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Introduction 
This document is the Bath & North East Somerset Council Draft Housing and Economic Land 
Availability Assessment (HELAA). It is being published alongside the Local Plan Options document 
(November 2018). The HELAA is evidence that supports and informs the preparation of the Bath & 
North East Somerset Council Local Plan 2016-2036. The purpose of the HELAA is a technical 
assessment of the suitability of land for the development for housing or economic uses.  This 
assessment includes availability and achievability. The HELAA does not confer planning status on 
any land for development. It is for the Local Plan to allocate land for development, based on a 
range of considerations such as the spatial strategy in the Local Plan, the HELAA and further work 
done subsequent to the HELAA on the development potential of sites.  

Planning Policy Context 
 
West of England Joint Spatial Plan 
The Joint Spatial Plan was submitted to the Planning Inspectorate for examination in April 2018. 
The Joint Spatial Plan is a strategic plan for the West of England, which covers Bath & North East 
Somerset Council, Bristol City Council, North Somerset Council and South Gloucestershire Council 
(unitary authorities). The Joint Spatial Plan (JSP) has limited itself to policies of a strategic nature. 
The JSP establishes a housing requirement across the West of England and for each unitary 
authority therein, a spatial strategy for accommodating this growth including the identification of 
‘Strategic Development Locations’, and a limited suite of other strategic policies. The JSP leaves 
the more detailed policy framework, including the allocation of sites for development, to be 
determined by local plans in each unitary authority.  
 

Local Plan 2016-2036 
Bath & North East Somerset Council’s Local Plan 2016-2036 will be prepared in the context of and 
to deliver the JSP. It will establish a distribution strategy for all the growth in the district (including 
the ‘non-strategic growth’), and allocate sites for development (including defining the precise 
boundaries of the Strategic Development Locations identified in the JSP). The HELAA is designed 
to support the Local Plan. Given that the distribution strategy has yet to be established by the Local 
Plan, the assessment of sites in the HELAA cannot at this stage consider spatial distribution or 
strategy as part of its assessment. Therefore, once the distribution strategy has been established 
through the Local Plan, some sites assessed through HELAA are likely to be compatible, whereas 
others will not. This will be considered later on in the development of the Local Plan (see below).  
 

• Local Plan: Options consultation (November 2018) – will include spatial distribution/strategy 
options. HELAA published at this stage will not have considered spatial distribution/strategy  

• Local Plan: Draft Plan (Summer 2019) – will establish the spatial distribution/strategy and 
include proposed site allocations. HELAA published at this stage will consider spatial 
distribution/strategy 
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HELAA Methodology 
This HELAA follows the methodological principles set out in the National Planning Practice 
Guidance (PPG) on HELAA. It is not considered necessary to repeat that guidance here. However, 
it is considered necessary to set out in more detail than the PPG, how the process of identifying 
sites and assessing their suitability has been carried out.  

Site identification 
 
Sites were identified from a number of sources: 

• The previous full strategic housing land availability assessment (SHLAA) published in 2013 

• A call for sites undertaken in late 2016/early 2017 (alongside the launch of the Local Plan)  

• Representations received through all the consultation stages of the Joint Spatial Plan 

• Representations received and effectively a further call for sites through the Issues & 
Options stage of the Local Plan in late 2017 

• Council sites surplus to requirements 
• A site search conducted by planning officers in the Bath area 

• Sites allocated for development with the adopted Placemaking Plan have not been included 
within the assessment 

Site suitability assessment 
Sites were assessed by council experts specialising in ecology, flooding and drainage, heritage 
(including archaeology and conservation), landscape and arboriculture, and transport. This 
included querying various relevant geographical databases the council holds and applying expert 
assessment to each of the sites, including site visits where appropriate. The level of assessment 
done is considered appropriate to the HELAA and the sites themselves. Further assessment will be 
needed prior to any allocation. The assessments were done and recorded using the rating system 
below, with reasons given by the expert for the given score. Sites were rated as: 

• Unsuitable 
• Suitability not proven 

• Suitable at this stage (however, see paragraph below) 
  
The assessments by each expert were then used to inform an overall score, along with other 
factors, as described below. If a site received a score of ‘unsuitable’’ in any of the expert 
assessments, this resulted in an overall score of ‘unsuitable’. The reasoning given in the tables 
below relates only to the overall score. Therefore if a site was assessed as ‘unsuitable’, even 
though the site may have some advantages, the table only gives the reasons why it has been 
assessed as ‘unsuitable’. In these cases, reasoning for any ‘suitability not proven’ and ‘suitable’ 
elements/criteria of the assessment is not referred to in the table. For the sites without any 
‘unsuitable’ scores from experts or for other reasons, sites were given an overall score of 
‘suitability not proven’. The reasoning in the tables below then gives some more detail about issues 
that would need to be addressed if a site could be allocated, although this is not exhaustive. No 
sites were assessed as ‘suitable’ at this stage, because all needed at least some further work to 
determine suitability.  
 
For sites which were assessed as ‘unsuitable’, it is considered at this stage that there is no 
housing or economic development potential and they should not be progressed any further in the 
Local Plan. For sites which received an assessment of ‘suitability not proven’, further, more 
detailed assessment would need to be done before any  further consideration is given to whether it 
should be allocated or not.  
 
On the maps below, sites are shown coloured coded as either red or yellow , indicating a site is 
either unsuitable or that the suitability is not yet proven, respectively.  

Some of the sites identified are within Joint Spatial Plan Strategic Development Locations. These 
areas have been, or are being assessed in greater detail as part of the Joint Spatial Plan and the 
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Local Plan process. Therefore these sites are not assessed here, and are simply referenced as 
Strategic Development Locations. They are shown in hatched blue on the maps, and are located to 
the north-east of Keynsham and to the south of Whitchurch village.  

In addition to the assessments done by council experts, constraints of Green Belt and Local Green 
Spaces designation were also used to assess sites. If a site is located within either the Green Belt 
or a designated Local Green Space, it is considered unsuitable for development.  This is because 
‘exceptional circumstances’ would need to be established through the Local Plan, in order to justify 
removal of land from the Green Belt. It should be noted that the Joint Spatial Plan establishes 
(subject to examination) that exceptional circumstances exist to remove land from the Green Belt 
within the Strategic Development Locations. This does not mean that ‘exceptional circumstances’ 
have been established to remove land from the Green Belt elsewhere. Local Green Spaces are 
given protection consistent with that for Green Belt, as per the National Planning Policy 
Framework.  

Sites identified through the HELAA have also been considered by town and parish councils in 
order to identify factual information/ characteristics for the sites (as opposed to assessments done 
by the council’s experts which include an element of professional judgment). This could include 
issues such as localised flooding or traffic issues. Such factual information will be incorporated into 
the HELAA results moving forward.  

Some sites lie outside the administrative area of B&NES. These sites were not assessed and are 
shown in grey on the maps.   

After the Draft HELAA, further site assessment work will be needed to support site allocations in 
the Local Plan (see also the section on next steps on the following page).  

Results 
 
The results of the assessments undertaken are set out in the section below. They are organised by 
ward in Bath and by parish in the rest of the district. Some parishes and wards do not have any 
sites that have been assessed. These are: 

• Claverton parish 

• Dunkerton parish 

• Farrington Gurney parish 
• Freshford parish 

• Marksbury parish 

• Nempnett Thrubwell parish 

• North Stoke parish 
• Priston parish 

• Shoscombe parish 

• St Catherine parish 

• Whiteway ward 

• Ubley parish.  
 
For each parish or ward where sites have been assessed, there is a map showing the sites and a 
table showing the results of the assessment. Where a site straddles ward or town/parish council 
boundaries the site assessment results are included under each of the relevant ward/parish/town 
sections for completeness and ease of use.  At this stage of the HELAA, the sites have been 
assessed as either unsuitable for development or that the site’s suitability for development has not 
been proven. The former means that the site is not considered suitable for any development and 
should not be taken further. The latter means that the site may be suitable for development, but 
further work needs to be done to establish this, as well as to establish the amount of development 
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the site is capable of accommodating, and the design parameters. These elements of work will be 
undertaken as part of preparing the Local Plan and site allocation.  

Next steps 
As set out above the HELAA is being undertaken to inform and support preparation of the Local 
Plan. It is being published alongside the Local Plan Options document to also inform this stage of 
public consultation. In commenting on the Local Plan Options document comments can also be 
made on the assessment of sites set out below and there is also a further opportunity to submit 
additional sites for assessment through HELAA and subsequent consideration for potential 
allocation in the Local Plan. Therefore, this represents another ‘call for sites’ and any additional 
sites should be submitted between 12th November 2018 and 7th January 2019. In submitting sites 
interested parties, including land owners, developers or communities, are invited to provide their 
assessment of ‘suitability’ for development through completion of the HELAA call for sites form 
(see Appendix 1 to this report). 
 
It should be noted that the following sites have been submitted to the Council outside of a formal 
call for sites/Local Plan consultation. These will be assessed along with any further sites submitted 
during the Options consultation and associated call for sites period: 
 

- Land opposite HTN11, High Littleton 
- Radco, Westfield 
- Four Winds, Midsomer Norton 
- West of the A367, Mendip (Outside of B&NES) 
- The Orchard, Stanton Drew 
- Brocks Farm , Farmborough 
- North View,  Peasedown St John 
- Eagle Farm, Batheaston 

 
Town and Parish Councils have also been given an opportunity to assess the sites included within 
HELAA. The results of this assessment work, along with comments/submissions from other 
relevant parties (e.g. land owners or developers), will be carefully reviewed along with further 
assessment work undertaken by the Council in considering the allocation of sites in the Draft Local 
Plan, currently anticipated to be published in summer 2019. An updated HELAA will be published 
alongside the Draft Local Plan.  
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HELAA 2018 RESULTS 

Key 
AONB – area of outstanding natural beauty 
BAP – biodiversity action plan 
CA – conservation area 
E – ecology 
EA – Environment Agency 
F – flooding & drainage 
FRA – flood risk assessment 
FZ – flood zone 
GB – green belt 
GI – green infrastructure 
H - heritage 
JSP – Joint Spatial Plan 
L – landscape and arboriculture  
LCR3 – Placemaking Plan policy LCR3 (land safeguarded for primary school use) 
LGS – local green space 
NPPF – National Planning Policy Framework 
PCS6 – Placemaking Plan policy PCS6 (unstable land) 
SAC – special area of conservation 
SAM – schedule ancient monument 
SDL – strategic development location 
SNCI – site of nature conservation interest 
SNA – strategic nature area 
SPA – special protection area 
ST4 – Placemaking Plan policy ST4 (rail freight facility) 
T – transport & access 
TA – transport assessment 
TPO – tree protection order 
WHS – world heritage site 
UD – urban design 

Example table 
Site ref Overall 

suitability 
assessment 

Reasoning for assessment Reasoning: further detail 

This is the 
reference given 
to the site. It 
can be cross-
referenced with 
the 
accompanying 
map.  
 
E.g. BHM02 

This is the 
overall 
assessment 
of the site.  
 
E.g. 
unsuitable. 
Refer to 
methodology 
section for 
further 
explanation 

This column is for quick reference to 
the assessment reasoning, shown as 
a code or abbreviation 
 
E.g. GB, LGS F, H, E, L, T 
 
(Green Belt, local green space, 
flooding & drainage, heritage 
(including archaeology), ecology, 
landscape and arboriculture, 
transport) See also, Key section, 
above.  

This column gives more detailed 
reasons for the overall score, and 
refers to the codes given in the 
previous column.   
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District overview: ‘unsuitable’ sites 

 
 

District overview: ‘suitability not proven’ sites 
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District overview: Strategic Development Locations  
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Bathampton parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning:  
summary  

Reasoning: further detail 

BHM02 Unsuitable LGS, L The site is located within the boundary of a local green space. It 
is also important to the setting of Bathampton and Bathampton 
Conservation Area as well as the setting to the WHS.  

BHM06 Unsuitable LGS, L The site is located within the boundary of a local green space. It 
is also important to the setting of Bathampton and Bathampton 
Conservation Area as well as the setting to the WHS. 

BHM07 Unsuitable GB, L The site is located within the Green Belt. It is also important to 
the setting of the WHS and the settings of Bathampton and 
Batheaston.  

D08 Unsuitable GB, E, L The site is located within the Green Belt. Development would 
have a high impact in that it would cause the loss of the 
characteristic strong woodland and field character of this 
prominent hillside around the edge of Bathampton Down. 
Development would have a high impact on the many views to 
this prominent hillside and landmark. 

D10 Unsuitable GB, L The site is located within the Green Belt. Development of this 
site would have a significant impact on landscape character 
and on views given the widely visible position of the site and its 
open and largely unspoilt valley floor character. It would also 
have a highly negative impact on the setting to the WHS.  
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Batheaston parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning:  
summary 

Reasoning: further detail 

BES02 Unsuitable LGS see also 
BES2A 

Most of this site is located within a local green space, 
rendering it unsuitable. The part not covered by the LGS is 
assessed alone, reference BES2A.  

BES02A Suitability not 
proven 

H, L, T Potential impact on settings of listed buildings and 
conservation area and village edge within landscape. Access is 
via an unadopted road leading off Coalpit Road, with part of 
the access road being classed as a footpath. This may 
constrain capacity. Development would result in the loss of 
existing garages, and therefore parking for current users of the 
garages could be displaced onto surrounding roads if no 
alternative provision is made. Adequate parking for proposed 
dwellings would need to be accommodated within the site 

BES03 Unsuitable GB, L The site is located within the Green Belt. Most of the site is 
located within the AONB.  

BES04 Unsuitable GB, L The site is located within the Green Belt. It is also within the 
AONB and the green setting of the village and forms part of the 
setting of the Little Solsbury Hill Scheduled Ancient Monument.  

BES07 Unsuitable GB The site is within the Green Belt. While it is previously 
developed, it only contains one small building. Therefore there 
is no capacity to yield five dwellings or more in a way that is 
compatible with Green Belt policy.  

BES09 Unsuitable GB, L The site is located within the Green Belt, the AONB and forms 
part of the setting to the WHS. It is a prominent site on the 
undeveloped upper slopes above Bathampton and below 
Bannerdown.  

BES10 Unsuitable GB, L, E The site is located within the Green Belt and the AONB. It is a 
prominent site when viewed from Little Solsbury Hill and is 
important to the setting of Bath. The site is woodland. 

BES11 Unsuitable L, T The site is prominent when viewed from Little Solsbury Hill and 
is important to the setting of Bath. The site is not currently 
accessible and opportunity to address this problem limited due 
to narrow width of adjoining road and lack of car parking.  
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Batheaston parish/Swainswick parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

C07 Unsuitable GB, H, E, L The site is located in the Green Belt. Development would have a 
high impact on this strong local landscape feature. It would have 
a high impact on the open exposed character and distinctive 
landform. The hill is not connected to the urban area and relates 
to the wider rural landscape. Development would have a high 
impact on the well contained linear character of Northend and 
would intrude on the unique setting of Northend Church and 
Church Farm, commanding a hillside position above the village. 
Development would have a high impact on the many views to 
this prominent landmark. Development in this area would have a 
high impact on this strongly rural natural feature, and would 
urbanise what is a key natural landmark in a gateway area to 
the World Heritage Site. This area is not connected to the urban 
area and development would be very intrusive to the rural 
setting of the World Heritage Site. Development would also be 
likely to harm Little Solsbury hillfort (SAM). Development of this 
site would have significant negative ecological impacts.  
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Bathford parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning:  
summary 

Reasoning: further detail 

BFD01 Unsuitable GB, E, L The site is located in the Green Belt. It is also of ecological 
interest. The site is within the AONB and the green setting of 
the village. 

