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1.1 Overview

Bath and North East Somerset Council (‘B&NES’) 
Planning Service appointed Ove Arup and Partners 
Limited (‘Arup’) to investigate development concept 
options for ten locations to inform the consideration of 
additional housing led development. The locations are 
largely adjacent to the principal settlements within and 
associated with Bath and North East Somerset. Four 
locations are on the edge of Bath, two on the south 
edge of Bristol and four on the edge of Keynsham.

These Concept Option Reports are not the work 
of the Council and are not planning policy. They 
are assessments used to help the consideration of 
these locations for development. By publishing 
these reports the Council is not agreeing to the 
development capacities identified in the Concept 
Options presented. As such the Reports have no 
planning status. The planning policy relating to any 
locations taken forward will need to be formulated 
in the first instance through the Core Strategy 
and sites will then be allocated with detailed site 
requirements in the Placemaking Plan. Work on 
the Placemaking Plan will be done in conjunction 
with local community involvement and supported 
by further detailed site work e.g. relating to 
environmental impacts.

green belt

Study area locations - B&NES
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1.2 Development concept 
options

The Development Concept Options work will build 
upon the work already undertaken by the Council 
within its Core Strategy preparation process. The sites, 
selected by the Council, have previously been assessed 
either through the Strategic Housing Land Availability 
Assessment (SHLAA) and/or the Environmental 
Capacity Study. 

The study areas have all been previously considered 
unsuitable for development due to strategic policy 
reasons, i.e. the draft Core Strategy did not propose 
any changes to the general extent of the Green Belt, in 
the form of either extensions or deletions. 

The Development Concept Options work is 
to contribute to the identification of additional 
development capacity within the review of the 
Council’s Core Strategy. 

The work will identify: viable potential development 
capacity, outline spatial scenarios; and place-making 
principles.

As part of this report no site selection 
recommendations will be made by the design team in 
its reporting.  This exercise will be undertaken by the 
Council Members and Officers post completion of the 
technical analysis.

1.3 Fit with the wider 
core Strategy Review

As part of the wider Core Strategy Review, the Council 
is also currently developing, reviewing and updating 
a number of related relevant technical evidence 
documents. For this report, the following evidence base 
documents are particularly relevant:

 - Green Belt Review: A strategic review of the 
Green Belt to ensure that the statutory purposes 
of the Green Belt are maintained and assess 
if boundaries could be adjusted to enable 
development in sustainable locations.  

 - Landscape & Visual Study: Detailed consideration 
of the importance and sensitivity of the Cotswold 
Area of Outstanding Natural Beauty (AONB); 
and the City of Bath World Heritage Site and its 
setting.

 - Transport Assessment: To examine the transport 
impact of the 10 sites; identification of 
infrastructure ‘trigger points’; and consideration 
of the cumulative impact of development across 
the related sites and the District.

The analysis of these evidence base documents 
together with the existing work carried out by the 
Council has informed the production of this report. 

The publication of this study is not an endorsement by 
the Council of a particular strategy for this study area; 
rather it is to test different development scenarios in 
order to assess the relative capacity of this study area 
and its impacts.
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2.1 location
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2.2 Physical context of 
the site
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2.4 Planning context

2.5 Planning history
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1.4 Bath context

The Council selected four study areas adjacent or near 
to the existing settlement boundary of Bath:

 - Lower Slopes at Weston

 - Land adjoining Odd Down

 - Land West of Twerton

 - Land at MoD Ensleigh

The study areas vary in character, size and location but 
all relate to the current edge of settlement relationship 
with the landscape; the definition of the Bath character; 
and the confinement of the city within the landscape.

The land around Bath contributes positively to the 
setting of the city and the World Heritage Site. 

development 
boundary

Study area locations - Bath
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1.5 lower Slopes at Weston

This report solely deals with the Lower Slopes at 
Weston study area, Bath (right). 

This study area has been considered following the 
abolition of the South West Regional Spatial Strategy.

Weston study area location

WESTONArea 75 hectares

Evaluation 
history

The Council’s previous assessment 
of this area has provided the context 
for this Report. The relevant 
assessment document is:

 - Urban Extension Environmental 
Capacity Appraisal: Land 
within the AONB surrounding 
Bath (March 2007) 
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2. SiTE ANAlYSiS



2.1 land use

This is a greenfield site, the land is mostly in 
agricultural use. It lies at the northern edge of the 
settlement boundary of Weston. 

The fields on the plateau are angular and of medium to 
large size. On the slopes the fields tend to be smaller 
and more regular in shape. There are a small number of 
woodlands on the steeper slopes.

Adjacent uses include agricultural land to the west of 
Lansdown Lane; Lansdown Park and Ride to the north 
west; Beckford’s Tower with Lansdown Cemetery, 
a water tower and telecommunications masts to the 
north; and Lansdown Wood to the north east.

To the south, the study area is in close proximity to 
the existing residential area and facilities provided in 
Weston, with a network of green spaces to the south 
east, namely – Summerhill Park and Royal Victoria 
Park.

2.2 Topography

The landscape that wraps around northern Bath 
comprises three distinct elements: the Cotswold scarp 
face, the steep narrow valleys that cut into the scarp 
face and the high plateau.

