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1 Introduction  
The purpose of the Landscape and Visual Study (LVS) is to inform the emerging 
Core Strategy Housing Sites. The study follows some of the methods and 
procedures as set out in guidelines for the preparation of a Landscape and Visual 
Impact Assessment (LVIA) identifying potential mitigation measures. It’s 
important to note that this study does not draw the same conclusions as an LVIA 
regarding the magnitude of impact or the significance of effect. However the LVS 
anticipates if the resultant changes are likely to be adverse or beneficial. 

The outcomes have then been used as an iterative tool to inform the emerging 
development concepts for each location. 

Key issues which are relevant to the assessment of potential landscape and visual 
impacts in relation to this location are:  

• Majority of the study area is within the World Heritage Site of Bath (WHS) 
• Within the Cotswold Area of Outstanding Natural Beauty (AONB) 
• Within the Green Belt 
• Majority of the study area is within the Bath Conservation Area 
• Impact on the Setting of  Beckford’s Tower Historic Park and Garden and 

Lansdown Cemetery and associated listed buildings and structures 
• Loss of Open Grassland and Vegetation 

The LVS examines the existing landscape conditions and settings of the area and 
its context. The landscape and visual characteristics prior to development are also 
assessed to establish their quality, character, defining features and sensitivity to 
change. Development within the study area is then anticipated and the degree to 
which the existing landscape and visual receptors would be affected is outlined. 

For the purposes of this study the development is considered operational and 
permanent. No consideration has been made for construction and 
decommissioning or cumulative effects. 

For clarity, throughout this section, the term ‘landscape’ has been used to describe 
all combinations of, and relationships between built form, surrounding ‘open / 
undeveloped  space’ and other natural and manmade features within the urban 
setting of the study area.  

The terms ‘area of search’ and ‘study area’ used throughout the document have 
the same meaning.  

The study area is situated within the Lower Slopes at Weston, Bath. The 
southwest facing slopes at Weston are a combination of larger fields with a 
shallower gradient and steeper, smaller fields with mature tree planting and 
vegetation which occupy the sloped sides of small valley incisions in the 
landscape. 
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2 Methodology  
The study follows the methodology for the preparation of Landscape and Visual 
Impact Assessments as set out in the following documents: 
• Guidelines for Landscape and Visual Impact Assessment 2nd Edition.1  
• City of Bath World Heritage Site Setting Supplementary Planning2 Guidance 

(Consultation Draft May 2012) 
• The Landscape Institute, 2009: Use of Photography and Photomontage in 

Landscape and Visual Assessment. Advice Note 01/093 

The Guidelines for Landscape and Visual Impact Assessment is currently under 
review. The methodology that has been used for this assessment follows the 
Guidelines set out in the 2nd Edition. 

This study identifies and evaluates the potential effects on the landscape and 
visual amenity that may arise from development within the study area. Effects 
may be divided into landscape effects and visual effects and may be direct or 
indirect, arising as a result of a complex pathway or secondary association. The 
assessment of landscape and visual effects are separate, although linked, 
procedures.  

The two principal criteria which determine the significance of an effect, landscape 
or visual, are the sensitivity of the receptor and the magnitude of the impact. 

Effects are described according to their nature, which may be beneficial, 
negligible or adverse. Beneficial effects occur where the development (or some 
aspect of it) will complement or contribute to the landscape receptor or view, 
strengthening or adding positive qualities and characteristics that were not 
previously present. Negligible effects occur where the development (or some 
aspect of it) will neither contribute to nor detract from the landscape receptor or 
view, but will be comfortably assimilated into the existing landscape or visual 
context. Adverse effects occur where the proposed development (or some aspect 
of it) will introduce elements that are discordant with a landscape receptor or view 
or which detract from the existing condition.  

2.1 Landscape Impact Assessment Methodology 
The methodology for establishing the baseline comprises a combination of desk 
studies and field survey analysis. A landscape character appraisal has been 
undertaken to describe the components and character of the study area and its 
surroundings. Separate landscape character areas have been defined in terms of 
their landscape quality and capacity to accommodate change. This takes the 
following into consideration:  

• any special values that may apply, for example, those recognised by 
international designation or treaty, national (statutory) landscape designations, 

1 Landscape Institute and Institute of Environmental Management Assessment (2002) ‘Guidelines 
for Landscape and Visual Impact Assessment 2nd Edition, Spon Press 
2 City of Bath World Heritage Site Setting Supplementary planning Guidance (Consultation Draft 
May 2012). 
3 Advice Note 01/11: Use of Photography and Photomontages in Landscape and Visual 
Assessment’; Landscape Institute (March 2011). 
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local (non-statutory) landscape designations and Conservation Areas or 
features of architectural importance; 

• special interests including nature conservation, historical or cultural heritage 
associations; 

• other professional evaluations or studies on the landscape within the study 
area; 

• past and present perceptions of local value available from the local planning 
authority; and 

• a review of the surrounding landscape areas utilising both map and site survey 
evidence together with a review of documentation relating to local landscape 
character and planning policy.  

The landscape assessment identifies the potential impact of development within 
the study area on each of the landscape character areas identified in the baseline 
assessment (see Figure LOW 002). 

Sensitivity 

An assessment is made of the sensitivity of the landscape to the particular 
development that is proposed. This assessment judges the sensitivity of the 
landscape as a whole. Attributes which contribute to the sensitivity of the 
landscape may include: 

• landscape character including aesthetic considerations; 
• landscape features that are commonplace / rare / distinctive; 
• visual enclosure / openness; 
• landscape designations (AONB, National Park etc.); 
• value (national / regional / local); 
• historical or cultural associations; 
• rarity; 
• wildness / tranquillity; 
• tolerance to change; 
• replaceability or substitutability; and 
• the scope for effective mitigation in character with the existing landscape. 

Table 1 outlines the criteria which guide the assessment of landscape sensitivity, 
which has been used where sensitivity has not been identified within any 
landscape character assessment or other supporting document used to inform the 
assessment.  

Table 1: Landscape sensitivity  
Sensitivity  Typical descriptors 

High A vulnerable landscape likely to be fragile and susceptible to change. A 
landscape of high importance and rarity which contains rare elements. No or 
limited scope for substitution or positive enhancement. 

Medium A landscape of moderate importance and rarity with some degraded elements. 
Some scope for substitution or positive enhancement. 
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Low A landscape of low importance and rarity with few, if any valued features. 
Scope for substitution or positive enhancement.  

Magnitude 

Since there is not a specific scheme to assess, the magnitude of the impact can’t 
be determined. However general conclusions will be drawn on anticipated 
changes resulting of development within the study area based on the following 
points: 

• the extent to which the change of landscape features alters the landscape 
character; 

• the extent of the area over which the impact is evident; 
• the duration of the impact (short- / medium- / long-term, permanent / 

temporary); and 
• the likely effectiveness of potential mitigation measures. 

Significance of landscape effects 

The determination of the significance of an effect on the landscape is a qualitative 
assessment and requires the application of professional judgement to weigh the 
findings of the sensitivity of receptor and magnitude of change experienced by the 
receptor. In establishing a judgement concerning the significance of landscape 
effects, the GLVIA4 state that the following general guidance should be noted: 

• ‘The loss of mature or diverse landscape elements, or features, is likely to be 
more significant than the loss of new or uniform / homogenous elements. 

• Effects on character areas, which are distinctive or representative, may be 
more important than the loss of areas in poor condition or degraded character 
which may, however, present greater opportunities for enhancement. 

• The loss of landscape elements, features or characteristics will be given 
greater weight if they are identified as being of high value or importance. 
Thus, effects on landscape areas or characteristics recognised for their 
national importance are likely to be of more significance than effects on areas 
or characteristics of local importance. 