BFD02 Unsuitable GB, L The site is located within the Green Belt and the AONB and 
the green setting of the village.  

BFD03 Unsuitable GB, L The site is located within the Green Belt and the AONB. 
Development would damage the landscape setting to village 
and have negative effect on strong linear settlement pattern. 
The site is visually prominent.  

BFD06 Unsuitable GB The site is located within the Green Belt. 

BFD10 Unsuitable GB The site is located within the Green Belt.  
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Bathwick ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

BWK02 Unsuitable GB The majority of the site is located within the Green Belt. The 
remainder of the site already contains a dwelling and is within 
the inner edge of the GB boundary. An allocation is therefore 
not considered necessary.  

D09A Unsuitable GB, E, L The site is located within the Green Belt. Development likely to 
intrude into views from viewpoints which are important to the 
WHS. The significance of this area as open green space is 
recognised by its inclusion in the Bath Conservation Area and 
the Cotswold Area of Outstanding Natural Beauty as well as 
contributing to the distinct character of the World Heritage 
Site. Development within this area would cause significant 
harm to these assets. The site is also part of an SNCI.  
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Bristol City 

 
 
Site ref Overall suitability 

assessment 
Reasoning 
for 
assessment 

Reasoning: further detail 

BC01 Unassessed Outside 
B&NES 

N/A 

BC02 Unassessed Outside 
B&NES 

N/A 

BC03 Unassessed Outside 
B&NES 

N/A 
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Camerton parish 

 
Site ref Overall suitability 

assessment 
Reasoning for 
assessment 

Reasoning: further detail 

CAM01 Unsuitable UD Poorly related to existing settlement 

CAM38 Unsuitable H Field adjacent to Camerton Roman settlement 
scheduled monument. 

Camerton parish/Peasedown St John parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PEA11 Suitability not 
proven 

H, E, T, L Development of this site could impact on setting of Camerton 
Roman town and surrounding prehistoric and Roman remains 
and would require further pre-allocation assessment/evaluation. 
The site lies adjacent to an SNCI, and the impact of 
development on the SNCI would need further assessment 
before the site could be allocated. Traffic especially at A367 and 
A367/Bath Road junction would need further assessment before 
the site could be allocated. In landscape terms, there is 
development potential here but this would require significant 
mitigation, protection and reinforcement of woodland to north 
and trees on main road and new screening trees to western 
boundary. 



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 19 
 

Charlcombe parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

A02A Unsuitable GB, L The site is located within the Green Belt. Development of this 
site would have a high negative effect on both WHS Setting and 
AONB. The western valley side epitomises the landscape and 
visual qualities of both the AONB and the undeveloped slopes 
of the landscape “bowl” of the city of Bath. It is one of the few 
valley slopes in the city area which remains largely 
undeveloped. Any development encroaching on the slopes 
reduces this quality and its detriment cannot be mitigated. 

B04A Unsuitable GB, H, L The site is located within the Green Belt. Development on this 
site would have a high negative, multiple impacts on heritage 
assets, including on the setting of the WHS, Bath CA, and 
Prehistoric-Roman landscape and archaeology. The site is 
located within the landscape entrance to the World Heritage Site 
on an open part of the plateau. 

B04B Unsuitable GB, H, L The site is located within the Green Belt. Development on this 
site would have a high negative, multiple impacts on heritage 
assets, including on the setting of the WHS, Bath CA, and 
Prehistoric-Roman landscape and archaeology. The site is 
located within the landscape entrance to the World Heritage Site 
on an open part of the plateau. 

B04C Unsuitable GB, H, L The site is located within the Green Belt. Development on this 
site would have a high negative, multiple impacts on heritage 
assets, including on the setting of the WHS, Bath CA, and 
Prehistoric-Roman landscape and archaeology. The site is 
located within the landscape entrance to the World Heritage Site 
on an open part of the plateau. 
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Charlcombe parish/Kelston parish/Newbridge ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A01 Unsuitable GB, H, E, L The site is located within the Green Belt. Impact on setting of WHS, 
Kelston conservation area and unknown archaeology. 
Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and reduce 
the area of strategic capacity for habitat restoration and 
enhancement. It is likely that the SNA would suffer indirect impacts 
through development of land outside the SNA boundary from 
resultant increased urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development on this 
hillside would have a high impact on the open rural character of this 
landscape. It would interrupt the rural integrity of the Cotswolds 
hillside, a strong and prominent feature of the area. Development 
would involve the loss of trees and the strong pattern of 
hedgerows. Development would have a high impact on views 
across and from within the valley; from transport routes and the 
network of public rights of way, including the River Avon Trail and 
the Cotswold Way, routes of national importance. Development 
would be a prominent intrusive element of the view from the A4, the 
key route from the west, and the intercity rail route between Bristol 
and London. Development would appear incongruent; intruding into 
this attractive rural landscape surrounding the urban area for which 
the city is well known. It would appear as an isolated settlement 
because of its poor connectivity with the city. It would conflict with 
the predominantly well contained character of Bath’s urban area. 
The views from the small number of properties in and looking 
towards this area would also be highly impacted by development as 
it would change from a highly rural to an urban one. 
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Charlcombe parish/Lansdown ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

B04 Unsuitable GB, H, E, L The site is located within the Green Belt. Development of this site 
would have a high, negative, and multiple impacts in heritage 
terms, including on the setting of WHS, CA, Beckford's Tower, 
Prehistoric-Roman landscape and archaeology. In terms of 
landscape, development on this site would have a high impact on 
the plateau as it would destroy the open exposed characteristic of 
plateau. Development on the plateau would be a significant 
departure to Bath’s character (north of the river) of being well 
contained by the surrounding topography. It would have a high 
impact due to the inevitable loss of trees and dry stone walls.  
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Charlcombe parish/Lansdown ward/Lambridge ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

B05 Unsuitable GB, H, E, L The site is located within the Green Belt. The site is unsuitable for 
development due to its impact on setting of WHS, CA (Bath and 
Charlcombe) and unknown archaeology. Development within the 
SNA would cause significant habitat fragmentation in an area of 
high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely that 
the SNA would suffer indirect impacts through development of 
the adjoining land from urban fringe pressures. Development in 
the land not covered by the SNA could impact on the SNCIs and 
notable species and habitats found within them as would be the 
case inside the SNA. Development of this valley would have a 
high impact on the highly rural landscape that is part of the 
important rural setting to the city. The existing edge of settlement 
here is well defined and any further development would have a 
high impact by causing the loss of trees and hedgerows which 
presently emphasise the limit of the urban area. It would have a 
high impact from Charlcombe village, which presently enjoys an 
intimate and peaceful rural setting on the valley sides. 
Development would have a high impact on this landscape that is 
highly visible from across the River Avon Valley. The impact 
would be high on views from three public rights of way which rise 
up the hillside and the minor roads at the edge of the area and 
leading to Charlcombe. Existing residential occupiers adjacent to 
the fields would be highly impacted by loss of rural views.   
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Charlcombe ward/Newbridge ward 
 

 
 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A02 Unsuitable GB, H, E, L The site is located within the Green Belt. The site is unsuitable for 
development due to impact on setting of WHS and unknown 
archaeology. Development within the SNA would cause significant 
habitat fragmentation in an area of high ecological importance and 
reduce the area of strategic capacity for habitat restoration and 
enhancement. It is likely that the SNA would suffer indirect impacts 
through development of land outside the SNA boundary from 
resultant increased urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development on this hillside 
would have a high impact on the highly rural character of this 
landscape and setting to the urban area. Development would involve 
the loss of trees and the strong pattern of hedgerows. Development 
would have a high impact on views from the Cotswold Way and other 
public rights of way in the area which are presently in the rural area. 
It would have a high impact on important views from the top of 
Weston Lane, of Upper Weston framed by rural fields and woodlands 
on the opposite side of the valley. Development would also have a 
high impact on views from the adjacent residential area because the 
rural views would be lost. 
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Charlcombe parish/Swainswick parish 
 

 
 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

B06 Unsuitable GB, H, E, L The site is located within the Green Belt. It is an extensive 
landscape area within settings of WHS, CA and Little Solsbury 
hillfort. Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and reduce 
the area of strategic capacity for habitat restoration and 
enhancement. It is likely that the SNA would suffer indirect impacts 
through development of the adjoining land from urban fringe 
pressures. Development in the land not covered by the SNA could 
impact on the SNCIs and notable species and habitats found within 
them as would be the case inside the SNA. Development would 
have a high impact on openness and rural character. It would not be 
well connected to the urban area so would feel very isolated. 
Development would cause the loss of hedgerows, and because 
some of them are rather sparse they would unlikely to be able to be 
retained in a development so the historic field pattern would be lost. 
Fuller hedgerows would also be lost or fragmented by development. 
The distinctive hedgerows along Woolley Lane would likely be lost. 
Development would have a high impact on rural views from the A46; 
the most important route entering the city from the north, from lanes, 
and from public rights of way further up the valley and on Little 
Solsbury Hill. It would have a high impact from the nearby landmarks 
– Little Solsbury Hill, Brown’s Folly wood and Bathampton Down as 
this valley contributes to the important landscape setting north of the 
city – a characteristic of Bath. 
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Charlcombe parish/Weston ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A03I Unsuitable GB, H, E The site is located in the Green Belt. It is unsuitable for 
development due to the impact development would have on the 
setting of the WHS, the conservation area, Roman occupation 
and medieval lynchets. It is also part of an ecological network, a 
strategic GI area and the Cotswolds NIA and development of the 
site would severely compromise these.  
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Charlcombe parish/Lansdown ward/Weston ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A03II Unsuitable GB, H, E, L The site is located in the Green Belt. It is unsuitable for 
development due to the impact development would have on the 
setting of the WHS, the conservation area, Roman occupation 
and medieval lynchets. Development within the SNA covered 
sections would cause significant habitat fragmentation in an area 
of high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely that 
the SNA would suffer indirect impacts through development of 
non-SNA designated land through the resultant urban fringe 
pressures. Development of the eastern side of the area could also 
impact on the SNCIs through the resultant added urban fringe 
pressures. Development of fields containing species rich 
grassland would lead to loss or deterioration of this BAP priority 
habitat, as could potentially be the case with particular 
hedgerows. Development on the western edge of the area would 
impact upon the immediate foraging grounds of a sizeable 
pipistrelle roost in that area. Development on the Upper Slopes 
would have a high impact on landscape character on the upper 
valley slopes as it would cause the loss of the present extent of 
rural fields which create a fine setting that contains the northern 
extent of the city’s urban area. It would inevitably lead to the loss 
of the field pattern and hedgerows and trees. Extending 
development onto the Upper Slopes of the valley side would have 
a contrasting high impact. Views to the all-important green upper 
slopes and skyline which are so typical of the setting of the City 
would be replaced by urban development. Examples of views 
affected are those from the south facing hills of the River Avon 
valley, more limited views from the A4 entering Bath from the 
west, views from the Cotswolds Way and from various parts of 
Weston village. 
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Chelwood parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

CHEL01 Unsuitable  GB, E The site is located within the Green Belt. It is covered 
with mature woodland 
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Chew Magna parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

CHM01 Unsuitable GB The site is located within the Green Belt. 

CHM02 Unsuitable GB The site is located within the Green Belt. 

CHM03 Unsuitable GB, L The site is located within the Green Belt. Development here 
would be incongruous in this landscape setting and in terms 
of the character of this part of the village. 
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Chew Stoke parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further 
detail 

CHS03 Unsuitable GB The site is located within 
the Green Belt. 
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Clutton parish 
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

CLU01A Unsuitable E UK priority habitat.  

CLU02 Unsuitable L, LGS 
(part) 

Part of the site is within a local green space, rendering it 
unsuitable for development. The development of any of the 
site would have an unacceptable impact on the setting of the 
village and the church. An application for the development of 
55 homes was issued in 2012 (11/04955/FUL) which 
considered the development location inappropriate.  

CLU04A Unsuitable E, L, T Development of this site would have an unacceptable effect 
on the character of the existing mining cottages and 
important hedge / field boundaries to the south. Reasons for 
refusal of previous planning application (14/00039/OUT) also 
indicate that the development of the site would be 
unacceptable in landscape, ecology and transport terms.  

CLU04B Unsuitable T Reasons for refusal of previous planning application 
(14/00041/OUT) indicate that the development of the site 
would be unacceptable in transport terms. The junction 
improvements which are to be implemented as part of 
12/01882/OUT may improve access arrangements for 
CLU04B, however CLU04B is separated from the junction to 
be improved by site CLU04A, which is unsuitable for reasons 
of ecology and landscape, as well as transport.  

CLU06 Unsuitable GB, L The site is located within the Green Belt. It Is Within the 
setting of the village on a prominent hillside, rendering it 
unsuitable for development.  



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 33 
 

Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

CLU07 Suitability not 
proven 

GB (part), H, 
T, L 

The site is partly located within the Green Belt but the vast 
majority of the site is not. The site is a large area of unknown 
archaeological potential and impacts. Therefore further pre-
allocation assessment is needed should this site be taken 
forward. No significant issues, subject to form of any 
development, but facilities to cross A37 required. In 
landscape terms, the site should only be considered as part 
of a strategic site with a comprehensive masterplan 
recognising the sensitive plateau top location and the need to 
extend woodland cover and provide a strong Green 
Infrastructure country park type park - development would be 
limited to each side of a Green Infrastructure network - this 
approach would allow development to be considered further 
to the west. 

CLU07A Suitability not 
proven 

H, T, L The site is a large area of unknown archaeological potential 
and impacts. Therefore further pre-allocation assessment is 
needed should this site be taken forward. No significant 
issues, subject to form of any development, but facilities to 
cross A37 required. In landscape terms, the site should only 
be considered as part of a strategic site with a 
comprehensive masterplan recognising the sensitive plateau 
top location and the need to extend woodland cover and 
provide a strong Green Infrastructure country park type park 
- development would be limited to each side of a Green 
Infrastructure network - this approach would allow 
development to be considered further to the west. 

CLU08 Unsuitable L Development likely to be incompatible with existing trees and 
associated root protection areas.  

CLU09 Suitability not 
proven 

F, L Surface water flooding indicated on EA`s surface water flood 
risk maps immediately adjacent to site.  Flood Risk 
Assessment required to demonstrate no increase in offsite 
flood risk. The site is physically and visually well contained. 
Provided any redevelopment is well designed there is no 
landscape or visual reason why it would not have a beneficial 
landscape and visual impact given its current usage. 
Thoughtful redevelopment is likely to enhance the landscape 
and visual character of the surrounding area. 

CLU10 Unsuitable L Development on this site would harm the character of the 
landform and attractiveness of the landscape, would 
negatively affect the setting of the church and also blur the 
distinction between the two villages. 
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Combe Down ward 

 
Site ref Overall suitability 

assessment 
Reasoning for 
assessment 

Reasoning: further detail 

CDN05 Unsuitable GB, L The site is located within the Green 
Belt and the AONB. Also adjacent to a 
SNCI.  

CDN06 Unsuitable GB, E, L The site is located within the Green 
Belt and the AONB. It is also prominent 
in the skyline.  Also within an SNCI.  
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Combe Down/ Lyncombe ward/Widcombe ward 

 
D12 Unsuitable GB, H, E, L, part LGS The site is located within the Green Belt and partly within a local 

green space. The site is an extensive area within WHS and Bath 
CA with multiple potential negative heritage impacts. There 
would be likely significant impacts on the SNCIs and priority 
habitats. Development would impact on the foraging grounds of 
bats associated with the nearby Combe Down element of the 
Bath & Bradford on Avon SAC. Radio tracking of the Combe 
Down bats showed the area to be used for foraging, and the loss 
of woodland, grassland and surrounding large hedgerows would 
impact upon the bats. Development would have a high impact on 
views from the roads, paths and properties in the area, and from 
properties along Greenway Lane which overlook the valley, from 
Beechen Cliff School and Alexandra Park in its prominent hilltop 
location. The potential to mitigate high density development 
would be low because of the high visibility of the area due to the 
topography and being overlooked from Ralph Allen Drive, 
Beechen Cliff School, Alexandra Park, properties in Greenway 
Lane and wider views from the National Trust landscape to the 
east. 
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Combe Hay parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

CHY01 Unsuitable GB, H, L The site is located within the Green Belt. Area impacted by industrial 
fullers earth workings with potential impact on setting of the WHS. 
The site is in a sensitive landscape area.  