The study area is influenced by the steep topography in 
places – in the west the land rises 165m from Kelston 
Road to the edge of the Plateau, as well water courses 
that run through the area.

2.3 Access and 
connectivity

The study area is linear in form and as such has a 
number of potential access points. The main access is 
from Lansdown Lane which provides a link between 
Weston and the Lansdown plateau. Additional access 
points are available through the existing residential 
area and via farm lanes. 

The study area can be accessed by a number of public 
footpaths running up the hillside to Lansdown and west 
to Kelston Road.

Currently, two bus services run between Weston 
and the city centre. Access to these services is most 
restricted in the southern and eastern areas of the study 
area.

2.4 Designations

As illustrated in the diagrams (right) there are a 
number of environmental, heritage and landscape 
designations both within and in close proximity to the 
boundary:

 - Bath Conservation Area

 - City of Bath World Heritage Site

 - World Heritage Site Setting

 - Public Rights of Way

 - Cotswolds Area of Outstanding Natural Beauty 
(AONB)

 - Primrose Hill and Chelscombe & Lansdown 
Woods SNCIs

 - Green Belt

 - Near to Beckford’s Tower with Lansdown 
Cemetery Historic Park and Garden

 - Near to Listed Buildings

10
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Environmental designations

landscape designationsHeritage designations



12

2.5 landscape appraisal

Bath is situated within an enclosed landscape around 
the River Avon. The settlement occupies the lowlands 
along the river and the slopes which rise from the river 
banks to become the hills of the southern Cotswolds to 
the north of the city and the lower lying areas around 
Cam Brook and Wellow Brook to the south of the city.

B&NES landscape character 
Assessment
The B&NES report Rural Landscapes of Bath & North 
East Somerset - A Landscape Character Assessment 
identifies that:

“Geologically the area is significant because it marks 
the western limit of the typical English lowland 
landscape characterised by scarps and gently 
undulating flat topped hills and broad clay valleys. 
The older formations of Wales and land to the south-
west by contrast are characterised by gnarled and 
rugged scenery all intensely folded and faulted. These 
older formations are represented, for example, by 
the Carboniferous Limestone of the Avon Gorge at 
Clifton which is outside the area and the Mendip Hills, 
of which only a narrow strip to the far south-west is 
within the area.”

The study goes on to outline how this geology, coupled 
with the drainage patterns of the area, has created a 

contrasting topography of deeply-incised river valleys 
in some instances, and open, wide flood plains in 
others. This contrast is best demonstrated by the River 
Avon around which Bath is situated as it changes from 
an enclosed and overlooked basin with well defined 

Area of outstanding natural beauty

AONB 

ridgeline

Bath

Saltford

tributary valleys to the open landscape beyond the city 
to the west towards Saltford and Keynsham.
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World Heritage Site
The designation of the World Heritage Site (WHS)
has a strong correlation with the landform setting, 
character and quality of the landscape within and 
around the city. It represents a manifestation of the 
strategic landscape constraints on the built form and 
the character areas within the city. The World Heritage 
Site describes a ‘bowl’ captured by the landform which 
comprises a variety of slope aspects and ridge lines.

Bath and North East Somerset Council have carried 
out a study into the setting of the World Heritage Site 
to inform developments coming forward within this 
designated area.

In summary the key characteristics identified in this 
study which are of importance to the landscape and 
topographic setting of Bath are:

 - Strong landform features and distinctive character 
zones, reinforcing the containment of the city 
within its landscape;

 - High quality surrounding landscape character;

 - Abrupt edge between built development and the 
countryside;

 - A mixture of city character areas which together 
produce a distinct Bath character.

The landscape and topographic setting to the World 
Heritage Site consist of the following:

 - The undeveloped landscape surrounding the city;

 - A variety of landscape character areas adjoining 
the settlement boundary which have been 
instrumental in defining the character of the city;

 - Specific landscape features which are identifiable 
or have influenced the morphology of the built 
environment which exists today including the 
relationship between landscape and architecture, 
the significance of the picturesque qualities of 
the landscape and the open elements of landscape 
both beyond and within the WHS boundary. 

World heritage site

WHS 

ridgeline

WHS Setting
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Bath conservation Area 
The study area lies within the Bath Conservation Area. 
The character of the conservation area is considered 
in the Bath City-wide Character Appraisal. The study 
area lies on the hillside to the north and east of the 
Weston area which sits low on the hillside. Weston 
is characterised as predominantly residential with 
the historic village core lying around High Street 
and including a mix of commercial, community 
and residential uses. The majority of buildings in 
the core date from the 18th Century with Georgian 
three storey houses and simple vernacular style Bath 
stone buildings. This area is typified by a continuous 
frontage at the back of pavements. The church tower is 
a prominent landmark within the area.

The older elements of Weston have largely been 
swallowed up by postwar residential expansion which 
occurs in a variety of styles and standard house types 
with little regard to their context. This area is of a 
medium density with semi-detached dwellings on 
generous plots with a street pattern which curves in 
response to the contours. Residential development to 
the south is laid out to Radburn principles. It is this 
more recent housing that marks the boundary with this 
study area.