• The sensitivity of the landscape is dependent on both the attributes of the 
receiving environment and the characteristics and effects of the proposed 
development and can only be established by carrying out the assessment. 
However, landscapes with a high value and sensitivity to the type of change 
proposed are likely to be more seriously affected by development than those 
with a lower sensitivity. 

• The test of significance is not directly related to planning policy. However, 
this may be an important consideration where policies identify commonly held 
objectives and values.’ 

Since there is not a specific scheme to assess, the significance of the effect can’t 
be thoroughly determined. However general conclusions will be drawn on 
anticipated changes resulting of development within the study area and the 
likelihood of it being adverse, negligible or beneficial. The assessment criteria 

4 ‘Guidelines for Landscape and Visual Impact Assessment’; Landscape Institute and Institute of 
Environmental Management Assessment (2002), 2nd Edition; Spon Press 
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for the determination of the significance of landscape effects are set out in Table 2 
below. These assessment criteria are based on criteria outlined in the GLVIA5 and 
other best practice guidance.  

Table 2: Significance criteria for landscape effects 
 The development of the area would result in effects that potentially : 

Adverse • would be at  variance with the existing landscape character, 
degrading its integrity; 

• would degrade, diminish or destroy the integrity of valued 
characteristic features, elements and / or their setting; and/or 

• would need the introduction of mitigation measures in lesser or 
greater extent. 

Negligible • would be compatible with the existing landscape character. 
Beneficial 
 

• would improve and enhance the existing landscape character; 
and/or 

• would restore or reinstate valued characteristic features of the 
area lost through other land uses. 

 

2.2 Visual Impact Assessment Methodology 
The assessment of visual effects considers the potential impact on the visual 
amenity of development within the study area, with particular reference to groups 
of defined receptors. Visual effects relate to the changes that arise in the 
composition of available views as a result of changes to the landscape, the 
responses of people to the changes, and to the overall effects with respect to visual 
amenity. Effects on visual amenity are assessed through representative viewpoints 
in order that general conclusions may be drawn regarding the overall visual 
effects of development within the study area. 

2.2.1 Zone of Theoretical Visual Influence 
‘Zone of Theoretical Visibility’ (ZTV) has been generated using digital terrain 
modelling (OS Landform Profile DTM) to identify zones or points where a full or 
partial view of potential development within the study area (assumed to raise 
7.5m above ground level) would be possible at eye level (1.6m); a colour code has 
been used to show areas where potential development might or might not be 
visible from. The terrain modelling does not capture vegetation and buildings, 
therefore reflecting the worst case scenario. Visibility may be rendered possible 
for areas where it would in fact be screened by existing vegetation or built form 
(see Figure LOW 001). 

5 ‘Guidelines for Landscape and Visual Impact Assessment’; Landscape Institute and Institute of 
Environmental Management Assessment (2002), 2nd Edition; Spon Press 
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2.2.2 Photomontages 
Photomontages have not been prepared for this study. The photographs will only 
show the indicative site boundary and, in some cases, landmarks to support the 
analysis of the setting. 

2.2.3 Viewpoints 
Six representative views have been selected as identified receptor points around 
the study area, in consultation with the Local Planning Authority. Key viewpoint 
locations have been identified to represent typical views from sensitive receptors 
affected by development within the study area (see Figure LOW 001). 

2.2.4 Assessment of Visual Impacts 
Sensitivity of visual receptors 

The sensitivity of these receptors within a character area or at a specific viewpoint 
will be dependent on a range of factors including: 

• the location of the viewpoint; 
• the importance of the view (popularity, cultural associations, designated 

areas); 
• public accessibility; 
• the occupation and expectations of the receptor (e.g. residents / users of 

recreational facilities / workers in their workplace / motorists passing 
through); 

• wide panorama, framed, glimpsed or sequential view; 
• extent of screening or filtering of the view (e.g. by buildings / vegetation); and 
• the scope for effective mitigation in keeping with the existing landscape 

character. 

Table 3 sets out the criteria which have been used to inform the assessment of 
visual sensitivity. 

Table 3: Visual sensitivity 

Sensitivity Typical descriptors 

High Receptors with proprietary interest in the view such as residential 
properties, and receptors undertaking recreation where the view is a key 
reason for the activity, e.g. users of public footpaths and bridleways and 
open access land. 

Medium Receptors with moderate interest in their environment, e.g. workers, 
pedestrian cyclists and other non-motorised users of major movement 
corridors and people taking part in outdoor sports 

Low Receptors with passing or momentary interest in their environment, e.g. 
motorists  
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As identified within the GLVIA6, the most sensitive receptors include users of 
recreational facilities, where interest is focused on their surroundings, 
communities where the proposed development changes the essential context, and 
residential receptors. Less sensitive receptors are people engaged in outdoor 
sports, people travelling through the area and people at work, whose attention is 
likely to be focused on their work activity. 

Magnitude 

Since there is not a specific scheme to assess, the magnitude of the impact can’t 
be determined. However general conclusions will be drawn on anticipated 
changes resulting of development within the study area based in the following 
points: 

• the angle of the view in relation to the main activity of the receptor; 
• the distance from the viewpoint to the study area; 
• the number of receptors affected; and 
• the likely effectiveness of potential mitigation measures. 

Significance of Visual Impacts 

In establishing a judgement concerning significance of visual effects, the 
Guidelines for Landscape and Visual Impact Assessment7  state that the following 
general guidance should be noted: 

• ‘Large-scale changes which introduce new, discordant or intrusive elements 
into the view are more likely to be significant than small changes or changes 
involving features already present within the view. 

• Changes in views from recognised and important viewpoints of amenity routes 
are likely to be more significant than changes affecting other less important 
paths and roads. 

• Changes affecting large numbers of people are generally more significant 
than those affecting a relatively small group of users. However, in wilderness 
landscape the sensitivity of the people who use these areas may be very high 
and this will be reflected in the significance of the change.’ 

Since there is not a specific scheme to assess, the significance of the effect can’t 
be thoroughly determined. However general conclusions will be drawn on 
anticipated changes resulting of development within the study area and the 
likelihood of it being adverse, negligible or beneficial. 
  

6 ‘Guidelines for Landscape and Visual Impact Assessment’; Landscape Institute and Institute of 
Environmental Management Assessment (2002), 2nd Edition; Spon Press 
7 ‘Guidelines for Landscape and Visual Impact Assessment’; Landscape Institute and Institute of 
Environmental Management Assessment (2002), 2nd Edition; Spon Press. 
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The assessment criteria for visual impacts are set out in Table 4 below.  
Table 4: Significance Scale of Visual Impacts 
 The development of the area could result in: 

Adverse a deterioration in the existing view 

Negligible no perceptible deterioration or improvement in the existing 
view 

Beneficial an improvement in the existing view 
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3 Planning Policy and Legislation 
This section seeks to set out the national, regional, local and emerging planning 
policy that is relevant to this Landscape and Visual Study (LVS) for the Lower 
Slopes at Weston, Bath.  

The study area is situated to the north west of Bath and is encapsulated by the 
designated boundaries of the Bristol-Bath Green Belt, the Bath World Heritage 
Site and the Cotswold Area of Outstanding Natural Beauty (AONB).  

Therefore, it is important to understand the relevant planning policy and 
legislation that applies to the landscape and visual impacts of development on: 

• The World Heritage Site and its Setting 

• The Green Belt 

• The Area of Outstanding Natural Beauty 

3.1 National Planning Policy 
At a national level, the following legislation provides the context to where 
planning policy for protection and management of World Heritage Site is derived 
from.  

