the Bath Weston Riverside Masterplan.

A - Initial Master Plan- Presented in Initial Pre App

Brock Carmichael Architects

B - Initial Master Plan - Following the introduction of Link Road
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C - Developed Master Plan - Following Pre App

Dick Lovett Site, Lower Bristol Road - Bath

3.1 Development - Concept

ii - MASTERPLAN EVOLUTION
Through design development and dialogue with
the local authority it became apparent that the
traditional arrangement for a scheme of this
type, that being a built envelope that addresses
the street and forms a secure perimeter that
encloses private external amenity space, was not
maximising the full potential of this unique site.
The iterations that followed, endeavoured to
maintain an element of separation between the
individual blocks/zones, whilst improving the
sense of connection and relationship between
them. To that end, greater emphasis was placed
on strengthening the east west connection
between the different blocks/zones and allowing
for greater permeability through the site.

D - Developed Master Plan - Following Pre App Feedback

Brock Carmichael Architects

E - Developed Master Plan - Following Pre App Feedback
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F - Developed Master Plan - Following Pre App

Dick Lovett Site, Lower Bristol Road - Bath

3.1 Development - Concept

iii - MASTERPLAN EVOLUTION
Whilst creating permeability within the site
improved both the private external space and
movement across the development area, the issues
of maintaining a secure barrier, and the associated
disconnection between residents’ spaces and
the public realm remained. This became a key
challenge which was highlighted and discussed
throughout the DRP process. In order to create
a sense of animation and engagement with
the street and public realm, the scheme was
challenged to defy its very nature, that being a
private and secure residential facility. However
responding appropriately to this condition was
imperative to dispelling any sense of exclusion or
exclusivity, therein allowing the development to
contribute to the feeling of this being an outer
city district, not a series of private residential
complexes.
To achieve this ambition, all the while
maintaining the functionality of each building,
the plan removes the majority of its massing from
the southern boundary. The fabric that remains
along this boundary is then appropriated by
publicly accessible commercial space. External
residents’ amenity is raised to a podium level in
order to maintain a boundary between public and
private space whilst retaining a visual relationship.
This negates any sense of exclusivity, maximises
natural light, and dramatically improves the
feeling of open spaces along Lower Bristol
Road. Connections to the north are maintained
between each zone/block and remain publicly
accessible. Between Block 01 and Block 02 this
takes the form of a street level, south facing
public courtyard enveloped by commercial and
residential amenity spaces.

E - Developed Master Plan - Following Design Review Panel

Brock Carmichael Architects
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F - Developed Master Plan - Following Additional Contraints

Dick Lovett Site, Lower Bristol Road - Bath

6.

Air Quality
Introduction

6.1

This chapter assesses the potential effects relating to air quality, and has been prepared
by Redmore Environmental Limited. It should be read in conjunction with the material
presented in Technical Annex B, which includes the figures referenced in the chapter.

Scope
6.2

The proposed scope was set out in the scoping report (ref 3378c1 Lower Bristol Road,
Bath Scoping Report Issue), which was attached to the EIA Scoping Report (Technical
Annex A). This scope is summarised in Table 6.1 below.
Table 6.1: Scope of the Air Quality Assessment

6.3

Topic/Source of Impact

Scoped
In/Out?

Justification

Suitability of site for
residential development

In

Potential for exposure of future residents to poor air
quality

Fugitive dust emissions
during the construction
phase

In

Potential for short term, temporary air quality impacts
during construction

Road vehicle exhaust
emissions from
construction traffic

Out

Information provided by the Transport Consultants
indicated that traffic generation during construction
would be lower than during operation. As such, the
assessment of operational phase road vehicle exhaust
emissions can also be considered a worst-case
appraisal of construction phase impacts

Road vehicle exhaust
emissions from
operational traffic

In

Potential for long term air quality impacts during
operation

Emissions from on-site
combustion

Out

All power and heating for the completed development
would be provided by electricity – no on-site combustion
sources (such as a CHP) are proposed.

Only those matters scoped in (indicated by the non-shaded rows in Table 6.1) have been
addressed in this assessment. Reference should be made to Technical Annex B for a
copy of the Scoping Opinion from Bath and North East Somerset Council (BNESC).

Legislative and Policy Context
UK Legislation
6.4

The Air Quality Standards Regulations (2010) came into force on 11th June 2010 and
include Air Quality Limit Values (AQLVs) for 7 pollutants and Air Quality Target Values for
an additional 5 pollutants.
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6.5

Part IV of the Environment Act (1995) requires UK government to produce a national Air
Quality Strategy (AQS) which contains standards, objectives and measures for improving
ambient air quality. The most recent AQS was produced by the Department for
Environment, Food and Rural Affairs (DEFRA) and published in July 20071. The AQS sets
out Air Quality Objectives (AQOs) that are maximum ambient pollutant concentrations that
are not to be exceeded either without exception or with a permitted number of
exceedances over a specified timescale. These are generally in line with the AQLVs,
although the requirements for compliance vary slightly. Table 6.2 presents the AQOs for
pollutants considered within this Chapter.
Table 6.2: Air Quality Objectives
Pollutant

Nitrogen dioxide (NO2)

Particulate matter with an
aerodynamic diameter of less
than 10µm (PM10)

Air Quality Objective
Concentration (µg/m3)

Averaging Period

40

Annual mean

200

1-hour mean; not to be exceeded
more than 18 times a year

40

Annual mean

50

24-hour mean; not to be exceeded
more than 35 times a year

Local Air Quality Management
6.6

Under Section 82 of the Environment Act (1995) (Part IV) Local Authorities are required to
periodically review and assess air quality within their area of jurisdiction under the system
of Local Air Quality Management (LAQM). This review and assessment of air quality
involves comparing present and likely future pollutant concentrations against the AQOs. If
it is predicted that levels at locations of relevant exposure are likely to be exceeded, the LA
is required to declare an Air Quality Management Area (AQMA). For each AQMA the LA is
required to produce an Air Quality Action Plan (AQAP), the objective of which is to reduce
pollutant concentrations in pursuit of the AQOs.
Dust

6.7

The main requirements with respect to dust control from industrial or trade premises not
regulated under the Environmental Permitting (England and Wales) Regulations (2010)
and subsequent amendments, such as construction sites, is that provided in Section 79 of
Part III of the Environmental Protection Act (1990). Enforcement of the Act, in regard to
nuisance, is currently under the jurisdiction of the local Environmental Health Department,
whose officers are deemed to provide an independent evaluation of nuisance. If the LA is
satisfied that a statutory nuisance exists, or is likely to occur or happen again, it must
serve an Abatement Notice under Part III of the Environmental Protection Act (1990). The
only defence is to show that the process to which the nuisance has been attributed and its
operation are being controlled according to best practicable means.

1

The Air Quality Strategy for England, Scotland, Wales and Northern Ireland, DEFRA, 2007.
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National Planning Policy Framework (NPPF)
The revised National Planning Policy Framework2 (NPPF) was published in February 2019
and sets out the Government's planning policies for England and how these are expected
to be applied. Chapter 15 of the NPPF details objectives in relation to conserving and
enhancing the natural environment and specifically recognises air quality as part of
delivering sustainable development.

6.8

Planning Practice Guidance – Air Quality
The National Planning Practice Guidance3 (NPPG) web-based resource was launched by
the Department for Communities and Local Government on 6th March 2014 and updated
on 1st November 2019 to support the NPPF and make it more accessible. A number of air
quality pages are included that outline issues to be considered when undertaking Air
Quality Assessments in support of planning applications.

6.9

Local Planning Policy
6.10

The BNESC Local Plan 2011 - 2019 comprises the Core Strategy and the Placemaking
Plan. Policies B1, PCS1 and PCS3 are of relevance to air quality and were considered
throughout the assessment as necessary.

Methodology
Construction
6.11

There is the potential for fugitive dust emissions to occur as a result of construction phase
activities. These have been assessed in accordance with the methodology outlined within
the Institute of Air Quality Management (IAQM) document 'Guidance on the Assessment of
Dust from Demolition and Construction V1.1'4. Reference should be made to Technical
Annex B for a description of the relevant assessment stages.
Operation

6.12

The proposed development has the potential to impact on existing air quality as a result of
road traffic exhaust emissions, such as NO2 and PM10, associated with vehicles travelling
to and from the site, as well as vary pollutant dispersion along Lower Bristol Road as a
consequence of changes to the urban topography. Potential impacts were therefore
defined by predicting pollutant concentrations at sensitive locations, including future
residents of the development itself, using dispersion modelling. The significance of effect
was assessed using the methodology outlined in the IAQM document 'Land-Use Planning
& Development Control: Planning for Air Quality'5. Reference should be made to
Technical Annex B for a description of the dispersion modelling inputs and relevant
assessment criteria.

2

NPPF, Ministry of Housing, Communities and Local Government, 2019.

3

https://www.gov.uk/guidance/air-quality--3.

4

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.

5

Land-Use Planning & Development Control: Planning for Air Quality, IAQM, 2017.
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Significance
6.13

The significance of residual construction phase fugitive dust emission effects was
determined based on the predicted impacts and appropriate mitigation measures. For
almost all construction activity, the aim should be to control effects through the use of
effective mitigation. Experience shows that this is normally possible, hence the residual
effect will normally be negligible. This is regarded as not significant with respect to the
Town and Country Planning (Environmental Impact Assessment) Regulations (2017).

6.14

Following the prediction of impacts at discrete receptor locations, the IAQM document6
provides guidance on determining the overall air quality effect significance of the operation
of a development. The following factors are identified for consideration by the assessor:

6.15

•

The existing and future air quality in the absence of the proposed development;

•

The extent of current and future population exposure to the impacts; and

•

The influence and validity of any assumptions adopted when undertaken the
prediction of impacts.

The IAQM indicate that an assessment must reach a conclusion on the likely significance
of the predicted effect. Where the overall effect is moderate or major, the effect is likely to
be considered significant, whilst if the effect is minor or negligible, the effect is likely to be
considered not significant with regard to the Town and Country Planning (Environmental
Impact Assessment) Regulations (2017).
Assumptions and Limitations

6.16

A number of air quality factors are likely to change in future years and therefore act as
limitations to the assessment. These include:
•

Background pollutant concentrations are predicted to decrease in future years as
a result of Government policies and legislation to reduce atmospheric emissions.
However, there is current uncertainty over the level of likely decrease. As such,
an assumption that air quality conditions improve in accordance with pessimistic
estimates was adopted to ensure robust results; and

•

Road traffic exhaust emissions are predicted to decrease in future years with
changes to the UK's vehicle fleet in line with Government legislation. However,
similarly to background concentrations, there is current uncertainty over the level
of likely decrease. As such, a worst-case assumption that emission factors
improve in accordance with pessimistic estimates was adopted to ensure robust
results.

Consultation
6.17

Initial discussions were undertaken with Dr Nicola Courthold, Senior Officer Environmental Monitoring at BNESC, in March 2020. The approach to the Air Quality
Assessment was agreed and relevant issues for consideration highlighted via email dated
4th March 2020.

6

Land-Use Planning & Development Control: Planning for Air Quality, IAQM, 2017.
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Baseline Conditions
Local Air Quality Management
6.18

As required by the Environment Act (1995), BNESC has undertaken Review and
Assessment of air quality within their area of jurisdiction. This process has indicated that
annual mean concentrations of NO2 are above the relevant AQO within the council's
administrative extents. As such, five AQMAs have been declared, with the most relevant to
the proposals 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."

6.19

As shown in Figure 6.1, 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 vehicles
travelling to and from the proposals to increase pollution levels in this sensitive area.
These issues have been considered throughout the assessment.
Bath Clean Air Zone

6.20

In 2017, Central Government mandated B&NES, along with a number of UK LPAs, to
reduce pollution within their area of jurisdiction in the shortest possible time. In March
2019, the council approved the introduction of a class C charging Clean Air Zone (CAZ) for
Bath7. Enforcement of the CAZ will see charging of higher emission buses, coaches, taxis,
private hire vehicles, Heavy Goods Vehicles (HGVs) and higher emissions vans and
minibuses for entering the proposed CAZ. It is also proposed to introduce new traffic
management measures on Queen Square. It is currently anticipated that the CAZ will be
implemented in January 2021, delayed from November 2020 due to coronavirus (COVID
19). The development site is not included within the CAZ. However, the measures to
reduce vehicle emissions are likely to have a beneficial effect throughout the city.
Air Quality Monitoring

6.21

Monitoring of NO2 concentrations is undertaken by BNESC throughout their area of
jurisdiction. Recent results recorded in the vicinity of the development are shown in Table
6.3. Exceedances of the relevant AQO of 40µg/m3 are shown in bold.
Table 6.3: Monitoring Results - NO2
Monitoring Site

7

Annual Mean NO2 Concentration (µg/m3)
2016

2017

2018

CM3

Windsor Bridge

33

33

30

DT008

Windsor Bridge

37

34

31

DT009

Upper Bristol Rd

47

40

33

DT060

Victoria Buildings

52

46

41

DT062

Argyle Terrace

48

45

39

DT150

Brougham Hayes

-

-

27

DT179

Upper Bristol Road 3

-

-

35

https://www.bathnes.gov.uk/bath-breathes-2021-overview.
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Monitoring Site

DT187

Stanley Road West

Annual Mean NO2 Concentration (µg/m3)
2016

2017

2018

-

-

24

6.22

As shown in Table 6.3, annual mean NO2 concentrations exceeded the AQO of 40µg/m3
at a number of sites between 2016 and 2018, though results have been following a
downward trend over this period. As the monitors are positioned at roadside locations
within an AQMA, elevated concentrations would be expected. Reference should be made
to Figure 6.1 for a map of the survey sites.

6.23

Recent annual mean PM10 concentrations recorded in the vicinity of the development are
shown in Table 6.4.
Table 6.4: Monitoring Results - PM10
Monitoring Site

CM3

Windsor Bridge

Annual Mean PM10 Concentration (µg/m3)
2016

2017

2018

23

24

24

As shown in Table 6.4, annual mean PM10 concentrations were below the AQO of 40µg/m3
at CM3 between 2016 and 2018.

6.24

Background Pollutant Concentrations
6.25

Predictions of background pollutant concentrations on a 1km by 1km grid basis have been
produced by DEFRA for the UK to assist LPAs in their Review and Assessment of air
quality. The proposed development site is located in grid square NGR: 373500, 164500.
Data for this location was downloaded from the DEFRA website8 for the purpose of the
assessment and is summarised in Table 6.5.
Table 6.5: Background Pollutant Concentration Predictions
Pollutant

6.26

Annual Mean Concentration (µg/m3)
2018

2020

2025

NO2

12.6

11.5

9.7

PM10

13.7

13.3

12.7

As shown in Table 6.5, predicted background NO2 and PM10 concentrations are below the
relevant AQOs at the development site. It should be noted that the background values
represent levels averaged over a 1km by 1km area and therefore do not identify elevated
concentrations at a local level such as those represented by the monitoring results
summarised in Table 6.4.

8

http://uk-air.defra.gov.uk/data/laqm-background-maps?year=2017.
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Sensitive Receptors
6.27

A sensitive receptor is defined as any location which may be affected by changes in air
quality as a result of a development. These have been defined for the construction and
operational phases of the development, as detailed in the following Sections.
Construction Phase Sensitive Receptors

6.28

Receptors sensitive to potential dust impacts during demolition, earthworks and
construction were identified from a desk-top study of the area up to 350m from the
development boundary in accordance with the IAQM methodology9 summarised in
Technical Annex B. These are summarised in Table 6.6.
Table 6.6: Demolition, Earthworks and Construction Dust Sensitive Receptors

6.29

Distance from Site Boundary
(m)

Approximate Number of
Human Receptors

Approximate Number of
Ecological Receptors

Up to 20

10 to 100

0

Up to 50

More than 100

0

Up to 100

More than 100

-

Up to 350

More than 100

-

Receptors sensitive to potential dust impacts from trackout were identified from a desk-top
study of the area up to 50m from the road network within 500m of the site access in
accordance with the IAQM methodology10 summarised in Technical Annex B. These are
summarised in Table 6.7.
Table 6.7: Demolition, Earthworks and Construction Dust Sensitive Receptors
Distance from Site Access
Route (m)

Approximate Number of
Human Receptors

Approximate Number of
Ecological Receptors

Up to 20

More than 100

0

Up to 50

More than 100

0

6.30

There are no ecological receptors within 50m of the development boundary or the access
route within 500m of the site entrance. As such, ecological impacts have not been
assessed further within this chapter.

6.31

Based on the IAQM criteria11, the sensitivity of the receiving environment to potential dust
impacts was determined as high. This was because the receptors included residential
properties. The sensitivity of the receiving environment to specific potential dust impacts,
based on the IAQM criteria, is shown in Table 6.8.

9

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
11
Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
10
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Table 6.8: Sensitivity of the Surrounding Area to Potential Dust Impacts
Potential Impact

Sensitivity of the Surrounding Area
Demolition

Earthworks

Construction

Trackout

Dust Soiling

High

High

High

High

Human Health

Low

Low

Low

Medium

Operational Phase Sensitive Receptors
6.32

Locations sensitive to changes in pollution levels as a result of variations in urban
topography and vehicle emissions associated with the development were identified from a
desk-top study and are summarised in Table 6.9. It should be noted that these include
positions on a number of committed developments within the vicinity of the site to ensure a
comprehensive assessment. The height of the receptor was selected to allow for other
non-sensitive land uses, such as retail, at ground floor level.
Table 6.9: Operational Phase Road Vehicle Exhaust Emission Sensitive Receptors
Receptor

6.33

NGR (m)

Height (m)

X

Y

R1

Residential - Proposed Bath Press
Buildings

373569.0

164823.9

1.5

R2

Residential - Proposed Bath Press
Buildings

373697.2

164818.5

1.5

R3

Residential - Proposed Bath Press
Buildings

373774.3

164803.6

1.5

R4

Residential - Proposed Bath Press
Buildings

373814.5

164794.0

1.5

R5

Residential - Roseberry Place

373479.9

164867.0

1.5

R6

Residential - Roseberry Place Level 2

373525.5

164873.0

3.5

R7

Residential - Roseberry Place Level 2

373553.9

164876.5

3.5

R8

Residential - Roseberry Place Level 2

373556.1

164902.5

3.5

R9

Residential - Windsor Bridge Road

373541.0

165080.8

1.5

R10

Residential - Lower Bristol Road

373523.8

164849.2

1.5

R11

Residential - Lower Bristol Road

373879.8

164795.0

4.5

Reference should be made to Figure 6.2 (in Technical Annex B) for a graphical
representation of road vehicle exhaust emission sensitive receptor locations.

Predicted Effects
Construction
6.34

Activities such as demolition, excavation, ground works, cutting, construction, concrete
batching and storage of materials has the potential to result in fugitive dust emissions
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throughout the construction phase. Vehicles movements both on-site and on the local road
network also have the potential to result in the re-suspension of dust from haul roads and
highway surfaces. The potential impacts at sensitive locations depends significantly on
local meteorology during that undertaking of dust generating activities, with the most
significant effects likely to occur during dry and windy conditions.
6.35

The desk-study undertaken to inform the baseline identified a number of sensitive
receptors within 350m of the site boundary. As such, a detailed assessment of potential
dust impacts has been undertaken. It should be noted that predicted impacts from
construction phase activities are considered to be adverse, temporary and short-term at
the local level.
Demolition

6.36

Demolition will be undertaken at the start of the construction phase and will involve
clearance of existing buildings on site. It is estimated that the building volume to be
demolished is less than 20,000m3. In accordance with the IAQM criteria12, the magnitude
of potential dust emissions from earthworks is therefore small.

6.37

The sensitivity of the area to dust soiling effects on people and property is high. As such,
the development is considered to be a medium risk site for dust soiling as a result of
demolition activities. The sensitivity of the area to human health impacts is low. As such,
the development is considered to be a negligible risk site for human health impacts as a
result of demolition activities.
Earthworks

6.38

Earthworks will primarily involve excavating material, haulage, tipping and stockpiling, as
well as site levelling and landscaping. The area of the proposed development site is
greater than 10,000m2. In accordance with the IAQM criteria13, the magnitude of potential
dust emissions from earthworks is therefore large.

6.39

The sensitivity of the area to dust soiling effects on people and property is high. As such,
the development is considered to be a high- risk site for dust soiling as a result of
earthworks. The sensitivity of the area to human health impacts is low. As such, the
development is considered to be a low risk site for human health impacts as a result of
earthworks.
Construction

6.40

The total development building volume is likely to exceed 100,000m3. In accordance with
the IAQM criteria14, the magnitude of potential dust emissions from construction is
therefore large.

6.41

The sensitivity of the area to dust soiling effects on people and property is high. As such,
the development is considered to be a high-risk site for dust soiling as a result of
construction activities. The sensitivity of the area to human health impacts is low. As such,
the development is considered to be a low risk site for human health impacts as a result of
construction activities.

12

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
14
Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
13
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Trackout
6.42

Based on the site area and the access route comprising all tarmacked surfaces, it is
anticipated that the unpaved road length will be less than 50m. In accordance with the
IAQM criteria15, the magnitude of potential dust emissions from trackout is therefore small.

6.43

The sensitivity of the area to dust soiling effects on people and property is high. As such,
the development is considered to be a low risk site for dust soiling as a result of trackout.
The sensitivity of the area to human health impacts is medium. As such, the development
is considered to be a negligible risk site for human health impacts as a result of trackout.
Summary of the Risk of Dust Effects

6.44

A summary of the risk from each dust generating activity is provided in Table 6.10.
Table 6.10: Summary of Potential Unmitigated Dust Risks During Construction
Potential Impact

6.45

Unmitigated Risk
Demolition

Earthworks

Construction

Trackout

Dust Soiling

Medium

High

High

Low

Human Health

Negligible

Low

Low

Negligible

It should be noted that the potential for impacts depends significantly on the distance
between the dust generating activity and receptor location. Risk was predicted based on a
worst-case scenario of works being undertaken at the site boundary closest to each
sensitive area. Therefore, actual risk is likely to be lower than that predicted during the
majority of the construction phase.
Operation

6.46

Changes to urban topography and traffic flows may lead to variations in pollution
concentrations at sensitive locations in the vicinity of the development. Additionally, the
proposals may lead to exposure of future residents to poor air quality. These issues were
addressed using dispersion modelling in accordance with the methodology described in
Technical Annex B.
Potential Development Impacts

6.47

The proposed development has the potential to impact on existing air quality as a result of
road traffic exhaust emissions associated with vehicles travelling to and from the site, as
well as vary pollutant dispersion along Lower Bristol Road as a consequence of changes
to the urban topography. An assessment was therefore undertaken in order to assess
changes in NO2 and PM10 concentrations at sensitive locations using dispersion modelling.

6.48

Modelling was undertaken for the following scenarios:

15

•

2018 - Verification;

•

Opening year Do-Minimum (DM) (anticipated urban topography and traffic flows
in 2025 should the proposals not proceed); and

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
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•

Opening year Do-Something (DS) (anticipated urban topography and traffic flows
in 2025, inclusive of development effects, should the proposals be completed).

6.49

The DM scenario (i.e. without development) included baseline traffic data, inclusive of
anticipated growth, and existing urban topography for the relevant assessment year. The
DS scenario (i.e. with development) included predicted baseline traffic data, inclusive of
anticipated growth for the relevant assessment year, in addition to anticipated changes in
vehicle trips from the site associated with the proposals and variations in urban topography
associated with the scheme.

6.50

Annual mean NO2 concentrations were predicted at the sensitive receptor locations for the
DM and DS scenarios. These are summarised in Table 6.11.
Table 6.11: Predicted Annual Mean NO2 Concentrations
Receptor

Predicted Annual Mean NO2
Concentration (µg/m3)
DM

DS

Change

R1

Residential - Proposed Bath Press Buildings

16.9

16.7

-0.1

R2

Residential - Proposed Bath Press Buildings

24.0

26.2

2.3

R3

Residential - Proposed Bath Press Buildings

31.8

33.0

1.2

R4

Residential - Proposed Bath Press Buildings

31.4

32.9

1.6

R5

Residential - Roseberry Place

19.3

19.4

0.0

R6

Residential - Roseberry Place Level 2

19.6

19.6

0.0

R7

Residential - Roseberry Place Level 2

21.3

23.7

2.4

R8

Residential - Roseberry Place Level 2

19.3

20.6

1.3

R9

Residential - Windsor Bridge Road

15.8

15.8

0.0

R10

Residential - Lower Bristol Road

22.0

22.0

0.0

R11

Residential - Lower Bristol Road

18.1

17.9

-0.2

6.51

As shown in Table 6.11, predicted annual mean NO2 concentrations were below the
relevant AQO at all receptors in both scenarios. The results indicate a decrease in
pollution levels at two locations, an increase at five receptors and no change at four
positions.

6.52

The reductions in NO2 concentrations are likely to be a consequence of a change in the
way air pollutants are transported and recirculated along and within Lower Bristol Road as
a result of the proposed structures, as well as changes in vehicle flows associated with the
development and removal of the existing land use. Reference should be made to Figure
6.3 and Figure 6.4 for graphical representations of predicted annual mean NO2
concentrations for the DM and DS scenarios, respectively.

6.53

Annual mean PM10 concentrations were predicted at the sensitive receptor locations for
the DM and DS scenarios. These are summarised in Table 6.12.
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Table 6.12: Predicted Annual Mean PM10 Concentrations
Receptor

Predicted Annual Mean PM10
Concentration (µg/m3)
DM

DS

Change

R1

Residential - Proposed Bath Press Buildings

20.8

20.7

-0.1

R2

Residential - Proposed Bath Press Buildings

23.6

24.5

0.9

R3

Residential - Proposed Bath Press Buildings

26.8

27.3

0.5

R4

Residential - Proposed Bath Press Buildings

26.6

27.2

0.7

R5

Residential - Roseberry Place

21.7

21.7

0.0

R6

Residential - Roseberry Place Level 2

21.7

21.7

0.0

R7

Residential - Roseberry Place Level 2

21.9

22.5

0.6

R8

Residential - Roseberry Place Level 2

21.8

22.2

0.5

R9

Residential - Windsor Bridge Road

20.5

20.5

0.0

R10

Residential - Lower Bristol Road

22.5

22.5

0.0

R11

Residential - Lower Bristol Road

20.8

20.7

-0.1

6.54

As shown in Table 6.12, predicted annual mean PM10 concentrations were below the
relevant AQO at all receptors in both scenarios. Reference should be made to Figure 6.5
and Figure 6.6 for graphical representations of predicted annual mean PM10
concentrations for the DM and DS scenarios respectively.

6.55

Predicted impacts on annual mean NO2 concentrations at the sensitive receptor locations,
based on the change between the DM and DS scenarios, are summarised in Table 6.13.
Table 6.13: Predicted Operational Road Vehicle Exhaust Emission Impacts - NO2
Receptor

Predicted
Annual
Mean NO2
Conc.

Predicted
Conc.
Change as
Proportion
of AQO (%)

Impact
Adverse/
Significance Beneficial

R1

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

0

Negligible

-

R2

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

6 - 10

Slight

Adverse

R3

Residential - Proposed Bath
Press Buildings

76 - 94% of
AQO

2-5

Slight

Adverse

R4

Residential - Proposed Bath
Press Buildings

76 - 94% of
AQO

2-5

Slight

Adverse

R5

Residential - Roseberry
Place

Below 75% of
AQO

0

Negligible

-

R6

Residential - Roseberry

Below 75% of

0

Negligible

-
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Receptor

Predicted
Annual
Mean NO2
Conc.

Predicted
Conc.
Change as
Proportion
of AQO (%)

Impact
Adverse/
Significance Beneficial

Place Level 2

AQO

R7

Residential - Roseberry
Place Level 2

Below 75% of
AQO

6 - 10

Slight

Adverse

R8

Residential - Roseberry
Place Level 2

Below 75% of
AQO

2-5

Negligible

Adverse

R9

Residential - Windsor
Bridge Road

Below 75% of
AQO

0

Negligible

-

R10

Residential - Lower Bristol
Road

Below 75% of
AQO

0

Negligible

-

R11

Residential - Lower Bristol
Road

Below 75% of
AQO

1

Negligible

Beneficial

6.56

As indicated in Table 6.13, impacts on annual mean NO2 concentrations as a result of the
proposed development were predicted to be slight adverse at four locations, negligible
adverse at one position, negligible beneficial at one receptor and negligible at five
locations. It should be noted that impacts have only been assigned as adverse or
beneficial at receptors where a change of 1% or more of the AQO was predicted. All
impacts are predicted to be direct and permanent.

6.57

Predicted impacts on annual mean PM10 concentrations at the sensitive receptor locations,
based on the change between the DM and DS scenarios, are summarised in Table 6.14.
Table 6.14: Predicted Operational Road Vehicle Exhaust Emission Impacts - PM10
Receptor

Predicted
Annual
Mean PM10
Conc.

Predicted
Conc.
Change as
% of AQO

Impact
Adverse/
Significance Beneficial

R1

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

0

Negligible

-

R2

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

2-5

Negligible

Adverse

R3

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

1

Negligible

Adverse

R4

Residential - Proposed Bath
Press Buildings

Below 75% of
AQO

2-5

Negligible

Adverse

R5

Residential - Roseberry
Place

Below 75% of
AQO

0

Negligible

-

R6

Residential - Roseberry
Place Level 2

Below 75% of
AQO

0

Negligible

-
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Receptor

6.58

Predicted
Annual
Mean PM10
Conc.

Predicted
Conc.
Change as
% of AQO

Impact
Adverse/
Significance Beneficial

R7

Residential - Roseberry
Place Level 2

Below 75% of
AQO

1

Negligible

Adverse

R8

Residential - Roseberry
Place Level 2

Below 75% of
AQO

1

Negligible

Adverse

R9

Residential - Windsor
Bridge Road

Below 75% of
AQO

0

Negligible

-

R10

Residential - Lower Bristol
Road

Below 75% of
AQO

0

Negligible

-

R11

Residential - Lower Bristol
Road

Below 75% of
AQO

0

Negligible

-

As indicated in Table 6.14, impacts on annual mean PM10 concentrations as a result of the
proposed development are predicted to be negligible adverse at five positions and
negligible at six receptors. It should be noted that impacts have only been assigned as
adverse or beneficial at receptors where a change of 1% or more of the AQO was
predicted. All impacts are predicted to be direct and permanent.
Potential Future Exposure

6.59

The proposed development has the potential to cause the exposure of future residents to
elevated pollution levels. The results of the dispersion modelling previously described were
therefore used to quantify air quality conditions at the site. Reference should be made to
Figure 6.4 and Figure 6.6 for graphical representations of the results.

6.60

As shown in Figure 6.4, annual mean NO2 concentrations were predicted to be below the
AQO of 40μg/m3 at the building façade. The maximum level was 24.45μg/m3. As such,
future occupants are not predicted to be exposed to NO2 concentrations above the AQO.

6.61

As shown in Figure 6.6, annual mean PM10 concentrations were predicted to be below the
AQO of 40μg/m3 at the building facade. The maximum level was 23.94μg/m3. As such,
future occupants are not predicted to be exposed to PM10 concentrations above the AQO.

6.62

Based on the assessment results, future occupants of the site are not predicted to be
exposed to pollutant concentrations above the relevant AQOs. The site is therefore
considered suitable for the proposed use from an air quality perspective and the
installation of mechanical ventilation is not deemed necessary.

Mitigation
Construction
The IAQM guidance16 provides potential mitigation measures to reduce impacts as a result
of fugitive dust emissions during the construction phase. The relevant measures for sites
with a high risk of impact have been adapted for the proposed development as

6.63

16

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
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summarised in Table 6.15. These will be reviewed prior to the commencement of
construction works and incorporated into a Construction Environmental Management Plan
(CEMP) which can be secured by planning condition.
Table 6.15: Construction Phase - Mitigation Measures
Issue

Control Measure

Communications

Display the name and contact details of person(s) accountable for air quality
and dust issues on the site boundary. This may be the environment
manager/engineer or the site manager
Display the head or regional office contact information
Develop and implement a Dust Management Plan (DMP), which may include
measures to control other emissions, approved by the LA

Site
management

Record all dust and air quality complaints, identify cause(s), take appropriate
measures to reduce emissions in a timely manner, and record the measures
taken
Make the complaints log available to the LA upon request
Record any exceptional incidents that cause dust and/or air emissions, either
on- or offsite, and the action taken to resolve the situation in the log book

Monitoring

Carry out regular site inspections to monitor compliance with the DMP, record
inspection results, and make an inspection log available to the LA upon
request
Increase the frequency of site inspections when activities with a high potential
to produce dust are being carried out and during prolonged dry or windy
conditions

Preparing and
maintaining the
site

Plan site layout so that machinery and dust causing activities are located
away from receptors, as far as is possible
Erect solid screens or barriers around dusty activities or the site boundary
that are at least as high as any stockpiles on site
Avoid site runoff of water or mud
Remove materials that have a potential to produce dust from site as soon as
possible, unless being re-used

Operating
vehicle/
machinery and
sustainable
travel

Ensure all vehicles switch off engines when stationary - no idling vehicles
Avoid the use of diesel- or petrol-powered generators and use mains
electricity or battery powered equipment where practicable
Impose and signpost a maximum-speed-limit of 15mph on surfaced and
10mph on unsurfaced haul roads and work areas
Produce a Construction Logistics Plan to manage the sustainable delivery of
goods and materials

Operations

Only use cutting, grinding or sawing equipment fitted or in conjunction with
suitable dust suppression techniques
Ensure an adequate water supply on the site for effective dust suppression,
using non-potable water where possible and appropriate
Use enclosed chutes and conveyors and covered skips
Minimise drop heights and use fine water sprays wherever appropriate
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Issue

Control Measure
Ensure equipment is available to clean any dry spillages, and clean up
spillages as soon as reasonably practicable using wet cleaning methods

Waste
Management

Avoid bonfires or burning of waste materials

Demolition

Ensure effective water suppression is used during demolition operations
Avoid explosive
alternatives

blasting,

using

appropriate

manual

or

mechanical

Bag and remove any biological debris or damp down such material before
demolition
Earthworks

Re-vegetate earthworks and exposed areas/soil stockpiles to stabilise
surfaces as soon as practicable
Use Hessian, mulches or trackifiers where it is not possible to re-vegetate or
cover with topsoil as soon as practicable

Construction

Avoid scabbling (roughening of concrete surfaces) if possible
Ensure sand and other aggregates are stored in bunded areas and are not
allowed to dry out
Ensure bulk cement and other fine powder materials are delivered in
enclosed tankers and stored in silos with suitable emission control systems to
prevent escape of material and overfilling during delivery

Trackout

Use water-assisted dust sweeper on access and local roads, if required
Avoid dry sweeping of large areas
Ensure vehicles entering and leaving site are covered to prevent escape of
materials
Implement a wheel washing system, if required
Access gates to be located at least 10m from receptors where possible

Operation
6.64

A number of mitigation measures have been proposed in accordance with the
requirements of the IAQM document 'Land-Use Planning & Development Control: Planning
for Air Quality'17 to encourage the use of sustainable transport modes, manage vehicle
flow and reduce pollution around the site. These include the following:

17

•

Provision of a Travel Plan to encourage sustainable modes of transport to and
from the site;

•

Provision of green infrastructure throughout the development to absorb pollution
and increase deposition rates;

•

Provision of secure cycle parking spaces to encourage sustainable modes of
travel; and,

•

Provision of Electric Vehicle (EV) charging points serving 10% all of the proposed
car parking spaces.

Land-Use Planning & Development Control: Planning for Air Quality, IAQM, 2017.
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6.65

The above methods can be secured through planning condition and should control
potential impacts associated with the proposals. As such, they are considered suitable for
a development of this size and nature.

Residual Effects
Construction
6.66

During the construction phase of the proposed development there is the potential for air
quality impacts as a result of fugitive dust emissions from the site. These were assessed in
accordance with the IAQM methodology18. With the outlined mitigation measures
implemented, the residual significance of potential air quality effects from all dust
generating activities is predicted to be not significant in accordance with the Town and
Country Planning (Environmental Impact Assessment) Regulations (2017).
Operation

6.67

Changes to urban topography and traffic flows may lead to variations in pollution
concentrations at sensitive locations in the vicinity of the development during the
operational phase. These were assessed in accordance with the IAQM methodology19.
Review of the dispersion modelling results indicated effects on annual mean NO2 and
PM10 concentrations as a result of traffic generated by the proposed development were
predicted to range between slight adverse and negligible at the sensitive receptor
locations.

6.68

The IAQM guidance20 states that only if the impact is moderate or substantial, the effect
is considered significant. Residual impacts are therefore considered to be not significant
in accordance with the Town and Country Planning (Environmental Impact Assessment)
Regulations (2017).

Cumulative Effects
Construction
6.69

Should permission be granted for other developments within 700m of the boundary it is
possible that cumulative dust impacts may occur during construction. However, any
fugitive dust emissions generated by the site will be controlled through the outlined
mitigation measures. A similar level of control would also be expected for any other
scheme. Therefore, residual cumulative effects are predicted to be not significant in
accordance with the Town and Country Planning (Environmental Impact Assessment)
Regulations (2017).
Operation

6.70

Cumulative vehicle exhaust emission effects may occur as a result of additional traffic
growth on the local road network associated with committed developments in the vicinity of
the site. Traffic data for 2025 was utilised throughout the assessment. This included
predicted changes in flows as a result of relevant committed developments considered in
the Transport Assessment, as well as natural growth in vehicle numbers. As such, the
results represent pollutant concentrations with all relevant cumulative changes considered.
18

Guidance on the Assessment of Dust from Demolition and Construction V1.1, IAQM, 2016.
Land-Use Planning & Development Control: Planning for Air Quality, IAQM, 2017.
20
Land-Use Planning & Development Control: Planning for Air Quality, IAQM, 2017.
19
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Therefore, residual cumulative effects are predicted to be not significant in accordance
with the Town and Country Planning (Environmental Impact Assessment) Regulations
(2017).
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7.