Areas immediately adjacent to the existing settlement edge are typically on lesser 
gradients with fields of larger individual sizes. These areas would be the most 
straightforward in terms of development.

Contrasting areas with a mixture of steeper slopes and valley incisions are most 
difficult to develop but represent some of the most mature vegetation and least 
cultivated parts of the study area. Fields are smaller and more irregularly shaped 
within these areas often defined by the geomorphology and the hydrology of the 
study area.
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2.6 Photographic appraisal

The study area at Weston is located on slopes facing 
towards the city and enclosed within the ‘bowl’ of the 
city. Visual sensitivity is therefore among receptors 
from within the city area. This includes views from 
slopes to the south of the city looking north - from 
Bloomfield Road and the West of Twerton study area.

           



The enclosure of the city within a bowl as defined by the landscape can be seen 
clearly.

The view of the Weston slopes from the West of Twerton study area (view 1) 
reveals a slightly different perspective on areas of lesser gradient which may be 
developable and a different view of the green ribbon. In considering development 
on the slopes at Weston, key assets which help in defining the city’s setting must 
be considered. Development opportunities would be assumed to be considered 
initially adjacent to the existing settlement edge. The retention of a ‘Green Ribbon’ 
which defines the horizon and the rim of the city bowl has a minimum extent in 
order to remain intact. A ‘tide mark’ which indicates the upper extent of possible 
development may rise or fall according to various factors.

16

view 1

view 2

viewpoint location
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view 1 - viEW FROm WEST OF TWERTON
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view 2 - viEW FROm BlOOmFiElD ROAD
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2.7 landscape & visual 
Study

A Landscape and Visual Study has been carried out to 
inform and test the suitability of the Weston study area. 
The study assesses the significance of the landscape 
and visual effects of the proposed development area. 

The landscape and visual characteristics prior to 
development are assessed to establish their quality, 
character, defining features and sensitivity to change. 
The degree to which the existing landscape and 
visual receptors would be affected by the proposed 
development is determined. The study identifies 
appropriate mitigation measures.

Development within the Lower Slopes at Weston study 
area is considered to be capable of adversely affecting 
the Outstanding Universal Value, integrity, authenticity 
and significance of the Bath World Heritage Site. This 
is due to importance of the rural and undeveloped 
landscape setting of Bath in reinforcing its 
Outstanding Universal Value and in maintaining and 
enhancing local distinctiveness and the quality of the 
environment.  

Development on the Lower Slopes at Weston would 
reduce views from the city to undeveloped and treed 
slopes around the edge of the city. It is considered to 
be difficult to mitigate the development in this location 
due to the topography which offers long distance views 
from the surrounding city.  

However, a design approach that considers the 
topography of the existing landscape that incorporates 
the existing field patterns and mature hedgerow 
vegetation could be beneficial. A distinct transition 
between urban and rural could still be maintained, 
however, the increase in built form would notably 
change the overall balance in detriment to pastoral 
landscape that currently typifies the setting of Bath. 
This could result in a change in perception of the 
setting to the World Heritage Site. 

Design and mitigation 
recommendations
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 area of consideration at 
Weston is linear in nature, sharing its southern 
boundary with existing residential development 
and extending up the inclined pastoral landscape 
to the north. Development of the upper slopes 
should be restricted as the higher elevations 
will have greater visual effects. The existing 
field pattern offers an opportunity to contain 
the development. The development however, 
could extend along the full length of 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.
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 - HEIGHT, MASSING AND DENSITy OF BUILT 
FORM - In order to minimise impacts, 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 sides 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 study area should be sensibly considered to 
minimise night time visual impact and disturbance 
to local wildlife corridors

 - LANDSCAPE - The elevated position 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 streams 
which traverse the study 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 the design proposals to 
promote pedestrian connections, in particular 
connection with the Cotswold Way should be 
carefully considered. Throughout the study area 
there are several opportunities to establish green 
corridors with the potential to accommodate 
sustainable urban drainage and biodiversity 
measures.
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3. cONSTRAiNTS AND OPPORTuNiTiES
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3.1 constraints

Topography
Topography is the most defining constraint for the land 
at Weston. The slope condition varies from moderate 
gradients, which may require little engineering to 
provide adequate development platforms, to more 
steeply sloping gradients which coincide with small 
valleys in the landscape relating to the geology and 
drainage patterns locally.

The most pragmatic approach would be to concentrate 
the development on areas of existing manageable 
gradients. Areas of more significant gradient could 
be addressed by employing significant engineering 
solutions, though this could be costly. It would be more 
expedient to identify these areas as ‘non-developable’ 
and use them to make positive contributions to Green 
Infrastructure.

Access
The study area has few options for primary access. 
This constraint dictates that primary access should 
be provided east and west from Lansdown Lane, 
northwards from the existing Weston settlement from a 
number of existing openings and gaps in the built form, 
and from Summerhill Park to the east.

Drainage
The underlying geology of the area has resulted in 
the emergence of a spring which runs parallel with 
the contours of the hillside. The slopes drain into a 
series of narrow, steeply-sided valleys which incise 
the landscape (north east - south west) from the top 
of the slopes to the limit of the existing settlement. 
Historically, localised flooding within the local centre 
has been a problem meaning that managing site run-off 
is a key constraint.