The National Planning Policy Framework (NPPF) (March 2012), sets out the 
Government’s planning policies for England and how these are expected to be 
applied. 

3.1.1 Legislation 
UNESCO Operational Guidelines (2008) 

The United Kingdom ratified the 1972 UNESCO Convention concerning the 
protection of World Culture and Natural Heritage. In 2008 UNESCO published 
the Operational Guidelines for the implementation of the world heritage 
convention this is the key document providing the criteria for the inscription, 
protection and management of World Heritage Sites. 

Circular 07/09 (2009) 

Circular 07/09 provided guidance on the level of protection and management of 
World Heritage Sites. The guidance within this circular was an update to Planning 
Policy Guidance 15 (Planning and the Historic Environment).  

With regards to protecting the setting of World Heritage Sites, the Circular (Para 
15, page 4) stated: 

“The setting of a World Heritage Site is the area around it… in which change or 
development is capable of having an adverse impact on the World Heritage Site, 
including an impact on views to or from the Site.” 
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3.1.2 The National Planning Policy Framework (2012) 
The NPPF is a material consideration in planning decisions. The key aspects of 
the NPPF of relevance to this study are as follows: 

• Presumption in favour of development (paragraph 14, page 4) 

• Requiring good design (policy 7, page 14) 

• Protecting green belt land (policy 9, page 19) 

• Conserving and enhancing the historic environment (policy 12, page 30) 

Presumption in favour of sustainable development  

The NPPF (para 14) includes a presumption in favour of sustainable development 
as a ‘golden thread’ running through both plan-making and decision-taking.    

Of relevance here is footnote 9 on page 4 which outlines that the specific policies 
in the NPPF which indicate where development should be restricted:  

“For example, those policies relating to sites protected under the Birds and 
Habitats Directives (see paragraph 119) and/or designated as Sites of Special 
Scientific Interest; land designated as Green Belt, Local Green Space, an Area of 
Outstanding Natural Beauty, Heritage Coast or within a National Park (or the 
Broads Authority); designated heritage assets; and locations at risk of flooding or 
coastal erosion.” 

Requiring Good Design 

The importance which Government attaches to the design of the built environment 
is underlined in Paragraph 56 (page 14): “Good design is a key aspect of 
sustainable development, is indivisible from good planning, and should contribute 
positively to making places better for people.” 

Protecting Green Belt Land 

The NPPF reaffirms the role and purpose of the Green Belt and states that the 
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 
permanently open (paragraphs 79 and 80). The NPPF goes on to advise that LPAs 
should also plan positively to enhance the beneficial use of the Green Belt 
(paragraph 81): “… such as looking for opportunities to provide access; to 
provide opportunities for outdoor sport and recreation; to retain and enhance 
landscapes, visual amenity and biodiversity; or to improve damaged and derelict 
land.” 

Conserving and enhancing the historic environment 

The NPPF (paragraph 137) encourages local authorities to seek 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”. The 
NPPF recognises (paragraph 138) that not all elements of a World Heritage Site 
will contribute to its significance, whether it is treated either as “substantial harm” 
(paragraph 133) or “less than substantial harm” (paragraph 134), as appropriate, 
taking into account its contribution to the significance of the World Heritage Site 
as a whole. 
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3.2 Regional Planning Policy 
Regional Spatial Strategy (RSS) sets out the region’s policies in relation to the 
development and use of land and forms part of the development plan for local 
planning authorities. The government announced its intention to abolish RSS 
through the Localism Bill. 

The preparation of the draft Regional Spatial Strategy (RSS) for the South West 
remains uncompleted.  By the time of revocation of RSS's by the Secretary of 
State in June 2010, the legal challenges to the Proposed Changes to the draft RSS 
had not been resolved and the RSS had still not been published. 

Notwithstanding, the draft RSS provides useful background in relation to the 
strategic and overarching policy for development and use of land for Bath and 
North East Somerset Council area. 

It is noted from the Bath and North East Somerset Council Submission Draft Core 
Strategy (2011) that the proposals to abolish the Regional Spatial Strategy (RSS) 
has been viewed by the Council as an opportunity to move away from regionally 
imposed growth targets and establish its own requirements in response to local 
circumstances. 

3.2.1 The Draft Regional Spatial Strategy (2006) 
The Draft Regional Spatial Strategy for the South West was published in 2006 
and presents an evidence informed Strategy for the South West of England. From 
the Draft RSS the following Policies are considered relevant to the landscape and 
visual impacts aspects associated with the Lower Slopes at Weston.  

Policy ENV1: Protecting and Enhancing the Region’s Natural and Historic 
Environment (page 144) states that: 

“The quality, character, diversity and local distinctiveness of the natural and 
historic environment in the South West will be protected and enhanced, and 
developments which support their positive management will be encouraged…  

Priority will be given to preserving and enhancing sites of international or 
national landscape, nature conservation, geological, archaeological or historic 
importance. Tools such as characterisation and surveys will be used to enhance 
local sites, features and distinctiveness through development, including the setting 
of settlements and buildings within the landscape and contributing to the 
regeneration and restoration of the area.” 

The purpose of this policy is to ensure that any development proposed in the 
context of the South West’s historic and natural environment seeks to enhance the 
features and distinctiveness of an area. 

Further to the above considerations Policy ENV3: Protected Landscapes (page 
146) outlines that Areas of Outstanding Natural Beauty will be given priority over 
the other considerations in determination of development proposals and states 
that: 

“Development will only be provided for where it would:  

• Conserve and enhance the natural beauty, wildlife and cultural heritage of 
the National Park or Area of Outstanding Natural Beauty, or 

Report Ref | Final Issue | 4 April 2013  
\\GLOBAL\EUROPE\BRISTOL\JOBS\228XXX\228816-00\4.50_REPORTS\LOWERSLOPESAPR05.DOCX 

Page 11 
 



Bath & North East Somerset Council Landscape and Visual Study 
Lower Slopes at Weston 

 

• Promote the understanding and enjoyment of the special qualities of the 
National Park, or 

• Foster the social or economic well-being of the communities within the 
National Park or Area of Outstanding Natural Beauty, provided that such 
development is compatible with the pursuit of National Park or Area of 
Outstanding Natural Beauty purposes  

Consideration will also be given to proposals which promote the understanding 
and enjoyment of the special qualities of the Areas of Outstanding Natural 
Beauty.  

Particular care will be taken to ensure that no development is permitted outside 
the National Park or Areas of Outstanding Natural Beauty which would damage 
their natural beauty, character and special qualities or otherwise prejudice the 
achievement of National Park or Area of Outstanding Natural Beauty purposes.” 

The Draft RSS gives consideration to the long term development of Bath with 
regard to urban extensions and the importance of achieving them without 
detracting from Baths World Heritage Site status. This is reflected in Sub 
Regional Policy 5 Bath (page 59), which states:   

“The design and quality of the urban extension will require the highest standards 
to ensure that the environmental assets, both urban and rural, as well as 
landscape setting, are protected and maintained, thereby minimising the impact 
on Bath’s World Heritage Site status.” 

3.3 Local Planning Policy  
The Bath & North East Somerset Local Plan was adopted in October 2007. The 
plan forms part of the development plan for the area of Bath & North East 
Somerset.  The development plan forms the basis for decisions on land use 
planning affecting that area.  

Eventually, the Local Plan policies will be replaced by the policies in the 
emerging Core Strategy (currently scheduled to be adopted until 2013/14), the 
Council made a request to the Secretary of State to extend the life of relevant 
policies in the Local Plan. The Local Plan has been saved under the Planning and 
Compulsory Purchase Act 2004.  