Built Heritage
Introduction

7.1

This chapter considers the potential effects on built heritage and has been prepared by
Pegasus Group. It should be read in conjunction with the Baseline Report presented
as Technical Annex C.

Scope
7.2

The proposed scope and methodology for the built heritage assessment was set out in
the EIA scoping report submitted to B&NES in April 2020 (Technical Annex A). The
Scoping Report set out the built historic environment baseline position, and identified
that the built heritage assets to be assessed within the ES comprised:
•
•

City of Bath World Heritage Site (WHS); and
The Locally Listed façade of the Bath Press Building.

7.3

The proposed development site is located within the City of Bath WHS. Therefore, any
effects would be to the significance of the asset through changes to its ‘Outstanding
Universal Values’ (‘OUVs’). The Locally Listed façade of the Former Bath Press
Building, a non-designated heritage asset, is located outside the proposed site
boundary, and thus any effect to its heritage significance would be through changes in
setting.

7.4

The B&NES Scoping Opinion was received on 6th July 2020 (see Technical Annex
A). This confirmed that the scope of the Built Heritage chapter was acceptable.

Legislative and Policy Context
7.5

This chapter has been prepared in accordance with current legislation, national and
local planning policy and guidance, comprising:
•

Planning (Listed Buildings and Conservation Areas) Act 1990;

•

National Planning Policy Framework 2019;

•

Planning Practice Guidance;

•

Bath and North East Somerset Adopted Core Strategy 2014;

•

Bath and North East Somerset Placemaking Plan 2017;

•

City of Bath World Heritage Site Setting Supplementary Planning Document
2013;

•

Bath Building Heights Strategy 2010;

•

Historic England, The Setting of Heritage Assets: Historic Environment Good
Practice Advice in Planning Note 3 (2nd edition) 2017;
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7.6

•

Historic England, Statements of Heritage Significance: Analysing Significance
in Heritage Assets, Historic England Advice Note 12, 2019;

•

English Heritage, Conservation Principles: Policies and Guidance for the
Sustainable Management of the Historic Environment, 2008; and

•

Historic England, Managing Significance in Decision-Taking in the Historic
Environment: Historic Environment Good Practice Advice in Planning: 2 (2nd
edition) 2015.

Full details of relevant policy can be found in Section 4 of Technical Annex C.

Consultation
7.7

Consultation in the form of pre-application advice has been undertaken with B&NES,
the South West Design Review Panel and Historic England throughout the evolution of
the development. Initial pre-application advice was sought from B&NES in a letter of
21st January 2020, which put forward two different options for the development.

7.8

This included an independent Pre-Application Heritage Note which discussed relevant
elements of the built historic environment, including the City of Bath WHS, the Bath
Conservation Area and other identified built heritage assets. The Pre-Application
Heritage Note concluded that the development would not impact on the significance of
the Conservation Area or Listed Buildings within the surrounds of the site, due to any
changes to their setting, as explained in Technical Annex C.

7.9

A response from B&NES was received on 18th February 2020, raising the following
points:

7.10

•

Concerns regarding potential impacts on the non-designated Bath Press
façade, suggesting that the scheme should be lowered in height and set back
along the Lower Bristol Road frontage in order to ‘respect’ this asset; and

•

Conclusions that the proposals would result in a ‘significant’ impact on the
World Heritage Site, with this assumed to be primarily associated with “the
potential impact of the development options on the appreciation of the
compact and sustainable form of the city contained within a hollow in the hills
and any adverse impact on the views to and from these undeveloped
hillsides.”

Discussions have also taken place with the South West Design Review Panel on two
occasions - 31st March 2020 and 20th May 2020 - during which the design proposals
were presented. Heritage was briefly discussed with reference to the WHS. The
Review Panel stated in May 2020:
“We would reiterate the comment that it should not be underestimated how important
this site is as a gateway to the World Heritage City and that beautifully inventive is one
way to describe what could be achieved here, to create an unconventional response to
speculative housing, that will serve both the place and the market suppliers, by
bringing distinction and desirability to their commercial developments.”

7.11

A pre-application enquiry was submitted to Historic England on 3rd April 2020 in
relation to the two-option scheme previously presented to the B&NES in January 2020.
A response from Historic England was received on 13th May 2020 which stated:
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“The site is located outside the boundary of the Bath Conservation Area, but within the
City of Bath World Heritage Site. Given this fact, Historic England’s remit is limited to
the impact that may be had on the World Heritage site. This is likely to be limited, but
due to the height of that being proposed, which cumulatively with the Bath Western
Riverside and other nearby developments already permitted, has the potential to create
a wall of wall development bounding the historic city centre and Conservation Area to
the north when viewed from the elevated skyline to the south of the City.
As outlined in paragraph 200 of the NPPF ‘Local Planning Authorities should look for
opportunities for new development within Conservation Areas and World Heritage
Sites, and within the setting of heritage assets, to enhance or better reveal their
significance’ and while Paragraph 201 states that ‘not all elements of a Conservation
Area or World Heritage Site will necessarily contribute to its significance ‘ it is clear that
the views towards the historic core of Georgian Bath from the elevated skyline
contribute to its Outstanding Universal Value (OUV) and the impact on this must be
appropriately assessed and mitigated where necessary. At present the information
provided is insufficient to understand these potential impacts.
Next Steps
While we are of the view that, given the location of the site that it is unlikely to cause
significance harm to the WHS, however at present insufficient evidence is provided to
confirm this. We would therefore ask that the concerns raised above are appropriately
considered, assessed and demonstrated in the details provided for further preapplication advice or within any submitted planning application, including visual
montages from key viewpoints. If it is concluded that there will be harm to the OUV of
the WHS then it may be helpful to prepare a heritage impact assessment (HIA)
following the ICOMOS guidelines:
https://www.icomos.org/world_heritage/HIA_20110201.pdf.”
7.12

Following receipt of these comments, a series of visuals were provided to Historic
England on 14th May 2020 in order to provide further information regarding longdistance views and how the proposed development would interact with the surrounding
landscape context. No further response has, however, been received from Historic
England to date.

7.13

Further pre-application advice was sought from B&NES on 18th June 2020 following
changes to the design resulting from the feedback received on the first round of preapplication advice. The submission included a Heritage Note. No responses have
been received from B&NES to date.

Assessment Methodology and Significance Criteria
Information Sources
7.14

The following sources have been utilised during the preparation of the ES chapter and
the technical annex:
•

The National Heritage List for England for information on designated heritage
assets;

•

Information available on the B&NES Know Your Place Website with regard to
non-designated built heritage assets;
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7.15

•

City of Bath World Heritage Site Setting: Supplementary Planning Document
(August 2013);

•

City of Bath World Heritage Site: Management Plan 2016–2022 (2016);

•

Statement of Bath’s Outstanding Universal Value (retrospective) 2013;

•

Attributes of the City of Bath World Heritage Site 2014

•

Bath Building Heights Strategy 2010;

•

Bath & North East Somerset Council, Bath City-wide Character Appraisal
(2005); and

•

Other online sources, including aerial photographs and satellite imagery
(where relevant).

Site visits were undertaken by Heritage Consultants from Pegasus Group in November
2019 and July 2020. During these visits, the proposed development site and its
surrounds were assessed. Selected heritage assets were assessed from publicly
accessible areas. The visibility on these days were clear. During the July 2020 visit
surrounding vegetation was in full leaf, and thus the potential screening that this
affords was also considered when assessing potentially inter-visibility between the Site
and surrounding areas.
Methodology

7.16

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. This guidance is particularly pertinent to this
application, given its location and the need for assessment against the OUVs of the
City of Bath WHS.
Heritage Significance

7.17

For clarity and to avoid confusion with the use of “significance” in the Environment
Impact Assessment (EIA) context, heritage significance in this case refers to the value
or sensitivity of an asset. Within 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. For World Heritage Sites, the cultural value described within each site’s
Statement of Outstanding Universal Value forms part of its significance”

7.18

Historic England’s Historic Environment Good Practice Advice in Planning Note 2:
Managing Significance in Decision Taking in the Historic Environment (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.
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7.19

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.
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.”

7.20

Heritage significance results from a combination of any, some or all of the values
described above.

7.21

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.

7.22

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).

7.23

Non-designated heritage assets are defined within the Government’s Planning
Practice Guidance as “buildings, monuments, sites, places, areas or landscapes
identified by plan-making bodies as having a degree of significance meriting
consideration in planning decisions but which do not meet the criteria for designated
heritage assets”. Additionally, it is of course possible that sites, buildings or areas
have no heritage significance. Table 7.1 below summarises the factors for assessing
the heritage significance of heritage assets:
Table 7.1: Heritage Significance
Heritage Significance
(value)
High

Criteria
•

Remains of inscribed international importance, such as
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Heritage Significance
(value)

Criteria
World Heritage Sites.

Medium

Low

Negligible

•

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.

•

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
7.24

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. The
magnitude of an impact can be judged on a five-point scale, as set out in Table 7.2
below. The impact score is arrived at without reference to the heritage significance of
the asset.
Table 7.2: Magnitude of Impact
Magnitude of Impact

Description of Impact

Major

•

Change such that the heritage significance of the asset is
totally altered or destroyed.

Moderate

•

Moderate change to the significance of the asset. Changes
such that the setting is noticeably different, affecting
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Magnitude of Impact

Description of Impact
significance resulting in moderate changes to significance
and in our ability to understand and appreciate the resource
and its historical context or setting.

Minor

•

Change such that the significance of the asset is slightly
affected.

Negligible

•

Changes to the asset that hardly affect significance

No impact

•

The development results in no harm to significance.

•

A High Court Judgement of 2014 is relevant to this21. 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.

Assessing Change Through Alteration to Setting
7.25

How setting might contribute to these values is assessed with reference to Historic
Environment Good Practice Advice in Planning Note 3 (Second Edition): The Setting of
Heritage Assets (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’.

7.26

In GPA 3: The Setting of Heritage Assets, a three-step approach is recommended.
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) checklist of elements of the physical
surroundings of an asset that might be considered when undertaking the assessment
including 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 inter-visibility, tranquillity,
sense of enclosure, land use, accessibility and rarity.

7.27

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”.

21

EWHC 1895, R (Forge Field Society, Barraud and Rees) v. Sevenoaks DC, West Kent Housing Association and Viscount
De L’Isle
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7.28

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. It should be noted that this key
document states that: “setting is not itself a heritage asset, nor a heritage designation.”

7.29

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. 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 City of Bath World Heritage Site

7.30

The World Heritage Committee adopted the retrospective City of Bath Statement of
Significance at its meeting in July 2013. This Assessment sets out the OUVs of the
WHS and why it was inscribed onto the World Heritage list. It also guides the
management of the WHS for the foreseeable future. As such, any potential impacts
that may arise to the overall heritage significance are associated with alterations to the
OUVs, including views into and across the heritage asset which may contribution to
the experience and appreciation of the OUVs.

7.31

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.

7.32

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 reduced
the accuracy of the SPD ZTVs and, in some cases, visibility of the site is now
obstructed by post-2013 built form, and thus should be a key consideration when
consulting these sources.

7.33

In order to ascertain which viewpoints within the SPD to assess in further detail,
analysis of the SPD ZTVs has been undertaken, alongside the bare earth ZTV relating
to the development proposals prepared by Nicholas Pearson Associates and
professional judgement, in order to ascertain which the SPD viewpoints the site and
proposed development has the potential to be visible from.
Significance of Effect

7.34

The assessment of effects has been undertaken in two stages. The magnitude of
impact has been 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 in the scheme, such as design considerations, landscaping
proposals or other elements which take account of heritage assets, has been
considered at this stage. Where necessary and practicable, further mitigation has
been proposed in order to reduce any significant adverse effects. Once further
mitigation has been applied, the asset has been re-assessed, allowing the residual
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effect to be determined, as shown in Table 7.3. The significance of effects has been
categorised as shown in Table 7.4.
Table 7.3: Matrix of Effects
Sensitivity/
value of
receptor

Magnitude of Potential Impact

Major

Moderate

Minor

Negligible

No impact

High

Major

Moderate

Minor

Neutral

Medium

Moderate /
Minor
Minor

Minor

Neutral

Low

Major /
Moderate
Moderate

Major /
Moderate
Moderate

Negligible

Neutral

Negligible

Negligible

Negligible

Negligible

Neutral

Moderate /
Minor
Minor /
Negligible

7.35

A significant effect in 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 an overly formulaic interpretation of a matrix
approach.

7.36

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.

7.37

An ES is required report the significance of the likely effects. 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, whilst a minor
adverse effect on an asset may cause a higher level of harm, given the relative
sensitivity to change of each 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 chapter.
Table 7.4: Description of Significance of Effect
Significance

Description of effect

Major

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.

Moderate

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
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Significance

Description of effect
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.

Minor

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.

Negligible

A barely perceptible change from the baseline position.

Neutral

No harm to the significance of the asset

Baseline Conditions
7.38

This section summarizes the baseline conditions described in Technical Annex C.
The site is located within the bounds of the City of Bath WHS. Within an approximate
1km search radius from the site are 224 designated heritage assets, including the Bath
Conservation Area. The majority of these are located within the historic core of Bath
located to the northeast of the proposed site, on the northern side of the River Avon.
There are, however, a limited number of assets within a closer radius to the site.

7.39

The nearest designated assets are a grouping of Grade II Listed structures to the east
of Midland Road, c. 90m to the east of the proposed development. These seven Grade
II Listed buildings comprise 19th century terraced housing and a public house,
associated with the industrial and residential expansion of Bath to the south of the river
in the late 18th and early 19th century.

7.40

Initial consideration of these Listed Buildings, and those in the wider surrounds, has
identified the key aspects of their physical surrounds and experience (‘setting’) which
contributes to their heritage significance comprises their immediate boundary plot and
position within the associated street scene (and the experience and appreciation of
them from such locations), alongside interrelationships (group value), where relevant.
The application site is not considered to form part of the setting of the Listed Buildings
within the surrounds of the asset, and thus they are not considered to be sensitive to
redevelopment within the site.

7.41

The Bath Conservation Area is located between c. 100-200m from the site boundary.
Because of this distance, together with intervening built form and vegetation, and the
ongoing redevelopment of the Bath Western Riverside area, there is no inter-visibility
between the site and the Conservation Area. Furthermore, the character of the site
(modern car showrooms with associated garage buildings and hard standing) is not
considered to make any contribution to the overall character and appearance of the
Conservation Area in the areas closest to the site (defined by the river corridor). For
these reasons, the site is not considered to contribute to the heritage significance of
the Conservation Area through setting, and there will be no impact.

7.42

In addition to the assessment work undertaken within Technical Annex C, preapplication discussions with B&NES and the agreed scope of works for the ES have
identified only two heritage assets with the potential to be affected by the proposed
development: the WHS and the non-designated, Locally Listed façade of the Former
Bath Press Building.
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City of Bath World Heritage Site
7.43

The City of Bath WHS was inscribed onto the UNESCO World Heritage List in 1987.
The reasons for its inscription, and its heritage significance, are encapsulated by the
OUVs of the WHS, which were adopted by UNESCO in 2013. The OUVs of the WHS,
which have been further defined within the World Heritage Site Management Plan
2016-2022, are summarised as follows:
•

Roman Archaeology – the Roman Baths and Temple thermal establishment;

•

The Hot Springs – the only of their kind in Britain, attracting visitors for more
than 2,000 years;

•

Georgian Town Planning – its innovative and cohesive landscaped concept,
harmonised with its green valley setting;

•

Georgian Architecture – neo-classical public buildings and set piece
developments such as terraces, crescents, squares and the Circus by
Palladian-inspired Bath architects;

•

The green setting of the City in a hollow in the hills – the deliberate inclusion
of the landscape in the creation of a beautiful city;

•

Georgian architecture reflecting 18th century social ambitions – its role as a
destination for pilgrimage and the social aspirations of the fashionable spa
culture that created the Georgian city.

7.44

In addition to the OUVs, statements on the integrity and authenticity of the WHS were
also agreed by UNESCO in 2013 in the adopted Statement of Outstanding Universal
Value. These stated that the WHS as a whole maintained good integrity of the OUVs
– with good retention of Georgian architecture and clearly legible Georgian town
planning with the survival of crescents, terraces and squares. It also stated that the
relationship of the Georgian City to its setting of the surrounding hill remains clearly
visible. The authenticity of the WHS was considered to be high, with the Roman baths
surviving in good condition and the large amount of Georgian building stock which
retains extensive original fabric.

7.45

The WHS covers the former municipal city boundary and extends across the whole
city, an area of c. 2,900 ha. As a result, not all elements within the boundary will
contribute to the significance of the asset and this is acknowledged in the World
Heritage Site Management Plan 2016-2022 in section 3.1 which states that “The NPPF
confirms that ‘not all elements of a World Heritage Site…will necessarily contribute to
its significance’ and this is especially true in such an extensive site as the City of
Bath.”.

7.46

The site is located within Character Area 7 (Brassmill Lane, Locksbrook and Western
Riverside) of the Bath WHS. The Character Appraisal of Bath City, published in 2005,
identifies the area as a flat flood plain and describes it as follows:
“This is a very varied area with commercial, industrial, residential, public open space,
derelict land and leisure uses all set around the river. In places the uses are
segregated and in others very mixed. There is, however, an overall dominance of
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commercial and light industrial uses especially closer to the river and on the lower,
flatter ground.”
7.47

The overriding character of this area is post-19th century buildings with no unifying
materials or styles, with a sense of evolution as former industrial or commercial sites
are redeveloped for new uses. There are limited areas of open space with tree cover
and vegetation mainly confined to the river corridor and disused railway.

7.48

In addition to the OUVs, the City of Bath World Heritage Site Setting SPD, prepared in
2013, provides an assessment as to the ‘visual setting’ of the WHS. This document
provides information on the management of the WHS in terms of its setting and
identifies elements of the setting (which in this context mainly comprises views) that
contribute to the understanding of the OUVs of the asset. As part of this, a number of
key viewpoints were identified.
Non-Designated Retained Façade of the Former Bath Press Building

7.49

The Locally Listed main (northern) façade of the former Bath Press Building is located
to the south of the site, on the opposite site of Lower Bristol Road. Only this façade
now remains, with the remainder of the complex having been demolished as part of
the ongoing major mixed-use redevelopment scheme (LPA Ref. 15/02162/EFUL).

7.50

The Bath Press Building on Lower Bristol Road was established by Sir Isaac Pitman
(1813–1897) in 1889 as the Phonetic Institute. The building was extended in 1901 and
1913, then substantially modified and expanded between 1919-1926 by Bristol
architects Oatley and Lawrence. The surviving façade of the former Press building is of
32 bays and dates from the major reconstruction and extension works of 1919–1926. It
is constructed of ashlar in a simplified neo-classical style with Art-Deco detailing.

7.51

As currently extant, the façade of the former Bath Press Building stands on the
southern side of Lower Bristol Road within a large area of brownfield that is currently
undergoing mixed-use redevelopment. To the north (on the opposite side of Lower
Bristol Road) are the Dick Lovett BMW and Mini dealerships (the proposed site) and
the Allen Ford dealership. There is an area of terraced housing to the south.

7.52

Historic maps and aerial photographs show that the Bath Press Building was originally
surrounded by industrial development, although the terraced houses to the south were
extant. These dwellings had been purchased by Pitman and Sons, probably in the late
19th century, for housing their workers, and continued to function as such until the later
20th century. As a result of the changes which have occurred, the relationship
between Lower Bristol Road and the experience of the asset from this location is
considered to comprise the principal element of the setting of the asset which
contributes to its overall heritage significance.

Predicted Effects
Construction
7.53

The demolition of the existing buildings within the site would not result in the loss of
built form which contributes to either the City of Bath WHS or the Locally Listed façade
of the Bath Press Building. No harm will therefore arise to either asset as a result of
the demolition.
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7.54

The construction process will introduce movement (e.g. traffic), noise and prominent
features such as cranes onto the site and its immediate vicinity. However, this area
has seen, and will continue to see, extensive change and redevelopment, including
that associated with the wider Bath Western Riverside area and former Bath Press
Building complex (LPA Ref: 15/02162/EFUL). The area is currently subject to a
number of construction impacts from other schemes, and whilst there is the potential
for cumulative impacts to arise, they would be confined to a limited area. In addition,
approval of the Bath Press scheme suggests that its construction impacts were
considered to be acceptable in relation to the WHS and the Former Bath Press
Building facade. Nothing material has changed within policy to indicate that a different
conclusion would be reached for this proposal.

7.55

Whilst construction of the development could extend over a four-year period, it would
be temporary, and its impact confined to an area which has already seen significant
development and will continue to see construction works going forward. Therefore, it
is considered that the construction phase of the proposed scheme will not impact on
the WHS or the retained façade of the Former Bath Press Building. The effect on both
of these assets will therefore be neutral.
Operation
City of Bath World Heritage Site

7.56

The completed development has the potential to affect the significance of the WHS, an
asset of high value, by changing or impacting upon aspects of its OUV. When
considering the contribution made by the site to the heritage significance of the WHS,
it is important to recognise that the WHS covers an extremely large area (c.2,900ha)
and includes a wide variety of areas of differing character. Not all areas necessarily
contribute to the OUVs of the WHS, and some areas contribute more to the heritage
significance of the WHS than others.

7.57

The site itself represents an extremely small portion of the total area covered by the
WHS and, as noted in the NPPF at paragraph 201 and ICOMOS guidance, it is
necessary to consider the relevant significance of the element that has the potential to
be affected and its contribution to the significance of the designation as a whole, i.e.
would the application proposals undermine the significance of the WHS as a whole?

7.58

Based on a review of the WHS OUVs and ‘core values’ (see detailed assessment
within Technical Annex C), the site is not considered to contribute to the ‘outstanding
universal value’ of the WHS from which its significance is derived. It is, however,
recognised that the proposed development may affect key views which contribute to
the OUVs, particularly the appreciation of the city within its backcloth of hills, and in
views from key areas of Georgian architecture.

7.59

The proposed development would be visible from several key viewpoints identified by
the City of Bath World Heritage Site Setting SPD. These include: Prospect Style
(Viewpoint 1), Beckford’s Tower (Viewpoint 2), Lansdown Crescent (Viewpoint 3),
Approach Golf Course (Viewpoint 4), the Royal Crescent (Viewpoint 5), Alexandra
Park (Viewpoint 12d), Twerton Roundhill (Viewpoint 13), Sham Castle (Viewpoint 15)
and Widcombe Hill (Viewpoint 16), Kelston View (Viewpoint 19), and Primrose Hill
(Viewpoint 20).

7.60

Views from the identified viewpoints can be classified as ‘city-wide’, with the site
forming an indistinct and negligible part of the visible built form of Lower Bristol Road.
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The site, in terms of both its location and existing built form, is not considered to make
any specific contribution to, nor detract from, the overall content of the views identified.
Notably, the site does not facilitate or contribute to the ability to experience the
landscape context of the WHS. It is also noted that the existing modern redevelopment
in the surrounding area (including built form of 7/8 storeys) does not alter this
experience.
7.61

The proposed development ranges in height from 5-7 storeys and as such is
consistent with the existing built form within its surroundings. No element of the
proposed scheme is unusually tall or prominent when taking into account the existing
and emerging baseline, and the materials palette is such that it will be recessive when
viewed from long distances. In addition, the area has been, and continues to be,
subject to a significant level of change and redevelopment, including the construction
of development of 5-8 storeys (see Section 2 of Technical Annex C and the
cumulative assessment below).

7.62

Given the fact that the WHS covers the entire city, views across and within the asset
are in a constant state of flux – indeed the views depicted within the World Heritage
Site Setting SPD of 2013 have changed fairly significantly in some cases. For
example, the demolition of the gas holders, which were once located to the north of the
site, has changed this aspect of views from the north, as has the redevelopment of the
wider Bath Western Riverside area to the north and north-east. The existing
development associated with the Bath Western Riverside area has resulting in the
screening of the site from some locations to the north, north-east and east. This
screening will continue to evolve as redevelopment continues.

7.63

Alongside the completed development within the Bath Western Riverside area, the
Roseberry Place development has also resulted in a notable change to the immediate
and distant views of Lower Bristol Road, with this continuing to develop in conjunction
with the redevelopment of the Former Bath Press site and Chivers House (see
cumulative effects assessment below).

7.64

Within more immediate views of the site from within the bounds of the WHS, i.e. from
Lower Bristol Road, it makes no contribution to the experience or appreciation of the
WHS or its ‘outstanding universal value’. The same is also considered to be the case
for other incidental views of the site from within the WHS. Within all such views, the
site is seen within the context of the ongoing redevelopment of the Lower Bristol Road
area.

7.65

Whilst it has been established that the proposed development will be visible in some of
the viewpoints identified within the World Heritage Site Setting SPD of 2013, the
resulting change is not considered to be an order of magnitude to cause any real,
perceptible change or any harm to the key views which contribute to the OUVs, or the
overall experience and appreciation of the asset. With regard to long-distance views,
in particular the key viewpoints discussed above, views of the proposed development
would be restricted to the upper elements, and it would form part of the existing (and
developing) cluster of modern buildings in this locality. Importantly, and despite the
proposed height, as a result of the topography of the area the proposals would not
obscure views to and from the surrounding hillsides, or alter the understanding of the
landscape context of the WHS.

7.66

Although they do not accord directly with the viewpoints of the World Heritage Site
Setting SPD of 2013 discussed above, the latter is clearly demonstrated by the
visualizations presented in Technical Annex F.
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7.67

In immediate views from Lower Bristol Road, and other incidental views of the
proposed development from within the WHS, it will be seen as part of the ongoing
evolution of the area. Although introducing a new, relatively tall building in this location,
it will not be out of scale with its surroundings, either in terms of design or height
(taking account of the existing and future baseline).

7.68

As a result, the authenticity and integrity of the WHS will not experience any change
from the proposed development, and the OUVs will not be harmed. Therefore, no
impact is considered to arise from the proposed development, and the effect is judged
to be neutral.
Bath Press Building

7.69

The completed development has the potential to impact upon the significance of the
Locally Listed, non-designated façade of the Bath Press Building, an asset of low
value, through the potential changes to the experience and appreciation of the asset
from Lower Bristol Road.

7.70

The heritage significance of this asset is entirely embodied in its north façade, which is
the only element of the building’s physical fabric to survive. This is of some historic,
architectural and artistic interest as a prominent neo-classical structure with Art-Deco
architectural detailing that is illustrative of industrial development along Lower Bristol
Road during the early 20th century.

7.71

The setting of the Bath Press Building also contributes to the significance of the asset,
although the significance derived from the setting is significantly less than that from its
historic fabric. The principal elements of the physical surrounds and experience of the
asset (its ‘setting’) which are now considered to contribute to its heritage significance
comprise:
•

Its relationship with Lower Bristol Road, which was historically the main
access point to the Press complex, and the experience and appreciation of
the asset from this location; and

•

Its relationship with the 19th-century terraced houses to the north-east, which
were historically associated with the Press Building, having been purchased
to house the workers.

7.72

Despite its proximity to the former Bath Press Building, the site makes no specific
contribution to the heritage significance of the non-designated heritage asset through
setting. The former industrial character and appearance of the application site was
removed by its subsequent commercial redevelopment. Therefore, it does not
contribute to the general historic industrial surrounds of the non-designated heritage
asset. In terms of views to the northern façade of the Bath Press Building, the site is a
peripheral element of long-range views to the non-designated asset and does not
obstruct any key views.

7.73

Nevertheless, it is acknowledged the application site forms part of the immediate street
scene within which the façade of the building is located and appreciated, and thus the
building may be sensitive to redevelopment of the site in so far as this may affect the
manner in which the asset is experienced from Lower Bristol Road. Whilst the
proposed development would result in the introduction of taller buildings in this
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location, it would not block or impede the view of the façade which is currently
available along Lower Bristol Road.
7.74

The proposed development has been designed to respond to the asset, resulting in a
reduction in the height of the proposed buildings from 7 storeys to 5 when moving
eastwards along Lower Bristol Road. This results in the lowest part of the proposed
development (Block 3) being located within the part of the site where opposite the
former Bath Press Building façade. The proposed development would therefore not
overshadow the façade, nor would it reduce the ability to appreciate its architectural
interest from Lower Bristol Road. In addition, the scheme has a wide set-back from
Lower Bristol Road, creating a pedestrian space from which the retained façade can
be appreciated.

7.75

As previously discussed, the Former Bath Press complex is currently being
redevelopment, with the asset itself subject to significant change, including the
approved demolition of the remainder of the complex. New 3-storey buildings will be
located to the rear of the façade, with 4-storey development to the north along the
southern side of Lower Bristol Road and 5-storey buildings within the central part of
the complex. As with the demolition of the remainder of the building, such new
buildings have clearly been deemed acceptable with regard to the historic,
architectural and artistic value interest of this asset.

7.76

Within this context, the proposed 5-storey development opposite the Locally Listed
façade will be seen within the context of the new buildings within the Former Bath
Press complex, as will the taller elements of the proposed scheme to the west. As a
whole, the development proposals will read as part of the ongoing evolution of these
former industrial areas, whilst still allowing for a clear experience and appreciation of
the Locally Listed façade from Lower Bristol Road. It should also be noted that the
approved Outline Planning Permission for the redevelopment of the Bath Western
Riverside area, which included the eastern part of the site, allowed for up to 5-storey
buildings in the area opposite the Former Bath Press complex (LPA Ref:
06/1733/EOUT).

7.77

It is therefore considered that, although the proposed development represents a
change in the surroundings of the asset, this change would not affect its significance
through a change in setting. In addition, the proposed development creates a public
space from which the façade can be viewed and appreciated through a set-back of the
new buildings from Lower Bristol Road. As a result of this, the proposed scheme is
judged to have no impact, resulting in a neutral effect.

Cumulative Effects
7.78

The potential cumulative effects associated with the identified schemes are
summarized in Table 7.5 below.
Table 7.5: Cumulative Effects
Site

Assessment

Summary

Bath Press –
Application ref:
15/02162/EFUL

The redevelopment of the Former Bath
Press complex will result in the construction
of new built form to the south of the
proposed development site, including three

No negative
cumulative effects are
considered to arise
with regarding to
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Site

Assessment
storey built form to the rear of the façade,
four storey development on the southern
side of Lower Bristol Road and five storey
built form within the central part of the site.

Summary
either the WHS or
Locally Listed Façade
of the Former Bath
Press Building

This redevelopment forms part of the
approved, and committed, future baseline
associated with the proposed development
site.
City of Bath World Heritage Site
Once constructed, the new built form will
further enhance the modern character of
Lower Bristol Road both within immediate
and long-distance views. This will further
emphasise the experience of the
development proposals as part of the
modern evolution of this former industrial
area.
Such change will also further root the
development proposals within its surrounds,
and aid in the resulting change not impacting
upon the overall authenticity, integrity and
significance of the WHS.
The built form with the former Bath Press
complex will also provide some screening of
the development proposals from the south.
Locally Listed Façade of the Former Bath
Press Building
As discussed above, the proposed
development, in particular the five storey
element opposite the Locally Listed façade
will be read within the context of the modern
built form within the Former Bath Press
complex, as will taller elements of the
proposed scheme to the west. This will
further reduce any potential impacts that
may have been deemed to arise to the nondesignated heritage asset.
Chivers House –
Application ref:
18/03797/F

The redevelopment comprises the demolition
of the existing buildings and construction of
two residential buildings, with this being
seven and six storeys in height, on the
western side of Lower Bristol Road, to the
northeast of the Site.
Once constructed, the new built form will
further enhance the modern character of
Windsor Bridge Road and Lower Bristol
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No negative
cumulative effects are
considered to arise
with regarding to
either the WHS or
Locally Listed Façade
of the Former Bath
Press Building

Site

Assessment
Road, in particular within long distance
views. This will further emphasise the
experience of development proposals as part
of the modern evolution of this former
industrial area.

Summary

Such change will also further root the
development proposals within its surrounds,
and aid in the resulting change not impacting
upon the overall authenticity, integrity and
significance of the WHS.
The new built form may also provide some
screening of the development proposals
from the northwest.
Waste Depot Site–
Application ref:
19/05471/ERES

This application, which comprises a Reserve
Matters application in pursuant to the Bath
Western Riverside Outline application is
current under consideration.
If approved, the redevelopment will see the
construction of four and five storey built form
on the northern side of the River Avon to the
northeast of the proposed development site.

No negative
cumulative effects are
considered to arise
with regarding to
either the WHS or
Locally Listed Façade
of the Former Bath
Press Building

City of Bath World Heritage Site
The proposed built form will further enhance
the modern character of the Bath Western
Riverside area, in particular within long
distance views. This will further emphasise
the experience of development proposals as
part of the modern evolution of this former
industrial area.
Such change will also further root the
development proposals within its surrounds,
and aid in the resulting change not impacting
upon the overall authenticity, integrity and
significance of the WHS.
The new built form may also provide some
screening of the development proposals
from the north.

Proposed Mitigation
7.79

The high-quality design of the proposed development, which has been through a
series of robust and intensive design iterations, is considered to respond sensitively
and creatively to its location and heritage context. This design represents incorporated
mitigation, and since no significant adverse effects are predicted, further mitigation is
not required.
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Residual Effects
7.80

A summary of the residual effects is set out in Table 7.6 below. As no mitigation is
proposed, the residual effects remain as above.
Table 7.6: Residual Effects
Asset Name

Value

Magnitude
of Impact

Mitigation

Residual
Effects

High

Impacts,
temporary,
permanent,
direct or to
setting
No impact

City of Bath
World
Heritage Site
Nondesignated
façade
of
Bath Press
Building

No impact

None

Neutral

Low

No impact

No impact

None

Neutral

Statement of Significance and Summary
7.81

None of the predicted effects are considered to be significant in EIA terms.
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8.

Contaminated Land
Introduction

8.1

This chapter, prepared by Jubb Consulting Engineers, reports the potential effects
relating to risks from existing soil or groundwater contamination. It should be read in
conjunction with the Ground Conditions Assessment Report (Ref. 20157-GCA-1) and
the Remediation Strategy Report (Ref. 20157-RS-0) presented in Technical Annex D.

8.2

As identified in the EIA Scoping Report (Technical Annex A), the site has been
occupied by railway lines on embankments, a builders’ yard, petroleum installation,
coach depot, a warehouse, garage, a waste transfer station and car dealerships over
the years, all of which represent potential sources of contamination. In addition, an
historical gasworks situated to the north of the site, and a printing works to the south,
have been identified as potential off-site sources of contamination.

8.3

It is understood that parts of the site have been remediated in three discrete areas in
the past by others, as part of the surrender of a waste licence/permit prior to the
construction of the existing car dealership.

Scope
8.4

8.5

The Scoping Document appended to the EIA Scoping Report included consultation
with relevant stakeholders (principally Bath & North East Somerset Council (B&NES)
and the Environment Agency (EA), as reflected in the LPA Scoping Opinion and EA
Letter (Technical Annex A). The proposed scope as set out in the scoping response
(ref Letter from Chris Griggs-Trevarthen dated 6th July 2020) is as follows:
•

A site investigation to characterise and quantify the contamination potential of
site soils, including the presence and depth of made ground etc;

•

An interpretative report including an assessment of contamination risk. To be
updated with any subsequent investigations that are carried out, together with
ongoing liaison with the relevant authorities to enable sign-off of any planning
conditions; and

•

If contamination is found, a suitable Remediation Strategy will be developed,
with validation of any remedial works that are undertaken.

Accordingly, the assessment has considered the following potential effects and
relevant receptors:
Construction Phase
•
•
•

Risks to building structures from potential contamination;
Risks to health of site construction workers from potential contamination;
Risks to controlled waters from potential contamination.

Operational Phase
•
•

Risks to health of site occupiers or users from contamination;
Risks to controlled waters from potential contamination; and
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•

Risks to building structures, fabric and services from potential contamination.

Methodology
8.6

Ground conditions and potential contamination impacts have been investigated and
assessed on the basis of general principles and relevant good practice set out in the
following guidance documents:
•

DEFRA Contaminated Land Report 11 (CLR11) ‘Model Procedures for the
Management of Land Contamination, 2004;

•

EA, R&D 66 Publication, Guidance on the Safe Development of Housing on
Land Affected by Contamination, 2008;

•

BS 5930: 2015 Code of Practice for ground investigation; and

•

BS 10175:2011 + A2:2017 Investigation of potentially contaminated sites,
Code of Practice.

8.7

An intrusive ground investigation and ground conditions assessment (GCA) have been
carried out at the site, and the findings of the GCA have been taken into account in the
assessment. The scope of the intrusive investigation takes account of historic
information relating to the past uses of the site, as well as historic investigations and
remedial works carried out by others. The combined information has been used to
compile a baseline Site Conceptual Model taking account of its history, geology,
geotechnical considerations and the potential presence of unknown contaminants,
using published and other available documentary sources, including the results of
previous ground investigations where appropriate.