The ‘green ribbon’
The Landscape & Visual Study identifies that the 
development of the study area has significant potential 
for negative impact on landscape character and 
views of this and the wider area. A defining factor 
of the setting of the city and the World Heritage Site 
is an undeveloped margin below the ridgeline of 
the plateaux. A key constraint is the need to retain 
a strategic ‘green ribbon’ using a mix of accessible 
landscape areas and agricultural land. This requires the 
identification of an appropriate upper limit for extent of 
development.

Designations
The landscape, heritage and environmental 
designations in and around the study area are 
considerable limitations and should define the extent 
of and approach to development. The area’s location 
on the urban-rural fringe means that development must 
respond positively to both forms of constraint. 

study area boundary

community woodland

World Heritage Site

significant views

direction of slope

vehicular access opportunity

public right of way

primary road corridor

green belt

conservation area

development tide mark

site of nature conservation 
interest

countryside rights of way 
designation
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constraints and opportunities
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3.2 Opportunities

Green infrastructure
The Weston study area is typical of the development 
opportunity which exists currently around Bath 
wherein the hillside presents an opportunity for 
development which could contribute to the distinctive 
character and typology of the slope situation found 
through the Bath city ‘bowl’.

The area’s topographical constraints provide the 
opportunity to allocate strategic green infrastructure 
areas which can serve a number of purposes. These 
green corridors make links between existing settlement 
edge and the ‘green ribbon’ which forms the backdrop 
to the city and can be enhanced as a publicly accessible 
asset. The role and demand for the use of this type of 
facility is currently demonstrated with the popularity of 
the community woodland established above Primrose 
Hill. Provision of significant public open space would 
benefit new development but would also be accessible 
by existing communities. 

The green infrastructure areas also provide the 
opportunity to resolve certain technical issues 
including run-off drainage through a SUDS strategy 
and the improvement of biodiversity through the 
provision of key habitats.

Accessibility
Primary new access points are possible from Lansdown 
Lane to the west, giving access to parcels either side of 
the existing road corridor, and from Weston Park Way 
to the east.

Additional opportunites for access to the study area 
are via existing minor access points (in the east from 
Weston Park Way, along the existing edge of settlement 
from The Weal and Blind Lane, and the existing route 
across the study area connecting to Lansdown Lane: 
Weston Farm Lane). 

Good opportunities exist to promote pedestrian and 
cycling connections and create a well-connected and 
car-independent development. Potentially, there are 
good pedestrian links to Weston centre and onwards 
towards Bath city centre by bus. The parcel at the south 
east provides particularly good access to the city centre 
via a series of attractive and well established open 
spaces. There is also potential for a pedestrian/cycle 
route between Weston and the Ensleigh study area. 

Existing communities
The study area sits along the northern edge of the 
existing settlement at Weston. This puts the majority 
of the developable area within walking distance 
(downhill) of existing facilities and the local centre at 
Weston. 

Other existing residential areas are situated within easy 
walking distance (but uphill) and offer public open 
space and onward connections. The development of 
this study area provides the opportunity to establish 
meaningful connections between these existing areas. 
The nature of the study area lends itself to a well-
integrated series of development parcels.

Development density
Many of the developments within Bath which are 
widely considered to be of highest quality and 
desirability represent densities of approximately 65-70 
dwellings per hectare (dph) within a residential street 
and over 100 dph for city centre locations. This means 
there may be potential for high densities.



Topography
The whole study area is on the steep slopes above Weston though some 
areas are more heavily constained. A series of natural streams and drainge 
channels run down the hillside and form tight valleys which are unsuitable 
for development. This separates the developable area into three distinct 
parcels provides the opportunity for ‘green corridors’ to maintain local 
biodiversity, achieve a suitable drainage solution, provide a significant 
public open space resource.

Designations
Areas in and around the study area are subject to environmental 
designation as Site of Nature Conservation Interest. The developable area 
must be reduced to avoid these areas.

The design of any housing scheme at this location should also reflect the 
landscape and heritage designations (AONB, WHS and Conservation 
Area).

3.3 Definition of 
development strategy

25



visual impact
Much of the area is unsuitable for development as it lies high on the 
slopes and would have a strong visual impact when viewed from 
surrounding areas. The ‘tide line’ for development must be lowered to 
avoid the most visually prominent areas of land.

Resultant development plots
The constraints result in a much reduced developable area and a series 
of separate development plots lying close to the existing settlement. The 
developable area represents an appropriate optimum level of development 
balanced against the preservation of a green area which exists as a back 
drop to the setting of the city and the World Heritage Site. This ensures the 
provision and protection of assets essential for establishing a high-quality 
place. The plots are determined by existing field boundaries, limiting 
landscape and visual impact.