E14X Unsuitable  GB, H, L This site lies to the west of land already allocated for residential 
development. This site is located within the Green Belt. Development 
of this site would result in multiple additional impacts on settings of 
WHS, Wansdyke schedule monument and village conservation area, 
rendering the site unsuitable for development. In addition, the 
landscape impact of development on this site would be unacceptable 
in landscape terms. 

   



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 37 
 

Combe Hay parish/South Stoke parish/Wellow parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

E13 Unsuitable GB, H, E, L The site is located within the Green Belt. It is an extensive area with 
multiple potential impacts on designated and undesignated heritage 
assets. Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and reduce the 
area of strategic capacity for habitat restoration and enhancement. It is 
likely that the SNA would suffer indirect impacts through development of 
the adjoining land from urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development in the land not 
covered by the SNA would impact on the foraging grounds of bats 
associated with the nearby Combe Down element of the Bath & 
Bradford on Avon SAC; this would also apply to land within the SNA. It 
is likely that the integrity of the SAC would be adversely affected. Radio 
tracking of the Combe Down bats showed that area 13 was a key 
foraging area for them. There was no record of them utilising area 14 
though their flight path abutted this area. Development would have a 
high impact on the highly rural character and integrity of this valley. It 
would involve the loss of woodland and hedgerows and intimate little 
rural lanes. It would not relate to the urban area. Development would 
have a high impact due to the high visibility within the valley from roads, 
footpaths and properties. Urban development would appear incongruent 
in such a rural setting with no visual connection to the urban area. 
Development in this area would have a high impact on the rural 
character and make the city newly visible to a wide area of countryside, 
urbanising the area. The development would not visually appear to be 
part of the city. 
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Combe Hay parish/Englishcombe parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

E15 Unsuitable GB, L The site is located within the Green Belt. Development at this location 
would result in loss of the characteristic open plateau countryside west 
of the A367 Fuller’s Earth works would be incorporated into the 
development area providing opportunity to reuse existing buildings. 
There would be impacts on the adjacent Hinton Blewett and Newton St 
Loe Plateau Lands Character Area to the north west and the Cam and 
Wellow Brook Valleys Character Area and the Cotswold Area of 
Outstanding Natural Beauty to the south east due to development 
encroaching onto the rural skyline. There would be a negative effect on 
dark skies due to the skyline nature of the development and the gently 
sloping fields on the top of the plateau. From view points to the North 
and North West there would be a loss of an extensive length of rural 
skyline of hedges and trees, loss of the rural hillside view and 
introduction of urban character disconnected from the existing urban 
area. Lighting would extend out from the city into an area currently 
characterised by dark sky. Mitigation through tree planting would take at 
least 20 years before it would start to become effective. From 
viewpoints to South West and AONB there are clear views of the skyline 
from lanes, PROWs and properties especially at the edge of Combe 
Hay. The skyline is attractive with trees and open land. Development 
would alter the skyline such that part of two storey buildings south of the 
A367 would be visible for at least 20 years before any mitigating 
planting became effective. The effect on dark skies would be high and 
difficult to mitigate. The countryside which is within the Area of 
Outstanding Natural Beauty is of a very high quality. Skyline 
development from these views is atypical and would be detrimental to 
the quality of the Area of Outstanding Natural Beauty. 
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Compton Dando parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

CDAN02 Unsuitable  GB The site is located within the Green Belt and outside the Joint 
Spatial Plan Strategic Development Location at Whitchurch.  

CDAN20 Unsuitable L While the site is located within the Green Belt, it is also located 
within a Joint Spatial Plan Strategic Development Location area. 
Assuming the Joint Spatial Plan is adopted, this area could be 
removed from the Green Belt, subject to more detail Green Belt 
(and other assessments) through the Local Plan. However, 
development on this site would have an unacceptable impact on 
the landscape, due to its skyline location overlooking the Chew 
Valley landscape character area.  

CDAN24 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

CDAN25 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

CDAN27 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

CDAN34 Unsuitable GB, L The site is located within the Green Belt. Development would 
also have an unacceptable impact on the landscape, being open 
countryside, gently dipping plateau, sloping towards S. 
Keynsham and visible across Chew Valley from B3116. 

CDAN36 Unsuitable GB, L The site is located within the Green Belt. Development would 
also have an unacceptable impact on the landscape, being open 
countryside, gently dipping plateau, sloping towards S. 
Keynsham and visible across Chew Valley from B3116. 
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Compton Martin parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

COM04 Suitability 
not proven 

F, H, T, L Flood Zone 3 along the watercourse to the west of the site.  
Remainder of site is flood zone 1. Flood Risk Assessment 
required. Prior to an allocation of this site, further work would be 
needed to assess the impact on the conservation area. Further 
work to establish that a suitable access can be created would be 
required. The site is large in relation to the existing village it would 
not be acceptable in landscape terms to develop the whole of the 
site. There should be no development to the west of the tree belt 
which follows the stream and it may not be appropriate to extend 
any development beyond the existing buildings.  
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Corston parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

COR01 Unsuitable GB The site is located within the Green Belt. 

COR02 Unsuitable GB, F, L The site is located within the Green Belt. Majority of site is located 
within flood zone 3.  FRA required with application of sequential 
and exception testing. The site’s relationship with Corston village 
and its trees also indicate it is not suitable for development.  
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East Harptree parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

EH03 Unsuitable LGS/LCR3, 
L, E 

The majority of the site is located within a local green space, 
making that part unsuitable for development. The remainder is 
safeguarded for educational uses as a playing field under 
Placemaking Plan policy LCR3 and is also within the AONB. The 
site is also a foraging area for bats.  

EH04 Suitability not 
proven 

F, H, E, T, L The site slopes down from south to north; the northern end of the 
site abuts a flood plain. The Environment Agency Flood Map and 
local knowledge indicates the site is subject to surface water 
flooding. The site has a number of established trees, including an 
ancient and prominent Oak that would require protection. The site is 
between an SSSI and SNCI, and adjoins ancient woodland. There 
is a scientifically important colony of bats within this area, which 
forage across the site. Prior to any allocation, further assessment 
would be needed to determine impact on conservation area and 
setting of listed buildings. Access appears restricted and further 
work would be required to assess this prior to any allocation. There 
is currently no safe pedestrian access to the site. The site is 
sensitive in landscape terms but there is an opportunity to improve 
the village edge with limited development. Furthermore, the site is 
located wholly within the AONB. The NPPF states that great weight 
should be given to conserving landscape and scenic beauty in 
AONBs, which have the highest status of protection in relation to 
landscape and scenic beauty and that planning permission should 
be refused for major development in these areas, unless there are 
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exceptional circumstances. This implies that major development 
should not be allocated within AONBs, unless there are exceptional 
circumstances. Therefore, if this site has any development 
potential, it could not accommodate anything above minor 
development, unless exceptional circumstances can be 
demonstrated. This is in addition to the other issues that have been 
identified, or any further issues that are subsequently identified.  

Englishcombe parish/Combe Hay parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

E15 Unsuitable GB, L The site is located within the Green Belt. Development at this location 
would result in loss of the characteristic open plateau countryside west 
of the A367 Fuller’s Earth works would be incorporated into the 
development area providing opportunity to reuse existing buildings. 
There would be impacts on the adjacent Hinton Blewett and Newton St 
Loe Plateau Lands Character Area to the north west and the Cam and 
Wellow Brook Valleys Character Area and the Cotswold Area of 
Outstanding Natural Beauty to the south east due to development 
encroaching onto the rural skyline. There would be a negative effect on 
dark skies due to the skyline nature of the development and the gently 
sloping fields on the top of the plateau. From view points to the North 
and North West there would be a loss of an extensive length of rural 
skyline of hedges and trees, loss of the rural hillside view and 
introduction of urban character disconnected from the existing urban 
area. Lighting would extend out from the city into an area currently 
characterised by dark sky. Mitigation through tree planting would take at 
least 20 years before it would start to become effective. From 
viewpoints to South West and AONB there are clear views of the skyline 
from lanes, PROWs and properties especially at the edge of Combe 
Hay. The skyline is attractive with trees and open land. Development 
would alter the skyline such that part of two storey buildings south of the 
A367 would be visible for at least 20 years before any mitigating 
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planting became effective. The effect on dark skies would be high and 
difficult to mitigate. The countryside which is within the Area of 
Outstanding Natural Beauty is of a very high quality. Skyline 
development from these views is atypical and would be detrimental to 
the quality of the Area of Outstanding Natural Beauty. 

Englishcombe parish/Twerton ward/Southdown ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

F17 Unsuitable GB, H, L The site is located within the Green Belt. Impact on setting of WHS, 
Englishcombe CA, scheduled monuments and medieval strip lynchets. 
Development would extend beyond the higher ground and Whiteway 
Road into the Newton Brook valley. This would radically change the 
tranquil rural character of this attractive landscape. Part of Twerton is 
widely visible from the rural landscape to the north west however 
development at this location would extend the intrusion of 
development over a much larger area to the west of Bath.  In such a 
complex landscape there are numerous vistas from public viewpoints 
and roads. The visual impact of development on views would be 
severe from the vast majority of views with loss of the attractive, high 
quality rural landscape and loss of intricacy. 
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Farmborough parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

FAR02 Unsuitable GB, L The site is located within the Green Belt. Important setting to the 
church and village (however consider development to the south 
to Tilley Lane and east to Little Lane as part of a comprehensive 
masterplan). 

FAR03 Unsuitable GB The site is located within the Green Belt.  

FAR05 Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the green separation of Hobb's Wall from the village and is 
distant from the village itself. 

FAR06 Unsuitable GB, L The site is located within the Green Belt. The site is also an 
important open area defining the pattern of the village set down 
along Conygre Brook. 

FAR08 Unsuitable GB The site is located within the Green Belt. 

FAR09 Unsuitable GB The site is located within the Green Belt. 

FAR10 Unsuitable GB, L The site is located within the Green Belt. Site is north of 
Conygre Brook which forms strong edge to main village. 

FAR11 Unsuitable GB, L The site is located within the Green Belt. Site is east of 
Timsbury Road which forms strong eastern edge to main 
village. Also a prominent skyline site with potential impact on 
wider countryside. 

FAR12 Unsuitable GB, L The site is located within the Green Belt. Site is completely 
isolated from Clutton village and located in prominent skyline 
position at edge of ridge top adjacent to Cuckoo Lane. 

FAR13 Unsuitable GB, L The site is located within the Green Belt. The site forms the 
undulating start of slope down to the village, which is important 
to the setting to the village. It is also visually prominent. 

FAR14 Unsuitable GB, L The site is located within the Green Belt. The site is a prominent 
field leading to valley of the Rotcombe Brook and is important to 
the setting to the village, as well as being visually prominent. 
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High Littleton parish 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

HAL02 Unsuitable L Inappropriate to develop this site because of potential Green 
Infrastructure route along the old railway (North Somerset 
Railway) and trees (an important landscape asset) along the 
southern side. Although adjacent to a terrace of miners’ cottages, 
this site is disconnected from Hallatrow itself and is in a very rural 
setting. 

HAL03 Suitability not 
proven 

L Development of this site would need to take account of sensitive 
village edge location along the southern boundary of the site. 

HAL04 Suitability not 
proven 

F, H, T, L Surface water flooding predicted within site.  FRA required. 
Public foul sewer crossing site represents a development 
constraint. Possible area of Roman settlement and known burials 
(White Cross Farm), requiring further pre-allocation assessment. 
The site is located some distance (around 0.5 km) from the 
village centre and development is likely to increase traffic levels 
on the already peak-congested A39/Bath Road. This would 
require further assessment prior to allocation. In landscape 
terms, the site should be considered only as part of a 
comprehensive masterplan for the immediate area, avoiding 
development to the south of the site along the skyline.  

HAL05 Suitability not 
proven 

F, H, L Surface water flooding indicated on EA`s surface water flood risk 
maps within site.  Flood Risk Assessment required. Possible 
area of Roman settlement and known burials (White Cross 
Farm), requiring further pre-allocation assessment. In landscape 
terms, the site should be considered only as part of a 
comprehensive masterplan for the immediate area. 

HAL13 Suitability not 
proven 

L In landscape terms, sites 13 and 13a should only be considered 
together. There is some potential for a very small development 
here, backing onto existing houses. A strong tree belt would 
need to be provided along the western boundary of fields to 
provide screening to mitigate skyline nature of site and protect 
setting 

HAL13A Suitability not 
proven 

L In landscape terms, sites 13 and 13a should only be considered 
together. There is some potential for a very small development 
here, backing onto existing houses. A strong tree belt would 
need to be provided along the western boundary of fields to 
provide screening to mitigate skyline nature of site and protect 
setting 

HTN01 Unsuitable GB, L The site is located within the Green Belt. It is also part of a hill 
which rises from the village, providing an important setting to the 
village and is visually prominent. 

HTN04 Unsuitable L The site is part of a valley side setting to the village with 
important hedges and its development would be inappropriate.  

HTN05 Unsuitable L The site is not suitable for development due to its prominent 
hillside location.  

HTN06A Suitability not 
proven 

F, H, E, T, L Flood Zone 1. Surface water flooding predicted within site. FRA 
required. Public foul rising main (serving Clutton Sewage 
Pumping Station) is a constraint to development. Potential impact 
on setting of listed buildings (manor and church) and medieval 
settlement remains (further pre-allocation work required to 
determine impact). Protect & enhance site assets & adjacent 
SNCI. Cumulative effect of development of this site, with others 
proposed nearby, could unacceptably increase traffic levels on 
already peak-congested A39/Wells Road.     In landscape terms, 
any development needs to be confined to the northern side 
extending no further than the building line of the adjoining 
housing to the east. 

HTN06B Unsuitable L The site is not suitable for development due to its prominent 
hillside location.  
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

HTN06C Unsuitable L The site is part of an attractive part of High Littleton with 
important hedges and trees. 

HTN07 Unsuitable GB, L The site is located within the Green Belt. Development would 
cause significant landscape harm including to trees and tall 
hedgerows along north east side of the site.  

HTN09 Suitability not 
proven 

F, L Flood Zone 1.  There are a number of public foul sewers crossing 
the site which represent a constraint to development. Retain 
trees. 

HTN10 Unsuitable L The site is not suitable for development due to its prominent 
hillside location. 

HTN11 Unsuitable L The site is not suitable for development due to its prominent 
hillside location and separate from the village and within 
important gap between Hallatrow and High Littleton. 

Other Potential 
alternative 
site  

 Land opposite HTN11 has been identified by the parish council 
for future assessment. Site is still to be assessed. 
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Hinton Charterhouse 

 
Site ref Overall suitability assessment Reasoning for assessment Reasoning: further detail 

HCH02 Unsuitable GB, H The site is located within the 
Green Belt. Negative impact on 
setting of conservation area, 
listed buildings and Romano to 
medieval occupation in area. 