8.8

The principal information sources have included:
•

WSP Remediation Former SITA Wastecare Site, Windsor Bridge Road, Bath.
Project No. 13010089, Dated 10 June 2002;

•

Hyder Preliminary Controlled Water Risk Assessment for Proposed Mini
Centre at BMW Wellsway. Ref. 001-wx54098-r-01, dated 18 May 2009;

•

Hydrock Ground Investigation Report at Wellsway BMW, Lower Bristol Road,
Bath. Report No. R/13518/001 Ver 3, dated November 2013;

•

Hydrock Watching Brief for Culvert Investigation: Doc Ref C13518/002, dated
20 April 2015;

•

Hydrock Phase 1 and Preliminary Phase 2 Ground Investigation Report.
Lower Bristol Road, Bath. Doc Ref. LOW-HYD-XX-G-RP-1000, Dated 3 May
2019;

•

Jubb Ground Conditions Assessment Report, Dick Lovett Site, Lower Bristol
Road, Bath: Ref. 20157-GCA-1, dated July 2020 (Technical Annex D); and

•

Jubb Remediation Strategy Report, Dick Lovett Site, Lower Bristol Road,
Bath: Ref. 20157-RS-0, dated July 2020 (Technical Annex D).
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8.9

A review of the baseline conditions at the site has been undertaken to enable the
relevant impacts on the proposed development to be defined and evaluated. The
significance of each impact depends on both the magnitude of the impact and the
sensitivity of the receptor. The definitions of magnitude and sensitivity are set out
below, followed by a description of the assessment process, including the use of an
‘assessment matrix’ to determine the overall effect of the identified impacts.
Receptor Sensitivity

8.10

Receptor sensitivity has been defined as shown in Table 8.1 below.
Table 8.1: Sensitivity Definitions
Sensitivity
High

Defining Criteria
A receptor or
feature which is
either highly
sensitive to change
or impacts or is
important at a
regional or national
scale.

Example
Human health of sensitive site users or long-term
occupiers (children, homeowners, etc);
Principal Aquifer of strategic importance for water
supply;
Source Protection Zone (SPZ) 1 & 2 around a potable
water supply borehole;
Special Area of Conservation (SAC);
Site of Special Scientific Interest (SSSI);
Controlled waters of Excellent Water quality (i.e. A1
Excellent).

Medium

A receptor or
feature which is of
medium sensitivity
to change or
impacts or is
important at a
regional or national
scale.

Human Health of short-term site users (construction site
workers, etc);
Secondary A Aquifer supporting water supplies at a
local rather than strategic scale;
Source Protection Zone 3 around a potable water
supply;
Controlled waters of Good Water quality (i.e. A2 Good).

Low

Negligible

A receptor or
feature which is of
low sensitivity to
change or impacts
or is important at a
local or regional
scale.

Secondary B Aquifer which may store and yield limited
amounts of groundwater on local basis.

A receptor or
feature which is of
negligible sensitivity
to change or
impacts, or only
important at a very
local scale.

Unproductive Strata that have negligible significance for
water supply or river base flow.

Controlled waters of moderate water quality (i.e. B
Moderate).

Controlled waters that are heavily modified with poor
water quality (i.e. C Poor and D Seriously Polluted)
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Magnitude of Effects
8.11

The criteria used to assess the magnitude of effects is set out in Table 8.2 below.
Table 8.2: Magnitude of Effects
Magnitude
High

Defining Criteria

Example

Contamination that is highly
likely to result in “significant
harm” to human health as
defined by the EPA 1990.
Equivalent to EA Category 1
pollution incident with
extensive effects; closure of a
potable abstraction point;
major impact on amenity value
or agriculture.
Major damage to aquatic or
other ecosystems, which is likely
to result in adverse change
long-term.
Catastrophic damage to crops,
buildings or property.

Medium

Contamination which could
result in “significant harm” to
human health as defined by the
EPA
Equivalent to EA Category 2
pollution incident including
significant effect on water
quality; reduction in amenity
value, etc.
Significant damage to
ecosystems, may result in an
adverse change in functioning.
Significant damage to crops,
buildings or property.

65

High probability of significant harm
to humans such as death, disease,
serious injury, genetic mutation,
birth defects or the impairment of
reproductive functions.
Major fish kill in surface water from
large spillage of contaminants from
site.
Highly elevated concentrations of
List I and II substances present in
groundwater close to small potable
abstraction.
Damage to buildings on or in the
vicinity of the site as a result of
contamination.
Medium probability of significant
harm to humans such as death,
disease, serious injury, genetic
mutation, birth defects or the
impairment of reproductive
functions.
Damage to building rendering it
unsafe to occupy e.g. foundation
damage resulting in instability.
Ingress of contaminants through
plastic potable water pipes.

Low

Exposure to human health
unlikely to lead to “significant
harm”.
Equivalent to EA Category 3
pollution incident, minimal or
short-lived effect; marginal effect
on amenity, agriculture or
commerce.

Exposure could lead to slight shortterm effects (e.g. mild skin rash).
Surface spalling of concrete.
Minor surface water pollution.

Minor or short-lived damage to
ecosystems, unlikely to result in
adverse functioning or harm.
Minor damage to crops,
buildings or property.
Negligible

No measurable effect on
humans.

The loss of plants in a landscaping
scheme.

Equivalent to insubstantial
pollution incident with no effect
on water quality or ecosystems.

Discoloration of concrete.

Repairable effects of damage to
buildings, structures/services.

Classification of Effects
8.12

The matrix in Table 8.3 below sets out how effects have been classified.
Table 8.3: Classification of Effects
Magnitude of
effect

Sensitivity of Receptor
High

Medium

Low

Negligible

High

Major

Major

Moderate

Moderate

Medium

Major

Moderate

Moderate

Minor

Low

Moderate

Moderate

Minor

Negligible

Negligible

Minor

Minor

Negligible

Negligible

Assessment of Significance
8.13

Following the classification of the effects in accordance with Table 8.3 above, a
judgement has been applied to determine if the effects are considered to be
‘significant’ or ‘not significant’ in the overall context of the proposed development.
Typically, Major or Moderate effects are considered to be ‘Significant’, and Minor or
Negligible effects are considered to be ‘Not Significant’ (see Table 8.4).
Adverse or Beneficial Effects

8.14

Finally, effects have been evaluated in terms of whether they are ‘beneficial’ or
‘adverse’. Beneficial effects are typically considered to provide a positive contribution
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to the environment, human health, quality of controlled waters, etc, whilst adverse
effects lead to a reduction in environmental quality or breach of statutory limits etc.
Table 8.4: Significance of Effects
Effect
Major Beneficial

Major Adverse

Moderate
Beneficial
Moderate
Adverse
Minor Beneficial
Minor Adverse
Negligible

Description
Likely to contribute to environmental improvements
or helping to meet environmental targets or
objectives at a national and regional level.
Likely to result in exceedance of statutory objectives
and/or breaches of legislation, or major long-term
reduction in environmental quality.
Likely to provide a positive and advantageous impact
to an environmental resource or contribute to
environmental targets, at a local or regional level.
Likely to result in detrimental impact that may be
considered significant at a local or regional level.
Positive
effects
that
could
be
important
considerations at a local level.
Minor negative effects at a local level.
An effect that is likely to have a negligible or neutral
influence, irrespective of other effects.

Significant / Not
Significant
Significant

Significant

Significant

Significant
Not Significant
Not Significant
Not Significant

Legislative and Policy Framework
8.15

The principal legislative drivers for development and management of risks resulting
from land contamination are as follows:
•

Part IIA of the Environmental Protection Act (EPA) 1990 (as amended) – the
‘Contaminated Land Regime’;

•

The Contaminated Land (England) Regulations 2006;

•

Environmental Permitting Regulations 2010,
Directives 80/68/EEC and 2006/118/EC; and

•

The Water Environment (Water Framework Directive) (England and Wales)
and Regulations 2003, which transpose the Water Framework Directive
(Directive 2000/60/EC) (WFD) into UK law.

which

EC

Groundwater

8.16

The Environmental Protection Act Part IIA principally covers assessment of
contamination and risk to human health. Under Part IIA, sites are identified as
‘contaminated land’ if by reason of substances in, on or under the land: (a) significant
harm is being caused or there is a significant possibility of such harm being caused; or
(b) significant pollution of controlled waters is being caused or there is significant
possibility of such pollution being caused.

8.17

Specific assessment of contamination (such as undertaken during redevelopment of a
site such as this) is covered by the best practice documents listed in Section 8.7
above. Assessment of risks to groundwater are covered by the Water Framework
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Directive and EC Groundwater Directives. National Planning Policy in relation to
assessment of contaminated land is covered in the National Planning Policy
Framework (2012) Section 15, paragraphs 178 and 179.
8.18

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.

Consultation
8.19

A scoping opinion was sought from B&NES, and the B&NES Contaminated Land
Officer (Corrine Eatwell) and Environment Agency (Mark Willetts) were consulted as
part of that process.

Baseline Conditions
Site Description and Context
8.20

The site comprises a BMW Mini car showroom over the eastern end of the site, with a
BMW showroom over the central portion, with a workshop building and service yard
between the two showrooms. Over the western side of the site is a two-storey
office/workshop building. Between the buildings are concrete hardstanding, which
contains numerous display vehicles, and vehicles that were being serviced.

8.21

The site is bounded by Lower Bristol Road that runs along the southern boundary of
the site and Windsor Bridge Road that runs beyond the western boundary. The former
Bath Gasworks, which currently comprises occupied and derelict areas (main
structures having been demolished with the three circular gasholder tanks and/or
bases still present and filled with water). To the east of the site are further car sales
garages.
Site History

8.22

Railway lines previously ran along the northern edge and diagonally across the site
towards the Lower Bristol Road. Both railway lines were formed on embankments. In
the 1950’s a builder yard and petroleum tanks are shown on site which were replaced
by the 1980s by a depot over the western side, a garage over the central area and a
second depot and warehouse over the eastern side. The existing car dealership was
constructed by 1999 with the main buildings on site unchanged for the last 20 years.

8.23

In the wider surroundings there has been a gasworks directly to the north of the site,
which ceased operations in the 1970’s but continued as a natural gas storage and
distribution facility, with three large gasholder tanks. Wales & West Utilities removed
the gasholders in the late 2010s. A printing and engineering works were present
directly to the south of the site, which have been recently demolished in preparation for
new housing. Further engineering works were present to the east and west all of
which have been recently demolished to make way for residential/retail properties.

8.24

It is understood that the western part of the site was remediated by WSP Remediation
in 2004 as part of the surrender of the waste license for the SITA waste transfer station
that was located over the western part of the site.
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Geology and Ground Conditions
8.25

The published geology (British Geological Society Sheet 265) indicates that the site is
underlain by Alluvial deposits (River Terrace Deposits) underlain by interbedded
limestone and mudstone of Jurassic age (Blue Lias Formation). The recent Jubb
investigation encountered the following strata beneath the site:
•

Made Ground: Generally about 1m thick comprising gravelly sandy clay and
sandy gravel; over

•

Alluvium: 0.4-5.6m bgl comprising soft-firm grey slightly sandy, slightly sandy
CLAY with some gravel; over

•

River Terrace Deposits: 3.0-6.7m bgl comprising medium dense gravelly
SAND and GRAVEL; over

•

Blue Lias Formation: Stiff to very stiff grey CLAY and strong LIMESTONE at
depth.

Soil and Groundwater: Contamination Summary
8.26

8.27

The following contamination risks have been identified at the site:
•

Minor Lead and Arsenic exceedances were encountered in shallow made
ground resulting in a low to moderate risk to human health;

•

Several instances of PAH species elevated in shallow made ground resulting
in a low to moderate risk to human health;

•

Elevated mid-range hydrocarbons in the natural site soils at 2.5 – 5.5m bgl
resulting in a low to moderate risk to human health;

•

Elevated mid-range hydrocarbons in groundwater samples from the
underlying RTDs resulting in a moderate to high risk to groundwater and
offsite controlled waters; and

•

Ground gas regime is classified as CS2 resulting in a low risk to human
health.

The principal contamination issue identified in the recent Jubb investigation is the
presence of petroleum hydrocarbons within soils (principally located across the
eastern side of the site), and within groundwater (as a dissolved phase) more widely.
It is considered likely that the source of this hydrocarbon contamination was the former
storage tanks associated with the ‘Petroleum Installation’ that were located in the
affected area of the site. This appears to have caused historic contamination of soils
and groundwater. The groundwater contamination encountered is thought to represent
a remnant plume of hydrocarbons, originally from the above-ground storage tanks
present on the site, left following the various phases of remedial works previously
carried out.

69

Hydrogeology
8.28

The superficial deposits (alluvium and River Terrace Deposits) and Blue Lias
Formation are classified by the EA as Secondary A Aquifers. The site is not within a
groundwater Source Protection Zone. However, it is in Zone B of the Bath Hot Springs
protection area (as controlled by County of Avon Act 1982, Section 33). Therefore, no
excavation/piling/drilling works can be progressed to depths deeper than 15mbgl
without specific consent from the B&NES Principal Building Control Surveyor (Thermal
Springs Protection).

8.29

Groundwater within the River Terrace Deposits & Alluvium is likely to be in continuity
with the surface water in the River Avon (100m north). Water strikes within the Blue
Lias can be artesian. There are no recorded surface or groundwater abstractions
within 500m.
Radon

8.30

The Envirocheck Report indicates that the site is in an area where between 3% to 5%
of homes are at or above the Action Level; basic radon protection measures are
therefore required in the construction of new dwellings and extensions.
Ground Gas

8.31

Gas monitoring has been undertaken and the subsequent ground gas assessment
shows that the site falls into ‘Characteristic Situation’ 2 (low hazard) as defined in
Table 8.5 of CIRIA 665. This indicates that basic protection measures are required
within new buildings.
Asbestos

8.32

Asbestos screening of soil samples taken during several ground investigations
identified only one sample where ACM was detected (0.42%/vol in WS11 at 0.2m bgl)
suggesting that widespread asbestos contamination is unlikely, but that isolated
hotspots could be present in Made Ground at the site.

Predicted Effects during Construction
8.33

Significant effects relating to potential impacts on human health and controlled waters
are most likely to occur during the demolition and construction phase, when potentially
impacted soils are likely to be exposed, and foundations are being installed.
Geology

8.34

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 in the centre of Bath
under artesian pressure, from damage that could result from excavations, piling
operations and/or boreholes within the Bath area. The site is located within Zone B,
which states excavations in excess of 15m below ground level require prior consent
from the council.

8.35

The sensitivity of the receptor (thermal waters) in this area is considered to be
Medium. Due to the depth of fill material present on site, piled foundations are the
predicted preferred foundation solution, however, given the likely building loadings it is
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unlikely that pile depths (and other excavations) will exceed 15m bgl and as such the
Impact Magnitude is considered to be Negligible, and therefore the physical effects
upon the Bath Hot Springs are considered to be Minor Adverse (not significant).
Controlled Waters
8.36

The Jubb Ground Conditions Assessment (GCA) has classified the risk to groundwater
at the site as High, due to the presence of dissolved phase hydrocarbons in the
shallow groundwater. Furthermore, the risk to the River Avon is classified as
Moderate in the GCA. This is likely to be particularly relevant during the construction
phase, as this is when any protection afforded by the current areas of hardstanding
and/or buildings will be temporarily removed.

8.37

Furthermore, given the nature of the ground conditions a piled foundation solution is
likely to be required, both to overcome the considerable thickness of superficial
deposits and to prevent unacceptable total or differential settlement. As the site
contains known areas of hydrocarbon and other contamination, there is a risk that
piling works may drive contaminated soil down below the groundwater table and/or
create migration pathways for impacted groundwater, thereby impacting groundwater
and river water quality.

8.38

In the case of groundwater, the strata beneath the site are classified as Secondary ‘A’
Aquifers, and therefore sensitivity of this combined receptor is defined as Medium.
The nearest surface water feature is the River Avon located 100m to the north of the
site, and groundwater beneath the site is likely to be connected to the river. Baseline
water quality information supply available on the EA website classifies the water
quality of the River Avon as good, and therefore the sensitivity of this receptor is
defined as Medium.

8.39

The magnitude of effect of significant contamination migrating from site soils and
impacting either the groundwater beneath the site, or surface water in the River Avon
is considered to be low, as even in a worst-case scenario, it is considered unlikely to
result in more than a temporary or minimal impact. The effects of soil contamination
on Controlled Waters during the construction phase are therefore considered to result
in a Moderate Adverse impact, and are considered to be significant.
Human Health

8.40

With regard to human health, the principal risk arises during the remediation and
groundworks phase, when there is potential for groundworkers to come into direct
contact with, ingest and/or inhale contaminated soil, dust and/or vapour. The
Sensitivity of the Receptor is considered to be High and Impact Magnitude is
considered to be High. Therefore, the Significance of Effect of potential human health
impacts during the construction phase is considered to be Moderate Adverse
significant (in the absence of mitigation).
Re-use of Site-won Material

8.41

Site-won material arising from the construction phase is likely to be suitable for re-use
on site under a CLAIRE (Definition of Waste Code of Practice) Materials Management
Plan where suitable. This will be carried out in line with the CLAIRE guidance and site
Remedial Strategy as appropriate.
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Predicted Effects relating to the Completed Development
Geology
8.42

The site is located within Zone B of the Bath Hot Springs protection area, which states
excavations in excess of 15m below ground level require prior consent from the
council. Assuming pile depths are less than 15m bgl, the sensitivity of the Receptor
(thermal springs) is considered to be Medium and Impact Magnitude is Negligible,
therefore the Significance of Effect of reclamation of brownfield land is considered to
be Minor Adverse and therefore not significant.
Building Structures and Services

8.43

Following the completion of construction, the building could potentially be impacted by
adverse soil conditions or contamination in a number of ways. Naturally elevated
sulphates or sulphides could impact buried concrete and lead to accelerated
degradation. Organic compounds/petroleum hydrocarbons could impact water quality
in water supply pipework.

8.44

The receptor sensitivity of site utilities or in ground concrete is considered to be High.
The magnitude of effect (i.e. likelihood) of significant contamination being present to
impact site utilities or in ground concrete is considered to be Medium. The effects of
soil contamination on site utilities or in ground concrete is therefore considered to be a
Major Adverse impact, and therefore considered to be significant.
Controlled Waters

8.45

Due to the ground and groundwater conditions likely to be encountered, a Foundations
Works Risk Assessment will be required by the EA as part of the development. The
contamination potential of the site is considered to be moderate to high, due to the
presence of residual petroleum hydrocarbons in site soils and groundwater, which has
the potential to leach into groundwater and off-site surface water (River Avon). This
could continue during the operational phase.

8.46

In the case of groundwater, the strata beneath the site is classified as a Secondary ‘A’
Aquifer, and therefore the sensitivity of receptor is defined as Medium. The nearest
surface water feature is the River Avon located 100m to the north of the site, and
groundwater beneath the site is likely to be connected to the river. Baseline water
quality information supply available on the EA website classifies the water quality of
the River Avon as good, and therefore the sensitivity of this receptor is defined as
Medium.

8.47

The magnitude of effect of significant contamination migrating from site soils and
impacting either the groundwater beneath the site, or surface water in the River Avon
is considered to be low, as even in a worst-case scenario, it is considered unlikely to
result in more than a temporary or minimal impact. The effects of soil contamination
on Controlled Waters during the operational phase are therefore considered to result in
a Moderate Adverse impact, and are considered to be significant (without
mitigation).

72

Health of Site Users and Occupiers
8.48

In general, the contamination potential of the site is considered to be low, although
there remains a potential for areas of made ground and backfilled excavations to
contain contaminated soils, which pose a potential risk to future ground workers.
Areas of soft-landscaping are also proposed, and if unmitigated future site users will
have the ability to come into contact with impacted soils.

8.49

In this case, the receptor sensitivity of site occupiers is considered to be high, due to
the long duration that they are likely to be present on site. The magnitude of effect (i.e.
likelihood) of significant contamination being present that comes into contact with site
end-users is considered to be medium, as in a worst-case scenario, it is considered
possible that it could lead to significant harm. The effects of soil contamination on site
end-users is therefore considered to be a Major Adverse impact, and considered to
be significant (in the absence of mitigation).
Re-use of Site-Won Material

8.50

No likely significant operational phase impacts have been identified that have not been
dealt with elsewhere in this chapter.

Cumulative Effects
8.51

The potential for cumulative effects has been considered in relation to redevelopment
of the former gasworks (to the north of the site) and the Bath Press site (to the south),
due to their proximity and their brownfield condition. It is possible that contamination
could be mobilised during the course of construction work on both of these sites.

8.52

The most sensitive receptor is considered to be water quality in the River Avon.
Receptor sensitivity is assessed as Medium and impact magnitude is considered to be
Medium. The Significance of effect on Controlled Waters is therefore considered to be
Moderate Adverse (significant).

Mitigation
Mitigation by Design
8.53

The main design measures would be as follows:
•

Foundation design to suit site conditions will be undertaken, taking into
account the findings of the Jubb GCA and the requirements of the Bath Act,
and will incorporate any risks identified in a Foundations Works Risk
Assessment;

•

Design of in-ground concrete to resist any aggressive ground conditions will
be based on the findings of the Jubb GCA and carried out during the structural
design/specification phase;

•

Design of site water pipes to resist any organic/hydrocarbon contamination will
be based on the findings of the Jubb GCA, and any subsequent phases of
investigation and assessment; and
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•

Reinstatement of hardstanding across the majority of the site will restrict
rainwater infiltration through the unsaturated zone, thereby protecting
groundwater.

Additional Mitigation
8.54

8.55

In addition to the above ‘Mitigation by Design’ measures, it is anticipated that further
mitigation will be required for the following identified impacts:
1.

Potentially Moderate Adverse impacts on controlled waters (groundwaters
and surface waters) from contamination during construction and operation
phase;

2.

Potentially Moderate Adverse impacts on construction/ground workers from
contamination during construction and operational phases;

3.

Potentially Major Adverse impacts on site end users from contamination
during operation phase; and

4.

Unknown contamination.

These mitigation measures are anticipated to be controlled by suitable planning
conditions and are set out in Table 8.5 below.
Table 8.5: Mitigation
Impact
Ref

Measure to avoid, reduce or
manage any adverse effects

How measure would be secured
By Design

By S.106

By
Condition

1.

Potential mitigation may be required
following additional SI works,
including source removal and/or insitu remediation of contamination –
additional groundwater risk
assessment and development of
remedial targets likely to be required

2

Use of appropriate task specific PPE,
toolbox talks, good hygiene practices
and appropriate facilities (mess, hand
washing, toilets, etc) to be provided
for site construction/ground workers

3

Mitigation required to include a
marker membrane and import of
clean capping (600mm) in areas of
soft landscaping

X

4

Watching brief and discovery strategy
to be employed during the enabling
works to deal with unknown
contamination (if encountered)

X

74

X

X

Residual Effects
8.56

Following implementation of the mitigation measures outlined above, the significance
of effects would be reduced as shown in Table 8.6 below.
Table 8.6: Residual Effects
Description of
Effects

Unmitigated Effect Significance

Residual Effect Significance

Construction Phase
Geology

Minor Adverse

Negligible

Controlled
Waters

Moderate Adverse (Temporary)

Negligible

Human Health

Moderate Adverse (Temporary)

Negligible

Operational Phase
Geology

Minor Adverse

Negligible

Building

Major Adverse

Negligible

Controlled
Waters

Moderate Adverse

Moderate Beneficial

Human Health

Major Adverse

Negligible

Summary
8.57

A baseline assessment has been undertaken to characterise the site using historic OS
maps and other desk-based sources. A review of historical reports has also been
undertaken in order to identify potential data gaps, and to scope an initial ground
investigation. A ground investigation and Ground Conditions Assessment has been
undertaken to fill in data gaps and to identify significant potential impacts arising from
the development and operation of the site.

8.58

A number of potentially significant effects have been identified relating to ground gas
(including radon), soil and groundwater contamination, with potential receptors
typically being geology (hot springs), human health, controlled waters and
infrastructure at the site.

8.59

A Remediation Strategy has been developed, based on the recent ground
investigation, and suitable mitigation measures have been proposed to deal with
significant risks to sensitive receptors. Mitigation includes suitable building design and
remedial works, suitable mitigation measures for construction workers, and suitable
site controls during construction. The Remediation Strategy also recommends
additional investigation following demolition of the site buildings, and development of a
discovery strategy which outlines proposals for dealing with unknown contamination,
should this be encountered.
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8.60

Once the mitigation measures have been considered in the context of the proposed
development, the identified impacts are typically reduced to Negligible Adverse effects
as shown in Table 8.6.
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9.

Flood Risk and Drainage
Introduction

9.1

This chapter, prepared by Jubb Consulting Engineers, reports the potential effects
relating to flood risk and drainage. It should be read in conjunction with the Flood Risk
Assessment (AW Water Engineering, July 2020) and the Drainage Strategy Report
(Jubb Consulting, July 2020) presented in Technical Annex E.

Scope
9.2

The proposed scope was set out in the scoping report (ref 20157/EIA Flooding Risk
and Drainage Scoping Report), which was attached to the EIA Scoping Report
(Technical Annex A). This scope is summarized in Table 9.1 below.
Table 9.1: Scope of the Flood Risk and Drainage Assessment
Topic/Source of Impact
Suitability of site for residential development (not required for EIA, but a planning
consideration)
Evaluation of flood risk from rivers or the sea
Evaluation of flood risk from overland/surface water
Evaluation of flood risk from sewers
Evaluation of flood risk from groundwater
Evaluation of flood risk from artificial sources
Review of existing local surface water and foul drainage
Impact on local watercourses and hydrogeology
Impact on water quality of the local area
Evaluation of proposed surface water and foul drainage
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

9.3

The scope of the assessment has also been informed by the Local Planning Authority
(LPA) Scoping Opinion, and a separate letter from the Environment Agency, which are
also presented in Technical Annex E.

Legislative and Policy Context
9.4

Water resources in the UK are managed and protected by National, Regional and
Local legislation and policies. Table 9.2 identifies those which are relevant to the
project.

77

Table 9.2: Legislation & Policy
Legislation /
policy / standards
/ guidance

Key provisions

The EU Water
Framework
Directive,
implemented by the
Water Environment
(WFD (England and
Wales))
Regulations 20179.3

Article 1

Sections of
Chapter where
addressed

The purpose of the Directive is to establish a
framework for the protection of inland surface
waters, transitional waters, coastal waters and
groundwater which:
• Prevents further deterioration and protects and
enhances the status of aquatic ecosystems and,
with regard to their water needs, terrestrial
ecosystems and wetlands directly depending on
the aquatic ecosystems;

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development
Mitigation and
Monitoring

• Promotes sustainable water use based on a
long-term protection of available water
resources;
• Aims at enhanced protection and improvement
of the aquatic environment, inter alia, through
specific measures for the progressive reduction
of discharges, emissions and losses of priority
substances and the cessation or phasing-out of
discharges, emissions and losses of the priority
hazardous substances;
• Ensures the progressive reduction of pollution
of groundwater and prevents its further pollution,
and;
• Contributes to mitigating the effects of floods
and droughts
The Flood and
Water Management
Act 20109.1

National Planning
Policy Framework
(2012)9.8

Part 1 – Flood Risk and Coastal Erosion Risk
Management
The Act seeks to update and refine the
approach to flood risk to create a more robust
and comprehensive means of managing risk.
The Act also seeks to promote the use of
sustainable drainage measures and support
local and unitary authorities to assess flooding at
a more regional level.
Chapter 10
This policy provides guidance for the
assessment of flood risk through the planning
process. It sets out the requirements for flood
risk assessments and the need to guide
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Predicted Effects
during Construction
Predicted Effects of
the Operational
Development
Mitigation and
Monitoring
Baseline Conditions
Predicted Effects
during Construction

Legislation /
policy / standards
/ guidance

Key provisions

development to low risk sites wherever possible.

National Planning
Policy Guidance
(2012)9.9

Provides additional guidance to the NPPF to
help ensure effective and consistent
consideration of flood risk on developments in
areas at risk of flooding, including the effects of
climate change.

Sections of
Chapter where
addressed
Predicted Effects of
the Operational
Development
Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development

Flood Risk
Assessments:
Climate Change
Guidance (April
2016)9.11

Updated Government advice on the application
of climate change allowance including peak river
flow and peak rainfall intensity. This is based on
updated climate change projections and different
scenarios of carbon dioxide emissions.

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development
Mitigation and
Monitoring

Bath & North East
Somerset Core
Strategy (Adopted
July 2014)9.4

Policy CP5 sets out the approach to flood risk
management and the requirements of new
development to assess flood risk in line with the
Strategic FRA and incorporate SuDS in the
management of surface water.

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development

Bath & North East
Somerset
Placemaking Plan:
Part 2, Bath9.7

The Placemaking Plan allocates specific sites
for development and outlines a district-wide
suite of planning policies. It complements the
Core Strategy and seeks to deliver the strategic
framework set out within this document. In some
instances, the Placemaking Plan policy will
supersede that set out within the Core Strategy.
Of specific relevance is Policy SB4.

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development
Mitigation and
Monitoring
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Legislation /
policy / standards
/ guidance

Key provisions

Sections of
Chapter where
addressed

Bath & North East
Somerset Strategic
Flood Risk
Assessment for
Bath (Level 2 July
2009)9.13

Level 2, Chapter 1

Bath & North East
Somerset Surface
Water Management
Plan9.15

Chapter 2, Section 2.1

Building upon the technical information and
methods used within the Level 1 SFRA, the
Level 2 SFRA is primarily driven by the need for
regeneration and new housing requirements
outlined by the B&NES Local Plan and South
West Regional Spatial Strategy. The Level 2
SFRA provides a greater understanding of the
factors contributing to the probability of flooding
in the development areas that have been
defined by the Local Plan, provide guidance for
the Local Development Framework to ensure
that the development is safe from flooding nor
increase flooding elsewhere, and identify the
need for more detailed assessment to reduce
uncertainty where applicable.
The main aim of the Surface Water
Management Plan is to produce a long term,
area wide, high level plan to manage surface
water.

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development

Baseline Conditions
Predicted Effects
during Construction
Predicted Effects of
the Operational
Development

Standards and Guidance
9.5

Water resources in the UK are also managed and protected by predominantly local
standards and guidance. Table 9.3 identifies those of relevance to this assessment.

Table 9.3: Standards and Guidance
Standards

Key provisions

Sections where
comment
addressed

West of England
Sustainable
Drainage
Developer Guide
(March 2015)9.5

Guidance on the LPAs’ design requirements for
new sustainable drainage schemes including
peak discharge rates, volume control and water
quality measures.

CIRIA The SuDS

Comprehensive guidance on industry

Predicted Effects of
the Operational
Development
Mitigation and
Monitoring
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Predicted Effects of

Standards

Key provisions

Manual (2015)9.16

Sustainable urban Drainage Systems (SuDS).
The SuDS Manual deals with the planning,
design, construction, operation and maintenance
of SuDS. It considers amenity and biodiversity,
among other aspects.

Water UK Sewers
for Adoption
(October 2019)9.17

Standards and guidance for developers in
designing and constructing sewers and related
features to be adopted by water and sewerage
companies.
The latest version was created mainly to give
guidance on the design and construction of
SuDS that could then be adopted to the water
and sewerage infrastructure. Creating an
integrated code supported by all of the Water
Companies.

Sections where
comment
addressed
the Operational
Development

Baseline Conditions
Predicted Effects of
the Operational
Development

Consultation
9.6

In order to inform the development of the Flood Risk Assessment and Drainage
Strategy, consultation with the Environment Agency and Wessex Water were carried
out. In addition, the Applicant undertook pre-application consultation with the Local
Planning Authority (LPA) which included discussion on drainage and flood risk with the
Lead Local Flood Authority (LLFA).

9.7

The Environment Agency (EA) were consulted to obtain the current flood modelling
information for the River Avon in the proximity of the site. This has informed the finished
levels of the development and the proposed ground floor levels.

9.8

Consultation with Wessex Water was undertaken to discuss the effect of the
development on existing public sewer infrastructure within the site, particularly the
existing rising main within the site and required easement to maintain adequate
protection to this asset.

Baseline Conditions
Relevant Surveys/Data Collection
9.9

In order to inform the baseline conditions for flood risk and drainage, a number of
surveys were procured, and other sources of information were utilised to determine
current status of the site and surrounding infrastructure. This included publicly available
information on existing assets, specific survey information and information available
from the Bath Quays Waterside works. No information gaps have been identified to
date. The information gathered has comprised:
•

Environment Agency Flood Risk Mapping data 9.10

•

EA Flood Modelling Data 9.12

•

Wessex Water Asset Location Plans
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•

Topographical Survey

Flood Risk
9.10

A detailed assessment of flood risk to the site has been carried out. The Flood Risk
Assessment and Drainage Strategy Report included in Technical Annex E provide a
detailed account of all flood risk issues relating to sources such as fluvial, surface water,
sewers, groundwater and artificial sources.
Baseline flood risk conditions are
summarized below.
Fluvial Flooding

9.11

Environment Agency published flood maps for planning9.10 indicate that the site is
located partly within Flood Zone 3 (High probability of flooding) and partly in Flood Zone
2 (medium probability of flooding). The Flood Zone 3 relates to 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,
and the residual flood risk has been assessed on this basis.

9.12

The Bath Quays Waterside flood alleviation scheme was implemented to mitigate flood
risk from the River Avon to the area surrounding the site as a result of the new and
raised flood defences on the south bank of the river, and also the future ground raising
of the main development site which included the Bath Quays North and Bath Quays
South sites. The mitigation works allow for the Bath Quays North site to be protected
from fluvial flooding from the River Avon for events up to and including the 1 in 100-year
return period event with a 20% allowance for climate change horizon. The Waterside
flood alleviation works are currently under construction and due for completion in the
coming months.

9.13

As discussed in the FRA and the Drainage Strategy Report, the detailed flood model of
the River Avon produces flood levels within the site significantly higher than those within
the river. The model took into account the consented Bath Western Riverside scheme to
the north and east of the site. However, ground levels along Lower Bristol Road were
found to be significantly higher than those used in the models, creating an artificial flood
route from Lower Bristol Road to the eastern part of the site that does not exist in reality.

9.14

The FRA has concluded that the published flood risk maps overestimate the flood risk to
the eastern part of the site and that this area should be considered to lie within Flood
Zone 2, not Flood Zone 3. However, the FRA takes a precautionary approach by
assuming that the eastern portion of the site was in effect Flood Zone 3, with areas
benefiting from defences, referring to the completion of the Bath Quays Waterside/Bath
Quays South projects. Therefore, this area has been classified as Flood Zone 3a, and
the site is considered to be at high risk of fluvial flooding under baseline conditions.
Surfacewater Flooding

9.15

The site is located within an urban environment and is surrounded by built development
served by positive drainage systems owned and operated by Wessex Water, which is a
regulated body tasked with maintaining a level of service to national standards.
Therefore, there is a very low risk of pluvial flows from the surrounding area affecting the
site.
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9.16

The site itself consists largely of surfaced hardstanding areas which are served by local
drainage networks connecting to the public systems discharging to the River Avon.
Rainfall landing on the site is collected by these networks and conveyed to the river.

9.17

The majority of the site is identified as an area at very low risk of surfacewater flooding,
according to the Environment Agency’s risk of flooding from surfacewater map9.18.
However, the EA information does show some parts of the site as having a low –
medium risk of surfacewater flooding, especially around the Mini Garage on the eastern
part of the site. The risk appears to be caused through local retention of rainfall at low
points and can be easily mitigated through reprofiling works and a proposed drainage
strategy. Surfacewater flooding therefore poses a low risk to the site under baseline
conditions.
Sewer Flooding

9.18

The site contains a number of public sewers as well as the onsite private networks that
serve the existing car dealership. The surfacewater sewers within the site discharge
directly to the River Avon via two outfalls a short distance to the north.

9.19

Foul water drainage runs along Lower Bristol Road, just south of the site, before turning
north towards the River Avon, and is then pumped west via a rising main. The public
Wessex Water foul rising main subsequently runs parallel to the northern boundary of
the site and intercepts the site boundary, cutting through the north-western corner of the
site before veering west, crossing under Windsor Bridge Road and towards the River
Avon.

9.20

The public sewers are owned and maintained by Wessex Water. The surfacewater
sewers may be affected by surcharging of the river outfalls and therefore present a risk
to the site during heavy rainfall events coinciding with high flows within the River Avon.
Wessex Water have a duty of care to ensure continued operation of public sewer assets
to mitigate risk of flooding.

9.21

There are no records of flooding from foul water sewers in the areas within or adjacent
to the sites. Consequently, flooding from sewers is not considered to pose a flood risk to
the site under baseline conditions.
Groundwater Flooding

9.22

Groundwater beneath the site and surrounding area is known to be fluvially linked. River
levels are lower than existing site levels for events up to the 1 in 50-year return period
event. Extreme rainfall events could influence groundwater levels, but considering the
short duration for these events and the lag times for response they are unlikely to raise
groundwater levels sufficiently to present a flood risk.

9.23

The Level 2 Strategic Flood Risk Assessment for Bath (Capita Symonds, 2009) states
that Bath is generally at low to medium risk of flooding but that no records of
groundwater flooding are held. Therefore, the application site is considered to be at low
risk of groundwater flooding.
Flooding from Artificial Sources

9.24

The only artificial water source within the vicinity of the site is the Weston Cut Canal.
This is a managed waterway that connects to the River Avon approximately 650m to the
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west of the site. The likelihood of failure of locks on the waterway is considered to be
low and the probability of breach or failure of the waterway coinciding with peak flows in
the river are also low.

Surface and Foul Water Drainage
9.25

The site is primarily covered in impermeable hardstanding in the form of car dealership
buildings, external surface-level car parks and areas of public highway. There are small
areas of soft landscaping around the margins of the existing BMW dealer building on the
western part of the site and partially surrounding the car parks. Hardstanding covers
approximately 1.199ha (roughly 80% of the site area). The site is not known to have
been subject to any historic flooding events, and is not considered to be at significant
risk of flooding.