26
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4. DEvElOPmENT cONcEPT OPTiONS
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4.1 Development quantum 

DEvElOPABlE AREA
Based on the findings of the site analysis; the 
opportunities and constraints; and outlining 
development concept options – the intention of this 
process has been to establish the developable area 
which is divided into residential development plots. 
The gross developable area (GDA) provides overall 
figures (ha) for residential plots and any directly 
associated uses which may include:

 - Housing areas including private gardens and 
parking

 - Incidental open space and landscaping
 - Children’s play areas (ha)
 - Access roads within the site (ha)
 - Provision of on-site drainage solutions

 
The intention of this work is to examine the locations 
to accommodate housing led development, figures 
therefore exclude:

 - Major distributor roads
 - Non-residential land uses
 - Primary schools
 - Adult/youth play spaces or other open spaces 

serving a wider area
 - Significant landscape buffer strips

 
Figures for landscape and non-residential land uses are 
provided in the “Development Quantum” table. 

cAPAciTY
On the basis of the gross developable area, the capacity 
of this study area to deliver residential development 
has been determined by the application of an 
assumption for the density of development, measured 
as average number of dwellings per hectare (dph). 

Based on these densities, this exercise has established 
a total housing quantum for each development plot 
(A-C).  

To provide a more refined housing capacity an 
efficiency factor has been applied (75%) to account 
for the difficulty associated with developing the area 
and any directly associated uses.

Taking these factors in to consideration a net housing 
quantum figure has been calculated to establish the 
housing capacity of the plot only. 

SummARY
Based on the above, the capacity of this study area 
therefore is dependent on a number of factors:

 - The extent of the developable area that is taken 
forward as an allocation

 - The difficulty with developing the portion of the 
study area taken forward as an allocation

 - The approach taken to density.



4.2 Option 1

Option 1 represents the maximum desirable extent 
for development on the slopes at Weston. The option 
develops the land immediately adjacent to the existing 
settlement edge and extends to include adjacent fields 
further up the slopes. Plot A is the largest, reflecting its 
position closest to central Bath and position lower on 
the hillside.

In line with the Landscape and Visual Study, density 
is highest immediately adjacent to the urban edge and 
lowest on areas that sit higher on the slopes. 

Each parcel will require an individual access point 
which can be provided via several minor accesses and 
located along the existing edge of settlement and which 
connect effectively to the existing residential areas and 
local centre within Weston. 

Despite high densities other areas of Bath, density on 
these plots is kept to a moderate level reflecting its 
prominent location, the potential impact on the setting 
of the World Heritage Site and the impact on the local 
transport network. Higher densities are identified 
for plots closer to the city centre and immediately 
adjacent to the existing settlement, reducing visual 
impact on areas higher on the slopes and concentrating 
development at the more accessible locations.

OPTiON 1

29



The physical independence of the plots means they can 
be developed in isolation, though the preferred strategy 
would be to concentrate development closer to the city 
centre, from A1 through to E.

The SNCIs and natural valleys have been left 
undeveloped to reduce impact on natural drainage 
and avoid the most physically constrained areas 
of land. These areas will give the development a 
strong landscape setting, soften its visual impact 
and, in tandem with improved pedestrian and cycle 
connections, will provide significant local recreation 
opportunities.

30

40 DPH

50 DPH

Development density 
(dwellings per hectare) Residential development quantum

Gross 
developable 
area (Ha)

Density 
(dwellings/

Ha)

Total 
housing 
quantum

Site 
efficiency 
factor

Net housing 
quantum

A 4.1 50 204 75% 153

B 4.1 50 203 75% 152

c1 5.4 50 270 75% 203

c2 3.6 40 144 75% 108

C 9.0 - 414 75% 311

D 1.5 40 60 75% 45

E 5.0 40 198 75% 149

Total 23.6 1079 75% 809



60dph

50dph

35dph

OPTiON 2

4.3 Option 2

Based on the Landscape and Visual Study, Option 2 is 
a more restricted development which has a lower tide 
line and smaller individual plots. This Option develops 
only the fields which lie immediately adjacent to the 
existing settlement and to allow it to read as a coherent 
extension to Weston. This minimises the visual impact 
of the development and gives the appearance of being 
part of the existing urban fabric. The plots are defined 
by existing field boundaries allowing them to more 
comfortably fit within the landscape and retain existing 
boundary treatments. 

The density strategy shows higher density in the more 
southerly plots, closer to the city centre and reducing 
softening the rural edges. The density is generally 
lower than Option 1 potentially reducing visual impact.

Option 2 has a lower impact on the SNCI-designated 
land and has the opportunity to create strong 
connections between key green infrastructure features, 
including the existing parks and community woodland.

31



32

35 DPH

40 DPH

Development density 
(dwellings per hectare)

Residential development quantum

Gross 
developable 
area (Ha)

Density 
(dwellings/

Ha)

Total 
housing 
quantum

Site 
efficiency 
factor

Net housing 
quantum

A 4.1 40 163 75% 122

B 5.4 40 216 75% 162

C 1.5 35 53 75% 39

D 5.0 35 173 75% 130

Total 15.9 605 75% 454
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5. iNFRASTRucTuRE REquiREmENTS
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5.1 Overview

This section seeks to explain the infrastructure required 
to support the level of housing growth at the Lower 
Slopes at Weston. If this study area is to be taken 
forward in the Core Strategy, within the capacity range 
as indicated within the previous chapter, it will trigger 
the need for the provision of physical, social and green 
infrastructure.