HCH03 Unsuitable GB The site is located within the 
Green Belt. 
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Kelston parish/Newbridge ward/Charlcombe parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A01 Unsuitable GB, H, E, L The site is located within the Green Belt. Impact on setting of 
WHS, Kelston conservation area and unknown archaeology. 
Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and 
reduce the area of strategic capacity for habitat restoration and 
enhancement. It is likely that the SNA would suffer indirect 
impacts through development of land outside the SNA boundary 
from resultant increased urban fringe pressures. There would be 
further impacts on SNCIs and priority habitats. Development on 
this hillside would have a high impact on the open rural character 
of this landscape. It would interrupt the rural integrity of the 
Cotswolds hillside, a strong and prominent feature of the area. 
Development would involve the loss of trees and the strong 
pattern of hedgerows. Development would have a high impact on 
views across and from within the valley; from transport routes and 
the network of public rights of way, including the River Avon Trail 
and the Cotswold Way, routes of national importance. 
Development would be a prominent intrusive element of the view 
from the A4, the key route from the west, and the intercity rail 
route between Bristol and London. Development would appear 
incongruent; intruding into this attractive rural landscape 
surrounding the urban area for which the city is well known. It 
would appear as an isolated settlement because of its poor 
connectivity with the city. It would conflict with the predominantly 
well contained character of Bath’s urban area. The views from the 
small number of properties in and looking towards this area would 
also be highly impacted by development as it would change from 
a highly rural to an urban one. 
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Keynsham parish 
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

K11  Unsuitable GB, L The site is located within the Green Belt. This site lies in the 
open flood plain area which is highly visible from the Keynsham 
Bypass and provides an attractive open setting to the settlement 
as it first comes into view coming from Bristol. Development 
here would be incongruous both in visual and landscape terms 
especially as it would sit much lower in the landscape than the 
existing development edge and appear separated from it whilst 
also bringing unacceptable built intrusion into the attractive 
sweep of low lying open playing fields and open space. The 
Significance of landscape and visual effects is high and 
negative. 

K12 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

K13 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

K14 Unsuitable GB (part), L The site is located within the Green Belt. This site lies at the 
very edge of a plateau of higher land immediately adjacent to 
the steeply sided eastern slopes of the Stockwood Vale valley. 
Part of the site is actually beginning to slope down into the 
valley. It would be difficult to develop here without loss of 
important skyline vegetation and the intrusion of built form into 
the attractive valley landscape which provides separation 
between Keynsham and Bristol. Loss of vegetation here would 
also potentially open up views to the larger Broadlands School 
buildings. The significance of landscape and visual effects is 
considered to be high and negative. 

K14D Unsuitable GB, L The site is located within the Green Belt. This site forms part of 
the steep upper valley side of Stockwood Vale, is a prominent 
skyline site and part of the GB between Keynsham and 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

Stockwood. 

K15A Unsuitable GB, L The site is located within the Green Belt. The site is highly 
prominent in the upper valley sides of Stockwood Vale valley 
separating Keynsham from Stockwood. 

K15B Unsuitable GB, L The site is located within the Green Belt. The site is highly 
prominent in the upper valley sides of Stockwood Vale valley 
separating Keynsham from Stockwood. 

K15C Unsuitable GB, L The site is located within the Green Belt. The site is highly 
prominent in the upper valley sides of Stockwood Vale valley 
separating Keynsham from Stockwood, except for the north-
eastern part of the site, which is less sensitive in landscape 
terms.  

K16A Unsuitable GB, L The site is located within the Green Belt. This site is part of a 
sensitive valley location.   

K16B Unsuitable GB, L The site is located within the Green Belt. This site is part of a 
sensitive valley location.   

K17 
(C,D,E) 

Unsuitable GB, L The site is located within the Green Belt. It is also sensitive in 
landscape terms. 

K18 Unsuitable L This site occupies a sensitive part of the landscape.  

K19 Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the landscape setting to Keynsham and the Chew Valley and 
occupies a prominent valley side location. 

K19A Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the landscape setting to Keynsham and the Chew Valley and 
occupies a prominent valley side location. 

K20 Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the landscape setting to Keynsham and the Chew Valley and 
occupies a prominent valley side location. 

K21 Unsuitable GB, L The site is located within the Green Belt. The site is sensitive in 
landscape terms, although the part of the site immediately 
adjacent to the road is less so.  

K22 Unsuitable GB, The site is located within the Green Belt. 

K23 Unsuitable GB, L The site is located within the Green Belt. The site forms part of a 
prominent hill slope.  

K24 Unsuitable GB, L The site is located within the Green Belt. Central third or more of 
this site is route of gas pipe line. Leaving small, narrow strips on 
either side. This land is important to maintain landscape and 
visual separation of Saltford from Keynsham. Community 
woodland to west and north and overall a potentially important 
GI corridor. Part of the overall area between Keynsham and 
Saltford which should be considered as a whole. 

K25 Unsuitable GB The site is located within the Green Belt. The site forms part of 
the important landscape gap between Keynsham and Saltford. 
Measures to protect edge of community woodland required 

K26A Safeguarded   The site has already been safeguarded for possible 
development in the Core Strategy. The safeguarded land is not 
allocated for development at the present time 

K26C Safeguarded  The site has already been safeguarded for  possible 
development in the Core Strategy.   The safeguarded land is not 
allocated for development at the present time 

K29Z N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

K30 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

K32 Unsuitable GB, H, L The site is located within the Green Belt. Development would 
have a negative impact on conservation area and setting of 
listed buildings. The site forms an important landscape element 
of the River Chew Valley corridor and its development would not 
be appropriate. 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

 

K32A Suitability not 
proven 

H, T. L Prior to any allocation, further work is required to determine 
impact on setting of conservation area and listed buildings. 
Would increase traffic on unsuitable minor roads (especially 
Redlynch and Parkhouse Lanes) and through Queen Charlton, 
unless vehicular access is improved. The site forms an 
important landscape element of the River Chew Valley corridor 
and its development would not be appropriate. The trees on the 
eastern boundary form a visual filter between the Health Centre 
and the wider landscape and this needs to be safeguarded. 

K33 Unsuitable GB, F, L The site is located within the Green Belt. Flood Zone 3. The site 
forms part of the valley floor at Charlton Bottom adjacent to the 
brook and is pasture and arable. It is part of an attractive valley 
between Stockwood and Keynsham development would 
unacceptably harm these landscape characteristics. 

K35 Suitability not 
proven 

F Mostly Flood Zone 1.  North Eastern corner is in Flood Zone 2.  
Unity Road is located in Flood Zone 2 & 3. FRA required. 

K37 Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the steep slope down to Durley Hill, and dominated by is scrub 
and woodland. The site forms part of an important and 
prominent well treed hillside on main route into Keynsham. 
Trees currently important in screening Broadlands School. 

K4 Suitability not 
proven 

H, T No heritage objection subject to post allocation 
assessment/evaluation/mitigation in relation to assess impact on 
conservation area, listed buildings and medieval occupation 
evidence. Potential to generate extra traffic on already 
congested network.  

K5 Suitability not 
proven 

H, T No heritage objection subject to post allocation 
assessment/evaluation/mitigation in relation to assess impact on 
conservation area, listed buildings and Roman to medieval 
occupation evidence. Potential to generate extra traffic on 
already congested network. 

K52 Unsuitable GB, L The site is located within the Green Belt and is within a sensitive 
landscape area.  

K53 Unsuitable GB The site is located within the Green Belt. 

K54 Unsuitable GB The site is located within the Green Belt. 

K55 Unsuitable GB, L The site is located within the Green Belt and is within a sensitive 
landscape area.  

K56 Unsuitable GB, F, E The site is located within the Green Belt. Flood Zone 3.  FRA 
required. It contains an SNCI.  

K57 Unsuitable GB, F, E The site is located within the Green Belt. Flood Zone 3.  FRA 
required. It contains an SNCI.  

K58 Unsuitable GB, E The site is located within the Green Belt. It contains an SNCI.  

K59 Unsuitable GB The site is located within the Green Belt. 

K60 Unsuitable GB, L The site is located within the Green Belt and is within a sensitive 
landscape area.  
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Kingsmead ward  

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

KING03B Suitability not 
proven 

F, H Flood Zone 2. FRA required. Prior to any allocation, work 
required to determine impact on conservation area, setting of 
listed buildings, Roman road and associated occupation. 

KING03C Suitability not 
proven 

F, H Flood Zone 2. FRA required. Prior to any allocation, work 
required to determine impact on conservation area, setting of 
listed buildings, Roman road and associated occupation. 

KING07 Suitability not 
proven 

F, H, T Flood Zone 2. FRA required. Prior to any allocation, work 
required to determine impact on conservation area, setting of 
listed buildings, Roman road and associated occupation. 
Vehicular access to the rear of the site would be via access 
road to the north-east. This road is not public highway, and 
would have to be brought up to an adoptable standard. Due to 
on-street parking. Parking: reduction to Local Plan parking 
standards considered acceptable given its location. However 
this cannot lead to vehicles displaced on-street. It is possible 
that a non-car development is acceptable. The site is in 
Resident Parking Zone 06, which is at capacity in respect of 
demand compared to available kerb space. It is therefore likely 
that residents of any development will not be entitled to apply for 
permits. Cycle parking required. 

KING19 Suitability not 
proven 

F, H, L Surface water flooding indicated on EA`s surface water flood 
risk maps potentially forming a flow path across the site.  Flood 
risk assessment required. Potential impact on setting of WHS, 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

conservation area and RVP registered historic park and garden. 
The site is in the Bath Conservation Area and World Heritage 
Site Boundary and its current usage as a ‘tennis ground’ goes 
back to at least 1885. Policy LCR5 regarding the provision of 
the facility would need to be complied with. 

KING20 Suitability not 
proven 

H Potential impact on known Roman archaeology and settings of 
neighbouring listed buildings. – further work to determine this 
pre-allocation required. 

KING21 Suitability H Potential impact on conservation area (building height) and 
setting of Green Park Station listed building. – further work to 
determine this pre-allocation required. 

KING22 Suitability not 
proven 

H Potential impact on Roman archaeology and settings of 
neighbouring listed buildings – further work to determine this 
pre-allocation required.  

KING23 Suitability not 
proven 

H Potential impact on Bath conservation area – mitigation 
required.  
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Lambridge ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

LAM06 Unsuitable GB, L The site is located within the Green Belt. Site is within landscape 
setting of Bath, WHS setting and Cotswolds AONB. Pasture field 
with good hedgerow to east and tree-lined tributary to Lam Brook 
on south boundary. Prominent sloping valley side in Charlcombe 
valley. Development would be damaging to the rural character of 
the Charlcombe valley, to the wider setting of Bath and the WHS 
and within the Cotswolds AONB.  

LAM07 Unsuitable GB, L The site is located within the Green Belt. Site is within landscape 
setting of Bath, WHS setting and Cotswolds AONB. Small-
medium field of scrub/scrub-woodland with row of large trees 
adjacent to development edge on south boundary and tree/shrub-
lined tributary to Lam Brook on north boundary. Moderately steep 
sloping valley side in Charlcombe valley and prominent as part of 
views to hillside from Little Solsbury Hill, Upper Swainswick area 
etc. Development would be damaging to the rural character of the 
Charlcombe valley, to the wider setting of Bath and the WHS and 
within the Cotswolds AONB 

LAM08 Suitability not 
proven 

F, H, L Part of the site is located within FZ3. Site is within the WHS. 
Impact on setting of WHS and Bath conservation area 
(development of open land on WHS boundary). 

LAM09 Suitability not 
proven 

F, H, L Part of the site is located within FZ3. Site is within the WHS. 
Impact on setting of WHS and Bath conservation area 
(development of open land on WHS boundary). 

LAM10 Unsuitable LGS, E The vast majority of the site is within an LGS, rendering it 
unsuitable for development. The remainder of the site is 
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topographically unsuitable, contains a strong band of trees which 
is important to the character of the street. The site has no 
development potential.  

Lambridge ward/Charlcombe parish/Lansdown ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

B05 Unsuitable GB, H, E, L The site is located within the Green Belt. The site is unsuitable for 
development due to its impact on setting of WHS, CA (Bath and 
Charlcombe) and unknown archaeology. Development within the 
SNA would cause significant habitat fragmentation in an area of 
high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely that 
the SNA would suffer indirect impacts through development of 
the adjoining land from urban fringe pressures. Development in 
the land not covered by the SNA could impact on the SNCIs and 
notable species and habitats found within them as would be the 
case inside the SNA. Development of this valley would have a 
high impact on the highly rural landscape that is part of the 
important rural setting to the city. The existing edge of settlement 
here is well defined and any further development would have a 
high impact by causing the loss of trees and hedgerows which 
presently emphasise the limit of the urban area. It would have a 
high impact from Charlcombe village, which presently enjoys an 
intimate and peaceful rural setting on the valley sides. 
Development would have a high impact on this landscape that is 
highly visible from across the River Avon Valley. The impact 
would be high on views from three public rights of way which rise 
up the hillside and the minor roads at the edge of the area and 
leading to Charlcombe. Existing residential occupiers adjacent to 
the fields would be highly impacted by loss of rural views.   
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Lansdown ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

LAN05C Unsuitable L Development on this site would have an unacceptable impact on 
all the aspects of significance assessed for both WHS Setting and 
AONB which could not be successfully mitigated. Housing 
development introduces discordant urban built form out even 
further onto the open plateau compounding the existing 
anomalous MOD development which “leaks” development out of 
the bowl of the River Avon valley. Being so near to the edge of the 
plateau there is also potential visual intrusion into the wider 
countryside to the north east not just from buildings themselves 
but from the polluting effects of lighting at night. The site is within 
the immediate visual setting of Beckford’s Tower and although the 
current view to playing fields is not one that Georgians would have 
perceived, it is nevertheless open and quite well related to the 
countryside to the north. Development would further extend the 
urban character of the MOD into the Setting of the Tower divorcing 
it even more from its historical landscape setting.  
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Lansdown ward/Charlcombe parish/Lambridge ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

B05 Unsuitable GB, H, E, L The site is located within the Green Belt. The site is unsuitable for 
development due to its impact on setting of WHS, CA (Bath and 
Charlcombe) and unknown archaeology. Development within the 
SNA would cause significant habitat fragmentation in an area of 
high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely that 
the SNA would suffer indirect impacts through development of the 
adjoining land from urban fringe pressures. Development in the 
land not covered by the SNA could impact on the SNCIs and 
notable species and habitats found within them as would be the 
case inside the SNA. Development of this valley would have a 
high impact on the highly rural landscape that is part of the 
important rural setting to the city. The existing edge of settlement 
here is well defined and any further development would have a 
high impact by causing the loss of trees and hedgerows which 
presently emphasise the limit of the urban area. It would have a 
high impact from Charlcombe village, which presently enjoys an 
intimate and peaceful rural setting on the valley sides. 
Development would have a high impact on this landscape that is 
highly visible from across the River Avon Valley. The impact would 
be high on views from three public rights of way which rise up the 
hillside and the minor roads at the edge of the area and leading to 
Charlcombe. Existing residential occupiers adjacent to the fields 
would be highly impacted by loss of rural views.   
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Lansdown ward/Charlcombe parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

B04 Unsuitable GB, H, E, L The site is located within the Green Belt. Development of this site 
would have a high, negative, and multiple impacts in heritage 
terms, including on the setting of WHS, CA, Beckford's Tower, 
Prehistoric-Roman landscape and archaeology. In terms of 
landscape, development on this site would have a high impact on 
the plateau as it would destroy the open exposed characteristic of 
plateau. Development on the plateau would be a significant 
departure to Bath’s character (north of the river) of being well 
contained by the surrounding topography. It would have a high 
impact due to the inevitable loss of trees and dry stone walls.  
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Lansdown ward/Charlcombe parish/Weston ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A03II Unsuitable GB, H, E, L The site is located in the Green Belt. It is unsuitable for 
development due to the impact development would have on the 
setting of the WHS, the conservation area, Roman occupation 
and medieval lynchets. Development within the SNA covered 
sections would cause significant habitat fragmentation in an area 
of high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely that 
the SNA would suffer indirect impacts through development of 
non-SNA designated land through the resultant urban fringe 
pressures. Development of the eastern side of the area could also 
impact on the SNCIs through the resultant added urban fringe 
pressures. Development of fields containing species rich 
grassland would lead to loss or deterioration of this BAP priority 
habitat, as could potentially be the case with particular 
hedgerows. Development on the western edge of the area would 
impact upon the immediate foraging grounds of a sizeable 
pipistrelle roost in that area. Development on the Upper Slopes 
would have a high impact on landscape character on the upper 
valley slopes as it would cause the loss of the present extent of 
rural fields which create a fine setting that contains the northern 
extent of the city’s urban area. It would inevitably lead to the loss 
of the field pattern and hedgerows and trees. Extending 
development onto the Upper Slopes of the valley side would have 
a contrasting high impact. Views to the all-important green upper 
slopes and skyline which are so typical of the setting of the City 
would be replaced by urban development. Examples of views 
affected are those from the south facing hills of the River Avon 
valley, more limited views from the A4 entering Bath from the 
west, views from the Cotswolds Way and from various parts of 
Weston village. 
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Lyncombe ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

LYN01 Suitability not 
proven 

L Subject to protection of existing trees. Use is restricted to extra 
care retirement housing by s.106 agreement related to planning 
consent 09/02389/OUT. 