9.26

Wessex Water assets comprise predominantly surfacewater infrastructure located on
the western part of the site, and both surface and foul drainage located on the eastern
part. The public foul sewer runs south through the centre of the eastern part of the site
to link with the public foul water sewers within Lower Bristol Road. Close to the river,
foul flows are pumped west via the rising main. The site currently produces foul water
flows, with the BMW Garage drained via a private foul rising main and the Mini Garage
via a public foul sewer. These flows are anticipated to be low and to occur sporadically
throughout the day, primarily outside of peak demand hours.

Water Quality
9.27

The primary risk to water quality from surfacewater run-off from the site discharging into
the River Avon. The only direct discharge to groundwater is from the landscaped areas,
which have little to no risk of impacting water quality. The parking areas pose a risk of
grit or oils entering the surfacewater drainage network which could affect water quality at
the point of discharge into the river. Typically, the site is served by road gullies or
channels which are trapped and include sumps to prevent grit, debris and leaf fall from
entering the system. Current pollution prevention guidance recommends that large
parking areas for light vehicles should pass through a bypass oil interceptor to prevent
drips or spillages of oil from discharging from the site.

9.28

Larger areas such as the vehicle forecourt have a higher risk due to their more intensive
use. Therefore, it is recommended practice to include a full retention interceptor on the
network for these uses. It is not clear from the existing drainage data whether these
interceptors are in place. Given the age of the facility, any interceptors on the network
are unlikely to comply with current standards. The facilities are managed by the owner
and are subject to maintenance regimes which will protect the continued operation of
the drainage. The current risk to water quality (mainly from hydrocarbons) is considered
to be medium.

Future Baseline Conditions
Flood Risk
9.29

The site is currently at risk of fluvial flooding during extreme rainfall events. In the ‘do
nothing’ scenario the flood risk to the site will increase as climate change increase flood
levels in the River Avon. The flood risk to the surrounding area from the site will not
significantly alter. Completion of the Bath Quays Waterside flood alleviation works will
reduce flood risk to the site.
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9.30

Flood risk to the site from groundwater and sewers may increase through the life of the
development as climate change allowances predict increases in rainfall which could
impact groundwater levels and increase stress on surfacewater sewers. This could be
mitigated in part by new developments within the catchment area which will seek to
provide betterment over the existing scenario, reducing peak flows and incorporating
attenuation. However, the scale of this cannot be predicted.
Drainage

9.31

As discussed above, if future rainfall intensities increase as predicted, the surface water
systems serving the site will come under more pressure in the ‘do nothing scenario’.
This will result in a detriment of service and potential increase in flooding frequency
and/or severity. Foul drainage operation is unlikely to be significantly affected in the ‘do
nothing’ scenario. The site exerts a nominal demand on the public sewer system and
Wessex Water have an obligation to maintain standard of service.

Limitations
9.32

The information available is considered to provide sufficient confidence to inform the
identification and assessment of likely significant impacts relating to flood risk and
drainage. Future baseline conditions are assumed to rely on the successful completion
and operation of the Bath Quays Waterside flood alleviation works and their allowances
for other built development within Bath Western Riverside, Bath Quays North and Bath
Quays South. These works are largely complete at the time of writing and it is
anticipated that they will be complete and operating fully by the time of development.

Assessment Methodology and Significance Criteria
9.33

The assessment has comprised the following main steps:
•
•
•
•
•

Identification of receptors and classification of their sensitivity;
Assessment of magnitude of potential impacts;
Evaluation of severity of impact based on sensitivity and magnitude;
Consideration of mitigation measures to be implemented; and
Assessment of residual impact.

Receptor Sensitivity
9.34

Potential receptors for flood risk, drainage and hydrology impacts can be categorised
into two main types: water resources/infrastructure and the occupiers/users of the site
and surrounding area. The sensitivity of water resources/infrastructure has been
assessed on the basis of their ability to tolerate changes resulting from the
development, as reflected in relevant criteria (e.g. surfacewater flows for flood risk to
rivers or groundwater). The sensitivity of site users/occupants has been based on their
vulnerability, as defined in the NPPF and set out in Table 9.4 and Table 9.5.
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Table 9.4: Sensitivity of Site Users/Occupants
Receptor
sensitivity/
importance

Definition (NPPG, Table 2 and 3)9.9

Very High

Essential Infrastructure - Critical transport and utility infrastructure which
must remain operational during flood events
Highly Vulnerable – Important infrastructure and services required to be
operational for response during flood events plus vulnerable zones
including basements, caravan sites or muster points
More Vulnerable – Buildings with permanent or semi-permanent dwellings
such as residential development, prisons, care homes and important nondwelling buildings including hospitals, schools and nurseries
Less Vulnerable – Non dwelling buildings including commercial, retail or
industrial facilities as well as public service buildings not required to be
operational during flood events
Water Compatible – Water industry establishments such as docks,
coastguard, ship building facilities as well as low risk spaces such as
amenity or recreational spaces

High

Medium

Low

Very Low

Table 9.5: Sensitivity of Water Resources/Infrastructure
Receptor
sensitivity /
importance

Definition (NPPG, Table 2 and 3)9.9

Very High

Water resource with no ability to absorb change without significant impact
to its continued operation or character. A resource of very high
environmental value internationally
Water resource with some ability to absorb change without significant
impact to its continued operation or character. A resource of high
environmental value or national importance
Water resource with moderate ability to absorb change without significant
impact to its continued operation or character. A resource of some
environmental value on a regional level
Water resource with High ability to absorb change without significant
impact to its continued operation or character. A resource of little
environmental value to the local area
Water resource unlikely to be affected by change. A resource of
low/negligible environmental value

High

Medium

Low

Very Low

Impact Magnitude
9.35

The criteria for assessing magnitude of impact are set out in Table 9.6 below.
Table 9.6: Magnitude of Impact
Magnitude

Definition

Very High

Impact causes significant or permanent impact on a catchment or
resource. Impact causes critical detriment to infrastructure or high health
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Magnitude

Definition
and safety risk to occupants of site or surrounding area

High

Impact causes moderately significant or long-term impact on a catchment
or resource. Impact causes adverse detriment to infrastructure or
moderate health and safety risk to occupants of site or surrounding area

Medium

Impact causes limited or medium-term impact on a catchment or resource.
Impact causes some detriment to infrastructure or low health and safety
risk to occupants of site or surrounding area

Low

Impact causes insignificant or short-term impact on a catchment or
resource. Impact causes minor detriment to infrastructure with no health
and safety risk to occupants of site or surrounding area

Very Low

Impact causes negligible or very short-term impact on a catchment or
resource. Impact causes negligible/no detriment to infrastructure with no
health and safety risk to occupants of site or surrounding area

Significance of Effects
9.36

The significance of effects has been derived from the interaction between receptor
sensitivity and magnitude of impact, as set out in Table 9.7 below.
Table 9.7: Significance of Effects

Receptor sensitivity

Magnitude of Impact

9.37

Very High

High

Medium

Low

Very Low

Very High

Major

Major

Moderate

Minor

Minor

High

Major

Moderate

Minor

Minor

Negligible

Medium

Moderate

Minor

Minor

Negligible

Negligible

Low

Minor

Minor

Negligible

Negligible

Negligible

Very Low

Minor

Negligible

Negligible

Negligible

Negligible

Moderate or Major effects are deemed to be significant in EIA terms. Where adverse,
any such effects are considered to require mitigation.

Construction Effects
Flood Risk
9.38

As discussed in the baseline section, until the Bath Quays Waterside flood alleviation
works are complete the site is currently at risk of fluvial flooding during extreme rainfall
events. No other significant sources of flood risk have been identified, except for the
potential impact of high fluvial flows on the surfacewater sewer network, which is
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considered in the following section. The primary receptors of flood risk impacts during
construction phase are site workers, their equipment, and nearby sites.
9.39

As the site is largely paved, the construction works will not cause any increased runoff
and therefore will not affect the fluvial flood risk to adjacent sites or the river catchment.
The primary risks will be to the site itself from groundwater through any excavations,
and from surfacewater as the existing drainage is abandoned or interrupted. The
sensitivity of site workers to is low, as they are a transient use and will be protected by
safe methods of working.

9.40

There is a risk that the existing rising main that crosses the north-western corner of the
site (as shown on Wessex Water asset plans) may be disrupted. This could result in
flooding to the site and neighbouring sites and roads, and also contamination, since the
main contains foul water. The contractor will be expected to take precautions to protect
this infrastructure asset during the course of the works. The receptors and potential
impacts associated with flood risk during construction are set out in Table 9.8 below.
Table 9.8: Construction Effects – Flood Risk
Impact
Change of vulnerability of
site users

Magnitude
Low

Receptor
Site Workers &
Equipment

Sensitivity
Low

Significance
Negligible

Groundwater flooding in
deep excavation

Medium

Site Workers &
Equipment

Low

Negligible

Surface flooding on site
from removal of drainage

Low

Site Workers &
Equipment

Low

Negligible

Interruption of overland
flow paths

Medium

Site Workers &
Equipment

Low

Negligible

Flooding by the accidental
interruption of public
drainage services

High

Site Workers &
Equipment
Adjacent Sites
River Avon

High

Moderate

High
High

Moderate
Moderate

Drainage
9.41

Flood risk associated with drainage to the site and surrounding area would not be
significantly affected during construction. The public drainage system serving the
surrounding area that passes through the site will remain in place. The primary
receptors of potential drainage impacts comprise the public and private foul and
surfacewater sewers.

9.42

Although the existing site drainage will be disrupted and dismantled, this is assumed to
have no impact, since the site will have been vacated. As the existing areas of
hardstanding are broken up, there will be a temporary reduction in surfacewater flows
discharging to the local on-site sewers, public surfacewater sewer and the River Avon.
Receptors and potential impacts associated with drainage during the construction phase
are identified in Table 9.9 below.
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Table 9.9: Construction Effects – Drainage
Impact
Increase of foul loads to
public sewer during
construction

Magnitude
Medium

Receptor
Foul Sewer network

Sensitivity
Low

Significance
Negligible

Interruption of surface
water drainage to site

Medium

Low

Negligible

Accidental interruption
of public foul rising main

High

Private onsite
surface water
network
Public Foul Sewer
network

High

Moderate

Water Quality
9.43

Construction work can represent a potential hazard to water quality from the site
activities themselves and from the exposure of contaminated soil. Given the proximity
of the works to the river, there is a risk that construction debris or materials could enter
the watercourse via drainage runs. Surfacewater runoff from construction sites can
contain high levels of silt as well as the potential for oil or other hazardous substances if
not properly controlled. In addition, the demolition and excavation works have the
potential to generate significant amounts of dust which could reach the river directly.

9.44

Excavation will take place below the groundwater table and will include piling, which
could expose pathways to groundwater from surface contaminants; however, this will.
Risks associated with contaminated ground are addressed in Chapter 8: Contaminated
Land. The receptors and impacts associated with potential water quality effects during
construction are identified in Table 9.10 below.
Table 9.10: Construction Impacts – Water Quality
Impact
Construction runoff
entering river

Magnitude
High

Receptor
River Avon

Sensitivity
High

Significance
Moderate

Construction debris or dust
entering river

Medium

River Avon

High

Minor

Contaminants entering
groundwater

High

Groundwater

High

Moderate

Pathway for ground
potential contaminants
created to groundwater

Medium

Groundwater

High

Minor

Operational Effects
Flood Risk
9.45

The completed development will have a limited effect on flood risk to the site and
surrounding area. The development does, however, alter the vulnerability of site users.
The current commercial use is considered to be a less vulnerable category under the
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PPG/NPPF. The residential elements of the proposed development are considered to
be more vulnerable, with the commercial uses classified as less vulnerable.
9.46

Although the site is defended to a good standard and the probability of flooding is not
increased, this increased sensitivity increases the magnitude of effect. The ground floor
of the proposed buildings is mostly intended to contain the least vulnerable uses such
as commercial and amenity spaces. Where residential uses are planned on the ground
floor, finished floor levels have been raised above anticipated flood levels.

9.47

The development proposals include retention of existing site levels insofar as
practicable to avoid displacement of floodwater from the existing scenario and to
maintain overland flow routes. Where finished floor levels are raised to protect
residential uses, voids are incorporated beneath the structure by way of mitigation.
Receptors and effects associated with operational flood risk are identified in Table 9.11.
Table 9.11: Operational Effects – Flood Risk
Impact

Magnitude

Receptor

Sensitivity

Significance

Increased vulnerability of
site users

Low

End Users

Medium

Negligible

Interruption of overland
flow path

Low

Adjacent
Development
Site Users

High

Minor

High

Minor

Adjacent
Development

Medium

Negligible

Displacement of flood
water

Low

Drainage
9.48

The development proposals will significantly alter the operation of the existing drainage
networks. The primary impact will be to increase foul flows into the public sewer
network. The additional demand could place more stress on the existing network and
will increase the potential for flooding. The proposed development will increase the
impermeable hardstanding of the site by approximately 12%, resulting in a slightly
greater volume of water being discharged from the site. Given the scale of this increase
the magnitude of impact is considered to be low.

9.49

In addition, the peak discharge rates off site will be reduced as part of the drainage
strategy, representing a benefit to the local infrastructure. The Drainage Strategy
(20157-JUBB-ZZ-V1-RP-C-DS Drainage Strategy, Technical Annex E) is intended to
manage surfacewater flows by incorporating geo-cellular attenuation tanks with flows
from the development restricted to 30% betterment compared to existing rates of
discharge. This betterment will more than compensate for any slight increase in
surfacewater runoff. Receptors and effects associated with operational drainage are
identified in Table 9.12 below.
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Table 9.12: Operation Impacts – Drainage
Impact

Magnitude

Receptor

Sensitivity

Significance

Increase load to public foul
sewer

High

Foul Water Network

Medium

Minor

Reduced discharge to
surface water sewer

Low

Surface Water
Network

High

Minor Beneficial

Water Quality
9.50

The operational development will have little impact on the quality of the water
environment of the site and surrounding area. The existing site use has inherent risks
and potential impacts on runoff to the River Avon and on groundwater, with the potential
for oils to enter the drainage systems or ground along with silt and grit associated with
vehicular traffic. The proposed use may reduce those risks through the reduction in use
of HGVs and parking on site. The minor reduction in permeable area will also reduce
the volume of water percolating to groundwater, potentially resulting in a reduction of
groundwater recharge. However, the quantities and associated impacts are low.
Receptors and effects associated with potential water quality impacts from the
operational development are identified in Table 9.13 below.
Table 9.13: Operational Effects – Water Quality
Impact

Magnitude

Receptor

Sensitivity

Significance

Potential contamination
from service vehicles

Low

River Avon

High

Minor

Reduction in groundwater
recharge

Low

Groundwater

Low

Negligible

Cumulative Effects
9.51

The potential for cumulative effects has been assessed in relation to the following
developments:
•
•
•

9.52

Chivers House – Application ref: 18/03797/F –
Bath Press – Application ref: 15/02162/EFUL
Waste Depot Site – Application ref: 19/05471/ERES

The greatest potential for cumulative effects will occur during the construction phase, on
the (worst-case) assumption that construction of the other schemes could take place at
the same time as this development. Construction impacts are typically short-term
events resulting from particular operations or localised events such as spillages or the
failure of surface water management. Whilst it is possible that other construction sites
(such as Bath Western Riverside) could exacerbate the impacts from the development
site, it is unlikely that critical operations will coincide or that events will occur
simultaneously on two different construction sites. Therefore, it is considered that the
likelihood of cumulative impacts occurring is low and any associated effects are unlikely
to be significant.
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9.53

In relation to operational effects, developments are required by national legislation and
local policy to provide no detriment to flood risk to the site or surrounding area and to
provide betterment where possible. Similarly, other developments will be subject to the
same restrictions and regulations relating to drainage impacts and water quality as the
proposed scheme. Once completed, these developments will therefore have little to no
adverse cumulative effect on flood risk, drainage or the water environment.

Potential Effects and Proposed Mitigation
9.54

Table 9.14 below summarises the potentially significant effects, for which proposed
mitigation is discussed in the following sections.
Table 9.14: Summary of Potentially Significant Effects (Before Mitigation)
Phase

Description of Impact

Significance of effect

Receptor

Construction

Accidental interruption of public
foul rising main

Moderate adverse

Public Foul
Sewer network

Flooding by the accidental
interruption of public drainage
services

Moderate adverse

Construction runoff entering river

Moderate adverse

Site Workers &
Equipment
Adjacent Sites
River Avon
River Avon

Contaminants entering
groundwater

Moderate adverse

Groundwater

Operation

No significant effects predicted

Flood Risk
9.55

No significant adverse effects are predicted in relation to the operational development.
The site is defended from fluvial flood risk associated with the River Avon and the
proposed development will not compromise this protection. Although the change of use
increases the vulnerability of site users, this does not alter the low probability of flooding,
and mitigation has been incorporated into the design in order to protect these users. In
addition, the change of use and remediation of any site contamination will reduce the
long-term risk to water quality and groundwater, whilst the proposed drainage strategy
will deliver a betterment over baseline conditions.

9.56

Potentially significant effects will therefore be restricted to the construction phase, and
are associated with:

9.57

•

Accidental damage or disruption to drainage infrastructure, including the foul
sewer that crosses the site; and

•

The risk of contamination of the River Avon or groundwater due to the
disturbance of contaminated soils and/or accidental spillages or poor practice.

The Contractor will be required to provide risk assessments and methodology for works
within proximity to existing drainage services, in particular the rising main. relevant
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protection works will be set out within the Construction Environmental Management Plan
(CEMP).
9.58

The CEMP will include provisions, in accordance with best practice, to minimize the
risks associated with on-site pollution. These will include details of the site compound
and methodology for controlling runoff and storage of materials, such as cut-off bunds or
interception ditches, bunded storage areas for fuels and other safety measures to
ensure contaminated materials do not enter the drainage system.

9.59

A Phase 1 ground conditions assessment (Technical Annex D) has been carried out to
identify potential sources of contamination within the site. This will be supplemented by
an intrusive phase 2 investigation, which will take place prior to the start of construction,
together with any remediation work that is found to be necessary. A piling risk
assessment may also be required.
On the assumption that any sources of
contamination are thereby identified and mitigated, significant risk to groundwater would
be avoided.

Residual Effects
9.60

Table 9.15 below summarises the likely residual effects following mitigation.
Table 9.15: Summary of Residual Effects
Phase

Construction

Description of
Impact

Significance
of effect

Possible mitigation
measures

Residual
Impact

Accidental
interruption of
public foul rising
main

Moderate,
adverse

CEMP to set out protection
works to the onsite existing
foul rising main

Minor

Flooding by the
accidental
interruption of
public drainage
services

Moderate,
adverse

CEMP to set out protection
works to the onsite existing
foul drainage

Minor

Construction
runoff entering
river

Moderate,
adverse

CEMP to be implemented to
control construction
methodology and control of
runoff/hazardous
substances

Minor

Contaminants
entering
groundwater

Moderate,
adverse

Intrusive
investigation
potential
contaminants

Minor

to

ground
identify
existing

CEMP to control storage of
substances and protect
excavations
Piling risk assessment if
appropriate to determine risk
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Phase

Description of
Impact

Significance
of effect

Possible mitigation
measures
of creating pathways

Operation

None of the residual effects are predicted to be significant

Cumulative

None of the cumulative effects are predicted to be significant

94

Residual
Impact

10.

Socio-Economics
Introduction

10.1

This chapter, prepared by Pegasus Group, reports the potential effects relating socioeconomic indicators such as employment and demand for social infrastructure. There
is no associated Technical Annex.

10.2

The assessment identifies the potential effects on the population and on relevant
services and facilities and the economy. It identifies the socio-economic baseline in
relation to key issues, specifically the economy and labour-force, and the potential
effects that could arise, both direct and indirect, from the construction (temporary
effects) and operation (permanent effects) of the proposed development.

Scope
10.3

The proposed scope is set out in the Scoping Report and LPA Scoping Opinion
(Technical Annex A). This scope has been fine-tuned on the basis of professional
experience and best practice. Consideration has been given to the following socioeconomic factors for which there is a potential for likely significant effects, or which are
relevant to assessing such effects:
•
•
•
•

Construction Phase – local employment opportunities.
Operational Phase – delivery of economic strategy.
Operational Phase – local employment opportunities.
Operational Phase – socio-economic factors.

Approach
Methodology
10.4

There is no specific guidance available on the methodology for undertaking socioeconomic assessments as part of an EIA. The approach adopted for this assessment
is based on professional experience and best practice, and in consideration of the
policy requirements/tests set out within the National Planning Policy Framework
(NPPF)22. The assessment specifically includes the following:

10.5

•

Identification of the socio-economic baseline for each of the key socioeconomic issues identified, focussing on the characteristics of the economy
and labour force. These characteristics have been used as a measure for
assessing future changes associated with or resulting from the proposed
development.

•

Analysis of the full range of socio-economic effects, both direct and indirect,
arising from the construction (temporary effects) and operation (permanent
effects) of the development.

Baseline information has been collated with reference to the following:
•

22

National Planning Policy Framework22.

National Planning Policy Framework: HM Government, February 2019.
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•

Office of National Statistics (ONS) data (various outputs as individually
referenced within this chapter).

•

The Government’s UK Housing White Paper ‘Fixing our Broken Housing
Market’, published in February 201723.

•

The Government’s Industrial Strategy, published in November 201724.

•

The West of England Local Enterprise Partnership Strategic Economic Plan
2015-203025.

•

The West of England Local Industrial Strategy26.

•

Bath and North East Somerset Local Plan 2016-2036 Options Consultation27.

•

Bath and North East Somerset Economic Strategy Review 2014-203028.

•

Bath Western Riverside, SPD Masterplan, published by Bath and North East
Somerset Council in March 200829.

•

University of Bath University Strategy 2016-202130.

•

Bath Spa University – Strategy 203031.

•

Information obtained from the client.

Assessment of Significance
10.6

The first step in the assessment is to identify the sensitivity of the receptors. Socioeconomic receptors are not sensitive to changing environmental conditions in the
same way as many other receptors. The assessment therefore draws on a
combination of measurable indicators and the importance of the receptor in policy
terms, in order to gauge their sensitivity. For example, the number of jobs in the area
may increase as new developments are completed and occupied by businesses. This
is considered alongside the weight attached to these issues in local policy. For
example, the Local Plan may have identified employment and business growth as a
priority. Table 10.1 below shows the sensitivity criteria adopted for this assessment.
Table 10.1: Sensitivity Criteria
Sensitivity

Evidence for Sensitivity Assessment

High

Evidence of direct and significant socio-economic challenges relating to
receptor. Accorded a high priority in local, regional or national economic
regeneration policy.

23

Fixing our Broken Housing Market: Department for Communities and Local Government, February 2017.
Industrial Strategy: Building a Britain fit for the future: HM Government, November 2017.
25
The West of England Local Enterprise Partnership Strategic Economic Plan 2015-2030: West of England
LEP, April 2014
26
The West of England Local Industrial Strategy: West of England Local Enterprise Partnership, July 2019.
27
Bath and North East Somerset Local Plan 2016-2036 Options Consultation: Bath and North East Somerset
Council, November 2018.
28
Economic Strategy Review 2014-2030: Bath and North East Somerset Council, November 2014.
29
Bath Western Riverside, SPD Masterplan: Bath and North East Somerset Council, March 2008.
24

30
31

University of Bath University Strategy 2016-2021: University of Bath, November 2016.
https://www.bathspa.ac.uk/about-us/culture-and-values/strategy-2030/
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Sensitivity

Evidence for Sensitivity Assessment

Medium

Some evidence of socio-economic challenges linked to receptor, which
may be indirect. Change relating to receptor has medium priority in
local, regional and national economic and regeneration policy.
Little evidence of socio-economic challenges relating to receptor.
Receptor is accorded a low priority in local, regional and national
economic and regeneration policy.
No socio-economic issues relating to receptor. Receptor is not
considered a priority in local, regional and national economic
development and regeneration policy.

Low
Negligible

10.7

The magnitude of change on each receptor has been determined by considering the
predicted deviation from baseline conditions, both before and, if required, after
mitigation. The criteria used for the assessment of magnitude of change, which can be
either positive (beneficial) or negative (adverse) are shown in Table 10.2.
Table 10.2: Magnitude of Change
Magnitude
Impact

10.8

of

Description / Criteria

Substantial

Proposed Development would cause a large change to existing socioeconomic conditions in terms of absolute and/or percentage change.

Moderate

Proposed Development would cause a moderate change to existing
socio-economic conditions in terms of absolute or percentage change.

Minor

Proposed Development would cause a minor change to existing socioeconomic conditions in terms of absolute and or percentage change.

Negligible

No discernible change in baseline socio-economic conditions.

In reporting the significance of the predicted effects, at the construction and
operational stages, the assessment contextualises both the sensitivity of the receptor
and the magnitude of change. The method uses the matrix shown in Table 10.3.
Using this scale, effects identified as major or moderate are regarded as being
significant and are shaded in the table. Effects of minor or lesser significance are also
identified but regarded as not significant.

Legislative and Policy Context
National Planning Policy
10.9

Guidance on producing EIAs published by the European Commission and UK
Government suggests that the possible socio-economic effects that should be
considered are those relating to changes in population, such as changes in the
demand for housing and services such as schools and recreation facilities.
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Table 10.3: Significance Matrix

Magnitude of Change

Sensitivity of Receptor

10.10

High

Medium

Low

Negligible

Substantial

Major

Major

Moderate

Negligible

Moderate

Major

Moderate

Minor to
Moderate

Negligible

Minor

Moderate

Minor to
Moderate

Minor

Negligible

Negligible

Negligible

Negligible

Negligible

Negligible

The most recent National Planning Policy Framework32 (NPPF) was published in
February 2019. At the heart of the framework is a presumption in favour of sustainable
development (see paragraph 11). For plan-making, this means that plans should
positively seek opportunities to meet the development needs of their area, and be
sufficiently flexible to adapt to rapid change. For decision-taking, this means that
development proposals that accord with an up-to-date development plan should be
approved without delay. Relevant points to note from the revised NPPF include:
•

Paragraph 8 states that there are three overarching objectives to the planning
system, which are interdependent and need to be pursued in mutually
supportive ways: an economic objective, a social objective and an
environmental objective.

•

Paragraph 9 states that plans and decisions need to take local circumstances
into account, to reflect the character, need and opportunities of each area.

•

Paragraph 81 states that planning policies should:
(a) Set out a clear economic vision and strategy which positively and
proactively encourages sustainable economic growth taking in to account
Local Industrial Strategies and other local economic development policies.
(b) Set criteria, or identify strategic sites, for local and inward investment to
match the strategy and to meet anticipated needs over the plan period.
(c) Seek to address potential barriers to investment, such as inadequate
infrastructure, services or housing, or a poor environment.
(d) Be flexible enough to accommodate needs not anticipated in the plan and
enable a rapid response to changes in economic circumstances.

•

Paragraph 59 states that to support the Government’s objective of
significantly boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is needed.

32 National Planning Policy Framework: HM Government, February 2019.
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•

Paragraph 61 states that the size, type and tenure of housing needed for
different groups in the community – including students and older people –
should be assessed and reflected in planning policies.

•

Paragraph 72 of the NPPF states that the supply of large numbers of new
homes can often be best achieved through planning for larger scale
development, such as new settlements or significant extensions to existing
villages and towns, provided they are well located and designed.

•

Paragraph 104 states that planning policies should support an appropriate
mix of uses across an area, and within larger scales sites, to minimise the
number and length of journeys needed for employment, shopping, leisure,
education and other activities.

The UK Housing White Paper, ‘Fixing our Broken Housing Market’33, was published in
2017 to try and address the shortage of homes in the UK. It outlines a number of
problems that need to be dealt with in order to deal with the housing crisis, and this
includes:

10.11

•

The pace of development is too slow.

•

The structure of the housing market makes it harder to increase supply, with
commercial developers still dominating the market, despite the recent success
of housing organisations.

•

In order to overcome these challenges, the Government aims to: plan for the
right homes in the right places; build homes faster; diversify the housing
market and help people to get on the property ladder.

The UK Government’s Industrial Strategy White Paper34 sets out an ambition to create
an economy that boosts productivity and earning power throughout the UK. The
document outlines five foundations of productivity to align with this – all of which are
relevant in this case:

10.12

•

Ideas – making the UK the world’s most innovative economy.

•

People – good jobs and greater earning power for all.

•

Infrastructure – a major upgrade to the UKs infrastructure.

•

Business environment – making the UK the best place to start and grow a
business.

•

Places – developing prosperous communities across the UK.

Local Planning Policy
10.13

In April 2014, the West of England Local Enterprise Partnership (LEP) published its
Strategic Economic Plan (SEP)35 covering the period 2015-2030. The SEP sets out the
LEP’s vision for 2030 for the West of England to have:

33 Fixing our Broken Housing Market: Department for Communities and Local Government, February 2017.
34

Industrial Strategy: Building a Britain fit for the future: HM Government, November 2017.
The West of England Local Enterprise Partnership Strategic Economic Plan 2015-2030: West of England
LEP, April 2014
35

99

10.14

•

One of Europe’s fastest growing and most prosperous sub-regions which has
closed the gap between disadvantaged and other communities – driven by
major developments in employment and government backed infrastructure
improvements.

•

A buoyant economy competing internationally, based on investment by
innovative, knowledge-based businesses and a high level of graduate and
vocational skills.

•

A rising quality of life for all, achieved by the promotion of healthy lifestyles,
access to better quality healthcare, an upturn in the supply of affordable
housing of all types and development of sustainable communities.

•

Built upon benefits of its distinctive mix of urban and rural areas.

The SEP lists five strategic objectives to achieve its vision:

10.15

•

Create the right conditions for business to thrive.

•

Ensure a resilient economy.

•

Create places where people want to live and work.

•

Shape the local workforce to provide people with skills that businesses need
to succeed and that will provide them with job opportunities.

•

Ensure all LEP communities share in the prosperity, health and well-being
and reduce the inequality gap.

Following the publication of the National Industrial Strategy in November 2017, in its
2017 Autumn Budget, the Government announced that all Local Enterprise
Partnerships and Combined Authorities will be required to publish Local Industrial
Strategies (LIS). The West of England LEP, in partnership with the West of England
Combined Authority, published its Local Industrial Strategy36 in July 2019. The LIS sets
out the LEP’s ambition to be a driving force for clean and inclusive growth. There are
four key priorities detailed in the LIS:
•

Cross-sectoral innovation: strengthening the region’s innovation ecosystem
and driving productivity by developing measures that will improve coordination
and enable testing at scale.

•

Inclusive growth: the LEP wants everyone who lives and works in the region
to have the chance to both contribute to and benefit from its economic
success. The West of England LEP will work with residents to ensure that
they are skilled and work-ready.

•

The productivity challenge: the LIS will support productivity and business
growth by setting a West of England Productivity Challenge to encourage
businesses to improve performance and sustainability.

•

Innovation in infrastructure delivery: the region will harness its powerful
innovation assets to deliver these plans in a sustainable way, taking action
without increasing carbon emissions.

36

The West of England Local Industrial Strategy: West of England Local Enterprise Partnership; West of
England Combined Authority, July 2019.
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10.16

In 2018, B&NES Council started the development of its Local Plan as part of the wider
West of England Joint Spatial Plan, a shared strategic plan for the local authorities in
the West of England Combined Authority37. As part of the Local Plan, B&NES
published its Options Consultation38 in November 2018. It states that the B&NES Local
Plan will set out a strategy to guide future development, site allocations and districtwide development management policies. Along with the West of England Joint Spatial
Plan, it will be the primary basis for determining planning applications. It will cover the
period from 2016 to 2036. The Consultation document sets out B&NES Council’s 2036
vision for:
“Bath and North East Somerset to be internationally renowned as a beautifully
inventive and entrepreneurial 21st century place with a strong social purpose and a
spirit of wellbeing, where everyone is invited to think big – a ‘connected’ area ready to
create an extraordinary legacy for future generations”

10.17

One of the spatial priorities listed in the Consultation document for the Local Plan is to
meet housing needs arising from a changing and growing population. Within this
spatial priority, the Council states that it will maintain and emphasise the importance of
delivering new housing. It also says that it will increase the provision of employment
space by delivering office floorspace.

10.18

Bath and North East Somerset Council also have an Economic Strategy Review39 for
the time period 2014-2040. It states that B&NES shares the ambitions of the LEP for
promoting growth across the sub-region. It aims to increase the number of jobs in
B&NES by 11,500 by 2030. Taking into account job losses, this will require 16,900
new jobs to be created. The Economic Strategy Review states that a balanced
housing market requires an increased supply of new homes. In order to do this, the
Review lists a number of things that need to happen:

10.19

•

Facilitating the delivery of new homes including affordable homes.

•

Making the best use of available land supply and funding opportunities.

•

Supporting mixed tenure developments of new market and affordable housing
options including specialist and supported housing.

•

Helping residents to thrive by incorporating good community infrastructure on
new housing developments.

The application site falls withing the Bath Western Riverside (BWR) area. In March
2008, B&NES Council published an SPD Masterplan40 detailing the regeneration
project for the BWR area. The Council’s adopted Vision Statement for BWR is:
“To create a vital and viable place which reconnects the urban fabric of Bath in a
seamless way to offer a high-quality mixed-use environment that functions as a
working and living quarter of the City, and reinforces its World Heritage status”.

37

These authorities are: B&NES, Bristol and South Gloucestershire.
Bath and North East Somerset Local Plan 2016-2036 Options Consultation: Bath and North East Somerset
Council, November 2018.
39
Economic Strategy Review 2014-2030: Bath and North East Somerset Council, November 2014.
38

40

Bath Western Riverside, SPD Masterplan: Bath and North East Somerset Council, March 2008.
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10.20

In order to achieve this vision, the Council identifies the following Key Principles for
BWR:
•

Secure high-quality development in a world-class setting.

•

Maximise opportunities for economic, social and environmental regeneration.

•

Achieve a significant modal shift from the private car to public transport,
cycling and walking.

•

Ensure that the wider Bath community benefits from the regeneration of BWR.

•

To revitalise the riverside environment and to make the river the focus of
activity at BWR.

•

Ensure regeneration is compatible with and complementary to the existing city
centre

•

To create a beacon of sustainable development and living through the
concept of ‘embedded’ sustainability.

•

Secure regeneration predominantly within the existing local plan context,
regional planning guidance and Government guidance on the redevelopment
of brownfield sites.

10.21

The Masterplan states that BWR is of critical importance to the future success and
development of B&NES as it represents an opportunity, the scale of which will not
recur and that the optimum use of the area’s potential must be realised in order to
address the Council’s economic, social and environmental objectives.

10.22

In November 2016, the University of Bath published its University Strategy 2016202141. The Strategy sets out the University’s vision to be recognised as an
international centre of research and teaching excellence, achieving a global impact
through alumni, research and strategic partnership. The Strategy sets out six priorities:

41

•

To deliver research excellence.

•

To deliver teaching excellence.

•

Promote international engagement and partnerships.

•

Attract and support the best students from diverse social and cultural
backgrounds.

•

Enhance the student experience in partnership with an engaged student
body.

•

Develop the capacity of physical infrastructure and IT to respond to the
changes in the volume and nature of activities.

•

Develop the capability of people to deliver the University objectives and to
respond flexibly to changing needs.

•

Deliver the financial capacity to resource excellence in research and
education, more specifically growing the postgraduate population.

University of Bath University Strategy 2016-2021: University of Bath, November 2016.
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Bath Spa University sets out its 2030 Strategy on the University website42. It sets out
the University’s purpose: “to challenge students and staff to realise their talent and
thrive, for their own benefit and for the wider good”. In discussing future university
enhancements, the Strategy states that Bath Spa University will grow slowly to allow it
to be more robust, whilst holding growth rates at a scale that ensures the student
community remains interconnected and facilitates excellent teaching, learning and
support. By 2030 it aims to have around 9,300 students and most of this growth is
expected to be seen in the second half of the decade.

10.23

Extent of Study Area
10.24

The assessment primarily focuses on the effects in the local authority area of Bath and
North East Somerset (B&NES) and the ward within which the Proposed Development
is located (Westmoreland). Where appropriate, benchmark data for the West of
England Local Enterprise Partnership (LEP) area, the South West region and the
UK/GB are also provided.
Limitations

10.25

Baseline information is derived from the latest available statistics, however, there is
often a time-lag associated with the publication of this data.

Baseline Conditions
Population
10.26

Based on ONS data, the population of Widcombe ward (where the scheme is located)
was just over 7,900 in 2018. Data from the 2019 ONS mid-year population estimates
show the total population of B&NES is around 193,300. Figure 10.1 presents
population change between 2009 and 2019. Over this timeframe, B&NES’s population
grew by 11.5% – equating to an additional 19,900 people. The corresponding rises for
the West of England LEP, the South West region and Great Britain over the same
period were 9.8%, 7.6% and 7.3% respectively.

10.27

Data on population change by age in B&NES show that from 2009 to 2019, the young
dependant population group (aged 0-15) increased by around 2,900 (9.8%), the
number of people aged 16-64 increased by just under 11,500 (10.2%) and people
aged 65+ increased by approximately 5,600 (a rise of 18.0% – see Table 10.4). All
three age groups experienced growth over the same timeframe in the LEP, the South
West and the UK, however the growth rate of the 16-64 cohort in Bath was
considerably higher than the LEP (7.3% – 50,800 people), the South West (2.4% –
78,600 people) and the UK (3.2% – 1.3million).