The understanding of infrastructure triggers and 
requirements has been informed using the following 
sources:

 - West of England Infrastructure Delivery Plan

 - Bath & North East Somerset Council 
Infrastructure Delivery Plan

 - Green Space Strategy

 - Planning Obligations Supplementary Planning 
Document

 - A review of best practice standards and population 
thresholds

Once the Council’s Members and Officers complete 
the site selection process for the allocations to be taken 
forward within the Core Strategy there will be a need 
to assess the cumulative effects of these preferred sites.

5.2 Assumptions

The infrastructure requirements are considered against 
the development capacities outlined in the previous 
section (housing range 454 - 809) and the following 
assumptions:

 - Average household size of 2.2 people

 - Projected population range of: 1,140 - 1,960

 - Completion rate: 50 - 100 dwellings per annum

 - Mix: The Council is proposing to change the Core 
Strategy policy (CP9) on Affordable Housing in   
response to concerns raised by the Examination 
Inspector. This changes will introduce a split 
target on affordable housing; this site is identified 
for 30% affordable with the remainder being 
predominantly larger, family housing.

 - Early years age 0-2: 4 places per 100 dwellings 1 

 - Early years age 3-4: 11 places per 100 dwellings1 

 - Primary school: 31 places per 100 dwellings1 

 - Secondary school: 15 places per 100 dwellings1 

 - Post 16 education: 4 places per 100 dwellings1 

 - Formal Green Spaces: 15 sq m per person (min)1

 - Natural Green Spaces: 15 sq m per person (min)1

 - Allotments: minimum of 3 sq. m per person with a 
minimum site size of 1,500 sq. m / 10 plots1

 - Children’s Play Space: 0.8 ha per 1,000 population2 

 - Outdoor Sports: 1.6 – 1.8 ha per 1,000 population2

 - Indoor Sports: 0.77 ha per 1,000 population2
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5.3 Physical infrastructure

infrastructure 
category

item commentary

Transport
Walking The developmental area is close to established amenities within Weston. Opportunities to tie into existing 

pedestrian networks and there is an established walking culture in the ward.
Cycling No formal cycleways in the local area. Trips to central Bath are possible in less than 20 minutes.
Public Transport Established, frequent services to Bath city centre within a short walking distance of this location. It is possible 

to reach the edge of Bath city centre by bus in 15 minutes.
Highways The vehicular impacts of development are forecast to primarily occur along Lansdown Lane and disperse along 

Lower Bristol Road, Upper Bristol Road and Weston Lane/Weston Road into central Bath. There are some 
capacity issues on these routes in peak hours and journey speeds are relatively slow. Some scope to mitigate 
impacts on routes through highway capacity improvements and Newbridge P&R site. No significant increases 
in traffic volumes forecast on highways outside of Bath.

Summary The area generally facilitates sustainable transport and has a relatively low car modal share. Traffic impacts 
occur on congested east-west routes into Bath but there is thought to be some scope for mitigation through 
improvement works and P&R services.  

Water
Potable water supply There will be need for new mains but these are ‘normal’ costs if spread across the development units (taking 

into account the size of the site).

Impact on housing viability: low, as there are unlikely to be significant additional developer costs.
Waste water + drainage Developers will be expected to contribute to the cost of this infrastructure.

This site will require new sewer site connections and may necessitate additional sewer and sewage treatment 
plant capacity downstream.

Timescales for delivery of strategic enhancements to the network could be 3 to 5 years.  

Impact on housing viability: low, as there are unlikely to be significant additional developer costs. 
Flood risk + drainage Flood Zone 1: Low Probability

Existing surface water sheet flow problems off the steep slopes towards the local centre and High Street. 
Defined small coombes and spring lines throughout the site need to be preserved. This site will require 
significant flood risk management measures – drainage.

There are likely to be significant additional developer flood risk costs and these will likely be at an early stage 
of development. The site will require significant ‘flood storage areas’ to reduce run off and to intercept sheet 
runoff from higher up the hill before routeing through development. 

Approach to site requires a considered response to the contouring of swales, roads and development plots. 
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Energy
Gas Local connection costs borne by developers along with some network strengthening costs.

Impact on housing viability: low, as there are unlikely to be significant additional developer costs.
Electricity Reinforcement costs would be shared between the developer and WPD.

Impact on housing viability: low, as although there will be some costs, they are unlikely to be a significant 
additional cost. 

Decentralised energy Based on an initial review of the potential level of housing to be delivered on this site with the mix of uses 
limited to housing and a school – this will likely rule out the viability of CHP on this site unless this could be 
linked with the Royal United Hospital District Heating Priority Area.

icT Broadband Infrastructure for growth will be delivered through private sector development.

Impact on housing viability: low, as there are unlikely to be significant additional developer costs.

Waste
Waste treatment This site is considered to be served by existing residual waste treatment facilities and the two planned at 

Broadmead Lane, Keynsham and Fuller’s Earth Works, Odd Down, Bath.

Residential 
building 
standards

Sustainable design All new residential development to be Code for Sustainable Homes (level 4). Requirement for zero carbon 
development after 2016. Renewable energy options will need to be considered on site to meet these 
requirements.