LYN02 Suitability not 
proven 

F, H Flood Zone 1.  Surface water flooding indicated on EA`s surface 
water flood risk maps just offsite.  Flood risk assessment required 
to demonstrate site will not increase offsite flood risk. Relatively 
small scale redevelopment with potential impact on setting of 
neighbouring listed buildings. 

LYN03 Suitability not 
proven 

H, L Prior to any allocation, further work required to determine impact 
on setting of WHS and former 19th century workhouse and 
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Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

chapel (St Martin's Hospital). Site contains a number of trees 
worthy of protection, whose root protection areas would leave 
very little of the site developable.  

LYN04 Unsuitable L Site contains a number of trees worthy of protection, whose root 
protection areas would leave very little of the site developable. 

LYN05 Suitability not 
proven 

H, E, L Former stone quarry with potential impact on setting the Bath 
conservation area and neighbouring listed buildings. Ecological 
survey required. In landscape terms site has some development 
potential subject to quantity and design.  

Lyncombe ward/Combe Down/Widcombe ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

D12 Unsuitable GB, H, E, L, 
part LGS 

The site is located within the Green Belt and partly within a local green 
space. The site is an extensive area within WHS and Bath CA with 
multiple potential negative heritage impacts. There would be likely 
significant impacts on the SNCIs and priority habitats. Development 
would impact on the foraging grounds of bats associated with the 
nearby Combe Down element of the Bath & Bradford on Avon SAC. 
Radio tracking of the Combe Down bats showed the area to be used 
for foraging, and the loss of woodland, grassland and surrounding 
large hedgerows would impact upon the bats. Development would 
have a high impact on views from the roads, paths and properties in 
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Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

the area, and from properties along Greenway Lane which overlook 
the valley, from Beechen Cliff School and Alexandra Park in its 
prominent hilltop location. The potential to mitigate high density 
development would be low because of the high visibility of the area 
due to the topography and being overlooked from Ralph Allen Drive, 
Beechen Cliff School, Alexandra Park, properties in Greenway Lane 
and wider views from the National Trust landscape to the east. 
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Mendip District Council 

 
Site ref Overall suitability 

assessment 
Reasoning for assessment Reasoning: further detail 

MDP22 Unassessed Outside B&NES N/A 

MDP31C Unassessed Outside B&NES N/A 

MDP31D Unassessed Outside B&NES N/A 
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Midsomer Norton parish 
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

MSN02 Suitability not 
proven 

F, H Flood Zone 1.  Surface water flooding predicted onsite and 
offsite along adjacent highways. FRA required. Post allocation 
work required to determine impact on conservation area and 
setting of listed buildings. 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

MSN03 Suitability not 
proven 

F, H Flood Zone 1.  Surface water flooding predicted onsite and 
offsite along adjacent highways. FRA required. Post allocation 
work required to determine impact on conservation area and 
setting of listed buildings. 

MSN06 Suitability not 
proven 

F, H, T Flood Zone 1.  Surface water flooding predicted onsite and 
offsite along adjacent highways. FRA required. Post allocation 
work required to determine impacts on conservation area, listed 
buildings and potential medieval manor and settlement. Site 
needs to be considered in conjunction with site MSN 4a and 
parking needs to be provided in conjunction with this to serve 
the development and the High Street. 

MSN14B Suitability not 
proven 

F, E, T, L Flood Zone 1.  Site is adjacent to main river, Environmental 
Permit required for any activity within 8m of river bank. Protect & 
enhance key ecological features. TRA required. Some 
development possible here with protection of brook and its 
brook-side trees and vegetation. Also protection of boundary to 
woodland adjoining to west. 

MSN14E  Unsuitable E, L Development would cause significant adverse harm to the 
ecology and landscape of the site eroding the character and 
environmental quality of the area. 

MSN23 Suitability not 
proven 

F, E, L Flood Zone 2.  Surface water flooding indicated on EA`s surface 
water flood risk maps within site. Flood Risk Assessment 
required. Public sewers crossing site represent a potential 
development constraint. The careful development of the site 
would appear to be a logical extension to the housing to its 
north however the protected trees will present a significant 
constraint to development, survey work required. 

MSN29 Unsuitable L The development of this site would have an unacceptable 
impact on the landscape to Midsomer Norton.  

MSN30 Unsuitable L The development of this site would have an unacceptable 
impact on the landscape to Midsomer Norton.  

MSN31D Suitability not 
proven 

T, L The site is remote from the town centre, local facilities and 
public transport, so very poor site in terms of sustainability; 
especially as access would be from Fosseway South, a National 
Speed Limit road with no footway, consequently very poor for 
pedestrian and cyclist accessibility. Transport Assessment and 
junction impact assessments would be required. Vehicular 
access and pedestrian links to the north/town centre would be 
required. The site is located at the settlement edge, and while it 
is considered there may be potential to develop the site in a way 
that does not unduly damage the landscape, this would need to 
be as part of a comprehensive approach to settlement 
expansion.  

MSN32A Suitability not 
proven 

F, T, L Flood Zone 1.  Site is located above Withies Lane where there 
are known surface water flooding issues.  FRA required. 
Remote from the town centre, local facilities and public 
transport, so very poor site in terms of sustainability; especially 
as access would be from Fosseway South, a National Speed 
Limit road with no footway, consequently very poor for 
pedestrian and cyclist accessibility. Transport Assessment and 
junction impact assessments would be required. Vehicular 
access and pedestrian links to the north/town centre would be 
required. Some small scale development could be compatible 
with the landscape here but requires protection and 
reinforcement of trees on the disused railway boundary and no 
development to exceed 2 storey height, in order to respect the 
skyline site over Somer Valley to west. 

MSN32B Suitability not F, T, L Flood Zone 1.  Site is located above Withies Lane where there 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

proven are known surface water flooding issues.  FRA required. 
Remote from the town centre, local facilities and public 
transport, so very poor site in terms of sustainability; especially 
as access would be from Fosseway South, a National Speed 
Limit road with no footway, consequently very poor for 
pedestrian and cyclist accessibility. Transport Assessment and 
junction impact assessments would be required. Vehicular 
access and pedestrian links to the north/town centre would be 
required. Some small scale development could be compatible 
with the landscape here but requires protection and 
reinforcement of trees on the disused railway boundary and no 
development to exceed 2 storey height, in order to respect the 
skyline site over Somer Valley to west. 

MSN32C Suitability not 
proven 

L The site lies within the landscape setting of Midsomer Norton. 
Any development here would need to be sensitive to the key 
features of the landscape setting, the skyline and also the need 
to protect and reinforce trees along the disused railway. 

MSN37 Unsuitable L The development of this site would have an unacceptable 
impact on the landscape to Midsomer Norton.  

MSN38A-
B 

Unsuitable L Initial assessment suggests that the development of this site is 
likely to have an unacceptable impact on the landscape. 

MSN38C Unsuitable L The development of this site would have an unacceptable 
impact on the landscape. 

MSN40 Suitability not 
proven 

H, T Potential impact on conservation area. Further assessment 
work required pre-allocation. Will increase traffic level and 
congestion through junction of B3355/High Street/Station Road 
and A362/Radstock Road, depending upon development size. 

MSN41 Unsuitable L An existing house, gardens and orchard all in good condition. 
Northern boundary is good tall hedgerow to PROW with one 
very large possibly veteran tree having crown extending well 
into orchard. Western boundary good tall hedgerow adjacent to 
hillside fields. Overall un-built part of site combined with the 
large grounds of adjacent property to north-west is well treed 
with the appearance of a copse. This is in character with the 
lower part of the hillside having alternating pasture fields and 
copses. Orchard is within landscape setting to MSN (NE2A). 
Development here into the orchard would result in likely loss of 
large old tree, young fruit trees and good hedgerows and extend 
development into setting area. 

MSN42 Unsuitable L Within landscape setting for MSN and part of the riverside 
setting on floor of Somer valley. Development would be 
inappropriate.  
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Midsomer Norton parish/Paulton parish 
 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PAU24A Suitability not 
proven 

F, L Flood Zone 3 alongside Wellow Brook however majority of site 
is Flood Zone 1. Careful and limited development of the 
northern portion of the site might be acceptable in landscape 
and visual terms if it created a sufficiently wide landscape 
buffer on its western side to safeguard the trees protected by 
the TPO. However development within the Designated 
Landscape Setting of the settlement would have an 
unacceptable adverse impact on landscape character and on 
views that could not be mitigated. 

Midsomer Norton parish/Mendip District  
Site ref Overall suitability 

assessment 
Reasoning for 
assessment 

Reasoning: further detail 

MSN38A Unsuitable L Development of the site would be incompatible with 
landscape character and visual considerations. Part of 
the site lies outside B&NES.  
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Monkton Combe parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning for assessment Reasoning: further detail 

MKC04 Unsuitable  GB, E (NE5 SAC/SPA) The site is located within the Green Belt. Site 
contains an SPA. 

Monkton Combe parish/South Stoke parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

D11 Unsuitable GB, H, E, L The site is located within the Green Belt. This is an 
extensive area with multiple potential impacts on designated 
and undesignated heritage assets. Most of valley is SNCI; 
highly sensitive bat foraging area - no potential for 
development. 
 
Main Valley: Development would have a high impact due to 
loss of integrity of tranquil rural valley, also because of the 
loss of woodland, field pattern and the indented character of 
the hillsides. A high impact also because the area is not well 
related to the urban area and is more strongly linked to the 
wider rural area. Development would spoil the rural setting 
to Midford Castle.  
 
Horsecombe Vale Parts of Combe Down and Odd Down 
spill over the skyline to a much greater extent here. It 
appears intrusive and incongruous in such an attractive rural 
valley giving it an urban fringe feel. Development would 
have a high impact from roads (including the A36), footpaths 
and dwellings in local and longer views because of the high 
visibility of the valley.  
 
Mitigation  
The potential for mitigation is low given the high visibility of 
the area arising from the topography. It is not possible to 
mitigate the loss of the heavily wooded character, intimate 
rural lanes and field pattern. 
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Newbridge ward 
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Site ref Overall suitability 

assessment 
Reasoning for 
assessment 

Reasoning: further detail 

NEW02 Suitability not proven H, E, L Listed building (II* Manor House, Weston Lane) on site. 
The site contains a number of mature trees/woodland, 
which must be protected as part of any development of 
this site. The aforementioned woodland/trees are also 
important to the green setting to Weston, in landscape 
terms.  

NEW04 Suitability not proven F, H, E Flood Zone 3.  Flood Risk assessment required.  FRA 
to consider safe access and egress during a flood 
event. Pre-allocation work required to determine 
potential impact on setting of listed Weston lock. 
Adjacent to SNCI (R. Avon). Bat lighting issues.  

NEW05 Suitability not proven F, E Flood Zone 1.   Surface water flooding indicated on 
EA`s surface water flood risk maps potentially forming a 
flow path across the site.  Flood risk assessment 
required.  FRA to demonstrate no increase in off-site 
flood risk. Retain woodland / tree cover; adjacent to 
river SNCI; bat lighting issues. 

NEW06 Suitability not proven E Retention of boundary trees would be required.  

NEW07 Unsuitable GB,  The site is located within the Green Belt.  

NEW09 Unsuitable GB The site is located within the Green Belt.  
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Newbridge ward/Charlcombe parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

A02 Unsuitable GB, H, E, L The site is located within the Green Belt. The site is 
unsuitable for development due to impact on setting of WHS 
and unknown archaeology. Development within the SNA 
would cause significant habitat fragmentation in an area of 
high ecological importance and reduce the area of strategic 
capacity for habitat restoration and enhancement. It is likely 
that the SNA would suffer indirect impacts through 
development of land outside the SNA boundary from resultant 
increased urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development on this 
hillside would have a high impact on the highly rural character 
of this landscape and setting to the urban area. Development 
would involve the loss of trees and the strong pattern of 
hedgerows. Development would have a high impact on views 
from the Cotswold Way and other public rights of way in the 
area which are presently in the rural area. It would have a 
high impact on important views from the top of Weston Lane, 
of Upper Weston framed by rural fields and woodlands on the 
opposite side of the valley. Development would also have a 
high impact on views from the adjacent residential area 
because the rural views would be lost. 
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Newbridge ward/Charlcombe parish/Kelston parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

A01 Unsuitable GB, H, E, L The site is located within the Green Belt. Impact on setting of 
WHS, Kelston conservation area and unknown archaeology. 
Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and 
reduce the area of strategic capacity for habitat restoration and 
enhancement. It is likely that the SNA would suffer indirect 
impacts through development of land outside the SNA boundary 
from resultant increased urban fringe pressures. There would be 
further impacts on SNCIs and priority habitats. Development on 
this hillside would have a high impact on the open rural 
character of this landscape. It would interrupt the rural integrity 
of the Cotswolds hillside, a strong and prominent feature of the 
area. Development would involve the loss of trees and the 
strong pattern of hedgerows. Development would have a high 
impact on views across and from within the valley; from 
transport routes and the network of public rights of way, 
including the River Avon Trail and the Cotswold Way, routes of 
national importance. Development would be a prominent 
intrusive element of the view from the A4, the key route from the 
west, and the intercity rail route between Bristol and London. 
Development would appear incongruent; intruding into this 
attractive rural landscape surrounding the urban area for which 
the city is well known. It would appear as an isolated settlement 
because of its poor connectivity with the city. It would conflict 
with the predominantly well contained character of Bath’s urban 
area. The views from the small number of properties in and 
looking towards this area would also be highly impacted by 
development as it would change from a highly rural to an urban 
one. 
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Newton St Loe parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

F18 Unsuitable GB, H, L The site is located within the Green Belt. Impact on setting of 
WHS, Newton St Loe CA, significant Bronze Age to Roman-
British settlement. Development would involve loss of the open 
rural character of the site and impacts on the wider character area 
of which it is part -a very rural character area with few settlements 
of any size. A large development here would lack landscape or 
historical / cultural context and appear as an estate dormitory 
development to Bath without physical or visual links. The site is 
viewed from a number of rural lanes to the south, from the edge 
of Newton St Loe and from Twerton / Whiteway as well as the 
river Avon, A4 and Great Western Railway. These are local and 
middle distance views and the development would be very 
prominent both on the skyline and down the slopes to the road. 
Development would be visually incongruous being disconnected 
from both Bath and Newton St Loe. Lighting at night would be 
highly intrusive in the dark sky. From Kelston, the Kelston Road 
and across the Avon valley and various points on the Cotswold 
ridge in the AONB, the development would be prominent on the 
skyline and out of character with the currently very attractive rural 
view. Development would also be visually separated from Bath 
and without context and conspicuous in the night sky. 