A decision letter and schedule has been received from the Secretary of State 
setting out which policies will be saved.  These policies will be saved for an 
indefinite period until replaced through the emerging Local Development 
Framework. 

3.3.1 Bath & North East Somerset Local Plan (2007) 
The Bath & North East Somerset Local Plan presents the spatial strategy for 
B&NES and sets out a framework for future development in the District. The 
following ‘saved’ policies from the Local Plan are relevant to the landscape and 
visual impact considerations associated with the Lower Slopes at Weston.  

The Built and Historic Environment 
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Chapter C3: The Built and Historic Environment of the Local Plan (page 175), 
identifies the boundary of the World Heritage Site as shown on the Proposals Map 
is based on the former Bath City municipal boundary as it was in 1986 at the time 
of its nomination. 

For development proposals within the World Heritage Site or its setting are 
considered in the context of Policy BH.1 (page 174): 

“Development which would harm the qualities which justified the inscription of 
the Bath World Heritage Site or which would harm the setting of the Bath World 
Heritage Site would not be permitted.” 

Design and Urban Design 

Part of Section A of the Local Plan – ‘Overall Strategy’ visual appearance is 
considered with the recognition that there are many subjective aspects involved in 
design. The Local Plan outlines the general approaches to be taken in B&NES 
with regards to appearance/design stating that a contextual approach should be 
used whereby visual appearance of new buildings responds appropriately to their 
surroundings.   

Natural Environment 

Chapter C2: The Natural Environment of the Local Plan addresses issues relating 
to landscape character and identity of areas forming the setting for Bath. The 
chapter contains the following key policies for consideration when undertaking a 
landscape and visual impact assessment.  

Policy NE.1 Landscape character (page 159) states that: 

“Development which does not either conserve or enhance the character and local 
distinctiveness of the landscape will not be permitted.” 

Visual assets are further considered within policies NE.4 (page 161) and NE.12 
(page 167) which set out criteria and guidelines to consider when planning 
development in the B&NES district area. For trees and woodland, Policy NE.4 
states: 

“Development will only be permitted where:  

i. it does not have an adverse impact on trees and woodlands of wildlife, 
landscape, historic, amenity, productive or cultural value; and 

ii. it includes the appropriate retention and new planting of trees and 
woodlands; and 

iii. it does not have an adverse impact on a veteran tree;  

In the case of an unavoidably adverse impact on trees and woodlands of wildlife, 
landscape, amenity, productive or cultural value, compensatory provision is 
made.”  

For the detailed requirements for considering environmental interests in new 
development, Policy NE.12 sets out: 

“Development will only be permitted where it: 
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i. retains features of the landscape such as trees, copses, woodlands, 
grasslands, batches, ponds, roadside verges, veteran trees, hedgerows, 
walls, orchards, and watercourses and their corridors if they are of 
amenity, wildlife, or landscape value, or if they contribute to a wider 
network of habitats; 

ii. provides where appropriate, for the creation of new features and 
habitats; and  

iii. makes appropriate provision for the management of such features and 
habitats where they are of major importance for wild flora and fauna. 

Where the loss of such features is unavoidable because the reasons for the 
development outweigh the need to retain the features: 

a. any harm to the features is minimised, and 

b. compensatory provision of at least equal value will be required.” 

3.3.2 Rural Landscapes of Bath and North East Somerset - A 
Landscape Character Appraisal – SPG (2003) 

This document identifies and describes the landscape character areas surrounding 
the city of Bath.  The document was adopted as Supplementary Planning 
Guidance (SPG) to the Development Plan in February 2003. This document is a 
material consideration which is taken into account when the Council determine 
planning applications. 

The Appraisal includes a chapter on landscape change which considers how the 
landscape has evolved and been influenced by developments in agriculture, 
communications and industry and by settlement within the landscape, which 
provides an understanding of the implications of development on the Lower 
Slopes at Weston.  

3.3.3 Bath City-Wide Character Appraisal Supplementary 
Planning Document (2005) 

A Supplementary Planning Document (SPD) to policies in the then Bath & North 
East Somerset Local Plan including Minerals and Waste Policies Revised Deposit 
Draft 2003. This SPD is a material consideration in planning decisions affecting 
Bath.  

The Bath city-wide character appraisal covers the area of Bath and its immediate 
environs. This document was prepared to complement the ‘Rural Landscapes of 
Bath and North East Somerset: A Landscape Character Assessment: 
Supplementary Planning Guidance’ (2003). 

In the Appraisal the Lower Slopes at Weston area falls adjacent to ‘Area 1 – 
Weston’ and within the area defined as ‘Rural Fringe: North of Bath’.  

This Bath city-wide character appraisal gives an understanding of what makes this 
area of Bath distinctive by considering its character and significance. This 
contextual information is to be used to inform future proposals for change and 
opportunities for enhancement, preservation and innovation within Bath.  
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3.4 Emerging Planning Policy 
The Bath & North East Somerset Council Core Strategy Submission Draft was 
submitted for examination in May 2011. The Examination was suspended in July 
2012 to enable the Council to undertake further work to address preliminary 
conclusions of the Examination Inspector. 

The Council are due to publish the changes to draft Core Strategy for public 
consultation between April-May 2013, with the target for adoption of the Core 
Strategy is set for December 2013.  

The City of Bath World Heritage Site Setting Supplementary Planning Document 
(SPD) was approved for adoption by the Council’s Cabinet in November 2012. 
The final version of the SPD is due to be adopted in Spring 2013. 

3.4.1 Bath & North East Somerset Council Submission Draft 
Core Strategy (2011) 

The Draft Core Strategy included several policies which need to be reviewed and 
considered in the consideration of the landscape and visual impacts of the Lower 
Slopes at Weston. 

The Draft Core Strategy recognises the World Heritage Site status of the city as a 
key material consideration when making planning decisions (Circular 07/2009).  

As a result, within Chapter 2 for place specific polices, for Bath, there is Policy 
B4 (page 52), which covers the World Heritage Site and its setting, this clearly 
states that: 

“Proposals which would harm the Outstanding Universal Values of the City of 
Bath World Heritage Site, including its authenticity and integrity, or which would 
harm the setting of the World Heritage Site will be refused.”  

Proposals will be assessed against Policy B4 which seeks to ensure that the impact 
of development on the World Heritage Site and its setting is properly considered.  

The WHS Setting Study (2009) provides background information needed to assess 
any potential impacts and provides an impact assessment framework to form the 
basis for assessing the potential impact of a development on the Outstanding 
Universal Values. The Setting Study is used to guide decision making affecting 
the WHS setting and it is currently forming the basis of a Supplementary Planning 
Document (SPD). 

In the Submission Draft of the Core Strategy, Section 6: Core Policies (page 102), 
it sets out a number of core policies that are considered to be applicable across the 
district. Policy CP6 - Environmental Quality (topics 1-3) sets out several topic 
which relate to the landscape and visual elements that should be considered as 
relevant to this assessment: 

1.  High Quality Design  

The distinctive quality, character and diversity of Bath and North East Somerset’s 
environmental assets will be promoted, protected, conserved or enhanced through: 

a) high quality and inclusive design which reinforces and contributes to its 
specific local context, creating attractive, inspiring and safe places. 
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b)  ensuring that all major housing schemes meet CABE’s Building for Life 
(BfL) good standard, as a minimum. 

2.  Historic Environment  

The cultural and historic environment will be preserved or enhanced, and sites, 
buildings, areas and features of recognised national and local importance and their 
settings will be protected. Proposals that contribute to the mitigation of climate 
change will be considered against Policy HE1 in PPS5 

3.  Landscape  

The distinctive character and quality of Bath and North East Somerset’s 
landscapes will be conserved or enhanced. 