5.4 Social infrastructure
infrastructure  

category
Sub-category commentary

Education Early years Early years contribution will be required.

This could be co-located with primary school (see below) and may result in on-site provision.

 - Early years (0-2): 18 - 32 places
 - Early years (3-4): 50 - 89 places

Primary school Development on this site is likely to trigger the need for primary school provision on site (indicative catchment 
population of 4,0003). 

 - Primary school places: 141 - 251
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Secondary school Development unlikely to solely trigger the need for secondary provision on site (indicative catchment 
population of 8,000 required3).

Need to expand existing secondary provision in the area.

Secondary school places: 68 - 121.

Post 16 places: 18 - 32

N.B. Contribution from development would be required to consider the cumulative impact of the pupils 
generated at the Bath study areas on secondary school provision in Bath. Some of the pupils generated may 
be able to be accommodated and some will require additional places to be created. The schools in Bath are 
either VA schools or Academies and expansion would require the agreement of these schools. If not possible to 
sufficiently expand existing secondary schools then a new school would need to be provided in Bath. 

Health Health centre Development unlikely to solely trigger the need for health centre provision on site (indicative catchment 
population of 10,000 required)3.

Possible need to expand existing health centre provision in the area.

Affordable 
housing

Affordable housing provision A large development site like this will trigger an average affordable housing percentage of 30% to be provided 
on site. 

At the development capacities examined (454 - 809) this would trigger the need for 136 - 243 affordable 
housing units to be provided on site.

5.5 Green infrastructure 

infrastructure  
category

Sub-category commentary

Green space 
(within site)

Formal Green Space 14,982 - 26,697 sqm (1.5 - 2.7 ha)

Natural Green Space 14,982 - 26,697 sqm (1.5 - 2.7 ha)

Allotments 2,996 - 5,339 sqm (0.3 - 0.5 ha)

Children’s Play 0.8 - 1.4 ha  

Outdoor Sports 1.6 - 3.2 ha

Indoor Sports 0.8 - 1.4 ha 
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Footnotes

1. Para 2.2.14, Page 26, Bath and North East 
Somerset Planning Obligations Supplementary 
Planning Document – Adopted July 2009

2. Provision of Recreational Facilities to Meet the 
Needs of New Development - Page 65, Policy 
SR.3 Bath & North East Somerset Local Plan 
including minerals & waste policies – Adopted 
October 2007

3. Shaping Neighbourhoods: a guide for health 
sustainability and vitality, Spon Press London 
(2003), Hugh Barton, Marcus Grant and Richard 
Guise

5.6 Summary

Infrastructure delivery is also dependent on: a) site 
masterplanning; and b) policy choices on the use of 
developer contributions. 

The key infrastructure requirements that would be 
required to be provided by the development of this site 
would be:

 - Contribution to extra sewage infrastructure

 - Contribution to flood management measures

 - Early years provision co-located with Primary 
School. Early years (0-2): 18 - 32 places; and 
Early years (3-4): 50 - 89 places

 - Primary School provision on site. Primary school 
places: 141 - 251

 - Contribution to Secondary school places: 68 - 121

 - Contribution to Post 16 places: 18 - 32

 - Provision of 136 - 243 affordable housing units on 
site

 - Provision of Formal Green Space (1.5 - 2.7 
ha); Natural Green Space  (1.5 - 2.7 ha) and  
Allotments (0.3 - 0.5 ha)

 - Provision of (or contribution to) Children’s Play 
(0.8 - 1.4 ha); Outdoor Sports (1.6 - 3.2 ha) and  
Indoor Sports (0.8 - 1.4 ha)
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6. viABiliTY AND DElivERY
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6.1 Overview of 
residential development 
land market

The findings of this section provide a general overview 
of the demand and supply of residential land in Bath 
with consideration given to the delivery of the Lower 
Slopes at Weston.

Demand for Residential land
 - Demand and supply of residential land are finely 

balanced at present across the West of England. 

 - An upturn in activity could see a land shortage 
with consequent upward pressure on land values 
across BANES as a whole.

 - There is strong demand for well-located good 
quality sites for 50+ family housing units with 
Bristol, Bath and the outlying villages being 
hotspots.

 - Volume house builders are currently seeking 
land in the Bristol and Bath area but are cautious 
of sites in excess of 100 units and typically 
are seeking deferred payment arrangements to 
landowners.

 - Sites that have recently been brought to the market 
with planning consent and suitable for between 50 
and 100 units attract the most interest. 

 - In the stronger markets such as Bath and Bristol 
land values have recovered to pre-recession levels.

 - The scale of interest in release of MOD sites in 
Bath reflects this with a higher land value achieved 
on the smaller MOD Warminster site (suitable for 
100 homes) when compared to the larger Foxhill 
and Ensleigh sites.

 - There is strong demand in the retirement, care and 
student housing markets.

 - Weaker market demand for apartment schemes 
and smaller sites up to 30 units.

Supply of Residential land
 - The increasing number of planning consents being 

won at appeal is driving an increasing number of 
transactions, typically promotion agreements on 
‘unallocated’ land. 

 - The fundamentals underpinning demand for sites 
are closely linked to what is happening in the 
housing market. Developers and housebuilders are 
seeking to build family houses with three or more 
bedrooms in locations where the local economy is 
outperforming. 