10.28

The latest sub-national ONS population projections (2018-based) were published in
March 2020 and indicate that the population of B&NES is expected to increase by over
26,800 people between 2018 and 2038 (a 14.0% rise). The population growth rates in
the South West (11.8%) and England (8.6%) are expected to be lower over the same
period.

42

https://www.bathspa.ac.uk/about-us/culture-and-values/strategy-2030/
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Figure 10.1: Population Change 2009-19

Source: ONS, Mid-Year Population Estimates

Table 10.4: Population change in B&NES, 2009-19
2009
2019
Aged 0 to 15
29,475
32,350
Aged 16 to 64
112,790
124,250
Aged 65+
31,095
36,682
Total
173,360
193,282
Source: ONS, Mid-Year Population Estimates

Change

% Change

2,875
11,460
5,587
19,922

9.8%
10.2%
18.0%
11.5%

Skills
10.29

As far as the skills of the resident working age population are concerned, B&NES has
a higher proportion of economically active people with a degree level qualification or
higher (NVQ4+ – 50.0%) when compared with West of England LEP (49.7%) and the
South West (42.3%) and the UK (44.7%). B&NES also has a larger proportion of
people with A-Level qualifications (NVQ3 – 21.7%) than the comparator areas – well
above the proportion in the UK (16.7% – see Figure 10.2). B&NES also compares
favourably in having a lower proportion of working age people with no qualifications
(1.3%), when compared to the LEP (2.1%), the South West (3.2%) and the UK (5.0%).
Deprivation

10.30

England has 32,844 lower super output areas (LSOAs), 115 of which fall within
B&NES. The Proposed Development falls within the ‘Bath and North East Somerset
013C’ LSOA. In terms of deprivation, all the LSOAs have been ranked in the English
Indices of Deprivation (2019) from 1 (being the most deprived) to 32,844 (being the
least deprived). Overall, the B&NES 013C LSOA ranks at 25,042. When ranked in
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deciles, between 1 and 10, the LSOA ranks 8, placing it in the top 20.0% of least
deprived LOSAs in England.
10.31

The deprivation rank of each LSOA varies across the ten individual domains of
deprivation. For example, B&NES 013C has the highest levels of deprivation for the
‘living environment’ domain (ranking at 5,169), placing it in the 20.0% most deprived
deciles for this domain. It has the lowest levels of deprivation in the employment
decile, ranking in the top 10.0% least deprived LSOAs for this category with a rank of
30,711.

10.32

Figure 10.3 presents the deprivation trends in B&NES 013C and the surrounding area.
Although the area surrounding the Application Site has relatively low levels of
deprivation, the LSOAs adjoining B&NES 013C to the west have much higher levels of
deprivation.
Figure 10.2: Skill Levels of the Resident Working Age (16-64) Population,
2019

Source: ONS, Annual Population Survey

Employment
10.33

Based on data from the 2018 Business Register & Employment Survey, published by
ONS, 90,000 people work in B&NES (2,000 (2.2%) of which work in Widcombe ward).
This includes those in self-employment. Overall, between 2015 and 2018, jobs in the
Authority increased by 4,000 (4.7%). This was slightly lower than the rate of increase
seen in the LEP over the same period (4.8% – 28,000), but higher than the rate of
employment increase in South West (3.2% – 81,000) and the UK (3.3% – 996,000,
see Figure 10.4).
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Figure 10.3: Index of Multiple Deprivation for Site Location, 2019

Source: Ministry of Housing, Communities & Local Government

10.34

The public, administration, education and health sector accounts for the highest
proportion of jobs in B&NES at 32.1% (28,250 jobs). Between 2015 and 2018, there
was an increase of 250 jobs in the sector (0.9%). The second largest sector in B&NES
is the business, financial and professional services sector, which supported around
16,750 jobs in 2018 and accounted for 19.0% of total employment. Again, jobs in this
sector increased by 250 between 2015 and 2018 (representing a 1.5% growth).

10.35

The construction sector, which is likely to see increased employment opportunities
during the proposed development’s build phase, supports around 4,000 jobs in
B&NES. This equates to approximately 4.5% of total employment in the Authority,
below the corresponding shares for the LEP (5.3%), the South West (5.7%) and the
UK (4.9%). Figure 10.5 presents the sector employment share in further detail.
Business Base

10.36

In B&NES, there are currently just over 9,800 businesses. Between 2010 and 2019,
the number of businesses in B&NES increased by 15.5% (1,320). This growth rate
was broadly in line with the rate seen in South West (15.3% – 36,745 business), but
lower than the growth seen in the West of England LEP area (24.0% – 10,610) and the
UK (23.6% – 606,380) over the same time period. Table 10.5 presents the data in
more detail.
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Figure 10.4: Employment Change, 2015-18

Source: ONS, Business Register & Employment Survey

Figure 10.5: Sector Employment Share, 2018

Source: ONS, Business Register & Employment Survey
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Table 10.5: Change in business numbers, 2010-19

B&NES

8,515

9,835

Absolute
Change
1,320

West of England LEP

44,250

54,860

10,610

24.0%

South West

239,425

276,170

36,745

15.3%

3,180,605

606,380

23.6%

Area

2010

2019

United Kingdom
2,574,225
Source: ONS, UK Business Count

10.37

%
Change
15.5%

Around 84.3% of these are micro businesses (employing between 0 and 9 people);
13.4% are small (10 to 49 employees); 2.4% are medium (50 to 249 employees); and
only 0.3% are large (250+ employees). These proportions are broadly in line with that
of the LEP, the region and the UK. Table 10.6 presents the data on business size in
more detail.
Table 10.6: Business Share by Size, 2019

B&NES

Micro
(0 to 9)
84.3%

Small
(10 to 49)
13.4%

Medium-sized
(50 to 249)
2.4%

Large
(250+)
0.3%

West of England LEP

82.6%

14.0%

3.5%

0.5%

South West

84.1%

13.1%

2.9%

0.3%

84.5%

12.5%

3.1%

0.4%

Area

United Kingdom
Source: ONS, UK Business Count

Wages
10.38

Gross annual pay for full-time employees living in B&NES in 2019 was £32,223. This is
around £1,050 higher than the West of England LEP area (£31,183), £3,000 higher
than the figure for the South West (£29,227) and just under £1,900 higher than UK
average (£30,353)43. B&NES’s gross annual pay for workers (£31,867) is higher than
that of the LEP area (£30,529) by over £1,300. It is around £3,200 higher than the
regional figure (£28,654) and around £1,500 higher than the figure for the UK
(£30,353)44.
Commuting45

10.39

Around 43,620 people live and work in B&NES. There are a substantial number of
people travelling into B&NES from surrounding/neighbouring areas to work. This
includes around 8,230 from Wiltshire, 5,300 from Bristol, 5,000 from South
Gloucestershire, and 4,300 from Mendip. Looking at the number of residents
commuting out for work, just over 8,400 residents of B&NES work in Bristol, 3,900
work in South Gloucestershire, 3,400 work in Wiltshire and 2,900 in Mendip. The
overall figure for out-commuters (23,998) is lower than the figure for in-commuters
(29,272), giving a net inflow of just under 5,300 commuters.

43

Data sourced from Annual Survey of Hours & Earnings (Resident Analysis) for 2010 and 2018, published by ONS.
Data sourced from Annual Survey of Hours & Earnings (Workplace Analysis) for 2010 and 2018, published by ONS.
45
Based on travel to work data from the 2011 Census.
44
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Figure 10.6: Unemployment Rate (16-64), 2010-2019

Source: ONS, Annual Population Survey

Unemployment
10.40

In 2019, unemployment in B&NES was 3.4%, down from 5.5% in 2010. This is below
the LEP’s unemployment rate of 3.7% and the UK rate of 3.9%, but above the
unemployment rate in the South West of 3.1% in the same year (see Figure 10.6).
Economic Activity

10.41

Economic activity in B&NES (the proportion of the working age population in, or
seeking work) is 80.4%. This is lower than the economic activity rate in West of
England LEP (81.9%) and the South West (81.8%), but above the economic activity
rate of the UK (78.8% - see Figure 10.7).
Housing Need in B&NES

10.42

The current Local Plan Options Consultation for Bath46 states that the Council plans to
build 14,500 dwellings between 2016 and 2036, which equates to 765 dwellings per
annum. Figure 10.5 shows the trend in net additional dwellings from 2018/09 to
2018/19 in B&NES. The dotted line represents the housing target in the current Local
Plan Options Consultation. Over the past three years, B&NES has consistently
delivered dwellings above this target. For example, from 2017 to 2018, there were
1,245 net additional dwellings in B&NES. Between 2018 and 2019, this figure
decreased by 16.5% (205) – down to 1,040 net additional dwellings (see Figure 10.8).
Over the same year, net additional dwellings in England increased by 8.6% (over
19,100).
46

Bath and North East Somerset Local Plan 2016-2036 Options Consultation: Bath and North East Somerset
Council, November 2018.
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Figure 10.7: Economic Activity Rate (16-64), 2010-2019

Source: ONS, Annual Population Survey

Figure 10.8: Net Additional dwellings in B&NES, 2008/09-2018/19
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Health
10.43

The nearest general NHS hospital to the site is the Royal United Hospital in Bath,
which is approximately 1.1 miles away. It is run by the Royal United Hospitals Bath
NHS Foundation Trust and Avon and Wiltshire Mental Health Partnership NHS Trust.
It provides a wide range services, such as cardiology, ear nose & throat, intensive
care, maternity services, orthopaedics and respiratory medicine, as well as an A&E
department.

10.44

There are currently 20 GP practices operating within 5-miles of the Application Site, all
of which are accepting new patient registrations. A number of the families living in the
proposed development will already live in the area, meaning they will already be
registered at local GP surgeries. Table 10.7 provides the number of GPs and the
number of patients for the 20 surgeries. A number of these GP practices are part of
practice groups, meaning the data are only available as combined totals. This is
reflected in the table. There are also 21 dental practices within 5 miles of the site, as
well as 15 opticians and 26 pharmacies.
Table 10.7: GP Surgery Capacity

Practice Name/Postcode
Oldfield Surgery / Junction
Road Surgery / St.James's
Surgery
BA2 3HT / BA2 3NQ / BA1
2SR
Dr Vera Austin
BA1 2AU
Weston Surgery / Rush
Hill Surgery

Distance
from site

No. of
GPS

No. of
patients
on roll

Accepting
new
patients?

Other
practices in
practice
group

0.5 miles /
0.6miles /
0.7 miles

10

27,011

Yes

No branches
outside the 5mile site
radius

0.5 miles

2

4,327

Yes

Not part of a
practice group

0.7 miles /
1.3 miles

4

7,706

Yes

No branches
outside the 5mile site
radius

0.7 miles

6

7,780

Yes

Not part of a
practice group

BA1 3NR / BA2 2QH
Newbridge Surgery
BA1 3PT
St Michaels Surgery
Beehive Surgery

/
0.9 miles /
1.0 miles

9

7,342

Yes

No branches
outside the 5mile site
radius

1.2 miles

6

6,737

Yes

Not part of a
practice group

BA2 1ER / BA2 1NH
Widcombe Surgery
BA2 4JT
The Pulteney Practice /
The Pulteney Practice
BA2 4BY / BA2 6UL
Fairfield
Park
Health
Centre

1.2 miles /
2.6 miles

6

11,292

Yes

No branches
outside the 5mile site
radius

1.5 miles

8

13,111

Yes

Not part of a
practice group

BA1 6EA
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Practice Name/Postcode

Distance
from site

No. of
GPS

No. of
patients
on roll

Accepting
new
patients?

Grosvenor Place Surgery

1.7 miles

2

3,197

Yes

BA1 6BA
Combe Down Surgery /
Combe Down Branch
Surgery

2.0 miles /
2.1 miles

9

10,302

Yes

No branches
outside the 5mile site
radius

2.3 miles

2

15,430

Yes

Not part of a
practice group

3.1 miles

6

6,581

Yes

Not part of a
practice group

3.6 miles

4

10,860

Yes

4.6 miles

15

20,228

Yes

BA2 5EG / BA2 2AL
University Medical Centre
BA2 7AY
Drs Prees,
Hogg

Weldon

Other
practices in
practice
group
Not part of a
practice group

&

BA1 7NP
Dr Garrett T & Partners
BS31 3HQ
Winsley / Tyning Road
Branch Surgery

BA15 2JW

St Augustines
Medical
Practice
Bradford On
Avon &
Melksham
Health
Partnership
St Margaret's
Surgery
St. Damian's
Surgery

Source: NHS Choices (website accessed 15/04/2020)

Educational Capacity
10.45

Local Education Authorities (LEAs) have a statutory duty to secure sufficient school
places within their area. The school that any particular child attends is a matter of
parental choice subject to the availability of capacity at the selected school. It is always
subject to the overriding requirements of any published admission criteria that the
school has, as well as the appeals procedure for individual pupils.

10.46

There are a number of nursery schools and children’s centres within 3 miles of the site,
including: Parkside Children’s Centre (0.39 miles from the Site); First Steps Moorlands
Children’s Centre (0.73 miles); First Steps Twerton Children’s Centre (1.18 miles);
Weston Children’s Centre (1.24 miles); and St Martin Garden Children’s Centre (1.65
miles). A number of the families living in the proposed development will already live in
the area – meaning their children will already have places at the local schools. Table
10.8 presents the capacity of the primary schools within 3 miles of the site.
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Table 10.8: Capacity of Primary Schools47

School

Distance
from
Application
Site
0.12 miles
0.53 miles
0.59 miles
0.62 miles
0.78 miles
0.85 miles
0.92 miles
0.96 miles
0.98 miles
0.99 miles
1.14 miles

School
Capacity

Number of
Pupils
on
Roll

Capacity

Oldfield Park Infant School
180
179
1
St John's Catholic Primary School
315
312
3
St Andrews Church School
210
184
26
Oldfield Park Junior School
260
259
1
Moorlands Infant School
180
162
18
Moorlands Junior School
240
231
9
Newbridge Primary School
420
407
13
Widcombe Infant School
180
182
0
Kingswood Preparatory School
400
330
70
Widcombe CofE Junior School
239
238
1
St Stephens Church School
420
393
27
The Paragon School, Junior School of
1.15 miles
300
268
32
Prior Park College
St Michaels Junior Church School
1.22 miles
240
131
109
Twerton Infant School
1.22 miles
180
132
48
Roundhill Primary School
1.24 miles
420
291
129
St Mary's Catholic Primary School
1.24 miles
210
184
26
Bathwick St Mary Church School
1.35 miles
210
218
0
St Philip's CofE Primary School
1.4 miles
280
276
4
Weston All Saints CofE Primary School
1.59 miles
630
605
25
Mulberry Park Educate Together Primary
1.61 miles
210
9
201
Academy
St Saviours Infant Church School
1.64 miles
180
162
18
St Martin's Garden Primary School
1.67 miles
315
201
114
St Saviours Junior Church School
1.69 miles
270
233
37
Abbot Alphege Academy
1.86 miles
210
49
161
Combe Down CofE Primary School
1.98 miles
418
417
1
Monkton Prep School
2.2 miles
340
328
12
Swainswick Church School
2.47 miles
86
76
10
Bathampton Primary School
2.59 miles
206
204
2
Total
7,749
6,661
1,098
Source: Department for Education (website accessed 15/04/2020) / Official Statistics
School capacity: academic year 2018 to 2019: https://www.gov.uk/government/statistics/schoolcapacity-academic-year-2018-to-2019

10.47

Table 10.9 presents the capacity of the secondary schools and sixth form colleges
within 3 miles of the site. Six of the schools listed are private or independent schools
(marked with a * in the table). It should also be noted that The Bath Studio School is a
specialist digital media and film academy, although it still offers a broad curriculum
including maths, English and science. Three Ways School is a coeducational special

47

The capacity of schools that are oversubscribed is shown in the table as 0.
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school with academy status and Aspire Academy is for students with Educational
Health Care Plans (EHCP) based primarily on a range of emotional and behavioural
difficulties.
Table 10.9: Capacity of Secondary Schools and Sixth Form Colleges48

School

Distance
from Site

Hayesfield Girls School
0.37 miles
Bath Academy*
0.52 miles
Beechen Cliff School
0.88 miles
Kingswood School*
1.24 miles
Oldfield School
1.53 miles
St Mark's CofE School
1.6 miles
The Bath Studio School
1.77 miles
Prior Park College*
1.79 miles
Saint Gregory's Catholic College
1.92 miles
Ralph Allen School
2.32 miles
Monkton Senior School*
2.67 miles
Royal High School (Girls School)*
1.17 miles
King Edward's School*
1.39 miles
Three Ways School
1.76 miles
Aspire Academy
1.76 miles
Total
Key
High schools with sixth-form college provision

School
Capacity
1,226
120
1,156
800
1,216
513
300
620
951
1,110
375
940
1,150
220
21
10,718

Number of
pupils on
roll
1,297
86
1,308
781
1,216
116
615
964
1,242
380
628
1,135
221
38
10,027

Capacity
0
34
0
19
0
0
184
5
0
0
312
15
0
0
569

Schools with primary, secondary and sixth-form provision
Schools with primary and secondary provision
Source: Department for Education (website accessed 15/04/2020)
Note: schools marked with a * are private or independent schools.

10.48

In addition to school sixth forms, there is further education provision for school children
aged 16 and above at Bath College, which is 0.53 miles from the site.
Student Numbers

10.49

Data from the Higher Education Statistics Agency (HESA) on student enrolments by
higher education provider show that in the academic year from 2018-2019, there were
a total of 25,835 higher education students (both undergraduate and postgraduate)
enrolled at the universities – 18,065 at the University of Bath and 7,770 at Bath Spa
University.

10.50

Between 2011/12 and 2018/19, student numbers at the two universities grew by 9.1%
(2,150). This increase was driven by a shift towards full-time (FT) HE students in Bath
over the timeframe of analysis. As of 2018/19 there are 23,250 FT students at the two
universities, up from 17,995 in 2011/12 (29.2%). During the same period, part-time
48

The capacity of schools that are oversubscribed is shown in the table as 0.
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students have decreased by 3,120 (54.7%). The knock-on effect of this is that more
students will need somewhere to live during term time. It should also be noted that
international HE students have a notable presence in Bath, accounting for 23.8%
(6,145) of all students at the University of Bath and Bath Spa University.
Community Facilities
The B&NES Green Space Strategy49 provides an assessment of needs and
deficiencies in open spaces in order to inform policies within the B&NES Placemaking
Plan, establish local provision standards and create an up to date evidence base
which can be maintained to aid implementation of the policies and the provision of
open spaces during the plan period. Table 10.10 sets out the proposed quantity of
open space and recreational space to be provided by new developments across
B&NES.

10.51

Table 10.10: Proposed Open Space Standards
Typology

Quantity Standard
(ha/1,000 population)

Access standard

Allotments

0.3ha

Amenity Green Space

0.3ha

Parks and Recreation Grounds

1.3ha

Play Space (children)

0.03ha

Play Space (youth)

1.30ha to include natural
and amenity green space
for new provision

960 metres or 20 minutes’
walk time
600 meters or 12-13
minutes’ walk time
600 meters or 12-13
minutes’ walk time
480 meters or 10 minutes’
walk time
600 meters or 12-13
minutes’ walk time

10.52

Taking into account the information provided in Table 10.10, the development
proposals seek to deliver a large area of public realm along Lower Bristol Road, the
new access road and a public connection between Blocks 1 and 2. Private amenity
space is located with ease of access for residents at both ground floor and first floor.
The student courtyard will include outdoor exercise activities and will have steps and
ramps within the space, all of which have been designed for ease of accessibility,
whilst creating an open and inviting space. There will also be tree planting and informal
seating at ground level.

10.53

Off-site, Bath Sports and Leisure Centre is located approximately one mile from the
Application Site and offers a gym, fitness studios, a four-court sports hall and a
swimming pool. There are also a range of community facilities and places of worship
which cater for the current population. In terms of existing places of worship, the
Abbey Church House, St Bart’s Church, St Michael’s Chapel and Bath Islamic Centre
are all within one mile of the site.

10.54

The nearest community centre is the Percy Community Centre, which is approximately
0.5miles from the site. It is used by a range of different clubs and societies, including
49

Bath and North East Somerset Green Space Strategy 2015-2029: Bath and North East Somerset Council,
December 2015.
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for music lessons, fitness classes, support for the Polish community and support for
adults with ASD.

Predicted Construction Effects
Employment
10.55

Economic benefits will arise through the provision of temporary jobs during the
construction phase at the site, which is estimated to be around 3-years. Construction
costs are provisionally estimated at £79.9million50. The construction cost has been
provided by the client. To estimate the employment supported during the construction
phase, the total construction cost has been divided by the average turnover per
construction employee in the South West of £107,03451. This means that over the
whole life of the construction phase, 747 construction years of employment could be
supported. Dividing these years of employment by a potential build programme of 3years suggests that on average, around 249 construction jobs on-site could be
supported per annum over the life of the development.

10.56

It is widely recognised that construction has knock-on effects for other sectors, which
leads to increased demand for building materials and equipment at the construction
phase, as well as office furniture and carpets etc. following completion. This generates
and sustains employment in other sectors. This is known as the ‘multiplier effect’ and
analysis published by the Homes & Communities Agency (HCA – now Homes
England) indicates that the employment multiplier for construction activities in the UK
is 2.7 – i.e. for every construction job created, a further 1.7 jobs are supported in the
wider economy. This suggests that as well as the 249 on-site jobs, the proposed
development could support a total of 423 additional jobs in the wider economy during
the build phase. In total, an estimated 672 temporary jobs could be supported per
annum during the construction phase.
Contribution to Economic Output

10.57

Another way of looking at the economic contribution of the construction phase is to
calculate the contribution a development makes to wealth creation, as measured by
the increase in the value of goods and services generated within an area. This can be
done by looking at the increase in gross value added (GVA)52, a common proxy for
economic output. Using ONS data it is possible to calculate GVA per employee by
sector at a regional level. In the South West, construction’s GVA per employee is
around £66,700 per annum. Total annual GVA per employee for all sectors in the
region is estimated at £53,700.

10.58

Applying these GVA figures to the employment estimates outlined above (£66,700 to
the 249 construction jobs and £53,700 to the 423 indirect/induced roles), the Proposed
Development could generate an additional £39.3million of GVA per annum during the
3-year construction timeframe.

50

Approximately £57,838,370 for the dwellings (including the retail element) and £22,084,465 for the
purpose-built student accommodation.
51
Calculated using data for the South West construction sector from the 2019 edition of Business Population
Estimates produced by the Office for National Statistics.
52
Gross value added is the measure of the value of goods and services produced in an area, industry or
sector of an economy.
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10.59

The significance of the construction effect is assessed as follows:
•

The sensitivity of the receptor (construction employment in the economy) is
assessed as being low, in line with the criteria set out in Table 10.1,
construction accounts for 4.5% of total employment in B&NES and the
construction jobs created during the build period are unlikely to add any
significant pressure to the labour supply.

•

The magnitude of the impact is assessed as minor, in line with the criteria in
Table 10.2. The 672 jobs per annum supported by the construction phase
would increase employment in B&NES by only 0.7%.

•

The significance of the temporary effect is therefore considered to be minor
beneficial in the short-term (not a significant impact in EIA terms).

Predicted Operational Effects
10.60

The socio-economic effects of the operational phase have been assessed in terms of
housing and the economy; healthcare; education; student accommodation impacts;
permanent job creation; contribution to gross value added; estimated business rates
contribution; and community facilities.
Housing

10.61

The 343 proposed residential dwellings (41 studios, 149 1-bed, 129 2-bed and 24 3bed) will have a number of impacts on the economy. Additional household expenditure
will be supported by the new dwellings. Figures produced by the ONS at a regional
level53 can be used to provide an estimate of what this spend could be worth on an
annual basis. For the South West, average household spend is estimated by the ONS
to be around £596 per week. This covers spend on commodities/services such as food
& drink, clothing, transport and recreation.

10.62

Applying the £596 average weekly spend figure to the 343 dwellings, and translating
this into an annual figure, the development could generate an annual household
expenditure of approximately £10.6million once it is complete and fully occupied, a
proportion of which will be retained within B&NES. Assuming the new dwellings fall
within Band D54 (a proxy for average Council Tax rates), once fully occupied the 343
proposed dwellings at the site are estimated to generate just over £605,000 on an
annual basis in additional Council Tax payments.

10.63

The significance of the economic effect of the new housing has been assessed as
follows:

53
54

•

The impact of the housing on the economy is considered to be a permanent
beneficial effect.

•

The sensitivity of the receptor is assessed as being high, in line with the
criteria set out in Table 10.1.

•

The magnitude of the impact is assessed as substantial, in line with the criteria
in Table 10.2, due to the considerable increase in, annual household
expenditure and Council Tax payments.

Based on household spend estimates for the South West, produced by ONS and published in 2020.
Band D Council Tax for 2020/21 in B&NES is £1,764.63.
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•

The significance of the permanent effect is therefore considered to be a longterm major positive impact (in EIA terms a significant beneficial effect).

Healthcare
10.64

The health facilities reviewed are in a 5-mile radius around the site. Using data from the
2011 Census55, the average household size in B&NES is 2.3 people – giving an
estimated population for the 343 dwellings of 808. Adding this to the 335 students
anticipated to live in the student accommodation equates to a total of 1,143 people
living at the proposed development once it is fully built and occupied. Some, but not all,
of the population growth will be new to the area, as some households will move from
within the area. Many of these will release their previous homes to the market, which in
turn will be occupied by new households and so generate additional population within
the area, albeit not on the site. However, it is also recognised that some people moving
within the area will not release a previous property to the market and will not have any
implications on the population within the area (for example, first-time buyers).

10.65

As already noted, there are 20 GP surgeries within five miles of the site currently
accepting new patients. This indicates a general capacity to absorb the increase in
population. Of the 20 surgeries assessed, there are currently 151,904 patients served
by 89 GPs, an average of 1,707 patients for each doctor. The increase in population
associated with the proposed scheme would result in a marginal increase to 1,720
patients per doctor – 13 more patients each – if all of the residents are new to the area.
However, a number of residents will already live in the surrounding area and therefore
utilise the local health facilities, which will reduce the potential impact.

10.66

There are considered to be a sufficient number of dental surgeries, opticians and
pharmacies in the area surrounding the site to sufficiently accommodate the population
increase from the development. It is considered that the development in isolation
would place additional pressure on the existing services but that this could be
satisfactorily accommodated, resulting in a negligible effect on healthcare provision.

10.67

The significance of the healthcare effect has been assessed as follows:
•

The sensitivity of the receptor is assessed as being medium, on the basis that
the development will lead to increased demand on existing health provision in
the area.

•

The magnitude of the impact is assessed as negligible, since there is capacity
at existing healthcare facilities in the local area.

•

The significance of the effect is therefore considered to be negligible, edging
slightly towards negative given that the development would place additional
pressure on health facilities, but there is sufficient provision to accommodate
this increase. This is not significant in EIA terms.

Education
10.68

The proposed development consists of 343 dwellings, with an estimated population of
80856. In B&NES, ONS population estimates show that 12.4% of the population are of

55

Table H01UK
The student accommodation is not included in the calculations for primary, secondary and sixth-form
education.
56
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primary school age (457-11) and 12.7% of the population are of secondary school and
sixth form/college age (11-1858). Assuming the development has a similar proportion of
children of primary and secondary school age, it would be expected to generate a need
for an additional 100 primary places and 103 secondary/sixth form places, if all the
children were new to the area.
10.69

In reality, the number of additional school places required is likely to be lower than this.
One of the reasons for this is because even though some children will arrive as
migrants to the area, others will simply be part of families moving to the Site from other
existing residential areas within B&NES and will already have a place at a school in the
area. In addition, 190 of the new dwellings will be studio or 1-bed apartments. It is
unlikely that many people living in such apartments will have children. This leaves the
remaining 129 2-bed apartments and 24 3-bed apartments as being the most likely to
generate school places. Taking this into account, the need estimates could potentially
be half those calculated.

10.70

There is an existing surplus capacity in nearby primary schools in close proximity (3
miles) to the site. As presented in Table 10.8, for primary schools there is a capacity of
1,098 spaces. This capacity is more than enough to accommodate the estimated
primary school aged population estimated to live at the Proposed Development. Also,
as previously stated, a number of families will move from within B&NES and their
children will already have places at the local schools.

10.71

The significance of the effect has been assessed as follows:
•

The sensitivity of the receptor is assessed as being medium, on the basis that
the development will lead to increased demand on existing education
provision in the area.

•

The magnitude of the impact is assessed as negligible, in line with the criteria
in Table 10.2, due to the fact that places are available at existing schools.

•

The significance of the effect is therefore considered to be negligible, edging
slightly towards negative given the primary school population will increase.
This is not significant in EIA terms.

10.72

There is a surplus of secondary school and sixth form places, as presented in Table
10.9. However, 385 of the 569 surplus school spaces are in private or independent
schools, leaving a total surplus of 184 state school places, which are all at The Bath
Studio School. It should be noted that The Bath Studio School is a specialist digital
media and film academy, although it still offers a broad curriculum including maths,
english and science. Again, a number of the families living in the development will
already live within B&NES – meaning their children will already have places at the local
schools.

10.73

The significance of the effect on secondary education has been assessed as follows:

57

The population of 4-year olds has been split in half, as not all 4-year olds will attend primary school.
The population of 11-year-olds has been split in half between the primary school aged population and the
secondary school aged population. The population of 18-year-olds has also been halved to reflect the
proportion of the age group that have finished sixth form/college.
58
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•

The sensitivity of the receptor is assessed as being medium, on the basis that
the development will lead to increased demand on existing education
provision in the area.

•

Without mitigation, the magnitude of the impact would be considered
moderate negative. However, the scheme will be making a financial
contribution via the Community Infrastructure Levy. CIL is designed to help
councils deliver infrastructure, including schools. The magnitude of impact is
therefore considered to be minor negative/negligible.

•

The significance of the effect is therefore considered to be minor to moderate
negative/negligible, which is not significant in EIA terms.

Community Facilities
10.74

The significance of the effect in terms of community impacts has been assessed as
follows:
•

The sensitivity of the receptor is assessed as being medium, on the basis that
the development will lead to increased demand on existing community
provision in the area.

•

The magnitude of the impact is assessed as minor/negligible, in line with the
criteria in Table 10.2, due to the public realm space delivered by the scheme,
which will complement existing community services and facilities in close
proximity to the site.

•

The significance of the effect is therefore considered to be minor to
moderate/negligible, which is not significant in EIA terms.

Employment Floorspace
10.75

The employment created by the 727sqm of flexible class A1-A5, B1a, D1 and D2
floorspace has been estimated by making allowance for leakage, displacement and
multiplier factors – assumptions on these factors are based on guidance produced by
the Homes and Communities Agency59 (now Homes England – see Figure 10.9 for
explanations of these terms). Deadweight, which is also explained in Figure 10.9, is
addressed separately elsewhere in the chapter. For the purpose of this assessment,
estimates are based on A1-A5 floorspace.

10.76

To quantify gross jobs, assumptions have been made in terms of the density of
employment that would normally be expected for A1-A5 floorspace type. This
information has been sourced from the Employment Densities Guide (3rd Edition,
November 2015), prepared for the Homes and Communities Agency (HCA – now
Homes England) by Bilfinger GVA. Retail densities in the HCA guidance are given in
net internal area (NIA), therefore the GIA floorspace has been decreased by 10.0%
from 727 sqm (GIA) to 654 sqm (NIA).

59

Homes & Communities Agency, 2014. Additionality Guide, Fourth Edition. The HCA became Homes
England in January 2017.
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Figure 10.9: Additionality Factors
•

•

•

•

10.77

Leakage is defined as, ‘the proportion of outputs that benefit those outside the
programme/project area or group’. Leakage is assumed to be medium at 25.0% i.e. one quarter of jobs are likely to go to people living outside of B&NES.
Deadweight is the term used to identify the output that would have occurred
without the project. Deadweight is addressed later in this chapter, as the site is
currently being used as a car showroom.
Displacement is defined as ‘the proportion of project outputs/outcomes
accounted for by reduced outputs/outcomes elsewhere in the target area’.
Displacement is assumed to be low at 10.0%.
Economic multipliers are defined as ‘further economic activity (jobs,
expenditure, or income) associated with additional local income and local
supplier purchases’. Multipliers at a local level for each employment floorspace
type range from between 1.1 and 1.38 based on the HCA additionality guide. For
A1-A5 floorspace at the local level (B&NES), a multiplier of 1.21 has been used.

Once fully developed and occupied, it is estimated that the development will support
around 44 full-time equivalent (FTE) jobs on-site. This figure has been calculated using
an employment density of one job per 15sqm (NIA) of A1-A5 floorspace. Once
allowance is made for leakage, displacement and multiplier effects, it is estimated that
the scheme will support 36 net FTE jobs in the B&NES economy. Table 10.11 shows
the impact of each additionality factor on job numbers.
Table 10.11: Impact of Additionality Factors on Jobs
Additionality Factor

Jobs

Gross permanent direct jobs created
44
Estimated leakage
11
Estimated job displacement
3
Net jobs before multipliers
29
Multiplier impacts
6
Total net FTEs in B&NES
36
Source: Homes & Communities Agency, 2014. Additionality Guide, Fourth Edition
Note: figures may not sum due to rounding.

Gross value added
10.78

The contribution of the site to economic output has been calculated by taking the job
creation associated with the scheme and multiplying this by an estimate of average
levels of GVA per employee for the retail sector in the South West (£37,682). It is
estimated that once operational and fully occupied, GVA associated with the jobs
supported by the employment floorspace will be around £1.3million per annum. This
figure incorporates the multiplier effect outlined above. Looking at the economic output
contribution over a longer timeframe, over a ten-year period the additional GVA for the
B&NES economy associated with the proposed development is estimated to be
£11.6million (present value)60.
60

Where future benefits are calculated over a 10-year timeframe, they have been discounted to produce a
present value. This is the discounted value of a stream of either future costs or benefits. A standard discount
rate is used to convert all costs and benefits to present values. Using the Treasury’s Green Book, the
recommended discount rate is 3.5%.
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Business Rates Estimates
10.79

Business rates are an important economic contributor to an area. Based on information
sourced from the Valuation Office Agency (VOA)61, high level calculations indicate that
the business rates paid by the proposed development would be in the region of
£66,000 per annum.
Student Accommodation

10.80

Research by Oxford Economics published in 2016 looks at the economic impact of the
University of Bath62. Based on 2014/15 data, it highlighted that just over 11,000 of the
University’s students could be classified as additional to the area. The analysis also
found that these additional students spent approximately £147.5million on transport,
food, leisure etc. in B&NES. This represents expenditure of around £13,300 per
student. Using the Bank of England’s inflation calculator, this figure increases to
£14,856 per student in 2019 prices. Assuming a similar level of spend by students
living in the proposed scheme, the 335 bed spaces could generate in the region of
£5.0million of expenditure in the B&NES economy per annum.

10.81

Oxford Economics also estimates that on average, around £9,560 in extra economic
activity is supported in the B&NES economy by each additional student brought to the
area by the University of Bath63. Again, using the Bank of England’s inflation calculator,
this equates to £10,496. Assuming a similar level of economic activity is generated by
students living in the proposed scheme, the 335 bed spaces could generate
approximately £3.5million of economic activity/gross value added64 in the B&NES
economy per annum. Looking at the gross value-added contribution over a longer
timeframe, over a ten-year period the economic activity associated with students living
at the proposed scheme is estimated at £30.3million (present value)65.

10.82

Using ONS data it is possible to estimate how many jobs could be supported by the
levels of economic activity outlined above. GVA per job in the South West is
approximately £53,700 per annum66 – this represents an average across all sectors.
Dividing this into the annual GVA estimate of £3.5million outlined above, the economic
activity associated with students living at the proposed scheme could support around
66 FTE jobs per annum in B&NES. A multiplier effect has not been accounted for, in
order to avoid potential double-counting with the employment floorspace jobs.
Existing Employment Uses

10.83

The site is currently being used as a car showroom for BMW and Mini, which supports
an estimated 95 jobs. In line with the employment floorspace analysis, it is assumed
that 25% of these jobs are taken by people living outside B&NES – giving 71 local jobs.
61

https://www.gov.uk/government/statistics/non-domestic-rating-stock-of-properties-including-businessfloorspace-2019
62
See page 11 in: The Economic Impact of the University of Bath. Oxford Economics, January 2016
63
See page 17 in: The Economic Impact of the University of Bath. Oxford Economics, January 2016
64
GVA – can be used as a proxy for economic activity
65
Where future benefits are calculated over a 10-year timeframe, they have been discounted to produce a
present value. This is the discounted value of a stream of either future costs or benefits. A standard discount
rate is used to convert all costs and benefits to present values. Using the Treasury’s Green Book, the
recommended discount rate is 3.5%.
66
GVA per job estimate based on the following ONS data for the South West in 2018: Business Register &
Employment Survey; and Regional Gross Value Added.
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ONS data show that in B&NES, 16.7% of jobs in the ‘sale of motor vehicles’ SIC code
(45.1) are part-time and 83.3% are full time. Applying this to the locally-based jobs
currently supported on-site and assuming one part-time job is equal to one full-time job,
it is estimated that the current use of the site as a car show room supports 65 FTE jobs
on-site. Accounting for multiplier effects (using the same 1.21 multiplier applied to the
employment floorspace estimates), the overall number of jobs increases to 79 FTEs in
the B&NES economy. Based on information provided by the client, the car show room
is expected to move to Wiltshire, meaning the jobs will not be lost to the wider South
West region.
Net Employment Impact
10.84

In summary, the proposed development has the potential to support 102 FTEs in the
B&NES economy (36 FTEs associated with the employment floorspace and 66 FTEs
associated with student spend). This compares with an estimated 79 FTEs supported
in B&NES by the existing car showroom, which represents the deadweight – i.e. what
would employment levels be in the absence of the proposed development? The net
additional jobs supported by the scheme are therefore 23 FTEs (102 minus 79).