NSL01 Unsuitable GB The site is located within the Green Belt. 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

NSL02 Unsuitable GB The site is located within the Green Belt. 

NSL03 Unsuitable GB The site is located within the Green Belt. 

NSL04 Unsuitable GB The site lies within the Green Belt 
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Norton Malreward parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

NM01 
 

Unsuitable GB, H, L The site is located within the Green Belt and outside the 
Joint Spatial Plan Strategic Development Location at 
Whitchurch. Development on this site would have a negative 
on setting of medieval church and direct impact on remains 
of deserted medieval settlement. 

NM01C 
 

N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

NM02 
 

Unsuitable GB, H, L The site is located within the Green Belt and outside the 
Joint Spatial Plan Strategic Development Location at 
Whitchurch. Development on this site would have a negative 
on setting of medieval church and direct impact on remains 
of deserted medieval settlement. 

NM05B N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 
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Odd Down ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

E16A Unsuitable  GB, E, L The site is located within the Green Belt. Most of the site lies 
within an SNCI. The site forms part of the green edge to the 
WHS and is also highly sensitive in landscape terms. In WHS 
terms, development of this site would result in urban form 
spilling over the edge of the bowl and would therefore be 
unacceptable.  

E16B Unsuitable  GB, E, L The site is located within the Green Belt. Most of the site lies 
within an SNCI. The site forms part of the green edge to the 
WHS and is also highly sensitive in landscape terms. In WHS 
terms, development of this site would result in urban form 
spilling over the edge of the bowl and would therefore be 
unacceptable. 

E16C Unsuitable  GB, L The site is located within the Green Belt. The site forms part of 
the green edge to the WHS and is also highly sensitive in 
landscape terms. In WHS terms, development of this site 
would result in urban form spilling over the edge of the bowl 
and would therefore be unacceptable. 

ODN01B Suitability not 
proven 

F Flood Zone 1. Surface water flooding predicted, FRA required. 

ODN04 Unsuitable E The site is within an SNCI.  
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ODN05 Unsuitable T Site access appears to be prohibitive.  

ODN06 Unsuitable L Development would like site would adversely affect both the 
landscape setting to Bath and the WHS.  

ODN07 Suitability not 
proven 

GB, L Previously developed part of site could be appropriate for 
development subject to paragraph 145 of the NPPF. Green 
edge to site highly sensitive in landscape and WHS terms.  

  



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 86 
 

Oldfield ward 

 
Site ref Overall suitability 

assessment 
Reasoning for 
assessment 

Reasoning: further detail 

OLD03 Suitability not proven F Flood Zone 1.  Adjacent highways shown to be at risk 
of surface water flooding.  FRA required to 
demonstrate development not at risk and will not 
exacerbate the flooding. 

OLD04 Suitability not proven E, T Adjacent SAC/SPA. Access issues would need to be 
resolved 

OLD05 Suitability not proven E, T Adjacent SAC/SPA. Access issues would need to be 
resolved 
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Paulton parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PAU02A Suitability not 
proven 

Outline 
permission 

The site has outline permission for development as a continuing 
care retirement facility.  

PAU02B Suitability not 
proven 

Outline 
permission 

The site has outline permission for development Community 
Building Offices Public House & Restaurant 

PAU02C Suitability not 
proven 

Outline 
permission 

The site has outline permission for development as a continuing 
care retirement facility.  

PAU02D Suitability not 
proven 

Outline 
permission 

The site has outline permission for development as a residential 
and light industrial. 

PAU05 Suitability not 
proven 

H, T, L Further work required prior to any allocation to determine extent 
of impact on conservation area and possible impact on medieval 
field system. Possible vehicular access off Bath Road but 
pedestrian access poor and new footway/extension needed 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

along Bath Road, and / or through site, to provide continuous 
footway west of Victoria Terrace. TA needed. Existing trees on 
boundaries to be retained. Northern boundary trees key to 
preventing skyline intrusion into Cam valley. 

PAU06A Suitability not 
proven 

F, H, T, L Flood Zone 1. Surface water flooding predicted onsite, FRA 
required. Possible impact on setting of conservation area. 
Limited public transport. Requires good tree screening to be 
developed along eastern boundary.  

PAU06B Suitability not 
proven 

T, L Limited public transport. Requires good tree screening to be 
developed along eastern boundary.  

PAU06C Suitability not 
proven 

F, T, L Surface water flooding predicted onsite, FRA required. Limited 
public transport. Requires good tree screening to be developed 
along eastern boundary.  

PAU07 Unsuitable L High landscape sensitivity. Narrow, possibly medieval fields with 
good hedgerows. 

PAU07A Unsuitable L The site is within the landscape setting of Paulton and is a 
prominent site.  

PAU08 Suitability not 
proven 

H, T, L Potential impact on setting of Old Mills Colliery spoil heap. 
Beyond walking distance to village centre and virtually no local 
facilities (apart from Paulton Memorial Hospital). On a bus route 
but with a limited service. No significant transport, highways or 
access issues, with the potential exception of cumulative 
addition to traffic levels and peak congestion on B3355 
Salisbury Road in conjunction with other developments. . Close 
to skyline - requires strong tree line along southern and western 
boundary. 

PAU09A Unsuitable L Sensitive skyline location - visually prominent from Wellow 
Brook Valley. Landscape setting to Paulton. 

PAU09B Unsuitable L Sensitive skyline location - visually prominent from Wellow 
Brook Valley. Landscape setting to Paulton. 

PAU09C Unsuitable L Sensitive skyline location - visually prominent from Wellow 
Brook Valley. Landscape setting to Paulton.  

PAU11 Suitability not 
proven 

T, L Limited public transport. Limited development could be 
acceptable in the northernmost quarter of the site to extend the 
existing small cul-de-sac (un-named on map) slightly further to 
the south but keeping it below the brow of the hill. Would require 
significant tree / small copse planting to protect the skyline 
landscape setting to the end of the Paulton ridge. 

PAU12 Suitability not 
proven 

T, L Limited public transport. Strong tree-line to west of the site 
required.  

PAU14 Unsuitable LGS Site covered by an LGS.  

PAU15A Unsuitable L Site is within green landscape setting to Paulton and a further 
extension of the large new development into this field would be 
detrimental to the landscape setting. 

PAU15B Unsuitable L Large triangular moderately steeply sloping field in Landscape 
Setting of Paulton. Village lies at the far western end of the 
Paulton and Peasedown Ridge, situated largely on shallow 
north facing slopes where the ridge fades out into the Cam 
Brook valley. Site is on much steeper slopes, lying within the 
Farrington Gurney Farmlands LCA but looking over the Cam 
valley. Development would extend the village into these rural 
character areas and be out of character with the village itself. 

PAU17 Suitability not 
proven 

T, L Access is restricted. In landscape terms, development 
acceptable but not to extend into eastern third of site. SE 
boundary hedgerow to be retained. 

PAU25 Suitability not 
proven 

F, H, L Flood Zone 1.  Surface water flooding predicted onsite and 
offsite (downstream). Flood Risk Assesment Required. Potential 
impact on setting of Old Mills Colliery spoil heap. Sensitive as 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

edge of settlement. Existing buildings are in a sensitive location 
in terms of landscape character and discordant in character. 

PAU27 
 

Suitability not 
proven 

F, H, T, L Flood Zone 1.  Drainage strategy will need to identify a point of 
discharge for surface water flows arising from the site, off site 
works are likely to be required to achieve this. Edge of town site 
just outside the north western edge of Midsomer Norton. 
Considerable distance from town centre facilities and services, 
so not ideal for walking/cycling or sustainability but near to 
Tesco Superstore and bus services along A362/B3355 corridor.  
Potential Impact on setting of Old Mills Colliery spoil heap. 
Sensitive landscape however some opportunity for limited 
development. 

Paulton parish/Midsomer Norton parish 
Site ref Overall suitability 

assessment 
Reasoning 
for 
assessment 

Reasoning: further detail 

PAU24A Suitability not proven 
 
 

F, L Flood Zone 3 alongside Wellow Brook however majority of 
site is Flood Zone 1. Careful and limited development of 
the northern portion of the site might be acceptable in 
landscape and visual terms if it created a sufficiently wide 
landscape buffer on its western side to safeguard the trees 
protected by the TPO. However development within the 
Designated Landscape Setting of the settlement would 
have an unacceptable adverse impact on landscape 
character and on views that could not be mitigated. 

Paulton parish/Farrington Gurney parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PAU10 Unsuitable L Sensitive skyline location - visually prominent from Wellow Brook 
Valley. Landscape setting to Paulton 
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Peasedown St John parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessmen
t 

Reasoning: further detail 

PEA05A Suitability not 
proven 

E, L Protect and enhance habitat & ecological assets. Protect and 
reinforce northern hedgerow boundary. 

PEA05B Unsuitable L High landscape impact on the lower 2/3s. Lower impact if 
development were to be restricted to the area adjoining Cam 
Vale. High visual impact from housing due to loss of rural 
aspect; high impact from minor road to west of the area due to 
loss of rural views of open countryside; high impact from public 
right of way in the vicinity due to development encroaching into 
rural views. It is not possible to effectively mitigate the lower 
2/3 given the steepness of the slope, prominence of the area in 
cross valley views or for intrusion of development into the rural 
setting. Restricting development to the upper area would 
lessen the impact. 

PEA06 Suitability not 
proven 

E, L Protect and enhance habitat & ecological assets. Protect and 
reinforce northern hedgerow boundary. 

PEA07B Unsuitable L Development on this site would harm the landscape setting to 
Peasedown 

PEA08 Part unsuitable, 
part suitability 
not proven 

GB/H, T, L Further work required prior to any allocation to determine 
impact on significant prehistoric to Roman monuments and 
landscape. 

PEA09 Unsuitable GB The site is located within the Green Belt. 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessmen
t 

Reasoning: further detail 

PEA10 Unsuitable L Highly sensitive and visually prominent in the landscape with 
parkland.  

PEA12 Unsuitable E, T, L Site forms part of undeveloped land that separates the village 
of Peasedown St John from the small cluster of development 
known as New Buildings to the west Development here would 
contribute to the consolidation of New Buildings into the main 
built-up part of the village, harming the character of the area. 
The only possible access would be onto the east-west section 
of Church Road which is narrow, steep and without footways. 
This section of road would be unsuitable to serve as access to 
the proposed development. The lack of footways and narrow 
carriageway would not provide a safe means of access. The 
site is well-wooded.  

PEA13 Unsuitable E, T Site is surrounded by continuous and significant hedgerows 
and trees. The only access road to the west of the site is 
unsuitable because it is single track. Widening the road would 
unacceptably ham the hedgerows and trees surrounding the 
site.  

Peasedown St John parish/Camerton parish 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PEA11 Suitability not 
proven 

H, E, T, L Development of this site could impact on setting of Camerton 
Roman town and surrounding prehistoric and Roman remains 
and would require further pre-allocation assessment/evaluation. 
The site lies adjacent to an SNCI, and the impact of 
development on the SNCI would need further assessment 
before the site could be allocated. Traffic especially at A367 and 
A367/Bath Road junction would need further assessment before 
the site could be allocated. In landscape terms, there is 
development potential here but this would require significant 
mitigation, protection and reinforcement of woodland to north 
and trees on main road and new screening trees to western 
boundary. 
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Publow with Pensford parish 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

PEN01 Unsuitable GB The site is located within the Green Belt. 

PEN02 Unsuitable GB The site is located within the Green Belt. 

PEN03 Unsuitable GB, H, L The site is located within the Green Belt. Development of this site 
would have a negative impact on the setting of the conservation 
area, listed buildings and possible medieval occupation. It is a 
large area, prominent in the skyline, highly rural, overlooking the 
Chew Valley and part of the Chew Valley character area. 
Development of this site would be out of character with village 
settlement pattern. 

PEN05 Unsuitable GB, L The site is located within the Green Belt. The site is not suitable 
for development because it would be visually detrimental to the 
Green Belt by reason of its siting, and development would be 
likely to be harmful to trees of landscape value. 

PEN06 Unsuitable GB The site is located within the Green Belt. 

PEN07 Unsuitable GB The site is located within the Green Belt. 

PEN08 Unsuitable GB The site is located within the Green Belt. 

PEN09 Unsuitable GB, L The site is located within the Green Belt. The site is unsuited for 
development because of its prominent position within the Green 
Belt in the open countryside on a ridge line between two valleys 
and divorced from any settlement. Any development of the site 
would be visually detrimental to the Green Belt and would have a 
significant adverse impact on landscape character and on views. 

PEN10 
 

N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 
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Radstock parish 
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

RAD02 Suitability not 
proven 

F, H, E, T, L Flood Zone 1.  Main river runs alongside the site, Environmental 
Permit from the EA required for any activity within 8m of the 
river bank. Potential impact on conservation area and setting of 
listed buildings. The site is located within a greater horseshoe 
bat & lesser horseshoes bat corridor and is adjacent to an 
SNCI. Potential cumulative effects on the A362 and A367 and 
their junction, and these highways issues would need resolution 
before development of the sites.  Riverside trees require 
protection. Part of site recently approved for planning 
permission (17/05597/FUL) for 10 dwellings.  

RAD05 Suitability not 
proven 

F, H, T Flood Zone 2.  Surface water flooding predicted within the site 
and along adjacent highways.  FRA required. Potential impact 
on conservation area and setting of listed buildings. Prior to any 
allocation, further work required. Transport assessment 
required.  

RAD06 Suitability not 
proven 

F, H, T Flood Zone 1.  Surface water flooding predicted offsite along 
adjacent highway including access.  FRA required to 
demonstrate development not at risk and would not contribute to 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

the flooding. Potential impact on conservation area and setting 
of listed buildings. Site unlikely to have significant impact on 
transport network in isolation but likely to contribute to a 
cumulative effect on the A362 and A367, and A362/A367 
junction, with other development sites. 

RAD07 Suitability not 
proven 

F, H, T Flood Zone 1.  Surface water flooding predicted within the site 
and along adjacent highways.  FRA required. Potential impact 
on conservation area and setting of listed buildings. Prior to any 
allocation, further work required. Vehicular access should be 
possible via Fortescue Road. Site unlikely to have significant 
impact on transport network in isolation, and only likely to make 
minimal contribution to a cumulative effect on the A362 and 
A367, and A362/A367 junction, with other development sites. 

RAD10 Unsuitable L Development of the site would have an adverse effect on the 
contribution that the hillside makes to the character and 
landscape setting of Radstock.  

RAD12 Suitability not 
proven 

F, H, T Flood Zone 3.  Surface water flooding predicted onsite and 
along adjacent highway.  FRA required to demonstrate 
development not at risk and will not exacerbate the flooding. A 
culverted main river is present onsite, environmental permit 
required from the EA for any activity within 8m of the culvert. 
Further pre-allocation work required to determine impact on 
conservation area and setting of listed buildings. Poor vehicular 
and pedestrian access. Numerous transport, highways and 
access issues (including sub-standard highway and footway 
widths, poor lighting and numerous HGV movements along 
Coomb End). TA would be needed. 

RAD13A Suitability not 
proven 

F, H, T Mostly Flood Zone 1 although flood zone 3 present at southern 
end of site.  FRA required.  A culverted main river is present 
onsite, environmental permit required from the EA for any 
activity within 8m of the culvert. Further pre-allocation work 
required to determine impact on conservation area and setting 
of listed buildings. Poor vehicular and pedestrian access. 
Numerous transport, highways and access issues (including 
sub-standard highway and footway widths, poor lighting and 
numerous HGV movements along Coomb End). TA would be 
needed. 