 - By attracting families who have already owned a 
home, they are targeting buyers who are ‘equity 
rich’, and able to access finance despite the current 
constraints in the mortgage market.  

 - The limited supply of consented sites has driven 
up values marginally during 2011, but cautious 
sales rates has broadly negated any real increase in 
land value over 2012.  

 - Development sites with over 25 units are now 
of interest to all house builders as they look to 
diversify their product offer and increase sales.

 - 2012 has seen an improved demand for strategic 
land from volume house-builders wishing to 
increase their 5 year land supply pipeline. 
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 - Demand has increased as house builders and 
developers have worked through their inventory 
of sites bought prior to the downturn, and are now 
actively seeking to bolster their land pipeline.

 - During 2012, greenfield values were up 3.6%, 
while urban values grew by 1.7%. Both 
outperformed national house price growth, which 
fell by -1.1%. . These small value increases reflect 
a general shortage of suitable, permissioned land 
in the market, despite early signs that NPPF is 
leading to more consents, including those from 
appeal decisions.

managing Risk in Delivery
 - Due to credit constraints investor/developers are 

increasingly taking on the master-developer role 
and acquiring land without planning consent, 
resolving planning, infrastructure and servicing 
and subsequently selling to the volume house 
builders. 

 - Funding and risk issues will remain a major 
barrier to bringing forward large, complex and 
marginal sites. This has created the necessity of 
a ‘build now, pay later’ land development model. 

Landowners will increasingly need to be co-
investors or joint-venture rather than outright, up-
front sellers. This applies to both the public and 
private sector, but some of the public sector land 
initiatives recently announced have the potential 
to start bridging the delivery risk gap.

Delivery of lower Slopes at 
Weston

 - This site was not previously assessed in the 
Strategic Housing Land Availability Assessment. 

 - The local authority has made approaches to 
landowners within the proposed red line boundary 
for the Lower Slopes at Weston.

 - The site is in multiple ownerships. Currently, not 
all landowners are interested in the promotion of 
their site for development.

 - Early soft testing indicates that currently there is a 
market preference for smaller, ‘market ready’ sites 
within Bath i.e. 50 – 100 dwellings.

 - Few large tranches of land of a comparable scale 
to Lower Slopes at Weston have become available 
for residential development.

 - This site represents a significantly larger site with 
challenging construction considerations, which 
will have a bearing on cost.

 - The local authority would need to take a proactive 
role in the delivery of this site given its scale, 
prominence, topography and location within the 
World Heritage site and its setting. 

 - The site would benefit from clear design guidance 
from the Council to inform developers of 
their aspirations for the site and assist with the 
determination of future proposals.

 - This site is unique to warrant special design 
consideration, e.g. a ‘design competition’, to 
ensure an adequate response to the opportunity 
afforded by the release of land for residential 
development in this part of Bath. 
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7. SummARY
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7.1 Place-making 
principles

The place-making principles are to be considered 
in tandem with the design recommendations of the 
Landscape & Visual Study:

 - CONNECTIONS - Make connections to existing 
residential area of Weston and the facilities 
provided at the local centre. Promote pedestrian 
links to the community woodland and existing 
rights of way on the upper slopes to the north 
east to enhance the asset value of the green 
ribbon – the backdrop to the city. Promote links 
to the city centre through appropriate location of 
development and pedestrian and cycle links to the 
already established open space network of the city 
(including Weston Park, Royal Victoria Park and 
key green corridors).

 - OPEN SPACE - Establish an integrated open 
space strategy which caters for new development 
as well as improving provision to existing 
communities.

 - GREEN INFRASTRUCTURE - Establish green 
infrastructure which incorporates the provision 
of public open space, assists with a technical 
solution for drainage across the site, improves 
bio-diversity and mitigates against damage to the 
landscape character and visual impact.

 - PHASING - A phased strategy to development 
would prioritise development toward the south 
east of the site, nearest the city centre and along 
the existing edge of settlement, close to the 
existing residential areas of Weston and the local 
centre there.

 - TOPOGRAPHy - Due to the topography of the 
site, main access routes throughout the site area 
would be parallel to the contours (south-east 
to north west) and lengthy, straight alignments 
should be avoided. Secondary circulation should 
be arranged with attention to the local slope 
conditions and taking account of reasonable 
engineering to achieve acceptable gradients. 
Layout should reflect on positive responses to 
slope constrained situations elsewhere around the 
city.

 - DENSITy - Density need not only relate to 
the height of buildings but with the common 
misconception that equates ‘high density’ with 
‘high rise’. Variations in density of development 
across the site should be achieved by the inclusion 
of more space between buildings rather than 
the reduction in storey heights. This is to ensure 
minimum impact on landscape character and 
visual impact.

 - VIEWS - Consider views out across the city as 
an asset to development located on the slopes. 
Bath has a considerable precedent of development 
which by its location and building typology enjoys 
good views across the city.

 - 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. 

 - BUILDING FORM - In order to minimise 
impacts, site layout should consider the 
modulation of building heights between areas 
that are most visually exposed and those that are 
naturally screened. 