3.4.2 City of Bath World Heritage Site Setting Supplementary 
Planning Document - Consultation Draft (2012)    

This SPD takes forward the work undertaken for the Bath World Heritage Site 
Setting Study 2009. This document describes and illustrates where the World 
Heritage Site (WHS) setting is considered to be, the importance of the setting and 
the process for assessing impacts on the setting.  

As the Lower Slopes at Weston area falls within the boundaries of both the World 
Heritage Site Boundary and the Indicative Extent of Setting outlined in Map 1 of 
the Consultation Draft SPD, this emerging policy document will be an important 
consideration in the determination the decisions in respect of new development 
and their implications on the WHS and its setting.  

Key considerations in relation to setting and its extent (page 17): 

• “Not all parts of the setting will necessarily contribute to the significance 
of the site in equal measure. 

• The extent of the setting is not fixed and static and may need to be 
reviewed depending on the nature of any proposals and understanding of 
the significance of the area which may be affected.” 

Chapter 2 of the SPD provides the definition and characteristics of setting for the 
Bath World Heritage Site in accordance with Circular 07/09 on the protection of 
World Heritage Sites stating: 

• “Setting is the area around a WHS 

• Setting incorporates the area where change or development is capable of 
having an adverse impact on the WHS including views to or from the site 

• Setting includes areas where inappropriate change or development is 
capable of adversely affecting the Outstanding Universal Value, integrity, 
authenticity and significance of the WHS  

• Setting can include a buffer zone where an added layer of protection of the 
WHS is provided.” 

City of Bath World Heritage Property Statement of Outstanding Universal Value 
states that the City of Bath is of outstanding universal value for the following 
cultural attributes: 
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The Roman remains, especially the Temple of Sulis Minerva and the baths 
complex (based around the hot springs at the heart of the Roman city of Aquae 
Sulis, which have remained at the heart of the City’s development ever since) are 
amongst the most famous and important Roman remains north of the Alps, and 
marked the beginning of Bath’s history as a spa town. 

The Georgian city reflects the ambitions of John Wood Senior, Ralph Allen and 
Richard “Beau” Nash to make Bath into one of the most beautiful cities in 
Europe, with architecture and landscape combined harmoniously for the 
enjoyment of the spa town’s cure takers. 

The Neo-classical style of the public buildings (such as the Assembly Rooms and 
the Pump Room) harmonises with the grandiose proportions of the monumental 
ensembles (such as Queen Square, Circus and Royal Crescent) and collectively 
reflects the ambitions, particularly social, of the spa city in the 18th century. 

The individual Georgian buildings reflect the profound influence of Palladio, and 
their collective scale, style and the organisation of the spaces between buildings 
epitomises the success of architects such as the John Woods, Robert Adam, 
Thomas Baldwin and John Palmer in transposing Palladio’s ideas to the scale of 
a complete city, situated in a hollow in the hills and built to a Picturesque 
landscape aestheticism creating a strong garden city feel, more akin to the 19th 
century garden cities than the 17th century Renaissance cities.8 

Chapter 3 of the Consultation Draft SPD covers ‘The Importance of Setting to 
Bath and Surrounding Communities’, specifically it outlines the importance of the 
undeveloped landscape setting of Bath in maintaining and enhancing local 
distinctiveness and the high quality environment.  

This chapter considers the implications of not protecting the setting (paragraph 
3.06) by offering the following concerns: 

• “Views from the city to undeveloped and treed slopes around the edge of 
the city could be lost, reduced or impacted on 

• Development beyond the hollow created by surrounding hills could result 
in the city becoming more widely visible from the surrounding area losing 
its hidden nature 

• The distinct break from urban to rural could be broken with development 
influencing the character of the adjoining rural areas.” 

Chapter 7 of this draft SPD outlines the process for assessing impacts of proposed 
development and other changes on the World Heritage Site relating to the setting. 

A framework for a comprehensive assessment of proposals, which is to be carried 
out in parallel with the preparation of development proposals, is set out in 5 work 
stages (pages 57 – 60):  

A. Description of Existing Conditions 

8 City of Bath World Heritage Site Setting Supplementary planning Guidance (Consultation Draft 
May 2012) 
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B. Description of Proposed Development or Other Proposed Change 

C. Assessment of the Effects of the proposals on the OUV, authenticity and 
integrity of the WHS for each of the aspects of setting listed. 

D. Detailed Design Considerations 

E. Summary and Conclusion 

This SPD, in effect, is to help those proposing development within, or affecting, 
the setting of the WHS. The SPD recommends the use of the 5 work stages above 
to both assess the likely effect of development on the WHS; and as part of the 
plan making process where changes are proposed within the setting of the WHS. 

3.5 Evidence Base Documents 
Part of the evidence base supporting the Local Plan and the emerging Core 
Strategy are a number of documents, which cover Landscape Character and the 
World Heritage Site.   

Bath World Heritage Site Setting Study 2009  

The World Heritage Site Setting Study produced by Bath and North East 
Somerset Council provides further information and guidance in assessing the 
impacts on the character and setting of the Bath World Heritage Site. The Study 
has been informed by the UNESCO Operational Guidelines.  

The study seeks to identify the location, extent, significant elements and 
characteristics of the setting for the Bath Word Heritage Site, and then following 
this  

In Chapter 5 a framework for assessing impacts on the World Heritage Site setting 
is established. The study states that the design process needs to be fully integrated 
and informed by the assessment process which consists of four key stages outlined 
below:9 

• Stage (a) Description of Existing Conditions of the World Heritage Site 
and its setting. 

• Stage (b) Description of the Proposed Development or Other Changes  

• Stage (c) The Impact of the Proposals on the World Heritage Site and/or 
its setting. 

• Stage (d) Detailed Design Considerations and Detailed Consideration 
Mitigation  

This work is being taken forward by the City of Bath World Heritage Site Setting 
Supplementary Planning Document (SPD) as discussed above.  

City of Bath World Heritage Site Management Plan 2010 -2016  

The City of Bath World Heritage Site Management Plan describes the cultural 
assets of the Bath World Heritage Site and provides a justification for the 

9 Bath World Heritage Site Setting Study – Information Paper Bath and North East Somerset 
Council (October 2009)   
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inscription. Further to this, it sets out the managing change issues and objectives, 
the plan then provides a Programme for actions.  

Under ‘managing change objective 5’ the Plan states: “Objective 5: Ensure that 
the Site and its setting are taken into account by all relevant planning, regulatory 
and policy documents (statutory and non-statutory) and by any future changes to 
the planning system.” 

“The World Heritage Site boundary should give the best protection possible to the 
Site, its outstanding universal values and its setting.”  
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4 Scoping and Consultation  
The purpose of this Landscape and Visual Study is to inform the emerging Core 
Strategy Housing Sites for Bath and North East Somerset Council.  

The study follows some of the methods and procedures as set out in guidelines for 
the preparation of a Landscape and Visual Impact Assessment (LVIA) identifying 
potential mitigation measures but it does not draw the same conclusions as an 
LVIA regarding the magnitude of impact or the significance of effect. As such at 
the time of the report no Statutory Consultees were consulted and therefore their 
opinions do not inform this report. 

The Landscape Officer at BANES was consulted in order to agree the number and 
location of the viewpoints.  The viewpoints were agreed in written 
correspondence on the 11th of February. 

 

5 Limitations and Assumptions 
For the purposes of this assessment, development within the study area is 
considered operational and permanent. No consideration has been made for 
construction and decommissioning, cumulative effects or residual effects. 