10.85

The significance of the operational employment effect has been assessed as follows:
•

The sensitivity of the receptor (employment on-site and in the wider economy)
is assessed as being medium, in line with the criteria set out in Table 10.1.

•

The magnitude of the impact is assessed as moderate, in line with the criteria
in Table 10.2, due to the increase in permanent employment the scheme will
create and the annual contribution it will make to economic output and
business rates.

•

The significance of the permanent effect is therefore considered to be a longterm moderate positive impact (in EIA terms a significant beneficial effect).

Mitigation, Enhancement and Residual Effects
Mitigation
10.86

Due to the beneficial impacts identified in this assessment, no specific mitigation
measures are required. The specific operational requirements of the proposed
development have been carefully considered to ensure the proposed design provides
the best and most efficient layout required, resulting in the socio-economic benefits that
have been identified.
Enhancement

10.87

In view of the beneficial overall effect of the development, no further enhancements are
proposed.
Residual Effects

10.88

Since no specific mitigation measures are required, the residual effects will remain as
reported above.
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Cumulative and In-Combination Effects
Intra-Project Cumulative Effects
10.89

Socio-economic factors can combine with other interrelated effects to create a greater
effect on nearby receptors. For example, construction workers are likely to spend
money at local businesses (an economic receptor) during the build phase, but local
companies could also be impacted by traffic delays while the development is under
construction. In this instance, however, the socio-economic impacts are not deemed to
be significant in EIA terms. On this basis, the combined impact of these effects is also
unlikely to be significant.
Inter-Project Cumulative Effects

10.90

Cumulative effects have been considered in relation to the following schemes:
•

Chivers House, Windsor Bridge Road – Application ref: 18/03797/F – this
proposal includes 95 dwellings across two separate buildings.

•

Former Bath Press Premises, Lower Bristol Road – Application ref:
15/02162/EFUL – providing a residential-led mixed-use development
comprising 244 dwellings (Use Class C3) and 1,485.2 square metres (GIA)
flexible employment space (Use Class B1).

•

Waste Depot Site, Bath – Application ref: 19/05471/ERES – the erection of
176 dwellings; retail / community space (Use Class A1/D1).

10.91

Socio-economic information is available for the Chivers House and the Former Bath
Press schemes, but not for the Waste Depot Site scheme. Where socio-economic
information is unavailable, the analysis presented below follows the same methods and
uses the same sources set out earlier in this chapter.

10.92

The socio-economic information outlined below incorporates the total number of
dwellings across all of the cumulative schemes and the proposed development,
totalling to 614 dwellings. The employment benefits include the proposed development,
the flexible (B1) employment floorspace associated with the Former Bath Press site
and the retail/community space associated with the Waste Depot Site. The construction
benefits provide a combination of both the housing and the employment floorspace
across all of the sites.
Construction Effects

10.93

Economic benefits will arise through the provision of temporary jobs during the
construction phase at the sites, which is estimated to be around three years in total.
Construction costs are estimated at approximately £157.7million over the entire build
programme. Where the construction costs have not been previously calculated, they
have been estimated using the BCIS Online tool67 and is exclusive of external works,
contingencies, supporting infrastructure, fees, VAT, finance charges etc.

10.94

To estimate construction employment supported during the building phase, the total
construction cost has been divided by the average turnover per construction employee

67

Accessed 18/06/2020
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in the South West of £107,00068 in 2019. This equates to around 491 temporary
construction jobs supported on-site per annum. Applying the same multiplier of 1.7, as
used previously in this chapter, the cumulative schemes in total could support around
1,326 temporary jobs per annum during the three-year build phase for all schemes in
combination.
10.95

The development of the 614 dwellings and employment floorspace for all of the
schemes combined could generate an additional £77.6million of GVA per annum or
£225million during the three-year construction period (present value). Cumulatively,
the sensitivity of the receptor is assessed as being medium, while the magnitude of the
impact is moderate. The significance of the effect is therefore considered to be
moderate beneficial. This is significant in EIA terms.

10.96

There will be an effect during the construction period resulting from an increase in
patronage at local retail facilities and service facilities including overnight
accommodation. Cumulatively, the sensitivity of the receptor is assessed as being
high, while the magnitude of the impact is substantial. The significance of the effect is
therefore considered to be major beneficial.
Completed Developments
Population

10.97

The 614 total dwellings are cumulatively estimated to be delivered over a three-year
build phase. The immediate effects of new people moving into the District, or relocating
from elsewhere within B&NES, will cause some impact due to increased patronage at
local facilities. Data from the 2011 Census show that the average household size in
B&NES is 2.3. Therefore the 614 dwellings are estimated to house a population of
1,412. Adding this to the 335 students anticipated to occupy the proposed development
equated to a total cumulative population of 1,747 residents.
Contribution to Economic Base

10.98

It is estimated that the 614 dwellings could generate annual household expenditure of
approximately £19.0million once complete and fully occupied. Assuming the new
dwellings fall within Band D69, they are estimated to generate just under £1.1million on
an annual basis in additional Council Tax payments. Cumulatively, the sensitivity of
the receptor is assessed as being high, while the magnitude of the impact is
substantial. The significance of the effect is therefore considered to be major beneficial.
This is significant in EIA terms.
Employment

10.99

Once fully developed, the schemes will result in provision of new employment land,
which includes the 727 sq. m. of employment floorspace associated with the proposed
development, the flexible (B1) employment floorspace associated with the Former Bath
Press site and the retail/community space associated with the Waste Depot Site. This
section provides an initial estimate of gross jobs on-site, if multipliers were taken into
account the total employment numbers, including indirect/induced jobs in the wider
economy, would be considerably higher.
68

Calculated using data for the South West’s construction sector from the 2019 edition of Business
Population Estimates produced by the Office for National Statistics.
69
Band D Council Tax for 2020/21 in B&NES is £1,764.63.
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10.100 Once fully developed and occupied, it is estimated that the proposed development and
the cumulative schemes will provide around 158 full-time equivalent (FTE) jobs across
the sites. Using the same method as set out previously in this chapter, it is estimated
that once operational and fully occupied, GVA associated with the permanent jobs
supported in B&NES will be around £10.1million per annum. Cumulatively, the
sensitivity of the receptor is assessed as being medium, while the magnitude of the
impact is moderate. The significance of the effect of the permanent employment and
economic output is therefore considered to be moderate beneficial. This is significant in
EIA terms.
Education Capacity
10.101 In relation to education requirements, the 614 units will generate around 174 primary
school children and 179 secondary school ages children, although for the reasons
outlined in paragraph 10.90 the actual number of school places generated is likely to
be lower. Cumulatively, for primary education, the sensitivity of the receptor is
assessed as being medium, while the magnitude of the impact is negligible. The
significance of the effect is therefore considered to be negligible, edging slightly
towards negative. This is not significant in EIA terms.
10.102 Cumulatively, for secondary education, the sensitivity of the receptor is assessed as
being medium, while the magnitude of the impact is minor negative/negligible (on the
basis that the Proposed Development will be making a financial contribution via CIL –
as outlined in paragraph 10.94). The significance of the effect is therefore considered
to be minor to moderate negative/negligible, which is not significant in EIA terms.
Healthcare Provision
10.103 There are currently 20 GP practices operating within 5 miles of the Application Site, all
of which are accepting new patients. In relation to health facilities, the largest effect is
likely to be on General Practitioners in the area, as the population of the schemes
cumulatively is expected to be circa 1,740 people. This is calculated using an average
household size of 2.3 for B&NES, sourced from the 2011 census plus the additional
335 students associated with the proposed development. The cumulative increase in
the population is estimated to increase the patients per GP by 20 within a 5-mile radius
of the site. There are also 21 dental practices within 5 miles of the site, as well as 15
opticians and 26 pharmacies.
10.104 Cumulatively, the sensitivity of the receptor is assessed as being medium, while the
magnitude of the impact is negligible. The significance of the effect is therefore
considered to be negligible, edging slightly towards negative as the cumulative
schemes will increase the demand for local health facilities, however there are
sufficient GPs, dentists and provision of other health services in the surrounding area.
This is not significant in EIA terms.

Summary
Baseline Conditions
10.105 The existing labour market in B&NES has grown in recent years compared to
employment growth seen in the South West region and the UK. B&NES has a slightly
lower rate of unemployment than West of England LEP area and the UK. B&NES has a
higher rate of economic activity than the UK, but a lower rate than the LEP area and
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the region. The Authority has seen a weaker growth in business numbers in recent
years when compared to the LEP area and the UK although business growth was
broadly in line with that of the South West. The area surrounding the Application Site
has capacity across health and education services. Over the past seven years, student
numbers at the University of Bath and Bath Spa University grew by 9.1%. This increase
was driven by a shift towards full-time (FT) HE students and an increased number of
international students attending university in the City.
Construction Effects
10.106 The assessment indicates that the proposed development will generate up to 672
temporary jobs per annum over a 3-year build period, and up to £39.3million of gross
value added per annum in the B&NES economy. In EIA terms, these impacts are
considered to have a minor beneficial effect in the short-term. This is not significant in
EIA terms.
Operational Effects
10.107 The assessment predicts that the completed development could generate:
•

an additional household expenditure of £10.6million per annum;

•

an additional £605,000 per annum in Council Tax payments;

•

an estimated 102 FTE jobs in the B&NES economy – 23 more FTEs than are
currently supported by the car showroom;

•

an estimated £41.8million of gross value added over the next 10 years
(present value);

•

annual business rates paid by occupants of the development in the region of
£66,000 per annum; and

•

around £5.0million of additional expenditure per annum from the student
accommodation.

10.108 These impacts are considered to have a significant beneficial effect in the long-term.
Cumulative effects with nearby consented schemes are estimated to comprise an
estimated 1,326 temporary jobs per annum and £225million in GVA during the
construction period (present value), followed by £1.1million in increased Council Tax
payments and £19.0million in annual household spend. In EIA terms, these impacts are
considered to have a significant beneficial effect in the long-term.
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11.

Landscape and Views
Introduction

11.1

This chapter, prepared by Nicolas Pearson Associates, reports the potential effects
relating to townscape character, views and visual amenity. It should be read in
conjunction with Technical Annex F, which comprises the following appendices:
•
•
•
•
•

F.1: Methodology
F.2: Planning Policy and Guidance
F.3: Summary tables
F.4: Figures
F.5: Representative Viewpoints and Verified View Montages (VVMs)

Scope and Methodology
11.2

The proposed scope for this LVIA was set out in the LVIA Scoping note prepared by
NPA in March 2020, which was attached to the EIA Scoping Report (Technical Annex
A). The LVIA methodology is in accordance with Guidelines for Landscape and Visual
Impact Assessment (LI/IEMA 3rd edition)70, see Appendix F.1. The VVMs have been
prepared in accordance with Landscape Institute Technical Note 06/1971. The scope of
the LVIA is summarized in Table 11.1 below.
Table 11.1: Scope of the Landscape and Visual Impact Assessment

11.3

Topic/Source of
Impact
Construction effects

Scoped
In/Out?

Justification

In

Operational effects
of completed
development
Cumulative effects

In

Potential for short term, temporary landscape and visual
impacts during construction period
Potential for long term/ permanent landscape and visual
effects

Residual effects

Out

Decommissioning

Out

Lighting/ night time
effects (construction
and operation)

Out

In

Potential for long term/ permanent landscape and visual
effects in combination with other developments
All design mitigation is ‘Primary’ and integrated as part of
the proposals. Residual effects will be same as operational
effects
Proposals are long term and permanent. No
decommissioning is considered as part of the project.
The site is located within an existing urban area, which is
well illuminated, adjacent to public highways and proposals
do not include extensive additional external lighting. On
this basis lighting/ night time effects are not likely to be a
significant landscape and visual issue.

Only those matters scoped in (indicated by the non-shaded rows in Table 11.1) have
been addressed in this assessment. The information used to inform this LVIA includes
the scoping opinion received from B&NES (Technical Annex A), the planning

70 Landscape Institute & IEMA, (2013) ‘Guidelines for Landscape and Visual Impact Assessment (GLVIA)’ 3rd edition. Abingdon: Routledge
71 Landscape Institute. (2019). Visual Representation of Development Proposals. Technical Guidance Note 06/19. London: Landscape Institute.
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application drawings, the Design and Access Statement and the Verified View
Montages (VVMs) (Appendix F.5).

Legislative and Policy Context
11.4

This section provides a summary of the planning policy and guidance, at national and
local levels, of relevance to townscape and visual amenity. Further detail is provided
within Annex F.2. Landscape designations within the study area are illustrated on
Figure 11.1 (Annex F.4).
National Planning Policy Framework (NPPF)

11.5

The National Planning Policy Framework72 sets out guidance in relation to good design
and consideration of the local character of an area.
National Planning Practice Guidance (PPG) – Landscape

11.6

PPG73 recognises the that landscape character assessment is a useful tool to
“…understand the character and local distinctiveness of the landscape and identify the
features that give it a sense of place…” and thus these assist in informing appropriate
forms of, and designs for, development. Use of landscape and visual impact
assessments are noted as an important to understand the effects of development.
Local Planning Policy and Supplementary Planning Documents (SPD)
Bath and North East Somerset Council – Core Strategy 2014

11.7

The Core Strategy74 was adopted by B&NES in 2014 and sets out the broad strategic
approach to the level and location of development within the county and the Council’s
vision and objectives for development. The Core Strategy for the Bath area
encourages regeneration and repair while maintaining the character, built heritage and
WHS status but still allowing the city to evolve and develop.
Bath and North East Somerset Council - Placemaking Plan

11.8

The Bath and North East Somerset Council’s Placemaking Plan75 was formally
adopted by the Council on 13 July 2017. The plan echoes the policies in the Core
Strategy as it aims to ensure the conservation and enhancement of the distinctive
character and quality of the county’s landscapes, townscapes and green infrastructure
network, and the quality and features of the WHS, AONB and Green Belt. The plan
identifies that ‘development should work with the landscape structure and should
contribute positively to the characteristics of the settlement’. The plan sets out in Policy
SB8 the development requirements and design principles for Bath Western Riverside.
Supplementary Planning Documents (SPD)

11.9

The site is located within the City of Bath World Heritage Site (WHS). It is also located
within Bath Western Riverside (BWR), a 35-hectare area of land within the WHS,
identified for regeneration. The following supplementary planning documents (SPD)
72

Communities and Local Government, (2019) ‘National Planning Policy Framework’
Communities and Local Government, (2019) ‘National Planning Practice Guidance: Paragraph: 036 Reference
ID: 8-036-20190721 & Paragraph: 037 Reference ID: 8-037-20190721
74
B&NES Council, (2014) ‘Core Strategy’
75
B&NES Council, (2017) ‘Placemaking Plan’
73
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provide guidance relating to development within B&NES and are of relevance to the
site, further detail is provided within Appendix F.2:
•
•
•
•

Bath Western Riverside SDP76;
Bath Building Heights Strategy77 (Urban Initiatives/B&NES 2010);
City of Bath World Heritage Site (WHS) and Management Plan78; and
City of Bath WHS Setting Study SPD79.

Consultation
11.10

Consultation on the scope of the LVIA has been undertaken through the EIA Scoping
Report, which included a LVIA Scoping Note (NPA March 2020). Specific consultation
and agreement on LVIA Representative Viewpoints was undertaken via email with
B&NES Landscape officer in June 2020.

Baseline Conditions – Landscape
Existing Landscape Character Assessments - Bath City-Wide Character Appraisal SPD
11.11

The Bath City-wide Character Areas as set out within the Bath City-wide Character
Appraisal SPD80 are illustrated in Appendix F.4, Figure 11.2. The Site lies within a
central part of the long linear riverside corridor character area identified as ‘Area 7 –
Brassmill Lane, Locksbrook and Western Riverside’. ‘Area 2 – Western Park, Sion Hill
and Upper Lansdown is located to the north of Upper Bristol Road and ‘Area 13 – Bear
Flat and Oldfield Park’ to the south of Lower Bristol Road

11.12

It is noted that the Bath Western Riverside SPD81, provides a more recent context for
emerging development proposals, as do the recently built and under-construction
buildings of ‘Bath Riverside’. However, key elements of the character appraisal Area 7
remain relevant to this LVIA and are as follows:

76
77

•

“Flat floodplain…;

•

Very varied land uses…overall dominance of commercial… isolated terraced
houses.;

•

Building form is quite variable…;

•

Most of the commercial development is modern…;

•

A large range of different materials…;

•

Lower Bristol Road provides a…strong east west linear emphasis…;

•

Much movement and activity…;

•

Views to developed slopes and well treed skyline both to the north and
south…;”

B&NES Council (March 2008) ‘Bath Western Riverside Supplementary Planning Document’

B&NES
B&NES
79
B&NES
80
B&NES
81
B&NES
78

Council / Urban Initiatives, (2010) ‘Bath Building Heights Strategy’
Council, (2011) ‘The City of Bath World Heritage Site (WHS) Management Plan’
Council, (2013) ‘WHS Setting SPD
Council (2005) ‘Bath City-wide Character Appraisal Supplementary Planning Document’
Council (March 2008) ‘Bath Western Riverside Supplementary Planning Document’
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The Site and its Context
11.13

The site, of approximately 1.5ha., comprises the existing Dick Lovett business, a
BMW/ Mini car dealership, dating from the late 20th century. It includes a main car
showroom and office building, set back from Lower Bristol Road and other smaller
buildings, and associated external hard standings used variously for car parking and
storage, with varied areas soft landscape. The main car showroom is a locally
distinctive, 2 storey building, of a contemporary design using extensive area glazing to
its frontage. Other buildings, typically 1 storey are utilitarian storage buildings.

11.14

Overall existing built form represents an uncoordinated set of buildings with a lower
density of development, than elsewhere in the city. This is reflective of the post rail/
industrial development which occurred along the river valley through the late 20th
century. This is now out of keeping in comparison with the emerging regeneration
associated with Bath Riverside and other locations along the river corridor. 50no. semi
mature, deciduous trees, of varied species, are scattered in groups around the site,
with the majority located toward the site boundaries.

11.15

The site is bounded by Lower Bristol Road to the south; Windsor Bridge Road to the
west; the Bath Riverside development area (phase 2) to the north; and a further car
dealership (Allen Ford) to the east. Site boundaries are varied and comprise an open
frontage to the south, with a 2m masonry wall along the western boundary. Northern
and eastern boundaries comprise security fencing.

11.16

The existing groups of semi-mature trees provide local softening to the existing site
and immediate streetscape associated with Lower Bristol Road and Windsor Bridge
Road. All the trees have been planted as part of the site’s post-industrial development.
An arboricultural survey to BS.5837 has been undertaken (Bosky Trees). This has
established that trees are a mix of species including Hornbeam, Silver birch, Cherry,
Alder, Sycamore, London plane, Lime, and Swedish whitebeam. They are mostly
Category C, with a few (8no.) Category B. The trees comprise:
•

A line of deciduous trees along the western and south western corner. These
are mainly growing in a series of confined ‘pockets’ along the boundary wall;

•

A scattered grouping of trees in the main area of car sales towards the south
west of the site; and

•

A line of area of trees delineating, in part, an internal site boundary.

11.17

The eastern third of the site is within the extant outline planning consent for Bath
Western Riverside (planning application ref: 06/01733/EOUT). The consented
development comprises Purpose Built Student Accommodation, within a building
varying in height between 4-5 storeys, and associated areas of external realm and
access.

11.18

The local site context, around the site, south of the river, comprises the various phases
of post-industrial redevelopment of Bath Riverside following the closures of the Dorset
and Midland railway line in the 1960’s and the Stothert & Pitt crane/engineering works
in the 1980’s, as well as more recently the removal of gas holder structures (to the
immediate north of the site). The area has been subject to urban regeneration over the
last 20 years, with a series of development sites being variously consented and/ or
progressed and completed. This development includes:
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•

Bath Western Riverside (Phase 1), to the north east - residential led
regeneration development (varying typically between 3, 4-6 storeys in height,
with taller, riverside elements of 8 storeys, and associated public realm). This
is now completed;

•

Bath Western Riverside (Phase 2), to the north – residential led development,
similar to Phase 1 above. This has a planning consent, however development
has yet to be progressed and the site is mostly empty and derelict;

•

Chivers House, to the north west – residential led development, up to 7
storeys in height. This has a planning consent, however development has yet
to be progressed onsite;

•

Spring Wharf, to the west – mixed use development, up to 6/7 storeys. Phase
1 of this development has been completed;

•

Bath Press site, to the south – mixed use development, between 3-5 storeys.
This has a planning consent, however proposals have yet to be progressed.
The previous buildings have however been demolished (except for the
northern façade) and the site is now awaiting development; and
Bath Western Riverside SPD, Northern neighbourhood area to the north of
the River Avon, between the river and Upper Bristol. This comprises a linear
area of different parcels of land, and land uses, some which are identified for
redevelopment. This includes derelict/ empty land adjacent to Windsor Bridge
Road and the current Civic Waste Management site.

•

11.19

As noted, this urban regeneration, as it progresses is resulting in a change to the local
character around the site, to that of an increased urban density, with generally
increased building heights than have previously existed in the area, with related
changes to local character. This has, however, led to improved sense of place and
urban form in comparison to that of the mid-late 20th century lower density and lowergrade urban land uses.

11.20

The adjacent streetscapes of Lower Bristol Road and Windsor Bridge Road are
themselves also part of the local character. Lower Bristol Road forms one of the main
routes into/out of the city. It has a variable character that relates to the phases of
development and redevelopment and varied land uses. Built form includes larger-scale
buildings of varied uses, as well as 2-storey residential terraces. The streetscape is,
however, typically an enclosed corridor, with occasional breaks between the buildings.
There is some, relatively limited street tree planting which adds to the variety. The site
presents a more open aspect along the local section due to the lower density of
development and land use type.

11.21

Windsor Bridge Road is a key, busy road/ bridge crossing over the River Avon linking
Lower Bristol Road and Upper Bristol Road. It was constructed after the closure and
removal of the railway lines, and is a relatively wide road, which variously
accommodates two lanes of traffic at junctions and to allow right turn lanes. It has a
strong highway engineered, utilitarian character which does not reflect the
streetscapes elsewhere in the area.
Wider Context

11.22

The wider context to the site (all within the WHS) comprises the different urban/
suburban areas to the west of the city centre (see Figure 11.2 in Technical Annex F):
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•

Lower Newbridge - the late Georgian/ Victorian suburb on the lower ground
and rising slopes to the north of the river, and west of Victoria Park. It
generally comprises a mix of residential terraces, with open spaces such as
Locksbrook Cemetery. Its values relate to the designation as part of the Bath
Conservation Area, together with the open spaces and homogeneous
residential development.

•

River valley corridor (west) – further west, beyond Spring Wharf, is a
continuation of the mixed-use development, including regenerated sites in use
as student accommodation. Values relate primarily to the river itself, together
with remnant elements of historic built form

•

Oldfield Park/ Twerton suburb – south of Lower Bristol Road, on lower lying
and rising ground are the residential dominated suburbs of Oldfield Park and
Twerton, characterised by typically 2 storey 19th and early/mid-20th century
terraces. Values relate to the designation as part of the Bath Conservation
Area, together with the open spaces and homogeneous residential
development

•

River valley corridor (east) – east of the site is the low-lying river corridor
which generally comprises the regeneration area of Bath Riverside and
existing retail/ commercial development at the southern western edge of the
city.

11.23

Overall, the landscape character of the site relates to its use as a car dealership. It
presents a somewhat utilitarian area, of a lower value than the wider context to the
west of the city centre, within a wider mixed residential/ commercial area. The site is
within the identified Bath Western Riverside SPD and as such is part of the area which
has been, and continues to be, subject to substantial change. The context comprises
varied and contrasting townscape elements, land uses and character. However, the
key context, informed by the extant planning policy for regeneration, is that provided by
the Bath Riverside development.

11.24

In terms of the WHS OUV, the site is not directly related to specific assets or aspects.
The relationship with the green hillsides around the city is noted. This wider green
setting of the city will be discussed as part of the visual assessment.
Landscape Receptors

11.25

The receptors used in the landscape assessment and the associated baseline value
determined for each are as follows:
•

Wider WHS and associated OUV – Georgian town planning; Georgian
architecture; the green setting of the City in a hollow in the hills and Bath
Conservation Area. Value: High;

•

Lower Newbridge - Local landscape character area (part of B&NES LCA
‘Area 2: Western Park, Sion Hill and Upper Lansdown’). Value: High;

•

River valley corridor (west) – Local landscape character area (part of B&NES
LCA ‘Area 7 – Brassmill Lane, Locksbrook and Western Riverside’). Value:
Medium;

•

Oldfield Park/ Twerton suburb - Local landscape character area (part of
B&NES LCA ‘Area 13 – Oldfield Park and Bear Flat’). Value: Medium/High;
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•

River valley corridor north and east of site – Local landscape character area
(part of B&NES LCA ‘Area 7 – Brassmill Lane, Locksbrook and Western
Riverside’). Value: Medium; and

•

The Application Site. Value: Negligible, informed by extant consent for PBSA
on part of the site. The local value of existing trees is noted.

Baseline Conditions – Visual
11.26

A comprehensive approach to establishing the visual baseline and identifying
receptors and viewpoints was undertaken. This takes into account the considerable
number of potential receptors and viewpoints, establishing values attached to such
views, and assigning susceptibility to change and judging overall sensitivity to the
same. Viewpoints selected were either representative of the type and nature of views
available or specific in terms of noted landmarks or views. Further information/
guidance is provided in Appendix F.1 and GLVIA 3rd Edition, section 6. The process
has considered:
•

The areas from which the development may be visible – including use of Zone
of Theoretical Visibility (ZTV), prepared using Digital Terrain Modelling
(DTM)– shown on Figure 11.3 (Annex F.4), with subsequent ‘ground
truthing’;

•

Bath WHS Setting study SPD and identified views (WHS Setting SPD
Appendices 3 and 4);

•

Visual setting of Listed Buildings/structures, including views to/from them;

•

The different groups of people who may experience the views; and

•

The range viewpoints which may be affected by the proposals.

11.27

Due to the project programme the LVIA and representative viewpoint photography was
undertaken during the ‘summer’ months. However, as per best practice, the impact
assessment has been based on the ‘worst case’ for visual effects, which will occur
during the ‘winter’ months, when views will be more open and the visual effect
greatest. Comment is then made on the effect during summer when filtering by
vegetation is at its greatest and views are at their most enclosed

11.28

Due to the urban location and the extensive number of views available, the viewpoint
appraisals provide a key overview of the views available from within the study area,
with assessment of representative viewpoints, within these zones included in
Appendix F.3. All viewpoints referred to are illustrated in Appendix F.5 onwards. This
approach is considered appropriate and proportionate for a site within a city location
with such a wide range and number of viewpoints available.

11.29

The value of views of, towards and across the site is influenced by the following
factors:
•

The WHS designation, which includes the noted OUV criteria of the visual
relationship between the city and the hills/ green setting, including the river
corridor;

•

Views to/from key buildings, including Listed structures and other specific
locations, which relate to part of the WHS designation;

•

Key noted views overlooking the city, including from noted landmark locations
as identified in the WHS Setting SPD; and
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•

Views along ‘principal historic roads’ (Map 13 Bath WHS Setting SPD), e.g.
Lower Bristol Road.

11.30

Site visibility from around the city is strongly influenced by a combination of the low
elevation, valley floor location of the Site, as well as intervening built form and, in
places, considerable local vegetation. As such, views of the site are substantially
restricted from many parts of the city, both at a lower elevation and, in some locations,
at a distance.

11.31

Within the wider context, views tend to become more distant from rising ground and
elevated views from around the city. In such views, the existing Site, when visible/ or
perceptible, is set within the diverse visual context of the river valley corridor west of
the city centre. With increasing distance, the site becomes a less distinctive part of the
broad panoramas across the city, and with its low-lying position is set well down in
available views. Overall, the current visual effect of the site relates to views from the
following general locations and geographic areas:
•

Adjacent (Lower Bristol Road, Windsor Bridge Road and Brook Road),
including associated residential areas;

•

Newbridge, comprising the lower lying and rising residential area north of the
river;

•

Sion Hill, comprising the rising ground to the north/ north east of the site;

•

Penn Hill/ Dean Hill, elevated land to the north west;

•

Lansdown, elevated land to the north;

•

Bathwick Hill/ Claverton Down, elevated land to the east;

•

Odd Down, elevated land to the south; and

•

Twerton/ Southdown, elevated ground to the south west.

Proposed Representative Viewpoints (see Appendix F.5)
11.32

The following is a list of proposed representative viewpoints for use in the assessment,
which have been agreed with B&NES Landscape officer. They provide for a range of
locations, including from local streets, and key noted elevated positions (WHS Setting
SPD) in the city, such that effects upon long distance views can be considered.
Local Views
•

V1. Lower Bristol Road (Roseberry Place), west of site

•

V2. Lower Bristol Road (near Vernon Park), west of site

•

V3. Lower Bristol Road (near Dorset Street), east of site

•

V4. Lower Bristol Road, Brook (Pinesway) east of site

•

V5. Brook Road, south west of site

•

V6. Windsor Bridge Road, north of site

•

V7. Newbridge Hill (A431), elevated view
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More Distant, Elevated Views
•

V8. Sion Hill (representative of mid elevated views from north/ north east part
of city) - view from Approach Golf Course,

•

V9. Dean Hill/ Penn Hill, Cotswold Way (representative of the elevated views
available from NW of site (including Kelston Round Hill, Prospect Stile etc),
whilst being as close to site as possible.)

•

V10. Lansdown, north of Primrose Community Woodland (representative of
elevated views from open landscape north of city and AONB)

•

V11. Sham Castle (landmark view from east of city, and Area of Outstanding
Natural Beauty)

•

V12. Bathwick Meadows (representative of mid elevated views from east part
of city and Area of Outstanding Natural Beauty)

•

V13. Cotswold View, Odd Down (representative of elevated views from south
part of city)

•

V14. Bath City Farm, Kelston View (representative of elevated views from
south west part of city, and closer to site that Twerton Round Hill)

Baseline View Descriptions
11.33

11.34

Lower Bristol Road and environs west of the site; viewing distance 0m – 250m; see
viewpoints 1 and 2, along Lower Bristol Road:
•

Receptors: Pedestrians/ road users/ residents.

•

Value and references: High – WHS criteria (views of eastern hillsides); low –
modest urban streetscape/ commercial development.

•

Nature of views: Transitory and sequential, permanent from residential;
framed corridor views along road, with varied building types, ages, street
frontages and building setbacks, at times discordant. Recent regeneration of
sites along north side of road has provided increased visual enclosure and
building massing. Some street trees/ vegetation provides local visual
softening. Framed views of the eastern green hillside.

•

Visual relationship with site: The southern edge/ part of the site, including the
existing trees, is variously visible in the framed views, with intervening built
form concealing much of the site. On approaching the junction with Windsor
Bridge Road, more open views of the site, seen in the foreground, become
available, with partial views beyond to BWR and the city beyond. The site,
presents in part a gap and contrast in the local streetscape, whilst providing a
more open aspect, with the existing trees providing a local feature. In such
views, the site is a neutral element.

•

Seasonal effects: Some limited increased local concealment in summer.

Lower Bristol Road and environs east of the site; viewing distance 0m – 500m; see
viewpoint 3. Lower Bristol Road (at Dorset Close), and viewpoint 4. Lower Bristol Road
(at Pinesway):
•

Receptors: Pedestrians/ road users/ residential.
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11.35

11.36

•

Value and references: Low/Medium – urban streetscape/ commercial
development, Bath Press retained/ remnant façade and Victoria Terrace a
notable local feature. Limited glimpsed views north to green hillsides.

•

Nature of views: Transitory and sequential, permanent from residential;
framed corridor views along road, with varied building types, ages, street
frontages and building setbacks. Some street trees/ vegetation providing local
visual softening. Framed views of the eastern green hillside.

•

Visual relationship with site: The southern edge/ part of the site, including the
existing trees, is variously visible in the framed views, with intervening built
form concealing the northern parts of the site. On approaching and alongside
the site there is a more open aspect with partial and varying views to the north
including to and beyond BWR development and rising ground up to the
Lansdown Ridge. The site, again presents in part a gap and contrast in the
local streetscape, whilst providing a more open aspect to the streetscape,
with the existing trees providing a local feature. In such views the site is a
neutral or detracting element.

•

Seasonal effects: Some limited increased local concealment in summer.

Brook Road and environs south of the site; viewing distance 0m – 300m; see viewpoint
5. Brook Road:
•

Receptors: Pedestrians/ road users/ residential.

•

Value and references: Low/Medium – urban streetscape/ commercial
development; High – views of green hillside to north.

•

Nature of views: Transitory and sequential, permanent from residential;
framed corridor views along road, with varied building types, street frontages
and building setbacks. Bath Press redevelopment site is notable element in
local views. Partial, glimpsed views of the Spring Wharf development, which
is locally prominent. Some slightly elevated views are available from rising
ground to the south. Some street trees/ vegetation providing local visual
softening. Framed views of the northern green hillside of Lansdown, and
northern edge of the city.

•

Visual relationship with site: The western part of the site, including the
existing trees along Windsor Bridge Road, is visible in the foreground with an
open aspect. Intervening built form conceals much of the site in views from
further south. On approaching the Lower Bristol Road there is a more open
aspect with site in the foreground. The site, again, presents in part a gap and
contrast in the local streetscape, with the existing trees providing a local
feature. In such views the site is a neutral or detracting element.

•

Seasonal effects: Some limited increased local concealment in summer.

Windsor Bridge Road north of the site; viewing distance 0m – 500m; see viewpoint 6.
Windsor Bridge Road:
•

Receptors: Pedestrians/ road users/ residential.

•

Value and references: Low/Medium – urban streetscape/ commercial
development; High – views of green hillside to south.

•

Nature of views: Transitory and sequential, permanent from residential;
generally more open, panoramic views over the bridge. Partial, glimpsed
views of the Spring Wharf development, which is locally prominent. Riverside
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trees and vegetation on either side of the bridge provide considerable
softening of views. Varying views available of the southern hillsides (Odd
Down, South Down) in the distance.

11.37

11.38

•

Visual relationship with site: Views tend to be over and across the site, with
the of the site and its existing buildings concealed by intervening landform
and vegetation. The western part of the site, including the existing trees along
Windsor Bridge Road, becomes visible on approaching the Lower Bristol
Road junction. The site is perceived in part as a gap site and contrasting with
recent regeneration of Spring Wharf to the west of the road. In such views the
site is a neutral or detracting element.

•

Seasonal effects: Some increased local concealment in summer.

Newbridge, comprising the lower lying and rising residential area north of the river
north of the site; viewing distance 500–1000m; see viewpoint 7. Newbridge Hill:
•

Receptors: Pedestrians/ road users/ residential.

•

Value and references: Low/Medium – urban streetscape; High – views of
green hillside to south/ south east.

•

Nature of views: Transitory and sequential, permanent from residential; often
enclosed corridor views along streets, with occasionally more open views,
including from rising ground. Limited, partial, glimpsed views of the upper/
taller parts of Spring Wharf development are occasionally available. Varying
views available of the green hillsides (including Beechen Cliff, Odd Down and
South Down) in the distance.

•

Visual relationship with site: Views of and toward the site are limited, often
restricted by intervening built from. Those available tend to be over and
across the site towards the green hillsides. In such views the site is a neutral
element.

•

Seasonal effects: Some increased local concealment in summer.

Sion Hill and environs, comprising the rising ground to the north/ north east of the site.
Viewing distance varying approximately 1000m – 2500m; see viewpoint 8. Sion Hill
(view from Approach Golf Course):
•

Receptors: Road users, pedestrians, residents.

•

Value and references: High – WHS landmark views; noted views of
hillsides/green setting; Conservation Area; Cotswold Way.

•

Nature of views: Urban/ urban parkland – Enclosed streetscapes and framed
views, with panoramas southwards with increasing elevation, especially from
open spaces. Substantial vegetation on lower slopes associated with Victoria
Park. Views across/over western parts of the city and to Beechen Cliff and the
southern slopes of Oldfield Park and Twerton and up to the skyline of Odd
Down and Southdown.

•

Visual relationship with site: Site variously in part seen, often concealed by
intervening vegetation (such as from Royal Victoria Park) and/ or built form.
When visible, in mid – far distance, the open aspect of the site is barely or
partially perceptible set down on valley floor, as part of varied urban context. It
forms a neutral element in the views and seen, as a contrast to recent
development along the valley/ river corridor.

•

Seasonal effects: Increased concealment in summer due to vegetation cover.
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11.39

11.40

11.41

Penn Hill/ Dean Hill, elevated land to the north west; Viewing distance varying
approximately 2000m – 4500m; see viewpoint V9. Penn Hill:
•

Receptors: Road users, pedestrians, residents.

•

Value and references: High – WHS landmark views; noted views of
hillsides/green setting; AONB; Cotswold Way.

•

Nature of views: Urban edge and rural panoramas across the city eastwards
and southwards with increasing elevation, especially from open land.
Substantial vegetation on lower slopes of Penn Hill. Views across/over the
city toward Claverton Down, Beechen Cliff and the southern slopes of Oldfield
Park and Twerton and up to the skyline of Odd Down and Southdown.

•

Visual relationship with site: The site is not generally perceptible due to
distance from site and the limited height of existing built form onsite, extent of
intervening offsite vegetation and location set down in valley townscape.