RAD13B Suitability not 
proven 

H, T Further pre-allocation work required to determine impact on 
conservation area and setting of listed buildings. Poor vehicular 
and pedestrian access. Numerous transport, highways and 
access issues (including sub-standard highway and footway 
widths, poor lighting and numerous HGV movements along 
Coomb End). TA would be needed. 

RAD14  Suitability 
not proven  

H, T, L Potential impact on conservation area and setting of listed 
buildings – further work to determine this required prior to any 
allocation. Poor vehicular and pedestrian access, and poor 
access to public transport. Sub-standard vehicular access would 
require highway safety improvements if developed. No in 
principle landscape objection to the southern portion of the site 
being developed. However development of the northern portion 
would be restricted by the existing woodland on its western 
northern and eastern boundaries which is in landscape setting 
for Radstock. 

RAD16A Unsuitable L To the west of Old Bath Road the openness of the land is more 
important to setting of the conservation area. This is particularly 
true of the large westernmost field above Bristol Road, where 
development would be harmful to the landscape.  
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

RAD16B Unsuitable L To the west of Old Bath Road the openness of the land is more 
important to setting of the conservation area. This is particularly 
true of the large westernmost field above Bristol Road, where 
development would be harmful to the landscape.  
 

RAD16C Unsuitable L The farmyard area is a little more contained from views from the 
Conservation Area than RAD16A &RAD16B, and benefits from 
existing screening. This area has reasonable suitability 
credentials (they are at least better than the aforementioned 
land parcels). 

RAD16D Unsuitable L To the west of Old Bath Road the openness of the land is more 
important to setting of the conservation area. This is particularly 
true of this site.  

RAD16E Unsuitable L To the west of Old Bath Road the openness of the land is more 
important to setting of the conservation area. This is particularly 
true of this site.  

RAD16F Suitability not 
proven 

H, T, L Further work required prior to any allocation to determine impact 
on setting of conservation area and unknown archaeology. Poor 
vehicle and pedestrian access, with poor access to public 
transport, makes this a poor site in sustainability terms. Sub-
standard highways are compounded by lack of footway for a 
substantial distance and lack of space for new footway links. 
TAs and junction impact assessments required before any 
development. The site appears to be a little more enclosed from 
wider views than 16G. Development in this general area could 
be acceptable, subject to further work.  

RAD16G Unsuitable L The land to the east of the Bath Old Road, closest to the urban 
edge (Rad.16 f-g) is open and flat and housing development 
here would have a very high visual effect on local views from 
Old Bath Road. It is not visible from the Radstock Conservation 
Area. Development in this general area would represent a major 
incursion into the countryside. 

RAD16H Unsuitable L The extensive area to the north of the private lane running from 
Bath Old Road to Ludlow Farm (and to the north and east of 
Ludlow Farm itself) is assessed as being unsuitable for 
development. The impact on landscape character here would 
severe. The plateau ends at this lane and the land begins to 
slope down into the valleys below. 

RAD17 Unsuitable L Development of the site would have an adverse effect on the 
contribution that the hillside makes to the character and 
landscape setting of Radstock. The development of the site 
would not conserve or enhance the landscape setting of 
Radstock or preserve its landscape character, views and 
features of which the site is an important part. 

RAD18 Suitability not 
proven 

H Further work required prior to any allocation to determine impact 
on setting of conservation area, and unknown archaeology.  

RAD19A Unsuitable E, L The site lies within an SNCI which would not allow any 
development. Furthermore, development of the site would not 
conserve or enhance the landscape setting of Radstock or 
preserve its landscape character, views and features of which 
the site is an important part. 

RAD19B Unsuitable E, L The site lies within an SNCI which would not allow any 
development. Western part covering the coal batch is an 
important landscape and historical feature. The development of 
the site would not conserve or enhance the landscape setting of 
Radstock or preserve its landscape character, views and 
features of which the site is an important part.  

RAD19C Unsuitable E, L The site lies within an SNCI which would not allow any 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

development. While limited development of the open area in the 
north eastern portion of the site might be acceptable the 
development of the wooded slopes which form the majority of 
the site would be unacceptable because it would adversely 
affect the contribution that the wooded hillside makes to the 
character and landscape setting of Radstock. 

RAD21 Unsuitable L This is a substantial area of land between development in 
Frome Road and Mill Lane. It is an attractive hillside with many 
trees and shrubs and forms part of a green finger reaching into 
the centre of the town.  The land makes an important 
contribution to the character and appearance of the town. The 
hillside is an important feature within the Conservation Area and 
is described as being 'of intrinsic importance to the special 
character of the area' in paragraph 4.8.1 of the Conservation 
Area Assessment (1999). 

RAD23 Unsuitable L The hillside is an important feature within the Conservation Area 
and is described as being 'of intrinsic importance to the special 
character of the area' in paragraph 4.8.1 of the Conservation 
Area Assessment (1999). That Assessment suggest the further 
development south of Frome Road is not appropriate and this 
weighs strongly in the assessment of suitability. 

RAD24 Unsuitable L Development would have a high impact on landscape character 
because of the loss of landscape features which contribute to 
the rural setting to the town and relates well to the rural 
character of the valley. High impact on views from Braysdown 
Lane across the valley because of the prominence of the site. 
More development on the slopes below existing housing would 
be inappropriate here, where a permanent rural edge has been 
established.  It is not possible to effectively mitigate the loss of 
interesting landform, rural character and landscape features, nor 
the views of development on the upper slopes because of the 
prominence of the area in views from across the valley. This 
area is therefore not suitable for housing development. 

RAD25 Suitability not 
proven 

H, E, T, L Potential area of prehistoric burials or early settlement activity. 
Prior to any allocation, further work required. Potential ecology 
interests incl. bats. Potential issue re use of Braysdown Lane to 
reach Peasedown and bath (bypassing Radstock town centre. 
Capacity of Manor Road to be tested. The protected trees and 
mature coniferous planting form locally distinctive landscape 
features whose removal would be detrimental to landscape and 
visual character and quality, would not conserve or enhance the 
local distinctiveness of the landscape. Therefore while the site 
could accommodate limited development this would need to 
include the adaptive reuse of the listed buildings; the 
preservation of their setting; the retention of the PROW route 
across the site; and the retention of existing site planting to 
soften the visual impact of any development and prevent new 
built form becoming a prominent skyline feature. 

RAD26 Suitability not 
proven 

H, T, L Potential area of prehistoric burials or early settlement activity. 
Prior to any allocation, further work required. Vehicular access 
appears possible from Old Road, however Old Road will require 
significant upgrading. Access through RAD 24 might be 
possible, but the impact on Manor Road is unlikely to be 
acceptable. Consideration to be given to the capacity and road 
safety of Manor Road and Old Road, as well as the individual 
and cumulative effects on the junction of Frome 
Road/Knobsbury Lane/Manor Road, impact on the centre of 
Radstock, together with the cumulative effect of the other 



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 103 
 

Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

significant potential development sites in the area. Site is likely 
to have significant impact upon the highway network, 
particularly the junction of A362 / Manor Rd. Site is not 
advantageously located with regard to Radstock town centre – 
car dependent development likely. Some limited development 
could be acceptable in landscape terms with appropriate 
mitigation.  

RAD26A Unsuitable L Development of this site would be unacceptable in landscape 
terms.  

RAD28 Unsuitable L The site's current use as arable farmland is characteristic of the 
open countryside that surrounds Radstock and the prominent 
hillside on which it is situated contributes to local character. 
Development of the site would be inappropriate.  

RAD29 Unsuitable F, L The majority of site in Flood Zone 3 with remainder of site in 
Flood Zone 2.  Surface water flooding predicted across the site.  
FRA required. The site represents a small but important buffer 
which together with the Churchyard of St Nicholas’s and the 
landscaped grounds of St Nicholas CE Primary School forms 
the landscape setting for the edge of Radstock and creates a 
physical landscape separation between it and the Housing  in 
Fox Hills. As such it forms an important part of the landscape 
and visual character and quality of this part of the Radstock 
Conservation Area and the setting of the adjacent listed 
buildings. 

RAD30 Suitability not 
proven 

H, E, T, L Impact on conservation area and potential impact on prehistoric 
burials or early settlement activity. Prior to any allocation, further 
work required. A buffer adjacent to the SNCI would be required. 
Access to open up this site will need improvement, plus gradient 
issues. While the development of the site would be likely to 
have adverse landscape and visual impacts, with the retention 
of existing boundary vegetation sensitive design and 
appropriate landscape planting it would, in principle, be possible 
to mitigate these adverse landscape and  visual impacts. 

RAD31A Unsuitable L The site lies within the landscape setting to Radstock and is a 
very prominent undeveloped valley side. The valley is an 
important part of setting to Radstock and maintains separation 
from Haydon village. The site also lies within the conservation 
area. 

RAD31B Unsuitable L The site lies within the landscape setting to Radstock and is a 
very prominent undeveloped valley side. The valley is an 
important part of setting to Radstock and maintains separation 
from Haydon village.  

RAD31C Suitability not 
proven 

F, H, E, T, L Flood Zone 1. Surface water flooding predicted within the site.  
FRA required. Potential impact on setting of conservation area, 
subject of previous archaeological evaluation. The adjacent 
SNCI would need protection and ecological enhancements 
would be required on site. Development would raise significant 
highways issues in terms of the wider impact on the network, 
particularity with regard to Radstock Town Centre. Vehicular 
access could be taken from Kilmersden Road, potentially at 
various locations. A development of this scale is likely to require 
an access in the form of a right-turn lane or roundabout. An 
element of development might be accessed from Grove Wood 
Road in Haydon, if the junction with Kilmersden Road can be 
shown to be adequate. Access roads of an adoptable standard 
will be required. Development sensitive to the settlement pattern 
of Haydon could be acceptable with a strong tree belt and 
planting along northern boundary to protect the undeveloped 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

valley and landscape setting area of the valley side. 

RAD32 Suitability not 
proven 

F, H, E, T, L Flood Zone 1.  Surface water flooding predicted within the site.  
FRA required. Development on the site could have an impact on 
the conservation area and on prehistoric and Roman settlement 
activity. Prior to any allocation, further investigative work would 
be required. The adjacent SNCI would need protection and 
ecological enhancements would be required on site. 
Reasonable vehicular access but no local facilities and poor 
walking access to facilities and bus services. The development 
of the site would be likely to have adverse landscape and visual 
impacts.  However these adverse impacts could in principle be 
mitigated by the retention of existing boundary vegetation; 
limiting development to the western half of the site; mimicking 
the plot size of numbers 1 – 19 Haydon Hill; aligning buildings 
frontages with Haydon Hill; sensitive design and appropriate 
landscape planting. 

RAD35 Suitability not 
proven 

F, H, T, L Flood Zone 1. Public sewers crossing site may represent a 
potential development constraint. Possible distant impact on 
setting of listed buildings. Access to most of this site, particularly 
for vehicles, looks difficult and restrictive. Woodland planting 
required on adjacent POS and protection of Grove Wood. 

RAD36 Unsuitable L Highly Sensitive area of undeveloped hillside setting to 
Radstock and included in Conservation Area. Development 
entirely inappropriate anywhere on this site. 

RAD37 Unsuitable E, T The site contains an SNCI. Access to most of this site, 
particularly for vehicles but even for pedestrians, looks very 
difficult and restrictive.  

RAD39 Suitability not 
proven 

H Potential impact on conservation area.  
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Saltford parish 

 
Site ref Overall suitability 

assessment 
Reasoning 
for 
assessment 

Reasoning: further detail 

SAL01 Unsuitable GB The site is located within the Green Belt. 

SAL01A Unsuitable GB The site is located within the Green Belt. 

SAL02 Unsuitable GB The site is located within the Green Belt. 

SAL03 Unsuitable GB The site is located within the Green Belt. 

SAL04 Unsuitable GB, L The site is located within the Green Belt. Development of 
this site would have an unacceptable impact on the 
landscape setting to Bath and WHS Setting. 

SAL05 Unsuitable GB, L The site is located within the Green Belt. The site is 
prominent in the skyline and forms part of a green hillside, 
which is part of the landscape setting to Saltford. Burnett 
Trading Estate is visually very prominent and discordant in 
the landscape and new would exacerbate this.  

SAL27B Unsuitable GB, T The site is located within the Green Belt. There is existing 
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Site ref Overall suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

significant generated traffic impact on already congested 
A4. Any significant development could not take place 
without substantial transport infrastructure improvements. 

SAL27C N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

SAL28 Unsuitable GB, T The site is located within the Green Belt. There is existing 
significant generated traffic impact on already congested 
A4. Any significant development could not take place 
without substantial transport infrastructure improvements. 
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South Stoke parish 

 
 
Site ref Overall 

suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

E14A Unsuitable GB, H The site is located within the Green Belt. Multiple additional 
impacts on settings of WHS, Wansdyke schedule 
monument and village conservation area. 

E14B Unsuitable GB, L The site is located within the Green Belt. Adjoins South 
Stoke Conservation area - forms landscape setting. 
Prominent skyline position, sloping slightly down to form 
upper side of Cam valley. Scrub woodland and trees 
forming important skyline feature. 

E14C Unsuitable GB, H, L The site is located within the Green Belt. Multiple additional 
impacts on settings of WHS, Wansdyke schedule 
monument and village conservation area. Development of 
this site would have a negative impact on the WHS setting 
and landscape setting to South Stoke Conservation Area 
and the AONB. Furthermore, the site is located on the 
skyline, adding to its sensitivity and adding a further reason 
against the development of the site.  

E14Y Unsuitable  GB, H, L This site lies to the south of land already allocated for 
residential development. This site is located within the 
Green Belt. Development of this site would result in 
multiple additional impacts on settings of WHS, Wansdyke 
schedule monument and village conservation area, 
rendering the site unsuitable for development. In addition, 
the landscape impact of development on this site would be 
unacceptable in landscape terms. 

E14Z Unsuitable    GB, H, L This site lies to the east of land already allocated for 
residential development. This site is located within the 
Green Belt. Development of this site would result in 
multiple additional impacts on settings of WHS, Wansdyke 
schedule monument and village conservation area, 
rendering the site unsuitable for development. In addition, 
the landscape impact of development on this site would be 



Draft HELAA 2018 – Bath & North East Somerset Council 

 Page 108 
 

Site ref Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

unacceptable in landscape terms.  

South Stoke parish/Combe Hay parish/Wellow parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

E13 Unsuitable GB, H, E, L The site is located within the Green Belt. It is an extensive area with 
multiple potential impacts on designated and undesignated heritage 
assets. Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and reduce the 
area of strategic capacity for habitat restoration and enhancement. It is 
likely that the SNA would suffer indirect impacts through development of 
the adjoining land from urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development in the land not 
covered by the SNA would impact on the foraging grounds of bats 
associated with the nearby Combe Down element of the Bath & 
Bradford on Avon SAC; this would also apply to land within the SNA. It 
is likely that the integrity of the SAC would be adversely affected. Radio 
tracking of the Combe Down bats showed that area 13 was a key 
foraging area for them. There was no record of them utilising area 14 
though their flight path abutted this area. Development would have a 
high impact on the highly rural character and integrity of this valley. It 
would involve the loss of woodland and hedgerows and intimate little 
rural lanes. It would not relate to the urban area. Development would 
have a high impact due to the high visibility within the valley from roads, 
footpaths and properties. Urban development would appear incongruent 
in such a rural setting with no visual connection to the urban area. 
Development in this area would have a high impact on the rural 
character and make the city newly visible to a wide area of countryside, 
urbanising the area. The development would not visually appear to be 
part of the city. 
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Southdown ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

SDN01 Unsuitable GB, H, E The site is located within the Green Belt. Potential impact on 
setting of WHS, SMs (Culverhay Castle and Wansdyke), direct 
impact on ancient woodland. The site is also within an SNCI.  