For the purposes of this study it is assumed that the study area will accommodate 
development of residential character but due to the lack of more detailed 
information it is not possible to thoroughly assess the magnitude or the 
significance of the effects. 

The ‘Zone of Theoretical Visibility’ (ZTV) has been generated in ArcGIS using 
digital terrain modelling (OS Landform Profile DTM) to identify zones or points 
where a full or partial view of development within the study area, assumed to 
raise 7.5m high above ground level, would be possible at eye level (1.6m). A 
colour coding has been used to express the anticipated degree of visibility of a 
given area. It is important to note that the terrain modelling does not capture the 
screening effects of vegetation and buildings, therefore the actual visibility of 
proposed development will be substantially less than expressed on the ZTV map. 

Photomontages have not been prepared for this assessment, instead photographs 
have been used with annotations to show the indicative site location and other 
landscape features. 
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6 Landscape and Visual Baseline 

6.1 Existing Study Area 
The existing study area is approximately 75 hectares of agricultural rolling fields 
and hedgerows with some small buildings. The fields rise in level from behind the 
Weston residential area. Almost all of the field boundaries are vegetated with the 
majority containing mature vegetation. There are also small blocks of woodland. 
There are several small water courses which run through the study area. The area 
is distinctly rural in character and defines the edge of urban development. It 
provides immediate access into the countryside from the town centre. There are 
several footpaths which cross the area including the Cotswolds Way and it 
appears well used.  The topography is very undulating and steep in some places. 
Due to the nature of the existing topography it is visible from an extensive area, in 
and around Bath. 

6.2  Landscape and Heritage Designations 
The Landscape and Heritage Designations in and around the Lower Slopes at 
Weston are shown in Figures LOW003 and LOW004.   

It is within the Bath World Heritage Site, the Cotswolds Area of Outstanding 
Natural Beauty, the Bath Conservation Area and the Bristol – Bath Green Belt.   

It is adjacent to National Trust CRoW accessible land and there are a number of 
footpaths crossing the study area including the Cotswolds Way. It is within the 
setting of the Registered Historic Park and Garden of Beckford Tower and 
Lansdown Cemetery and associated listed structures.   

It is a nature conservation Biodiversity Action Plan (BAP) priority habitat and 
includes species rich grassland and BAP priority species (skylark, yellowhammer, 
nightingale, pipistrelle bats and long winged cone head). 

6.3 Landscape Character Areas 
Extensive work has previously been undertaken in assessing the Landscape 
Character in and around Bath.  For the purposes of this appraisal we have based 
the landscape character areas on those outlined and described in following 
documents: 

• Rural Landscapes of North East Somerset- A Landscape Character 
Assessment (April 2003) 

• The Cotswolds Area of Outstanding Natural Beauty Landscape Character 
Assessment (2004) 

• BANES Planning Service, Bath City - Wide Character Appraisal 
Supplementary Planning Document (adopted 31 August 2005) 

• City of Bath World Heritage Site Setting Supplementary Planning Document  
(Consultation Draft May 2012) 

The Landscape Character areas in and around the study area are illustrated in 
Figure LOW002. 
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The Cotswold Area of Outstanding Natural Beauty (AONB) was designated in 
1966 to “conserve and enhance the Cotswold Landscape”. 10 In the BANES Rural 
Landscapes of Bath and North East Somerset: A Landscape Character Assessment 
Supplementary Guidance document defines this area as the Cotswolds Plateaux 
and Valleys Zone.    

The Cotswolds Plateaux and Valleys Zone comprises the Oolitic Limestone 
plateaux areas divided by steep sided valleys and a scarp slope down to the river 
Avon.  The relationship between this landform and the city of Bath contributes to 
the Character of the City.  The limestone used in the stone buildings contributes to 
the visual unity of the Cotswolds.  There are a number of well used Public Rights 
of Way including the Limestone Link, the Cotswolds Way National Trail and the 
Bath Skyline Walk within this character area.   

Other features within this character area are the open high plateaux’s with straight 
roads and larger arable and pastoral fields enclosed by dry stone walls and few 
trees.  There are broadleaf woods along the scarp and upper slopes.  The valleys 
are more enclosed often with steep sides and smaller irregular fields as well as 
pasture and woodland on the valley sides.11 

The landscape character of the Cotswold Plateaux and Valleys Zone has been 
further sub-divided in the Cotswolds AONB Landscape Character Assessment.  
This assessment identifies ‘landscape character types’ across the Cotswolds.  
These are areas of landscape that are relatively uniform in character, sharing 
similar characteristics of geology, landform, drainage patterns, vegetation and 
historical land use and settlement pattern.   

The landscape character types around the Lower Slopes at Weston are: 

Escarpment Bath to Beach Farm 

The scarp is a dramatic landscape feature which provides the backdrop to Bath’s 
north western edge.  The Cotswold’s Way follows the summit of this scarp.  The 
Escarpment character area is defined as the steep upper and elevated west facing 
scarp, often lined with broadleaved woodland and visible from many locations in 
the neighbouring vale. Above upper Weston the fields are extensive, with hedged 
boundaries following strong landform features.  The less intensive practices here 
have allowed for the survival of extensive areas of calcareous grassland. 
Significant local landscape features are Kelston Round Hill, a wooded knoll to the 
east of Kelston and Beckford’s Tower.12 

Lansdown Plateau (The High Wold Dip-Slope) 

This character area is characterised by the gently rolling landform with the steep 
landform of the escarpment defining the eastern perimeter of the plateau.  The 
rural landscape generally comprises improved pasture farming with large fields 
bounded by stone walls and hedgerows.  There are relatively few hedgerow trees 
and woodlands which results in expansive and panoramic views and a sense of 
elevation and exposure.  The developments located alongside Lansdown Road 
such as the sports pitches, golf course and Lansdown Racecourse marks a 

10 The Cotswolds Area of Outstanding Natural Beauty Landscape Character Assessment (2004) 
11 BANES Rural Landscapes of North East Somerset- A landscape Character Assessment(April 
2003) 
12 The Cotswolds Area of Outstanding Natural Beauty Landscape Character Assessment (2004) 
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transition from the residential areas of Bath to the more rural landscape of the 
Cotswolds AONB.  This character area also incorporates the western side of the 
Ensleigh study area (subject to a separate LVS) including the Kingswood School 
sports fields and an associated building.13 

MOD Site 

The MOD Site character area comprises a collection of low level single storey 
Ministry of Defence (MOD) buildings and roads with security fencing along the 
boundary. As such it is not an attractive or inviting landscape.  This area is 
generally flat with some existing vegetation.  It is on the edge of the Lansdown 
plateau and drops away steeply to the south and east.   

Weston 

The Weston character area is characterised by the historic core of Weston which 
lies on the valley bottom with post war development extending up the north side 
of the valley allowing views to the south. The historic village core comprises a 
mix of commercial, community and residential uses. The rest of the area is 
residential with schools. The historic village core is largely terraces of two and 
three storeys made with coursed Bath stone. The residential areas are 
predominately semi-detached and two storeys high. The materials for the mid to 
late 20th century housing includes render, pre-fabricated panels and reconstituted 
stone. The residential expansion areas are of a medium density with semi-
detached dwellings on generous plots and significant open spaces. There are many 
views to undeveloped hillsides and in particular Kelston Round Hill just outside 
the area. The view to the Lansdown ridge to the north helps to draw the area 
together.14 

The Weston Park, Sion Hill and Upper Lansdown 

The Weston Park, Sion Hill and Upper Lansdown character area comprises the 
steep slopes of Sion Hill and Upper Lansdown to the south.  The principal land 
uses throughout the area are residential, public open space and schools.  The 19th 
century villas and schools and 20th century two-storey detached and semi-
detached houses of the area give a low density with only occasional views to the 
hillsides and valleys outside the area. The majority of the area is tranquil with the 
exception of Lansdown road and Weston Road.15 

  

13 The Cotswolds Area of Outstanding Natural Beauty Landscape Character Assessment (2004) 
14 BANES Planning Service, Bath City – wide Character Appraisal supplementary planning 
document adopted 31 august 2005 
15 BANES Planning Service, Bath City – wide Character Appraisal supplementary planning 
document adopted 31 august 2005 
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7 Landscape Impact Assessment 
Escarpment Bath to Beach Farm 

The Escarpment Bath to Beach Farm character area is distinguished by ‘the scarp’ 
which is a dramatic landscape feature that provides the backdrop to Bath’s north 
western edge.  The sensitivity of the landscape character area is considered to be 
high. This is due to its landscape designations as well as its topography and 
undeveloped character.   