•

Seasonal effects: Increased concealment in summer due to vegetation cover.

Lansdown, elevated land to the north; Viewing distance; varying approx. 1500m 2500m; see viewpoint V.10 Lansdown:
•

Receptors: Road users, Pedestrians, Residents.

•

Value and references: High – Historic; WHS criteria (views to city centre and
of hillsides); Landmark views; AONB; Conservation Area; National Trust land.

•

Nature of views: Urban/rural edge - elevated, framed and panoramic views.
Transient, glimpsed and sequential views southwards across western part of
the city and beyond to southern hillsides.

•

Visual relationship with site: The site is not generally perceptible due to;
distance from site and the limited height of existing built form onsite; extent of
intervening offsite vegetation and location set down in valley townscape.

•

Seasonal effects: Locally restricted views/increased concealment in summer
due to local vegetation cover.

Bathwick Hill/Claverton Down, elevated land to the east; Viewing distance; varying
approx. 2500m - 3500m; see viewpoints V.11 Sham Castle and V12. Bathwick
Meadows:
•

Receptors: Road users, Pedestrians, Residents.

•

Value and references: High – Historic; WHS criteria (views to city centre and
of hillsides); Landmark views; AONB; Conservation Area; National Trust land.

•

Nature of views:
Suburban/urban/rural edge - elevated, framed and
panoramic views. Transient, glimpsed and sequential views west towards and
across city centre, Bath Riverside and beyond to enclosing hillsides.

•

Visual relationship with site: The site is not generally perceptible due to
distance from site and the limited height of existing built form onsite, extent of
intervening offsite vegetation and location set down in valley townscape.

•

Seasonal effects: Locally restricted views/increased concealment in summer
due to local vegetation cover.
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11.42

11.43

Odd Down and environs, elevated land to the south; varying approx. 1000m - 2500m;
see viewpoint V.13 Corston View, Odd Down:
•

Receptors: Pedestrians; residents.

•

Value and references: High – Historic; WHS criteria (views to city centre and
hillsides); Views to Listed buildings; noted historic views.

•

Nature of views: Suburban/urban and urban parks – elevated, glimpsed and
often panoramic views. Transient and sequential north and north westwards
across western part of city to south facing slopes up to Lansdown.

•

Visual relationship with site: In available views, the site, set down in valley
townscape, is often not generally perceptible, seen in the mid – far distance
as part of the varied urban form along the riverside. The new Bath Riverside
development is a key element of such views. Due to the extent of vegetation
on the slopes of Beechen Cliff, views of the site from this area including from
Alexandra Park are very limited.

•

Seasonal effects: Limited seasonal effects, although some increased local
concealment in summer, especially within Alexandra Park.

Twerton/Southdown, elevated ground to the south west; varying approx. 1500m 2500m; see viewpoint 14. Kelston View:
•

Receptors: Pedestrians; residents.

•

Value and references: High – Historic; WHS criteria (views to city centre and
hillsides); Views to Listed buildings; noted historic views.

•

Nature of views: Suburban/urban - elevated and generally panoramic views.
Transient and sequential views eastwards towards and across city centre to
distant hillsides of Lansdown, Bathampton Down and Claverton Down. Bath
Riverside and Spring Wharf are clearly visible as notable elements of
regeneration within the valley floor.

•

Visual relationship with site: The site, set down in valley townscape, is seen
in the distance, although not generally perceptible or distinguishable as an
element of varied urban form with the city centre beyond.

•

Seasonal effects: Limited seasonal effects, although some increased local
concealment in summer.

Proposed Development and Incorporated Mitigation
11.44

The proposed development is described in Chapter 5, with further detail provided in
the Design and Access Statement. Table 11.2 below provides information on the
heights of existing development (as built and consented but not built) in the immediate
vicinity of the site, which has been used within this assessment.
Table 11.2: Heights of Existing/Consented Development
Existing built
development
Bath Western
Riverside north
and north east of
Site;
Residential

Max. number of
Ground level Max height m AOD
stories
(m AOD)
Varying 3 - 6
6 storeys – 39.50
storeys, with
landmark riverside
buildings at 8
storeys
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Spring Wharf to
west
Residential
Consented but
not built
Chivers House
Bath Riverside
(Phase 2) to
west
PBSA (within
BWR outline
consent) on
eastern part of
the Site
Bath Press

Varied up to 6
storeys
Max. number of
stories
Up to 7 storeys
Varied storey
heights, with
landmark riverside
buildings at 8
storeys
5 storeys

Up to 5 storeys

18.22

40.32

Ground level Max height m AOD
(m AOD)
19.05
39.61 – 42.67
Typically 6 storeys up to circa 39.50

19.5

38.3m

19.74

Approx. 35.99

Design and Mitigation
11.45

Mitigation has been incorporated into the design of the development, in so far as is
practicable within its key parameters of the project, to avoid or minimise adverse
landscape and visual impacts and to maximise enhancements and its integration with
the local area and wider city. Consultation and design iteration have been an
important part of this process. The proposals have been subject to two. design review
panel sessions and pre-application consultations. The scheme design has been
modified in response to this consultation. Information on these changes is set out in
the Design and Access Statement.

11.46

Relevant aspects of the design may be summarized as follows:
•

Relevant planning policies/ documents, including with respect to the expected
regeneration of the site, as part of the overall BWR have been carefully
reviewed.

•

Consented and committed development schemes in the immediate vicinity of
the site (see above table) have informed the proposals. This includes with
respect to the extant consent on site for the PBSA.

•

The local and wider site context, including with respect to heritage, has been
appraised with respect to building forms.

•

The proposals have followed good urban design principles, with respect to
active frontages as well as access and circulation, to provide a positive
streetscape frontage.

•

Overall massing of built form has been disaggregated into separate and
varied blocks to provide variety and interest as well as responding to context.

•

Building heights have been varied, with use of building set-backs along Lower
Bristol Road. The taller elements of the scheme have been positioned at the
northern part of the site.

•

Architectural design has referenced industrial building forms/ types as a
response to site’s heritage, with use of pitched roof forms to provide visual
disaggregation.
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•

Materials propose a careful selection of brick and profiled metal cladding, with
suitable texture and colours.

•

Existing trees have been retained as far as possible, including those on the
corner of Lower Bristol Road/ Windsor Bridge Road, to provide a softening
element, with tree replacements proposed.

Landscape Impact Assessment
11.47

Further information and guidance on the impact assessment process is provided in
Appendix F.1 and GLVIA 3rd Edition, Section 5. A summary assessment table is
provided in Appendix F.3.
Construction Effects

11.48

The construction period of approximately 2-4 years is expected to start in 2021. Given
the site’s location within an urban setting, where construction activities are an
established and familiar activity, no specific mitigation, in relation to landscape and
visual matters, is proposed. Standard practices undertaken by a considerate contractor
such as site hoardings, maintaining a clean and tidy site and those associated with
works adjacent to rivers and/ or public open space are assumed to be used.
Susceptibility and Sensitivity

11.49

Susceptibility is generally judged to be low given the current use and conditions of the
site and established policies for redevelopment and regeneration of the site. The
sensitivity of the landscape receptors is low given the moderating factors of temporary
duration, urban location and context of other development activities.
Description of Effects

11.50

Landscape effects during the construction period will relate to the following activities:
•

Building demolitions (existing car showroom and other buildings);

•

Tree removals, protection and site excavations;

•

Site enabling works;

•

Construction of the proposed buildings and external works;

•

Associated construction activities associated with site compounds and
development areas for each phase as required, including vehicle movements
to, from and within the site.

Nature of Effects
11.51

The construction effects will:
•

Be similar to those which occur in Bath on a regular basis, including those
being undertaken across BWR and elsewhere such as Bath Quays.

•

Directly affect the site. They will comprise a series of temporary activities and
elements of varying duration and location, depending on the phasing, over the
construction period. The works, including the demolitions and tree removal
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will temporarily increase the openness of the site. There will be no direct
effect on the wider area of the city or on other landscape receptors.
•

Indirectly affect the areas adjacent to the site, as their local setting will be a
construction site.

Magnitude of Impact
11.52

The overall impact is considered to be medium/high, due the scale and duration of the
works. Such impacts will vary during the course of the construction period, depending
on the type and location of works being undertaken. Typically, they will be lower at the
outset of any phase of development and increase during the construction phase before
tailing off.
Predicted Level and Significance of Effect

11.53

This is judged to be up to moderate (adverse) across the site. However, the limited
sensitivity of the site and existing townscape, together with the temporary nature of the
work, with construction activities as an ongoing activity across the city, suggests that
the effect would not be significant.
Operational Effects

11.54

The proposed development will result in the comprehensive redevelopment and
regeneration of the site, comprising new buildings and areas of public and private
realm/landscape. The buildings will be of varying heights, but of substantially greater
scale than the existing buildings. In the wider context, the development will relate to
the ongoing effects of the phased regeneration that has progressed across BWR and
adjacent areas, which will increase the scale of urban form in the immediate vicinity,
especially along local streets and within adjacent character areas. The proposals will
increase and enhance streetscape frontages to Lower Bristol Road and Windsor
Bridge Road, and provide a new link to/ from BWR Phase 2. All impacts will be
permanent. The effects on landscape receptors are set out below.

11.55

City of Bath WHS as a whole (see below for visual impact assessment on views re.
WHS):
•

Susceptibility to change: Medium/low; due to the previously developed nature
of the site; noted redevelopment site; utilitarian condition; limited geographical
extent within the overall city.

•

Sensitivity: Medium (due to the high value of the WHS, moderated by the
medium/low susceptibility to change).

•

Description of change: As above.

•

Nature of effect: Redevelopment/ regeneration of part of the receptor. This will
relate to direct effects to a limited area (i.e. the site) within the overall WHS.
There will be no direct effects associated with landscape-related elements of
the OUVs (i.e. the green setting of the city), and the site is set within an area
where the proposed changes are an established feature of the landscape.

•

Magnitude of effect: Low/ negligible; the proposed development will have a
very local effect with respect to the overall geographical extent of the city and
the WHS.

•

Level and significance of effect: Slight (beneficial); judgement due to effect of
positive regeneration with a high-quality development. Slight (adverse) due
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the increased scale and height of development within context of planning
policy and character. Not significant.
11.56

11.57

11.58

Lower Newbridge and environs:
•

Susceptibility to change: Low; due to the redevelopment context to its
southern edge associated with BWR as a whole; and limited geographical
relationship with the Site.

•

Sensitivity: Medium/ low

•

Description of change: Increased extent and height of new built form and
regeneration/ redevelopment of part of the setting to the character area south
of the river.

•

Nature of effect: Will relate to indirect effects to a limited part of setting;
increase in scale of development within the setting; very limited change to
overall character.

•

Magnitude of effect: Low/ negligible; the proposed development, will have a
very limited effect as a part of the ongoing regeneration of the BWR and
associated area.

•

Level and significance of effect: Slight (beneficial); judgement due to effect of
positive regeneration to part of setting. Slight (adverse); judgement due to
effect of increased scale of built form in part of setting. Not significant.

River valley corridor (west of site):
•

Susceptibility to change: Low; due to the extant urban form and varied
character; noted redevelopment and regeneration within the area.

•

Sensitivity: Low.

•

Description of change: Increased extent and height of new built form and
positive regeneration/ redevelopment of part of the setting to the immediate
east of Windsor Bridge Road.

•

Nature of effect: Will relate to indirect effects to a limited part of setting;
increase in scale of development within the setting; very limited change to
overall character.

•

Magnitude of effect: Low/ negligible; the proposed development, will have a
very limited effect on the setting.

•

Level and significance of effect: Slight (beneficial)/ negligible; judgement due
to effect of positive regeneration to part of setting. Slight (adverse)/ negligible;
judgement due to effect of increased scale of built form.

Oldfield Park/Twerton:
•

Susceptibility to change: Medium/ low; considering the homogeneity of the
character of the receptor and informed by the redevelopment context to its
north associated with BWR as a whole. Also noting that Bath Press site
provides, in part, a transition between Site and receptor.

•

Sensitivity: Medium

•

Description of change: Increased extent and height of new built form and
regeneration/ redevelopment of part of the setting to the north of the character
area.
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11.59

11.60

•

Nature of effect: Will relate generally to indirect effects to a limited part of
setting; increase in scale of development within the setting, with Bath Press
site as a buffer, limiting effects; very limited change to overall character.

•

Magnitude of effect: Low; the proposed development, will have a very limited
effect as a part of the ongoing regeneration of the BWR and associated area.

•

Level and significance of effect: Slight (beneficial); judgement due to effect of
positive regeneration to part of setting. Slight (adverse); judgement due to
effect of increased scale of built form in part of setting. Not significant

River valley corridor (north and east of site):
•

Susceptibility to change: Low/ negligible; due to the extant urban form,
consented development; and noted redevelopment and regeneration of the
area.

•

Sensitivity: Low.

•

Description of change: Increased extent and height of new built form and
positive regeneration/ redevelopment of part of the setting to the immediate
south.

•

Nature of effect: Will relate to indirect effects to a limited part of setting;
increase in scale of development within the setting; very limited change to
overall character.

•

Magnitude of effect: Low/medium; the proposed development, will increase
the extent of regeneration in the local/ immediate context to its south, noting
that there is an established policy context for this change to occur.

•

Level and significance of effect: Slight (beneficial); judgement due to effect of
positive regeneration to part of setting. Slight (adverse); judgement due to
effect of increased scale of built form, from that set within established SPD
parameters. Not significant.

Application site:
•

Susceptibility to change: Low; due to the generally utilitarian condition,
previously developed character; very limited contribution of existing built form
to local character; noted redevelopment Site.

•

Sensitivity: Negligible/ low.

•

Description of change: Comprehensive regeneration/ redevelopment of highquality development, with increased height and density. Tree retention on
south western edge of site.

•

Nature of effect: Will relate to direct effects to the overall Site with effects
associated with positive regeneration; increase in mass/ height of built form,
with change to streetscape frontages and increased street enclosure.

•

Magnitude of effect: High; total change to the character of the Site, and
character of local section of Lower Bristol Road.

•

Level and significance of effect: Moderate beneficial - judgement due to effect
of positive regeneration; Moderate adverse – increase extent of built form.
Not significant.
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Conclusion – Landscape Effects
11.61

The proposed development is judged to be in accordance with the planning policy
framework with respect to landscape matters, with the design relating to the local
landscape context. Whilst the maximum heights of the proposed buildings are greater
than stated in the SPD, mitigation has been incorporated into their design.

11.62

Whilst the site is located within the Bath WHS, there are no direct landscape impacts
on matters relating to the WHS Outstanding Universal Values (OUVs). Indirect effects
relate to the changes in a small part of the wider planned regeneration to the west of
the city centre. The effects of this are judged to be very limited.

11.63

There will be varied localised adverse indirect effects on the edges of the adjacent
local character areas, including Oldfield Park/Twerton, associated with the increased
height, scale and massing of the new built form. The overall landscape effects include
beneficial effects varying between slight and moderate, and adverse effects varying
between slight and moderate.

11.64

The landscape effects are judged as not significant on the basis that the proposals
reference the overall intent for regeneration of the site as part of the BWR area and
incorporate design mitigation that have minimised adverse effects and would integrate
with and enhance local character.

Visual Impact Assessment
11.65

11.66

11.67

Further information/ guidance on the impact assessment process is provided in
Appendix F.1 and GLVIA 3rd Edition Section 6. In terms of specific receptors and their
susceptibility to the proposed change, general guidance is that this will be:
•

Higher for residents at home; people whose attention is likely to be focused
on the landscape or particular views, including from heritage assets where
views are important and communities where the views of the landscape
setting are important.

•

Lower where the views are not the focus of the activity.

On this basis, due to the location (WHS where views to/ from the green setting are a
key element of the designation), the great majority of receptors might all be considered
to have a high susceptibility to change. However, in this instance sensitivity is
moderated from many viewpoints because:
•

Construction is a recurrent activity in the city.

•

Location within an area identified for redevelopment/regeneration and already
undergoing change (Bath Western Riverside).

•

The eastern part of the site already benefits from outline consent (PBSA).

•

Views from increasing distance, at elevation, are across a varied townscape,
within which the site is one, often minor component.

The susceptibility of the visual receptors has been categorised as follows:
•

Residents at home - medium;

•

Road users - low;

•

Boat users – medium;
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•

Pedestrians – medium.

Construction Effects
11.68

The construction effects on visual receptors are assessed as follows:
•

Susceptibility to change: Low; whilst noting the site’s location within the WHS
and the proximity of residential properties, susceptibility to the construction
works is substantially moderated due to the context within an area identified
for redevelopment.

•

Sensitivity: Low.

•

Description of change: The construction works will be most apparent in the
local views from along Lower Bristol Road and Windsor Bridge Road and from
locally elevated views to the south (Oldfield Park/ Twerton). The works will be
similar to those which are currently ongoing in Bath such as Bath Quays, and
have been ongoing across BWR and elsewhere along the river valley. With
increasing distance, in views from around the city and at elevation, the
construction activity will, from many locations, be substantially concealed by
intervening built form and vegetation. Distant elevated locations from around
the city have panoramic views where the construction activities will be seen in
the context of the wider city.

•

Nature of effect: The visual effect during construction will relate to the
temporary nature of varying short-term activities associated with the
demolition of buildings and varying construction activities across the site,
including use of cranes.

•

Seasonal effects: Limited effect of vegetation in local views; some
filtering/concealment of construction activities, especially in wider views.

•

Magnitude of effect: varying during construction between Low - High; the
scale of change will variously relate to whole site or parts of it, and will be
seen in the context of other nearby development.
Level and significance of effect: Varying during construction Slight - Moderate
(adverse). Not significant, due to overall temporary nature and extent of
effects, in the context of an urban location, where such activities can be
expected.

•

Operational Effects
11.69

The main aspects of the visual impact of the completed development are summarized
below. Verified view montages (VVM) of the proposals with respect to each
representative viewpoint are provided in Appendix F.5.
•

The proposed development will result in new high-quality buildings being
variously visible in place of the existing car retail/ showroom buildings and
external realm.

•

The proposed development will present a visually positive, regenerated site.

•

The buildings will be of a greater mass, height and scale and will be more
prominent than the existing built form.

•

The proposals will present a more active and positive streetscape frontage
than at present.

•

The development will often be seen, in the context, and as a continuation, of
the regeneration within BWR and along the river valley/ corridor
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•
11.70

11.71

All impacts associated with the built form are permanent and judged as long
term.

Lower Bristol Road corridor and environs (west of site);
•

Susceptibility to change: Medium; whilst noting the WHS location, historic
route and range of receptor types, including residential properties,
susceptibility is moderated due to the context within an area identified for
redevelopment.

•

Sensitivity: Varying medium – medium/ high - balancing the value of views,
experienced by receptors, with the susceptibility to change due to the site
position within the BWR regeneration area and the changing context.

•

Description of change: In views along the road corridor from the west the
southern edge of the site and new buildings will be prominent, as a result of
the height and scale of built form, seen as part of new streetscape.

•

Nature of effect: The proposals will increase the visual enclosure along the
road and provide a positive street frontage. In these local sequential views,
the development will be seen, in the context, and as a continuation, of the
regeneration associated with other development such as Spring Wharf. There
will be an intensification and increase in scale and height of built form and
active frontage use. Existing views over the site of green hillside to the east
will be blocked, with the remaining element framed by development.

•

Seasonal effects: Some limited local filtering of views in summer.

•

Magnitude of effect: This will vary between Medium – High on approach to the
site, depending on the sequential nature and angle of the view.

•

Level and significance of effect: Moderate (beneficial) relating to the positive
proposals and regeneration. Slight/Moderate – Moderate (adverse)
associated with the increase in scale and height specifically in local views.
Not significant - whilst the changes in some local views will be considerable
and the buildings prominent the level of effect is balanced with the policy
context for regeneration.

Lower Bristol Road corridor and environs (east of site):
•

Susceptibility to change: Medium; whilst noting the WHS location, historic
route and range of receptor types, including residential properties,
susceptibility is moderated due to the context within an area identified for
redevelopment, and the extant planning consent on the eastern part of the
Site.

•

Sensitivity: Varying medium – medium/ high - balancing the value of views,
experienced by receptors, with the susceptibility to change due to the site
position within the BWR regeneration area and the changing context.

•

Description of change: In views along the road corridor from the east the
southern edge of the site and new buildings, on account of their height and
mass, will be prominent, on the approach. The upper parts of Building 3 will
likely be partially visible, in some views, above intervening built from. The
development will be seen as part of new streetscape character along this
local section of the road.

•

Nature of effect: The proposals will increase the visual enclosure along the
road and provide a positive street frontage. In these local sequential views,
the development will be seen in the context of other regeneration, including
Bath Press to the south and Spring Wharf beyond to the west. There will be
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an intensification and increase in scale and height of built form and an active
frontage. Existing available views over the site of green hillsides to the north
(Lansdown) will generally be blocked, with glimpses provided in between the
new buildings.

11.72

11.73

•

Seasonal effects: Very limited local filtering of views in summer.

•

Magnitude of effect: This will vary between Medium – High on approach to the
site, depending on the sequential nature and angle of the view.

•

Level and significance of effect: Moderate (beneficial) relating to the positive
proposals and regeneration. Slight/Moderate – Moderate (adverse)
associated with the increase in scale and height specifically in local views.
Not significant - whilst the changes in some local views will be considerable
and the buildings prominent the level of effect is balanced with the policy
context for regeneration.

Brook Road and environs, comprising low-lying and locally elevated locations south of
the site, generally within the residential areas of Oldfield Park/Twerton:
•

Susceptibility to change: Medium; whilst noting the WHS location and range
of receptor types, including residential properties, susceptibility is moderated
due to the context of an area identified for redevelopment.

•

Sensitivity: Varying medium – medium/ high - balancing the value of views,
experienced by receptors, with the susceptibility to change due to the site
position within the BWR regeneration area and the changing context.

•

Description of change: In views along the road corridor from the western and
south western edge of the site and new buildings, on account of their height
and mass, will be prominent. In some views intervening built from will provide
local concealment. The development will be seen as part of new streetscape
character associated with Windsor Bridge Road and Lower Bristol Road.

•

Nature of effect: The proposals will increase the local visual enclosure and
provide positive street frontages. In these local sequential views, the
development will be seen in the context of other regeneration, including Bath
Press to the east and Spring Wharf to the north west. There will be an
intensification and increase in scale and height of built form and an active
frontage. Existing available views over the site of green hillsides to the north
(Lansdown) will be blocked, with the view remaining along Windsor Bridge
framed by development.

•

Seasonal effects: Very limited local filtering of views in summer.

•

Magnitude of effect: This will vary between Medium – High on approach to the
site, depending on the sequential nature and angle of the view.

•

Level and significance of effect: Moderate (beneficial) relating to the positive
proposals and regeneration. Slight/Moderate – Moderate (adverse)
associated with the increase in scale and height specifically in local views.
Not significant - whilst the changes in some local views will be considerable
and the buildings prominent the level of effect is balanced with the policy
context for regeneration.

Windsor Bridge Road and environs, comprising low-lying locations north of the site,
including the river corridor:
•

Susceptibility to change: Low - medium; whilst noting the WHS location,
Conservation area (from some locations) and range of receptor types,
including residential properties, susceptibility is moderated due to the
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identification for redevelopment and the general context of regeneration to the
south of the river.

11.74

•

Sensitivity: Varying Low – Medium; balancing the value of views, experienced
by receptors, with the susceptibility to change due to the site position within
the BWR regeneration area and the changing context.

•

Description of change: In such local views from the north of the site the upper
parts of proposed Buildings 1 and 2 will, on account of their height and mass,
be prominent, and locally dominant, seen above existing vegetation. The
development will be seen as part of new streetscape character associated
with Windsor Bridge Road.

•

Nature of effect: The proposals will increase the local visual enclosure and
provide a positive street frontage to Windsor Bridge Road. In these local
sequential views, the development will be seen in the context of other
regeneration, including Spring Wharf to the west. There will be an
intensification and increase in scale and height of built form and an active
frontage. Existing available views over the site of green hillsides to the south
(Odd Down) will be blocked, with the view remaining along Windsor Bridge
framed by development.

•

Seasonal effects: Some local filtering of views in summer.

•

Magnitude of effect: This will vary between Medium – High on approach to the
site, depending on the sequential nature and angle of the view.

•

Level and significance of effect: Moderate (beneficial) relating to the positive
proposals and regeneration. Slight/Moderate – Moderate (adverse)
associated with the increase in scale and height specifically in local views.
Not significant - whilst the changes in some local views will be considerable
and the buildings prominent the level of effect is balanced with the policy
context for regeneration.

Newbridge Hill/lower elevated slopes north west of site, comprising mid-elevated
locations at Newbridge, Weston Park and Locksbrook Cemetery:
•

Susceptibility to change:
Medium; whilst noting the WHS location,
Conservation Area and range of receptor types, including residential
properties, susceptibility is moderated due to the nature of the varied urban
context seen across the city and distance from the site.

•

Sensitivity: Medium; balancing the value of views, experienced by receptors,
and distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening built form the city and
vegetation, especially that associated with Locksbrook Cemetery. When
visible the upper parts of the taller elements of Buildings 1 and 2 will be seen
above the roofline as an additional element of built form, seen against the
lower slopes of Beechen Cliff.

•

Nature of effect: The effects will be sequential along roads and footpaths, and
static from residential. The positive regeneration of the site will not be
perceptible due to the distance. The increase in scale and height of new built
form on the site will be a limited element of the view and the overall, character
of the views as panoramas across the western part of the city toward
Beechen Cliff and Claverton Down beyond will not be materially affected.

•

Seasonal effects: Some filtering of views, especially relating to vegetation in
Locksbrook Cemetery.
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11.75

11.76

•

Magnitude of effect: Low/Medium; due to the combination of the distance of
view, the extent of intervening built form and limited extent of the built form
seen within an urban area.

•

Level and significance of effect: Slight/Moderate (adverse) associated with the
increase in scale and height of built form, seen against distant green hillside.
Not significant.

Lower/mid elevated slopes north-east of site, including Sion Hill and Victoria Park:
•

Susceptibility to change:
Medium; whilst noting the WHS location,
Conservation area and range of receptor types, including residential
properties, susceptibility is substantially moderated due to the nature of the
varied urban context seen across the city and distance from the site.

•

Sensitivity: Medium; balancing the value of views, experienced by receptors,
and distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening built form within the city and
vegetation, especially that associated with Victoria Park, even in winter. The
change will relate to the additional built from of increased height and mass,
seen as part of the regeneration to the west of the city.

•

Nature of effect: The effects will be sequential along roads and footpaths, and
static from residential. The positive regeneration of the site will not be
particularly perceptible due to the distance of views. When visible the new
buildings will be seen as a relatively minor elements in the wider city, as part
of the varied regenerated development on the valley floor. Wider views across
the city, including to distant hillsides will not be affected.

•

Seasonal effects: Some filtering of views, especially relating to vegetation in
Victoria Park.

•

Magnitude of effect: Low; due to the combination of the distance of view, the
extent of intervening built form and limited geographical extent of the site
within an urban area.

•

Level and significance of effect: Slight (adverse) associated with the increase
in scale and height of built form. Not significant.

Hillsides/elevated slopes north east of site, comprising elevated locations, Weston/
Upper Weston, Penn/ Dean Hill, Kelston Round Hill and Prospect Stile:
•

Susceptibility to change: Medium; whilst noting the WHS location or WHS
setting; AONB, and range of receptor types, including recreational,
susceptibility is substantially moderated due to the nature of the broad
panoramas and distance from the site.

•

Sensitivity: Medium/High; balancing the value of views, experienced by
receptors, distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening built form within the city. When
visible only the upper parts of the new buildings will likely be just perceptible,
and seen as very minor elements in the wider panorama, as an integral
element of the city and regeneration area west of the city centre.

•

Nature of effect: The effects will be sequential along roads and footpaths. The
positive regeneration of the site will not be perceptible due to the distance.
The increase in scale and height of new built form on the Site will be seen
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against the backdrop of other development and roofscape, as a very limited
element of the view. The overall, character of the views as panoramas across
the city and wider landscape will not be materially affected.

11.77

11.78

•

Seasonal effects: Some local filtering of views due to intervening vegetation.

•

Magnitude of effect: Low/Negligible; due to the combination of the distance of
view, the extent of intervening built form and limited geographical extent of the
site within an urban area.

•

Level and significance of effect: Slight (adverse), associated with the very
limited change in the view. Not significant.

Hillside/elevated slopes north of site, comprising higher elevated locations, Lansdown
and Primrose Hill:
•

Susceptibility to change: Medium; whilst noting the WHS location or WHS
setting; AONB, and range of receptor types, including recreational,
susceptibility is substantially moderated due to the nature of the broad
panoramas and distance from the site.

•

Sensitivity: Medium/High; balancing the value of views experienced by
receptors and the distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening vegetation. When visible the
upper parts of the buildings and roofscape will likely be just perceptible, and
seen as very minor elements in the wider panorama. The development will be
seen as a part of the regeneration along the valley floor west of the city
centre.

•

Nature of effect: The effects will be sequential along roads and footpaths. The
positive regeneration of the site will not be perceptible due to the distance.
The increase in scale and height of new built form on the Site will be seen
against the backdrop of the Bath Press site, as a very limited element of the
view. The overall, character of the views as panoramas across the city and
wider landscape will not be materially affected.

•

Seasonal effects: Some local filtering of views due to intervening vegetation.

•

Magnitude of effect: Low/Negligible; due to the combination of the distance of
view, the extent of intervening built form and limited geographical extent of the
site within an urban area.

•

Level and significance of effect: Slight (adverse) associated with the increase
in height/ scale and the very limited change in the view. Not significant.

Hillside east of city. comprising elevated locations, Claverton Down, including Sham
Castle, Bathampton Down, Bath Skyline, Widcombe and Bathwick:
•

Susceptibility to change:
Medium; whilst noting the WHS location,
Conservation area and range of receptor types, including residential
properties, susceptibility is substantially moderated due to the nature of the
varied urban context seen across the city and distance from the site.

•

Sensitivity: Medium/High; balancing the value of views, experienced by
receptors, distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening built form within the city and
vegetation. When visible only the upper parts of the new buildings and
roofscape will be evident, and seen as a minor element in the wider city.
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11.79

11.80

•

Nature of effect: The effects will be sequential along roads and footpaths, and
static from residential and key viewpoints, such as Sham Castle. The positive
regeneration of the site will not be perceptible due to the distance. The
increase in scale and height of new built form on site will be a limited element
of the view and the overall, character of the views as panoramas across the
western part of the city will not change.

•

Seasonal effects: Some filtering of views, especially relating to vegetation on
the lower slopes of Widcombe and Bathwick.

•

Magnitude of effect: Low/Negligible; due to the combination of the distance of
view, the extent of intervening built form and limited geographical extent of the
site within an urban area.

•

Level and significance of effect: Varying between Negligible/Slight (neutral)
relating to the positive regeneration/ quality of the new build. Slight (adverse)
associated with the increase in scale and height of built form. Not significant.

Hillside/elevated slopes south/south-east of site - Oldfield Park, Bloomfield, Bear Flat
and Odd Down:
•

Susceptibility to change: Low - Medium; whilst noting the WHS location,
Conservation area and range of receptor types, including residential
properties, susceptibility is substantially moderated due to the nature of the
varied urban context seen along the river valley as part of area identified for
redevelopment and the existing derelict condition.

•

Sensitivity: Varying Low – Medium; balancing the value of views, experienced
by receptors, with the susceptibility to change due to the site position within
the BWR regeneration area.

•

Description of change: From many locations within the area the proposals will
either be not visible, or will be partially glimpsed, due to the extent of
intervening built form and/ or vegetation. The latter is the case in the vicinity of
Beechen Cliff, and also intervening built form on the lower north facing slopes.
When visible, the upper parts of the proposed new buildings will be seen as
new elements against the backdrop of BWR Phase 2 and other regeneration
sites. As elevation increases views across the city will be retained, including
to Victoria Park, Royal Crescent and up to the elevated slopes of Sion Hill and
Lansdown.

•

Nature of effect: The effects will be sequential along roads and footpaths, and
static from residential and key viewpoints. The positive regeneration of the
site will be less perceptible with increasing distance and elevation. Whilst the
increase in and height of new built form on the site will be noted the general
overall, character of the views as panoramas across the western part of the
city will not change.

•

Seasonal effects: Substantial filtering of views, especially relating to the
slopes of Beechen Cliff.

•

Magnitude of effect: This will vary between Low - Medium; depending on the
extent of the glimpsed and partial views available.

•

Level and significance of effect: Varying between Slight – Slight/Moderate
(adverse) associated with the increase in scale and height of built form where
this is notable in views.

Hillside/elevated slopes south-west of site, comprising elevated locations in Twerton,
Southdown and Twerton Round Hill; distance 1500m – 2500m:
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•

Susceptibility to change: Low - Medium; whilst noting the WHS location, and
range of receptor types, including residential properties, susceptibility is
substantially moderated due to the nature of the varied urban context seen
across the city and distance from the site.

•

Sensitivity: Medium/Low; balancing the value of views, experienced by
receptors and the distance of viewpoints.

•

Description of change: From many locations within the area the proposals will
not be visible due to the extent of intervening built form within the city and
vegetation, including that associated with Bath City Farm, other open spaces
and locally within residential areas. When visible only the upper parts of the
new buildings will be likely be perceptible, and seen as very minor elements in
the wider city, seen against BWR development and the city beyond.

•

Nature of effect: The effects will be sequential along roads and footpaths, and
static from residential. The positive regeneration of the site will not generally
be perceptible due to the distance. The increase in scale and height of new
built form on the site will be a very limited element of the view and the overall,
character of the views as panoramas across the city will not be materially
affected.

•

Seasonal effects: Some filtering of views due to intervening vegetation.

•

Magnitude of effect: Low; due to the combination of the distance of view, the
extent of intervening built form and limited geographical extent of the site
within an urban area.

•

Level and significance of effect: Slight (adverse) associated with the increase
in scale and height of built form. Not significant.

Conclusion – Visual Effects
11.81

The main findings of the visual impact assessment may be summarized as follows:
•

The main and most notable visual effects of the proposed development will
relate to the local changes to sequential, close proximity views along the
adjacent road corridors including Lower Bristol Road, Windsor Bridge Road
and Brook Road and adjacent/ nearby residential areas, where the increased
scale and height of buildings will be clearly apparent, and locally prominent,
within the context of the existing built form.

•

The increased height and scale of built form will also be apparent in elevated
views from around the city, although these are at distance, with the proposals
being seen in the context of the BWR regeneration area.

•

Whilst located within the Bath WHS, the only material visual effects on
matters relating to WHS Outstanding Universal Values (OUV) comprise the
partial loss of views to the green hillsides with respect to local views from streets
adjacent or near to the site.

•

The positive redevelopment of the existing site will be most apparent in local
views from along adjacent or nearby streets. At increasing distance from site,
the positive regeneration will be increasingly less perceptible.

•

In more elevated, mid- and long-distance views within the city, including from
key landmarks (e.g. Sham Castle), whilst the scale of development, when
visible, will be seen, the proposals, on a low-lying site, will be seen as one,
often minor, element within the context of the wider city. The character of
such panoramic views across the city will not be materially affected and views
of the hillsides and key features in the city will be maintained.
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•

The key elements of mitigation in terms of minimising visual effects have been
the disaggregation of building forms, the varied height, roofscape design and
selection of materials.

•

The overall visual effects include moderate beneficial effects, and adverse
effects varying between slight and moderate.

•

All visual effects are considered to be not significant.

Cumulative Effects
11.82

The potential for cumulative landscape and visual effects has been assessed in
relation to the following developments:
•

Chivers House – Application ref: 18/03797/F – consented but unbuilt
regeneration;
residential
development
up
to
7
storeys
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=18%2F03
797%2FFUL

•

Bath Press – Application ref: 15/02162/EFUL – consented but unbuilt
regeneration; residential led mixed use, 3 – 5 storeys https://www.bathnes.gov.uk/webforms/planning/details.html?refval=15%2F02
162%2FEFUL#details_Section

•

Waste Depot Site (although currently under consideration this relates to an
RM pursuant to the BWR outline consent) – Application ref: 19/05471/ERES
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=19%2F05
471%2FERES#details_Section

•

Bath Western Riverside – Application ref: 06/01733/EOUT –
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=06%2F01
733%2FEOUT Ongoing, large-scale consented mixed use development
varying in height, typically 3-6 storeys, with landmark buildings up to 8/ 9
storeys. It is noted that some deadlines to submit Reserved Matters
applications have passed, however it is reasonable to include what was
consented under the outline within the assessment of cumulative effects as
the outline sets a parameter as to what is likely to be approved in the future.

Landscape Effects
11.83

The cumulative direct landscape effects associated with the proposed development
have been considered in terms of the direct effects to the following local character
area: Area 7 – Brassmill Lane, Locksbrook and Western Riverside (Bath City Wide
Character Appraisal SPD), within which all the cumulative schemes are located. The
main sources of cumulative effects may be summarized as follows:
•

The overall combined increased mass, height and scale, as well as density, of
generally residential/ mixed use development within this character area –
which comprises a variety of development types and uses, on the valley floor.

•

A combined and increased regeneration of brownfield land and of less
intensively used urban land.

•

A combined and increased quality of general development, design, built form
and public/ external realm across the area.
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Visual Effects
11.84

11.85

Cumulative visual effects arising from the development of this site and the other
developments will relate to:
•

The increased mass, height and scale of generally residential/ mixed use
developments variously visible, sequentially and/ or in combination along/
within the river valley.