The Lower Slopes at Weston lies within this character area. It is anticipated that 
key characteristic features such as the rolling fields and hedgerows would be 
permanently affected. 

Due to the nature of the change and the importance of the scarp to the setting of 
Bath, it is considered that any change within this area is likely to be adverse.   

Lansdown Plateau (The High Wold Dip-Slope) 

The Lansdown Plateau landscape character area lies to the north of the study area. 
The gently rolling landform of the high wold dip-slope is dissected by a network 
of dry valleys. This is a transitional landscape sharing characteristics of both of 
the adjacent landscape types. 

The landscape sensitivity of the character area is considered to be high.  This is 
due to its landscape designations and generally undeveloped nature. 

It is anticipated that development within the study area will convey a more 
enclosed and built up nature to the current character. Key characteristic features of 
the existing landscape such as the rolling fields and hedgerows would be affected. 

Overall, development within the study area is considered to have an adverse 
impact on this character area. 

MOD Site  

This character area comprises a collection of low level single storey Ministry of 
Defence (MOD) buildings and roads with security fencing along the boundary.  
The area is generally flat with some existing vegetation. The sensitivity of the 
landscape character area is considered to be medium.  

Due to the distance away from the study area and the existing topography and 
vegetation, the overall effect of development within the study area is considered 
to be negligible.   

Weston 

The Weston character area is characterised by the historic core of Weston which 
lies on the valley bottom with post war development extending up the north side 
of the valley allowing views to the south. There are numerous views towards the 
undeveloped hillsides and in particular Kelston Round Hill just outside the 
character area. The landscape sensitivity of this landscape character area is 
considered to be medium.  

The undeveloped hillsides provide an important backdrop to this residential area. 
Key characteristic features of the rolling hills and hedgerows would be 
permanently impacted on by development within the study area. 
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It is anticipated that development within the study area will have an adverse 
effect. 

Weston Park Sion Hill and Upper Lansdown  

This area is characterised by the steep slopes of Sion Hill and Upper Lansdown 
and quiet residential neighbourhoods and schools. The landscape sensitivity of the 
landscape character area is considered to be medium.  

The south eastern tip of the study area abuts the character area. Key characteristics 
such as the rolling fields and hedgerows would be permanently impacted on by 
developing within the study area. This would permanently degrade the existing 
landscape character and would change it from a more rural to a more built up 
landscape.  

It is anticipated that development within the study area would have an adverse 
effect on this character area.  
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8 Visual Impact Assessment 
Viewpoint 1:  Bath City Farm 

Context and sensitivity of receptors 

This viewpoint is located within Bath City Farm which is located at an elevated 
position in south western Bath affording long distance views across Bath and the 
surrounding landscape. The main receptors are users of this facility and associated 
open space. The expansive vistas afforded by this location are key to its popularity 
as an attraction. The sensitivity from this viewpoint is considered to be high. 

Magnitude of impact 

The view from this location is illustrated in figure LOW005.  Development within 
the study area would result in a large scale change and encroachment of urban 
form up the hillside and into open countryside. This would alter the overall 
perception and key characteristics of the view. It is anticipated that development 
on the higher ground would represent a greater degree of change than 
development immediately adjacent to the existing urban edge. 

Significance of effect 

There are open views towards the study area from this viewpoint which could be 
difficult to mitigate due to the existing topography. It is anticipated that a 
proportion of the rural landscape would be reduced and replaced with 
development. The impact on the visual amenity at this location is considered to be 
adverse. 

 

Viewpoint 2:  Alexandra Park 

Context and sensitivity of receptors 

This viewpoint is located within Alexandra Park which is in an elevated position 
in southern Bath affording long distance views across the city and the surrounding 
landscape. The main receptors are recreational users of this open space. The 
sensitivity from this viewpoint is considered to be high. 

Magnitude of impact 

The view from this location is illustrated in figure LOW005.  The development of 
the study area would result in a noticeable change in the view however the 
affected area is distant and comprises a relatively small element of the overall 
panorama. 

Significance of effect 

There is potential to mitigate some of the views from this viewpoint. The angle of 
this view makes the perception of development within the study area less severe 
from this viewpoint but the impact on the visual amenity at this location is still 
likely to have an adverse effect. 
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Viewpoint 3:  Weston Residential Area at Lucklands Road 

Context and sensitivity of receptors 

This viewpoint is located within the residential neighbourhood of Weston and the 
study area is visible immediately beyond and rising above the residential 
properties. The sensitivity from this viewpoint is considered to be high. The main 
receptors are residential properties and pedestrians and cyclists.  

Magnitude of impact 

The view from this location is illustrated in figure LOW006.   Due to the exposure 
and proximity of the study area, developing it, particularly within the lower slopes 
(below contour level 150m AOD) would result in a large change in the key 
characteristics of the view. 

Significance of effect 

The close proximity and existing topography of the area of search make it difficult 
to mitigate against visual impacts from this location. Views of the open fields, 
hedgerows and wooded areas would be obscured.  As it is anticipated that any 
development would project above the skyline, the view would be appear more 
enclosed. The likely impact on the visual amenity at this location is anticipated to 
be adverse. 

 

Viewpoint 4: Beckford Tower 

Context and sensitivity of receptors 

This viewpoint is located at the top of the tower and is in close proximity to the 
study area. This Grade I listed structure is a museum and a key aspect of its 
popularity as a destination are the views afforded by its upper floors.  The tower 
allows close aerial views of the study area and long distance views of the 
surrounding landscape and is set within an AONB. The main receptors at this 
viewpoint are people who have come to see the view from the tower. The 
sensitivity from this viewpoint is considered to be high. 

Magnitude of impact 

The view from this location is illustrated in figure LOW006.  Due to the elevated 
position of this viewpoint any mitigation through screening will be very difficult 
to achieve. It is anticipated that development on the higher ground (above the 
contour line 150m AOD) would represent a greater degree of change than 
development on the lower slopes and immediately adjacent to the existing urban 
development. 

Significance of effect 

Due to the high sensitivity and location of the viewpoint, the anticipated change  
on the visual amenity is considered to be adverse. 
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Viewpoint 5: Prospect Stile 

Context and sensitivity of receptors 

Prospect Stile is a key vantage point along the Cotswolds Way footpath and is 
identified as a ‘viewpoint’ on Ordnance Survey maps of the area.  It is in an 
elevated position within the AONB and affords long distance and panoramic 
views across Bath and the surrounding landscape. The main receptors at this 
viewpoint are recreational users of the footpath some of whom have come 
specifically to see the view.  The sensitivity from this viewpoint is considered to 
be high. 

Magnitude of impact 

The view of the proposed study area from this location is illustrated in LOW007. 
The study area occupies a significant proportion of the view and is positioned in 
the foreground. The viewpoint is elevated above the study area and therefore the 
likelihood of achieving mitigation through screening is limited. It is anticipated 
that a considerable loss of open agricultural fields and hedgerows would occur.  

Significance of effect 

It is considered that the high sensitivity of the view combined with the change in 
the overall perception and key characteristics of the view would result in an 
adverse impact on the visual amenity from this viewpoint. 

 

Viewpoint 6: Cotswolds Way 

Context and sensitivity of receptors 

This viewpoint is located along the Cotswolds Way and within the AONB and 
affords a clear view of the full extent of the study area as well as a panoramic 
view of the surrounding landscape. The main receptors are recreational users of 
the Cotswolds way footpath. The sensitivity from this viewpoint is considered to 
be high. 

Magnitude of impact 

The view from this location is illustrated in figure LOW007. As the study area is 
linear in nature and the viewpoint is at right angles to its long dimension, it 
occupies a significant proportion of the view. Inter-visibility is also increased by 
the relative locations of the Lower Slopes at Weston and the viewpoint on facing 
hillsides. It is anticipated that development on the higher ground would represent 
a greater degree of change than development on the lower slopes (below contour 
level 150m AOD) and immediately adjacent to the existing urban development. 

Significance of effect 

As the ‘green’ hillsides are of key importance to the setting of the World Heritage 
Site of Bath it is anticipated that any change within this area is likely to have an 
adverse effect.   
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9 Design and Mitigation Recommendations 
The purpose of the Landscape and Visual Study is to inform the emerging Core 
Strategy Housing Sites. The following design and mitigation recommendations 
should be considered during the design of the Development Concepts and have 
been divided into five topics: 

Spatial arrangement of development  

The study area at Weston is linear in nature, sharing its southern boundary with 
existing residential development and extending up the inclined pastoral landscape 
to the north. Any future development should avoid the upper slopes above the 
125m AOD contour line (see Plan LOW 000). The existing field pattern offers an 
opportunity to contain any future development.  

Any future development, could extend at certain points from the existing 
residential areas and through sensitive design could help to provide a softer 
transition between urban and rural areas.  

There are also steep inclines adjacent to two streams and a SNCI which traverse 
the study area and should preclude development. These areas could be retained as 
open space. Streets and building lines should respond sensitively to the landform, 
generally running along contours and lengthy, straight alignments should be 
avoided. 

Height, massing and density of built form 

In order to minimise impacts, any detailed site layout should consider the 
modulation of building heights and density between areas that are most visually 
exposed and those that are naturally screened. Areas immediately adjacent to the 
existing development on the south-eastern and southern portion of the study area 
could accommodate slightly denser development. 

Materials 

Materials and colour tones should complement adjacent development to avoid 
visual prominence. A simple palette of high quality building materials should be 
in keeping with the surrounding Bath townscape. Lighting within the area should 
be sensibly considered to minimise night time visual impact and disturbance to 
local wildlife corridors. 

Landscape 

The elevated position of the study area does allow open views from surrounding 
areas however, the retention of existing structural elements such as hedgerows and 
wooded areas, together with new boundary and internal planting will help to 
integrate future development into its setting. The avoidance of development 
adjacent to the springs and valleys which traverse the area will also form natural 
breaks and a softer edge to the urban form. 

Green Infrastructure 

There are opportunities to incorporate Public Right of Way (PROW) routes within 
any future design proposals to promote pedestrian connections, in particular 
connection with the Cotswold Way should be carefully considered. Throughout 
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the area there are several opportunities to establish green corridors with the 
potential to accommodate sustainable urban drainage and biodiversity measures. 
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10 Impact on Nationally Important Designated 
Areas 

The following, relates specifically to the attributes of the nationally important 
designated areas that may be affected and how potential impacts on these areas 
can be mitigated through design measures. 

Cotswolds AONB 

The Landscape Character Assessment for the Cotswolds AONB16 identified the 
structuring elements that define this special area. These elements include features 
of landscape, historic and biodiversity interest, as well as the built environment. It 
is considered that either singly or in combination these elements contribute to the 
unique character and quality of the Cotswolds landscape.  

The principal elements include: 

• drystone walls; 
• ancient semi-natural woodlands and veteran trees; 
• permanent pasture; 
• archaeological sites and their settings and remnant historic landscapes; 
• vernacular stone buildings and their settings; 
• settlement patterns and their relationship to landscape; 
• parkland and historic designated landscapes; 
• hedges; 
• the tranquillity of the AONB, provided by the absence of major 

development; and 
• long distance views 

Where possible the development of the study area should aim to incorporate key 
landscape elements such as existing trees, hedges, particularly along the field 
boundaries as well as the small valleys that cross the area. The extent of the 
development should also respond to existing field patterns and avoid coalescence 
of the smaller dispersed settlements that typify the fringes of the city. It is 
anticipated that any new development will have a negative impact on the 
tranquillity of the AONB. 

World Heritage Site 

City of Bath World Heritage Site Setting Supplementary Planning Document - 
Consultation Draft (2012) document covers ‘The Importance of Setting to Bath 
and Surrounding Communities’, specifically it outlines the importance of the 
undeveloped landscape setting of Bath in maintaining and enhancing local 
distinctiveness and the high quality environment.  

The above document sets a list of key aspects of significance under five 
overarching aspects: the landscape characteristics of the setting, the visual aspects 

16 Landscape Character Assessment of the Cotswolds AONB; Cotswolds AONB Partnership 
(2004). 
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of the setting, historical associations and additional aspects of the routes into and 
out of the City and the River Avon and the Kennet and Avon Canal. The relevant 
key aspects of significance can be summarised as: 

• compact city contained within surrounding hills;  
• open green setting surrounding the city including views into and out of it; 
• approaches into and out of the city along historic routes; and 
• the Roman and Georgian influence. 

Development within the Lower Slopes at Weston study area could adversely 
affect the Outstanding Universal Value, integrity, authenticity and significance of 
the World Heritage Site of Bath. This is due to the importance of the rural and 
undeveloped landscape setting of Bath that defines its Outstanding Universal 
Value and maintain and enhancing local distinctiveness and environmental 
quality. The proposed development will potentially reduce views from the city 
towards undeveloped and treed slopes around the edge of the city. It would also 
make the urban extent of the city more conspicuous particularly when 
approaching it from the west, along the Cotswold Way. 

Green Belt 

The purpose of the Green Belt is to prevent urban sprawl by maintaining areas of 
permanently open land. The Green Belt serves five purposes: 

• to check the unrestricted sprawl of large built-up areas; 
• to prevent neighbouring towns merging into one another; 
• to assist in safeguarding the countryside from encroachment; 
• to preserve the setting and special character of historic towns; and 
• to assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land. 

Residential development within the study area is contrary to the key objectives of 
the Green Belt designation. Developing within the countryside is not safeguarding 
it from encroachment. It could also be considered contrary to the urban 
regeneration priorities to develop brownfield urban land. 

The Council is carrying out a strategic review of the Green Belt to ensure the 
statutory purposes of the Green Belt are maintained and assess if boundaries for 
could be adjusted to enable development in sustainable locations. For more 
information: Green Belt Review (Ove Arup & Partners Ltd, 2013). 
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A1 LOW 000 – Landscape Features 
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A2 LOW 001 – Viewpoints and Zone of 
Theoretical Visibility 
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A3 LOW 002 – Landscape Character Areas 
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A4 LOW 003 – Landscape Designations 
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A5 LOW 004 – Heritage Designations 
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A6 LOW 005 – Viewpoints 1 and 2 
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A7 LOW 006 – Viewpoints 3 and 4 
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A8 LOW 007 – Viewpoints 5 and 6 
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