•

An increased level/ extent of visible urban regeneration replacing the varied
commercial sites, low grade land uses and often under used, sometimes
derelict, land. This visual effect will be seen sequentially and/ or in
combination with respect to all receptor areas.

The potential for the development to be seen in combination with other schemes is set
out in Table 11.3 below. Y = Yes, N = No. S = Sequentially, IC = In combination.
Table 11.3: Potential for Combined Views with Other Developments
Viewing

BWR Phase 2

Chivers House

Bath Press Site

Location
Lower
Bristol
Road corridor +
environs
Brook Road +
environs
Windsor Bridge
Rd + environs

Newbridge
Sion Hill
Penn Hill/Dean
Hill
Lansdown
Bathwick Hill/
Claverton Down
Odd Down
Twerton/
Southdown

Waste
Depot Site

Y – Glimpsed
through
gaps
between
the
proposed
buildings: S + IC
Y - As above

Y – Glimpsed at
the
Windsor
Bridge
Road
junction: S + IC

Y – Opposite the
application site: S
+ IC

N

Y - As above

N

Y – W part of
BWR seen in
foreground, with
proposed
development
beyond: S + IC
Y – W part
glimpsed: IC
Y – Glimpsed: IC
Y – Glimpsed: IC

Y – Opposite the
site: S + IC

Y - In foreground
of views: S + IC
Y – Opposite the
site on approach
to Lower Bristol
Road: S + IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC
Y – Glimpsed: IC

Y – Glimpsed: IC
Y – Glimpsed: IC

Y
–
Glimpsed: IC
N
N

Y – Glimpsed: IC
Y – Glimpsed: IC

Y – Glimpsed: IC
Y – Glimpsed: IC

Y – Glimpsed: IC
Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Glimpsed: IC

Y – Partly
seen in views
across river:
S + IC

N
Y
–
Glimpsed: IC
Y
–
Glimpsed: IC
Y
–
Glimpsed: IC

Summary
11.86

Summary tables of the assessment undertaken are provided as Appendix F.3. The
site is identified for redevelopment within the Bath Western Riverside SPD and
comprises a previously developed site, within the valley floor, on Lower Bristol Road, a
major route into/out of the city. Visual receptors are varied and include users of Lower
Bristol Road, as well as residential properties overlooking the site at distance. In
longer-distance, elevated views from around the city, the site generally forms part of
city-wide panoramas.
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11.87

The proposal comprises comprehensive redevelopment of the site, with a series of
new high-quality buildings and associated public realm. The new buildings will be of an
increased height and scale to the existing buildings on the site. Mitigation has been an
integral part of the design process and the proposals have considered building form,
materials and roofscape in response to local context and views from around the city.

11.88

The overall landscape effects of the development are considered to be slight to
moderate (beneficial) due to the positive regeneration of the site. Landscape effects
are not significant on the basis that the proposals will not result in any direct adverse
impacts on the Outstanding Universal Values of the WHS, are within an area identified
for redevelopment, on a ‘brownfield’ site, within an urban setting.

11.89

The visual effects will not materially impact on any key landmark views from within the
WHS or its setting. Material effects on local views and to/from the hillsides are
generally limited and range from slight – moderate (adverse) and overall are assessed
as not significant. Balanced with this effect are the visual benefits (assessed as slight
– moderate) associated with the enhancements associated with the regeneration of
the site.

11.90

The potential for cumulative landscape and visual effects with other identified
developments along the valley floor has been assessed. Whilst other developments
will increase the cumulative perception of taller and higher-density buildings within the
townscape and views, the relative impact of the proposed development will thereby
decrease.
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12.

Transport
Introduction

12.1

This chapter, prepared by Pegasus Group, reports the potential effects relating to
transport. Technical references and illustrations, including the Transport Assessment
and Travel Plan, are presented in Technical Annex G.

Scope
12.2

This chapter has been prepared with consideration to the Scoping Report and LPA
Scoping Opinion presented in Technical Annex A. The Council's Scoping Opinion,
dated 6th July 2020, confirms that an ES chapter on Transport is required and makes
reference to the agreed scope of work for the TA, including the extent of modelling.

12.3

The geographical scope of the assessment has been defined on the basis of preapplication discussions for the TA that have been held with the highway officers at
B&NES based on the site’s proximity to sensitive receptors, including the Lower Bristol
Road signalised crossroad junction with Windsor Bridge Road and Brook Road. The
assessment also takes account of the new access junction proposed as part of the
development.

12.4

The temporal scope of the assessment is 2025 with and without development,
reflecting five years from the date of the planning application.

Methodology
12.5

The assessment has been carried out in accordance with the IEMA Guidelines for the
Environmental Assessment for Road Traffic, and in line with national guidance
contained in the National Planning Practice Guidance (NPPG), National Planning
Policy Framework (NPPF) and Manual for Streets and Manual for Streets 2.

12.6

Local guidance has also been referred to as appropriate, which includes the West of
England Combined Authority (WECA) Joint Local Transport Plan 4 (January 2020) and
also the Council’s document ‘Balancing Your Needs: A parking strategy for Bath &
North East Somerset: Technical Report’ September 2017; as well as its ‘Waste
Planning Guidance’ (undated). The LTP does not form part of the Development Plan.

12.7

The following transport and accessibility issues have been addressed:
•
•
•
•
•
•
•

12.8

Vehicular traffic flows;
Accidents and safety;
Hazardous loads;
Severance;
Driver delay;
Pedestrian delay; and
Pedestrian amenity (including fear and intimidation).

The assessment of potential impacts has considered both the construction and
operational phases. The significance level attributed to each impact has been based
on the magnitude of change and the sensitivity of the affected receptor. Four
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categories of impact significance have been considered - Negligible (i.e.
imperceptible), Minor (i.e. not noteworthy or material), Moderate (i.e. noteworthy or
material) and Major (i.e. extremely noteworthy or material), as defined in Table 12.1
below.
Table 12.1: Significance Description
Significance

Description

Major (Beneficial /
Adverse)

A magnitude of change that materially affects the receiving
environment in a situation where there is little or no scope to
accommodate change.
A magnitude of change that materially affects a receiving
environment that may have the ability to accommodate change.
A magnitude of change that has a limited effect on a receiving
environment that has the ability to accommodate change.
A magnitude of change that has little effect on a receiving
environment that has the ability to accommodate change.
A magnitude of change that results in an effect of neutral
significance due to the change being entirely compatible with the
receiving environment.

Moderate (Beneficial
/ Adverse)
Minor (Beneficial /
Adverse)
Negligible (Beneficial
/ Adverse)
Neutral

Traffic Flows
12.9

The Institute of Environmental Assessments “Guidelines for the Environmental
Assessment of Road Traffic” states that there may be significant environmental impact
when:
•

Rule 1: Include highway links where traffic flows will increase by more than
30% (or where the number of HGVs will increase by more than 30%); and

•

Rule 2: Include any other specifically sensitive areas where traffic flows have
increased by 10% or more.

12.10

It is worth noting that on roads where traffic flows are low, any increase in traffic flow
may result in a predicted increase that would be higher than the IEMA Guidelines.
However, it is important to consider any overall increase in road traffic in relation to the
capacity of the road.

12.11

The IEMA Guidance states that “For many effects there are no simple rules or
formulae which define the thresholds of significance and there is, therefore, a need for
interpretation and judgement on the part of the assessor, backed up by data or
quantified information wherever possible” and “those preparing the Environmental
Statement will need to make it clear how they have defined whether a change is
considered significant or not” (paragraph 4.5).

12.12

Where the predicted increase in traffic/HGV flow is lower than these 10% and 30%
thresholds outlined above, the significance of the effects can be considered to be low,
or not significant and further detailed assessment is not required. However, to ensure
a relative assessment of the increase in traffic flows in environmental terms, the
following criteria defined in Tables 12.2, 12.3 and 12.4 are used to determine
magnitude of change and receptor sensitivity respectively.
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Table 12.2: Magnitude of Change
Magnitude of Change
High

Medium

Low

Negligible

Neutral

Changes to peak
or 24hr hour traffic
within the Study
Area by 30% or
more

Changes to peak
or 24hr hour traffic
within the Study
Area by between
10%-30%

Changes to peak
or 24hr traffic
within the Study
Area by between
5% and 10%

Changes to peak
or 24hr traffic
within the Study
Area
between
0% and 5%

No Change
(+/daily
variation)

Table 12.3: Receptor Sensitivity
Receptor
Sensitivity

Receptor Type

High

Receptors of greatest sensitivity to traffic flows, such as schools, playgrounds,
accident blackspots, retirement homes, areas with no footways with high
pedestrian footfall.
Traffic flow sensitive receptors, such as congested junctions, residential areas,
hospitals, shopping areas with active frontages, narrow footways, parks and
recreational areas.
Receptors with some sensitivity to traffic flow, such as conservation areas,
listed buildings, tourist attractions, and residential areas.
Receptors with low sensitivity to traffic flows, and those distant from affected
roads.

Medium
Low
Very Low

12.13

Magnitude and receptor sensitivity have been combined to determine the overall
significance, as set out in Table 12.4 below.
Table 12.4: Determination of Significance of Effects

12.14

Sensitivity of
Receptor

Magnitude of Change
High

Medium

Low

Negligible

Neutral

High
Medium

Major
Major

Major
Moderate

Negligible
Negligible

Neutral
Neutral

Low

Moderate

Negligible

Neutral

Negligible
Neutral

Negligible
Neutral

Minor
to
Moderate
Negligible
Neutral

Moderate
Minor
to
Moderate
Negligible
Negligible
Neutral

Negligible
Neutral

Neutral
Neutral

Effects can be beneficial (positive, i.e. reduction in traffic flows), negligible (no real
impact) or adverse (negative i.e. increase in traffic flows), and can be temporary or
permanent and have an effect for the short-, medium- or long-term, the definitions of
which are as follows:
•
•
•

Short-term – an effect that will be experienced for 0-5 years;
Medium-term – an effect that will be experienced for 5-15 years; and
Long-term – an effect that will be experienced for 15 years onwards.
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Sensitive Receptors
12.15

The A36 Lower Bristol Road and A3604 Windsor Bridge Road corridors are proposed
to be assessed as medium-sensitivity receptors, since they exhibit congestion during
peak periods.
Accidents and Safety

12.16

IEMA Guidelines suggest that professional judgement is required to assess the
implications of increased traffic flows and composition.
Hazardous Loads

12.17

IEMA Guidelines state that the number and composition of hazardous loads should be
identified as well as undertaking a risk analysis to illustrate the potential for an accident
to happen.
Severance

12.18

IEMA Guidance defines severance as “the perceived division that can occur within a
community when it becomes separated by a major traffic artery that separates people
from places and other people,” for example difficulties crossing existing roads or the
physical barrier of the road itself. There are no predictive formulae which give simple
relationships between traffic factors and levels of significance. Nevertheless, there are
a range of indicators for determining the significance of severance. IEMA guidance
suggests that “changes in traffic flow of 30%, 60% and 90% are regarded as producing
slight, moderate and substantial changes in severance respectively.”
Driver Delay

12.19

IEMA Guidance states that “delays are only likely to be significant when the traffic on
the network surrounding the development is already at, or close to, the capacity of the
system” (Para 4.34, Ref 9.2). As such, the impact of the Proposed Development on
driver delay will be considered in relation to background traffic and existing conditions
at the junctions set out on paragraph 12.2. IEMA guidance suggests that junction
assessment modelling can be used to estimate increased vehicle delays. Delays are
“only likely to be significant when the traffic on the network surrounding the
development is already at, or close to the capacity of the system.”
Pedestrian Delay

12.20

IEMA Guidance states that “changes in the volume, composition or speed of traffic
may affect the ability of people to cross roads. In general increases in traffic levels are
likely to lead to increases in delay”. There are a range of local factors that affect
pedestrian delay including the level of pedestrian activity, visibility and general physical
conditions of the site. However, IEMA Guidance does not set out thresholds for judging
the significance of changes in levels of delay and suggests that the assessor uses
their judgement to determine whether pedestrian delay is a significant impact.
Pedestrian Amenity (including Fear and Intimidation)

12.21

Pedestrian amenity is broadly described in the IEMA Guidelines as ‘the relative
pleasantness of a journey’ and can be affected by traffic flow, composition and footway
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widths. This definition includes pedestrian fear and intimidation and can be considered
a much broader category when considering the overall relationship between
pedestrians and traffic. The Guidelines suggest that a threshold for judging this would
be ‘where the traffic flows (or its lorry component) is halved or doubled’.
Pedestrian and Cycle Accessibility
12.22

Manual for Streets (MfS, 2007) suggests that walking offers the greatest potential to
replace short car trips, particularly those under two kilometres, but this is not an upper
limit. The 2015 Chartered Institution of Highways and Transportation (CIHT)
publication 'Planning for Cycling' states on page 4 that the majority of cycling trips are
for short distances, with 80% being less than five miles (approximately eight
kilometres) and with 40% being less than two miles (approximately 3.2 kilometres). It
also states that electric bicycles extend the range that can be cycled comfortably, and
combined cycle-rail or cycle-bus journeys offer an alternative to cars for many longer
trips.
Limitations and Assumptions

12.23

Traffic generation assumptions for the operational phase are based on trip rates for the
proposed development and information from the respective transport reports for the
committed/cumulative developments.
Further details on the trip generation
methodology are included within the TA provided at Technical Annex G.

Baseline Conditions
12.24

A full description of the site, local highway network, pedestrian and cycle accessibility,
proximity to local services and amenities, and the proposed development, is contained
within the TA.

12.25

The site is located on the corner of an existing signalised crossroad junction between
Lower Bristol Road (A36), Windsor Bridge Road (A3604) and Brook Road. It has five
vehicular junctions onto Lower Bristol Road and one junction onto Windsor Bridge
Road. It is located within walking and cycling distance of the City Centre and adjacent
to a significant bus corridor on Lower Bristol Road. National Cycle Network Route 4
and also Oldfield Railway Station are both located nearby. The sources of baseline
information used to inform the assessment of significance are outlined in Table 12.5.
Table 12.5: Sources of Baseline Information
Baseline Topic
Weekday
Surveys

Peak

Traffic

Personal Injury Accident Data
Records
of
Highway
Maintained at Public Expense
Public Rights of Way

Data Source

Date

360 TSL (Independent Traffic
Survey specialist appointed by the
Applicant)
BANES
BANES

February 2020

BANES

Various throughout
production of the TA
June 2020
Various throughout
production of the TA
November 2019
Various throughout

Signal Timing Information
Public Transport Information

BANES
Local Bus Operator Websites

Topographical Survey
Pedestrian
and

Brook Carmichael
BANES and SUSTRANS Websites

Cycle
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February 2020
January 2020

Information

production of the TA

Traffic Flows
12.26

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.

12.27

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.

12.28

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.

Predicted Effects
Construction
12.29

This section summarises the potential effects associated with the movement of
construction traffic. It does not consider the potential effects associated with
roadworks, footway diversions, etc. as details are not known about these at this stage.

12.30

The development is anticipated to be built out over a two-year period. During this time
construction traffic will include the movement of workers associated with the
construction of infrastructure and buildings, along with the movement (importing and
exporting) of materials. A key objective is to minimise importing and exporting of
materials, with materials recycled onsite, as far as possible. This will be defined within
a Construction Traffic Management Plan (CTMP), which will be agreed with BANES
prior to the start of construction.

12.31

In order to determine the likely number of construction vehicle movements, an
assessment has been undertaken based on findings detailed with the TRICS
Research Report on Construction Traffic (JMP, February 2008). The report sets out a
ready reckoner for construction vehicle movements based on the estimated value of a
project. The report sets out that a total of 29.4 one-way trips are associated with
construction per £100,000 of project value.

12.32

For the purpose of this assessment, the project value is estimated at approximately
£80M. From the TRICS Research Report, it is estimated that the Proposed
Development would attract approximately 23,520 one-way construction vehicle
movements over the two-year period of construction.
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12.33

The TRICS report indicates that approximately 20 percent of trips are made by cars or
light goods vehicles, with 80 percent HGV traffic. This equates to:
•

approximately 8 one-way car or light goods vehicle trips per day (23,520/2
years = 11,760 per year. 11760/287 days = 41 per day. x20% = 8); and

•

approximately 33 one-way HGV trips per day (23,520/2 years = 11,760 per
year; 11,760/287 days = 41 per day. x80% = 33).

12.34

As these numbers are averages of an approximate value, it may be that the volume of
construction traffic will be higher (or lower) on some days. However, Travel Plan
measures contained within the CTMP will assist in controlling these movements.

12.35

These estimates equate to less than a one percent increase in daily 24-hour traffic
flows on Lower Bristol Road in the vicinity of the site. This is considered to represent a
negligible magnitude of change when the thresholds in Table 12.4 are applied.

12.36

The construction vehicular access route to the site will be via Lower Bristol Road
to/from the west. External construction traffic will be confined to the main routes rather
than the local highway network, nearby residential areas and Bath City centre. It is
important to note that the effects of construction traffic will be temporary (short- to
medium-term) and not permanent. Construction traffic will make up a progressively
lower proportion of the overall traffic volume as the development is completion, with
overall traffic volumes anticipated to be highest on completion.
Accidents and Safety

12.37

Due to the negligible magnitude of change in traffic flows as a result of the temporary
construction phase it is considered that the safety and operation of the highway
network will not be affected and the significance of effect will therefore be negligible.
Hazardous Loads

12.38

At this stage it is considered that there will be no hazardous loads required as part of
the construction phase.
Severance

12.39

IEMA guidance suggests that “changes in traffic flow of 30%, 60% and 90% are
regarded as producing slight, moderate and substantial changes in severance
respectively.” With the traffic flow change being negligible during construction, it is
considered to represent less than a slight change in severance and the significance of
effect will therefore be negligible.
Driver Delay

12.40

With reference to the assessment criteria for driver delay and the negligible increase in
traffic flows during the construction phase, it is considered that effect on driver delay
will be negligible.
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Pedestrian Delay
12.41

The increase in vehicles as a result of the construction phase is considered to
represent a negligible magnitude of change. As a result, it is not considered that
there will be a significant effect on pedestrian delay.
Pedestrian Amenity (including fear and intimidation)

12.42

The Guidelines suggest that a threshold for judging this would be ‘where the traffic
flows (or its lorry component) is halved or doubled’. The increase in HGVs will not
increase by 100 percent across the course of 24 hours and therefore it is considered
that there will be a negligible effect on pedestrian amenity.
Operation

12.43

This section identifies the potential effects associated with the movement of
operational traffic and the changes to highway infrastructure associated with the
proposed access arrangements. Table 12.6 sets out the magnitude of change of total
traffic flow increases as a result of the development for the design year of 2025.
Table 12.6: 2025 Traffic Flows with Development
Junction

Site Access
Bristol Road

with

Lower

Peak Hour

AM

PM

Lower Bristol Road / Windsor
Bridge Road / Brook Road
Signalised Crossroads
AM
PM

Base Total Traffic Flow

1,453

1,604

2,326

2,534

Development Traffic
Flow (net)
Base with Development
Traffic Flow
% Change / Impact

8

12

39

14

1,461

1,616

2,365

2,548

+0.6%

+0.7%

+1.7%

+0.5%

Magnitude of Change

Negligible

Negligible

Negligible

Negligible

Sensitivity of Receptor

Medium

Medium

Medium

Medium

Significance of Effects

Negligible
Adverse

Negligible
Adverse

Negligible
Adverse

Negligible
Adverse

12.44

The number of trip movements that could be generated onto the local highway network
associated with the Application Site has been forecast through an interrogation of the
TRICS database, version 7.7.1 for trips associated with the ‘Privately Owned Flats’ and
‘Student Accommodation' during the morning peak, evening peak and daily time
periods on a weekday. Full details are provided within the TA.

12.45

These development trips have then been assigned on to the local highway network
based the trip distribution agreed with highway officers for the neighbouring Bath Press
development with 38% of development arrivals and 15% of development departures
travelling east along Lower Bristol Road and the remaining 63% of arrivals and 86% of
departures travelling west. The westbound arrivals are distributed 41% from Windsor
Bridge Road, 22% from Lower Bristol Road (E) and 0% from Brook Road, whereas
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departures distribute 41% to Windsor Bridge Road, 22% to Lower Bristol Road (E) and
23% to Brook Road.
12.46

Table 12.6 shows that overall the significance of effect is considered to be negligible
adverse at the assessed junctions when the thresholds in Table 12.4 are applied.
The levels of effect are consistent with that which would be expected of a residential
development of this scale in this type of urban location.
Accidents and Safety

12.47

The accident records received from BANES do not suggest that there is any inherent
highway safety problem in the vicinity of the site. The proposed increases in traffic
within the study area will generally be negligible to minor, with a negligible magnitude
of change at the Lower Bristol Road / Windsor Bridge Road / Brook Road signalised
crossroads and a medium magnitude of change at the proposed site access with
Lower Bristol Road, as set out in Table 12.6. Based on the sensitivity of receptors in
these locations, the risk of accidents as a result of the proposed development is
considered to be negligible adverse on these roads when the thresholds in Table
12.4 are applied.
Severance

12.48

As set out in Table 12.6, the increase in traffic is considered to be negligible to
medium throughout the surrounding local highway network. Pedestrian and cycle
connections will be provided through the site. As set out in paragraph 12.18, the A36
Lower Bristol Road and A3604 Windsor Bridge Road corridors are considered to be
medium sensitivity receptors. With reference to the IEMA guidelines, it is therefore
considered that the impact of the proposed development on severance will be
negligible adverse based on the predicted magnitude of change being less than 15
percent.

12.49

The permanent closure of four existing vehicular junctions onto Lower Bristol Road
and one vehicular junction onto Windsor Bridge Road, with the site being served from
the upgrade of just one vehicular junction on Lower Bristol Road, will reduce
severance for pedestrians and cycles. The development will also benefit pedestrians
and cyclists be providing new routes through the site.
Driver Delay

12.50

It has been demonstrated in the TA that the development will not result in any material
changes to background traffic on the local highway network. Given the negligible to
minor magnitude of change in vehicular traffic, it is considered that the development
will have a negligible adverse significance of effect on driver delay.
Pedestrian Delay

12.51

Use of the existing pedestrian crossing facility on Lower Bristol Road is unknown.
However, the magnitude of change in this location is negligible and therefore the
significance of effect is negligible adverse. The impact for non-motorised persons is
therefore considered to be the same.
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Pedestrian Amenity (including fear and intimidation)
12.52

Table 12.6 demonstrates that the maximum magnitude of change in traffic flows is
forecast to be 1.7%. This therefore demonstrates that the overall relationship between
pedestrians and traffic is considered not to have ‘doubled’ or ‘halved’ based on the
IEMA guidance. It is therefore considered that the development of the site for
residential use will have a negligible adverse effect on pedestrian amenity.

Proposed Mitigation
Construction
12.53

A Construction Traffic Management Plan (CTMP) will be implemented during the
construction phase of the Proposed Development. The aim of the CTMP is to
minimise the effect of the construction phase on local residents, businesses and the
highway network. It will contain a package of agreed mitigation measures, which could
include:
•

Encouraging site operatives to use sustainable forms of travel, such as
walking, cycling, public transport or car sharing;

•

Provide appropriate car parking facilities onsite for site operatives, to avoid
uncontrolled car parking on the local highway network;

•

A commitment could be introduced to ensure that the site will operate in line
with an approved Health and Safety Plan, which will comply with requirements
of the Construction (Design and Management) Regulations 2007.
Furthermore, the main contractor will be expected to join the Considerate
Contractors Scheme;

•

Details limiting the hours of site operation and the routing of construction traffic
to protect local residential districts from construction traffic, especially from
HGVs where possible. This will be discussed at the appropriate time and if
considered necessary by BANES these could be secured separately by
means of a suitably worded planning condition attached to any consent for the
site; and

•

Wheel washing facilities will be provided at the site to ensure no mud is taken
onto the local highway network and a road sweeper will be deployed by the
applicants should this become necessary. Wheel wash facilities will be
provided in the form of a portable automated high-pressure washer with
motion sensors to conserve water. The wheel washer will be located on the
proposed construction access road. All construction vehicles will therefore
have to exit through the wheel wash area and as such will reduce the spread
of mud and dirt onto the local highway network. In addition, a road sweeping
vehicle could be available to remove any site residue upon Lower Bristol Road
to the west.

Operation
12.54

A Framework Travel Plan (FTP) will be agreed with BANES in advance of occupation,
in order to promote use of modes of transport other than the private car. The FTP
presented in Technical Annex G contains a summary of suggested measures. The
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FTP sets targets with a monitoring regime in place over a five-year implementation
period, with the primary intention to reduce single occupancy vehicles trips. The traffic
flows assessed within the TA and used within this assessment of environmental impact
do not account for any reductions in traffic associated with the successful delivery of
the FTP.

Monitoring
12.55

The FTP will be monitored for a period of five years from the first occupation at the
site. The success of the FTP will be monitored and reviewed by the appointed Travel
Plan Coordinator and BANES every two years. Should the FTP measures and
initiatives be unsuccessful then these may be adjusted or alternative measures could
be implemented to meet encourage travel by sustainable modes.

Residual Effects
Construction
12.56

The effect of construction traffic on Lower Bristol Road and the surrounding area is
predicted to be negligible adverse and temporary. A CTMP will be implemented to
further reduce the significance of these effects.
Operation

12.57

The FTP will reduce the environmental impact to one level of magnitude below the
levels assessed within the ES, resulting in a negligible adverse effect.

Cumulative Effects
12.58

Table 12.7 sets out the magnitude of change in total cumulative traffic. This is for a
design year of 2025, accounting for base, committed and development traffic. The
committed development sites considered comprise the Bath Western Riverside (BWR)
site to the north, the Bath Press site to the south and the Chivers House site to the
west. Full information is contained within the TA.
Table 12.7: 2025 Cumulative Traffic Flows with Development
Junction

Proposed Site Access with
Lower Bristol Road

Lower Bristol Road / Windsor
Bridge Road / Brook Road
Signalised Crossroads

Peak Hour

AM

PM

AM

PM

Base Total Traffic Flow
Cumulative
Development Traffic
Flow
Base with Cumulative
Development Traffic
Flow
% Change / Impact
Magnitude of Change
Sensitivity of Receptor
Significance of Effects

1,453
46

1,604
57

2,326
138

2,534
95

1,499

1,661

2,464

2,629

+3.2%
Negligible
Medium
Negligible
Adverse

+3.6%
Negligible
Medium
Negligible
Adverse

+5.9%
Low
Medium
Negligible
Adverse

+3.7%
Negligible
Medium
Negligible
Adverse
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12.59

Table 12.7 shows that the cumulative effect of the BWR, Bath Press and Chivers
House schemes would increase the development associated traffic flows by a factor of
3.5 to 4.8. However, the significance of effects would still be considered to be
negligible adverse at these junctions, in comparison with existing traffic flows, when
the thresholds in Table 12.4 are applied.
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13.

Overview of Predicted Effects and Proposed Mitigation
Introduction

13.1

This chapter summarises the predicted effects and proposed mitigation for each topic,
followed an overview of the residual and cumulative effects.

Predicted Effects and Proposed Mitigation by Topic
Air Quality
Construction
13.2

In the absence of mitigation, future dust emissions during construction would give rise to
negligible to low risks to human health and low to high risks from soiling at the nearest
sensitive (residential) receptors. The highest risks of soiling would occur during the
earthworks and building construction phases. The possibility that any associated effects
could be significant cannot be ruled out.

13.3

Mitigation in the form of dust control measures would be adopted in accordance with the
Construction Environmental Management Plan and enforceable by condition. Such
mitigation is of proven effectiveness, and any residual effects would not be significant.
Operation

13.4

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

13.5

For NO2, slight adverse effects are predicted for future occupants of the Bath Press site
and Rosebery Place, whilst all other effects would be negligible and in one case
beneficial. For PM10, all predicted effects would be negligible. Mitigation would be
adopted by design and management in the form of a Travel Plan, including the provision
of cycle parking and electric vehicle charging points. These effects are residual and not
significant, and no further mitigation is required.

13.6

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

13.7

The existing buildings on the site possess no heritage value. Their demolition, together
with the temporary intrusion of construction features such as cranes into local views,
would affect neither the outstanding universal values (OUVs) of the WHS nor the setting
of the Locally Listed façade of the former bath Press building. The effects on both of
these assets would therefore be Neutral effect and not significant.
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Operation
13.8

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

13.9

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

13.10

The disturbance of soils or groundwater across the site could remobilise hydrocarbons
and other contaminants. Piling could provide pathways for the downward movement of
contaminants, which could also leach into surface-waters, particularly during any storm
events. In the absence of mitigation, this could give rise to a moderate adverse (and
thereby significant) effect on controlled waters, namely water quality within the River
Avon and the Secondary ‘A’ aquifer in superficial deposits across the site.

13.11

A remediation strategy would be implemented prior to the start of sub-surface works and
earthworks. This may include further intrusive site investigation, a watching brief and
discovery strategy and remediation/removal of any areas of contaminated soil or
groundwater. Following remediation, the residual effect to controlled waters is predicted
to be negligible.

13.12

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

13.13

With completion of the development, the risk to thermal groundwater could theoretically
give rise to an ongoing minor adverse effect. However, the adoption of an appropriate
design solution will ensure that the long-term residual effect remains negligible.

13.14

In the absence of mitigation, buried concrete and services could be at risk of
degradation due to attack by any remaining contaminants or sulphates, potentially
amounting to a major adverse (and thereby significant) effect. However, a Foundations
Work Risk Assessment would be carried out, and all in-ground concrete and services
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would be appropriately designed and specified so as be resilient to such risks, such that
the residual effect would be negligible.
13.15

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

13.16

In the absence of mitigation, future occupiers and users of the site could come into
contact with contaminated soils, dust or vapours, which would amount to a major (and
thereby significant) adverse effect on human health. However, the remediation strategy
and design measures outlined above would ensure that any risk of contamination
remaining on the site would be low, and the risk of exposure to it lower still, such that
the residual effect would be negligible.
Flood Risk and Drainage
Construction

13.17

13.18

During the construction phase, in the absence of mitigation there will be a potential for
moderate (and thereby significant) adverse effects to arise in relation to the following:
•

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

•

Localised flooding, posing a risk to site workers, adjoining sites and the River
Avon, due to the interruption (due to blockage or damage) of the surfacewater
drainage system;

•

The risk of construction runoff entering the River Avon, causing possible harm
to water quality; and

•

The risk of contaminants entering groundwater.

The Construction Management Plan will include precautionary measures to avoid
damage to drainage infrastructure, and to ensure that drainage is managed so that
sediment, slurry and spillages of oils or hydrocarbons do not enter the surfacewater
drainage system in accordance with Environment Agency guidance. In addition, it can
be assumed that the remediation strategy referred to previously will have reduced the
residual contamination risk to acceptable levels. As a result, the residual construction
effects would all be reduced to minor and would not be significant.
Operation

13.19

Environment Agency flood mapping shows the site as falling within Flood Zones 2 and
3. The higher probability (Zone 3) area is associated with overtopping of the River Avon
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at Churchill Bridge, upstream from the site. The Bath Quays flood defence works are
currently nearing completion and will protect the south bank of the river (including the
site) from an up to 1:100 + 35% climate change flood event.
13.20

The proposed development will not affect this level of protection and will incorporate
mitigation measures such as the avoidance of sensitive uses at ground floor and the
maintenance of voids beneath the podium structure. It will, however, introduce more
vulnerable uses (residents) onto the site and will therefore give rise to a negligible
adverse risk on flood risk.

13.21

Negligible effects are also predicted in relation to the displacement of floodwater, due to
the increased density of buildings on the site; and to groundwater recharge (due to a
12% increase in impermeable surfaces). Minor adverse effects are predicted on site
users and nearby sites due to the interruption of an existing overland flow path; on foul
drainage flows, due to the increased loading arising from the developed site; and on the
risk of pollution of the River Avon due to the runoff from trafficked areas.

13.22

The attenuation of surfacewater flows using geo-cellular storage tanks would achieve a
30% betterment over existing flows, which represents a minor beneficial effect. These
effects are residual, taking account of incorporated mitigation such as pollution control
measures in the surfacewater system, and would not be significant.
Socio-Economics
Construction

13.23

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

13.24

The completed development is predicted to give rise to:
•

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

•

A moderate beneficial (and thereby significant) effect on the local economy
through increased on-site employment;

•

A negligible adverse (and thereby not significant) effect on healthcare provision,
due to available capacity;

•

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

•

Negligible adverse and minor to moderate adverse (and thereby not significant)
effects on primary and secondary education respectively (which would be
mitigated by the provision of additional capacity through CIL contributions).
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Landscape and Views
Landscape
13.25

During the construction period, the effects on the site itself, the immediate locality and
views are predicted to be up to moderate adverse. Whilst technically significant, these
effects would be mitigated by their limited duration and by the recurrence of construction
as an influence on the townscape.

13.26

Once completed, the development will have both beneficial impacts (due to the
architectural quality of the proposed scheme in comparison with the current appearance
of the site) and adverse impacts (due to the increase in built scale). All the effects are
therefore considered to be neutral. Negligible/slight effects are predicted for one
character area (the River Valley west of the site), slight effects for three character areas
(Lower Newbridge + environs, Oldfield Park/Twerton and River valley N/E of the site)
and for the Bath WHS. The effect on the site itself is predicted to be moderate, and
thereby significant.
Views

13.27

During the construction period, the effects on views would range from slight to moderate
adverse, depending on the prominence of features such as cranes. The potential
significance of some effects would be mitigated by their limited duration.

13.28

The visual effects of the completed development are summarized in Table 13.1 below.
Table 13.1: Summary of Operational Visual Effects
Viewpoint Location

Predicted Effects

Lower Bristol Road Corridor west of site
Lower Bristol Road Corridor east of site
Brook Road and environs
Windsor Bridge Road and environs
Newbridge Hill and environs

Moderate beneficial to
Slight/Moderate
to
Moderate adverse

Low/mid elevated slopes to NE, incl Sion Hill and Victoria Park
Hillsides/elevated locations to NE (Weston/Upper Weston,
Penn/Dean Hill, Kelston Round Hill and Prospect Stile)
Hillsides/elevated locations to N (Lansdown/ Primrose Hill)
Hillsides E of city (Claverton Down, sham castle, Bathampton
Down, Bath skyline, Widcombe and Bathwick
Hillsides/elevated slopes to S/SE of site (Oldfield, Broomfield, Bear
Flat and Odd Down)
Hillsides/elevated slopes SW of site (Twerton, Southdown and
Twerton Round Hill)

Slight/moderate
adverse
Slight adverse
Slight adverse
Slight adverse
Negligible/Slight
neutral/ adverse
Slight
to
Slight/
Moderate adverse
Slight adverse

Transport
Construction
13.29

The construction works are predicted to give rise to c8one-way car/LGV trips per day
and c33 one-way HGV trips per day. These movements would represent less than 1%
of the daily 24-hour flows on Lower Bristol Road and would give rise to negligible
adverse effects on accidents/safety, severance, driver delay and pedestrian
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delay/amenity. A Construction Traffic Management Plan would be agreed and adopted,
to provide a basis for matters such as the timing and routeing of HGVs.
Operation
13.30

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

Residual Effects
13.31

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

13.32

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

13.33

Contaminated Land: Not significant for construction and mostly not significant for
operation, apart from a moderate beneficial effect on the risk to controlled waters.

13.34

Flood Risk and Drainage: Not significant for either construction or operation, on the
assumption that incorporated mitigation would minimize the residual risks to hydrology
and water quality.

13.35

Socio-Economics: Not significant for construction and for potentially adverse effects on
education capacity following completion. The beneficial operational effects would be
significant.

13.36

Landscape and Views: Not significant for both construction (due to its limited duration
and the recurrence of construction as a townscape feature) or operation (due to
likelihood that the architectural quality of the development would mitigate any adverse
impacts of its increased scale).

13.37

Transport: Not significant, during both construction and operation.

Cumulative Effects
13.38

13.39

Air Quality
•

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

•

Operation: No change to the predicted effects, since the modelling already
takes account of traffic flows from committed developments.

Built Heritage
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13.40

13.41

13.42

13.43

13.44

•

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

•

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

Contaminated Land
•

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

•

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

Flood Risk and Drainage
•

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

•

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

Socio-Economics
•

Construction effects would become major beneficial.

•

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

Landscape and Views
•

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

•

Operation: With completion of the cumulative schemes, the effects are likely to
increase to substantial, and would thereby become significant, with the adverse
impact of increased built development neutralised by the benefits of
regeneration with buildings of quality.

Transport
•

Construction: There would be no change to the predicted effects, due to their
short duration and the assumption that all developments would adopt similar
traffic management measures.
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•

Operation: There would be no change to the predicted effects, since the
combined traffic flows would represent an increase of less than 5%.

Sequential and In-Combination Effects
13.45

For most resources/receptors, effects during construction would be followed by those of
the completed development. In some cases this would result in an increased effect
(either beneficial or adverse), whilst in others beneficial and adverse effects would be
balanced out. Even where potentially adverse effects during construction may be
followed by adverse effects due to the completed development, the aim would be to
ensure that these are reduced or neutralised by the mitigation to be adopted through
design or management, so that the sequential effects would be no worse than those
predicted.

13.46

Some resources/receptors will experience more than one impact simultaneously, which
in some cases could reinforce the beneficial or adverse effects. For example, during the
construction period, nearby receptors could be exposed to HGV movements, dust
emissions and visual intrusion. However, each of these impacts would be subject to
mitigation, as described in the relevant sections of this ES, such that the residual incombination effects are unlikely to be any worse than those predicted.
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