Southdown ward/Englishcombe parish/Twerton ward 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

F17 Unsuitable GB, H, L The site is located within the Green Belt. Impact on setting of WHS, 
Englishcombe CA, scheduled monuments and medieval strip lynchets. 
Development would extend beyond the higher ground and Whiteway 
Road into the Newton Brook valley. This would radically change the 
tranquil rural character of this attractive landscape. Part of Twerton is 
widely visible from the rural landscape to the north west however 
development at this location would extend the intrusion of 
development over a much larger area to the west of Bath.  In such a 
complex landscape there are numerous vistas from public viewpoints 
and roads. The visual impact of development on views would be 
severe from the vast majority of views with loss of the attractive, high 
quality rural landscape and loss of intricacy. 
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Stanton Drew parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

SD01 Unsuitable GB The site is located within the Green Belt. 

SD04 Unsuitable GB The site is located within the Green Belt. 

SD05 Unsuitable GB The site is located within the Green Belt. 

SD06 Unsuitable GB, E The site is located within the Green Belt. The site is also 
located within an SNCI.  
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Stowey Sutton parish 

 
Site ref Overall 

suitability 

assessment 

Reasoning for 

assessment 

Reasoning: further detail 

BIS01 Unsuitable L The site is not well integrated with the main body of the 
settlement. Such built development as there is in the 
immediate locality is sporadic, loose-knit and rural in nature. 
Development of this site would result in a highly noticeable 
intrusion of built development out into a countryside area on 
a prominent corner site. 
Planning Appeal APP/F0114/A/14/2217941 for 9 dwellings 
refused for site. 

BIS03B Suitability not 
proven 

F, T, L, PCS6 Flood Zone 1.  Surface water flooding predicted onsite and 
along adjacent highway.  FRA required to demonstrate 
development is not at risk and will not exacerbate flooding. 
Access: From Cappards Road. Pedestrian and cycling 
access only onto Stitching Shord Lane. The site is covered 
by PMP policy SCS6, in relation to land stability. Can only be 
considered as part of a strategic site as part of a 
comprehensive masterplan including a buffer to Stitching 
Shords Lane / the existing track and retention of key hedges 
in conjunction with providing generous Green Infrastructure 

BIS03C Unsuitable E Green field site with good hedgerows; notable species. 

BIS03D Suitability not 
proven 

F, T, L Flood Zone 1.  Surface water flooding predicted along 
adjacent highways.  FRA required to demonstrate 
development is not at risk and will not exacerbate flooding. 
Access: From Cappards Road. Pedestrian and cycling 
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Site ref Overall 

suitability 

assessment 

Reasoning for 

assessment 

Reasoning: further detail 

access only onto Stitching Shord Lane. In landscape terms, 
this site needs to be considered as part of a strategic site as 
part of a comprehensive masterplan including providing a 
buffer to Stitching Shords Lane and retention of key hedges 
in conjunction with providing generous Green Infrastructure. 

BIS04 Unsuitable GB The site is located within the Green Belt. 

BIS05 Unsuitable GB The site is located within the Green Belt. 

BIS06 Unsuitable L, UD The application site is not well integrated with the main body 
of the settlement. Intensification of this site would result in a 
highly noticeable intrusion of built development along a 
narrow and obviously rural lane, which would be incompatible 
with existing development in the immediate locality, which is 
sporadic, loose-knit and 
rural in character and appearance. See appeal decision  to 
13/02728/OUT (APP/F0114/A/14/2218780) 

BIS07 Unsuitable L Mendips AONB and landscape setting of Bishop Sutton. Site 
is orchard amongst individual houses in large plots at edge of 
settlement. Intensification of development would be 
damaging to setting. 
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Swainswick parish/Batheaston parish 

 
Site 

ref 

Overall 

suitability 

assessment 

Reasoning 

for 

assessment 

Reasoning: further detail 

C07 Unsuitable GB, H, E, L The site is located in the Green Belt. Development would have a high 
impact on this strong local landscape feature. It would have a high 
impact on the open exposed character and distinctive landform. The 
hill is not connected to the urban area and relates to the wider rural 
landscape. Development would have a high impact on the well 
contained linear character of Northend and would intrude on the 
unique setting of Northend Church and Church Farm, commanding a 
hillside position above the village. Development would have a high 
impact on the many views to this prominent landmark. Development in 
this area would have a high impact on this strongly rural natural 
feature, and would urbanise what is a key natural landmark in a 
gateway area to the World Heritage Site. This area is not connected 
to the urban area and development would be very intrusive to the rural 
setting of the World Heritage Site. Development would also be likely 
to harm Little Solsbury hillfort (SAM). Development of this site would 
have significant negative ecological impacts. 
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Temple Cloud & Cameley parish 

 
Site 

ref 

Overall 

suitability 

assessment 

Reasoning 

for 

assessment 

Reasoning: further detail 

TC01B Suitability not 
proven 

F, T, L Surface water flooding predicted along adjacent highway.  
FRA required. The A37 is a very busy road with a significant 
proportion of heavy goods vehicles.  Drivers turning out of 
Temple Inn Lane have a restricted view of northbound traffic 
because of a crest south of Woodfield House, while the 
Temple Inn stands at the back of the footpath and severely 
curtails their view northwards.  Conversely traffic on the main 
road has limited views of vehicles using the junction.  The 
commercial premises opposite the inn, including a petrol filling 
station, and a pelican crossing complicate the situation.  
Although the accident record in the vicinity is not bad, there is 
potential danger that could be overcome by the new road 
through the site and the proposed closure of the existing 
junction to vehicles.  Existing parking issues near site and a 
lack of adequate pedestrian facilities in Temple Cloud. 
Pavement widths on A37 a potential issue. A37/Temple Inn 
Lane Junction has been highlighted as potentially hazardous, 
due to limited visibility. Tree planting along the northern edge 
required to soften the development and reinforce separation of 
Temple Cloud and Clutton. 

TC01C Suitability not 
proven 

T, L The A37 is very busy road with a significant proportion of 
heavy goods vehicles.  Drivers turning out of Temple Inn Lane 
have a restricted view of northbound traffic because of a crest 
south of Woodfield House, while the Temple Inn stands at the 
back of the footpath and severely curtails their view 
northwards.  Conversely traffic on the main road has limited 
views of vehicles using the junction.  The commercial 
premises opposite the inn, including a petrol filling station, and 
a pelican crossing complicate the situation.  Although the 
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Site 

ref 

Overall 

suitability 

assessment 

Reasoning 

for 

assessment 

Reasoning: further detail 

accident record in the vicinity is not bad, there is potential 
danger that could be overcome by the new road through the 
site and the proposed closure of the existing junction to 
vehicles.  Comprehensive landscape approach required.  

TC02A Unsuitable L Site lies within landscape setting for Temple Cloud and is on 
the lower undeveloped slopes of the hillside which rises up to 
the west of the village. The fields lie immediately behind the 
low density cottages and farm buildings which line this 
northern entrance into the village. Fields have good field trees. 
Development here would be damaging to the landscape 
setting of the village and result in the loss of good trees. 

TC02B Unsuitable L Site lies within landscape setting for Temple Cloud and is on 
the lower undeveloped slopes of the hillside which rises up to 
the west of the village. The fields lie immediately behind the 
low density cottages and farm buildings which line this 
northern entrance into the village. Fields have good field trees. 
Development here would be damaging to the landscape 
setting of the village and result in the loss of good trees. 

TC03 Suitability not 
proven 

F, T Flood Zone 1.  Surface water flooding predicted within site.  
FRA required. Potential access problems, direct onto very 
busy A37, which also has poor pedestrian conditions/facilities 
and is unpleasant for pedestrians because of the high traffic 
volumes and large numbers of HGVs. Cumulative effect of 
development could unacceptably increase traffic levels on 
already busy and peak-congested A37/Bristol Road into 
Bristol. Mine shaft at the site proposed, prone to flooding, 
access to the site via Paulmont Rise where parking is already 
reported to be a frequent issue and insufficient for more than 
one car to pass 

TC04B Not available  The land owner has confirmed this site is no longer available.    

TC04C Suitability not 
proven 

H, T, L Prior to any allocation, appropriate work is required on the 
potential of Roman settlement/burials and very large area of 
unknown archaeological potential. The A37 is very busy road 
with a significant proportion of heavy goods vehicles.  Drivers 
turning out of Temple Inn Lane have a restricted view of 
northbound traffic because of a crest south of Woodfield 
House, while the Temple Inn stands at the back of the footpath 
and severely curtails their view northwards.  Conversely traffic 
on the main road has limited views of vehicles using the 
junction.  The commercial premises opposite the inn, including 
a petrol filling station, and a pelican crossing complicate the 
situation.  In landscape terms, there is potential for 
development if site is considered as part of a much larger 
area, which would require significant mitigation measures - 
particularly protection and reinforcement of vegetation on 
northern boundary. Close to a skyline and no development 
above 2 storeys - inappropriate in context of village. 

TC04D Suitability not 
proven 

H, T, L Prior to any allocation, appropriate work is required on the 
potential of Roman settlement/burials and very large area of 
unknown archaeological potential. The A37 is very busy road 
with a significant proportion of heavy goods vehicles.  Drivers 
turning out of Temple Inn Lane have a restricted view of 
northbound traffic because of a crest south of Woodfield 
House, while the Temple Inn stands at the back of the footpath 
and severely curtails their view northwards.  Conversely traffic 
on the main road has limited views of vehicles using the 
junction.  The commercial premises opposite the inn, including 
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Reasoning: further detail 

a petrol filling station, and a pelican crossing complicate the 
situation. In landscape terms, there is potential for 
development if site is considered as part of a much larger 
area, which would require significant mitigation measures - 
particularly protection and reinforcement of vegetation on 
northern boundary. Close to a skyline and no development 
above 2 storeys - inappropriate in context of village. Visible in 
long-distance views. However, parts of site possibly too steep 
to accommodate development successfully.  

TC04E Suitability not 
proven 

H, T, L Prior to any allocation, appropriate work is required on the 
potential of Roman settlement/burials and very large area of 
unknown archaeological potential. The A37 is very busy road 
with a significant proportion of heavy goods vehicles.  Drivers 
turning out of Temple Inn Lane have a restricted view of 
northbound traffic because of a crest south of Woodfield 
House, while the Temple Inn stands at the back of the footpath 
and severely curtails their view northwards.  Conversely traffic 
on the main road has limited views of vehicles using the 
junction.  The commercial premises opposite the inn, including 
a petrol filling station, and a pelican crossing complicate the 
situation. In landscape terms, there is potential for 
development if site is considered as part of a much larger 
area, which would require significant mitigation measures - 
particularly protection and reinforcement of vegetation on 
northern boundary. Close to a skyline and no development 
above 2 storeys - inappropriate in context of village.  

TC05 Unsuitable L Small site lies on hillside within landscape setting for Temple 
Cloud and is prominent from Cameley Road. Trees around the 
site are notable. Development would be inappropriate here 
and damage the setting. Steepness of site may also preclude 
development.  

TC06 Unsuitable L Setting to Temple Cloud. Prominent valley side of Cam Brook. 
Village does not extend down into valley.  

TC07A Unsuitable L Setting to Temple Cloud. Prominent valley side of Cam Brook. 
Village does not extend down into valley. Existing housing 
glimpsed on skyline here is discordant in views and further 
development would exacerbate this.  

TC07B Unsuitable L Setting to Temple Cloud. Prominent valley side of Cam Brook. 
Village does not extend down into valley. Existing housing 
glimpsed on skyline here is discordant in views and further 
development would exacerbate this. 

TC09 Unsuitable Recent 
planning 
history 

The site was subject to a refusal in 2014 (14/00725/OUT). One 
of the reasons for refusal is considered of relevance to the 
HELAA and indicates the site is unsuitable for development: 
“The proposed development, by reason of its inappropriate 
location, scale and design, would form an unacceptable form 
of development which would harm the semi-rural character of 
the area. The significant intensification and consolidation of 
existing sporadic development beyond the main built up area 
of the Temple Cloud would lead to an erosion of this semi-rural 
character, thereby harming the form and setting of the 
settlement in relation to the surrounding countryside.” 

TC10 Unsuitable L Southern half of site in Setting to Temple Cloud, northern half 
not previously assessed on site - difficult access. Stream 
tributary valley, attractive landform, isolated from main village. 
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Timsbury parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

TIM02 Unsuitable L Development of this site would have a negative impact on 
the distinctiveness of both the character of the village itself 
and its wider landscape setting. See also appeal ref: 
APP/F0114/W/16/3154927 

TIM03 Unsuitable L Development of this site would have a negative on the 
landscape setting to village and to green infrastructure.   

TIM04 Suitability not 
proven 

F, H, E, T, L See landscape comments. Flood Zone 1.  Surface water 
flooding predicted onsite.  FRA required. Evidence of 
Roman occupation and Bronze Age burials in vicinity – 
further work required to determine extent prior to any 
allocation. Ecological assets require protection. 
Development of site could unacceptably increase traffic 
levels on the B3115 through Timsbury and other rural 
areas. Most of the site would be unsuitable for 
development, in landscape terms. However, the site could 
potential accommodate some development in the eastern 
corner of the site (i.e. the field immediately adjacent to and 
north of Crocombe Lane).  

TIM05 Unsuitable LGS As submitted, this site included land already allocated. This 
part has been excluded from assessment (SR15 in the 
PMP). The remainder of the site put forward for 
development lies within an LGS, rendering it unsuitable for 
development.  
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Reasoning: further detail 

TIM06 Unsuitable L The site makes an important contribution to the landscape 
setting to the village, being part of the Cam Brook valley 
side upper slopes. It is highly sensitive. 

TIM07A Unsuitable L The site makes an important contribution to the landscape 
setting to the village, being part of the Cam Brook valley 
side upper slopes. It is highly sensitive. 

TIM07B Unsuitable L The site makes an important contribution to the landscape 
setting to the village, being part of the Cam Brook valley 
side upper slopes. It is highly sensitive. 

TIM08 Unsuitable L The site makes an important contribution to the landscape 
setting to the village, part of an area of hillside and large 
properties in landscaped gardens. It is highly sensitive. 

TIM09 Suitability not 
proven 

H, T, L The site includes a large area of unknown archaeological 
potential. Prior to any allocation, further work would be 
required to determine this. Development of site could 
unacceptably increase traffic levels on the 
B3115/Hayeswood Road  through Timsbury and other rural 
areas. The northern part of site is less sensitive in 
landscape terms and is potentially developable. However 
the southern part of the site is prominent in the skyline and 
sensitive. The southern part also forms part of the 
landscape setting to the village.  

TIM10 Unsuitable GB, L The site is located in the Green Belt. The site forms part of 
the undeveloped slopes of The Sleight, which is an 
important landscape feature at western end of the village. It 
also forms part of the landscape setting to the village. 

TIM11 Unsuitable L The site is a visually prominent part of the landscape 
setting to High Littleton.  

TIM12 Unsuitable GB, L The site is located in the Green Belt. It is also on the ridge 
top to north of village and very prominent, and is visually 
and physically separate from the existing settlement.  

TIM13 Unsuitable L The site is a considerable distance from the western end of 
village in open countryside, aside from a clustering of 
cottages, and the development of the site would be at odds 
with the open countryside nature of the area. The southern 
part of the site is also on the skyline overlooking the Cam 
Valley.  

TIM14 Unsuitable L The site is a considerable distance from the western end of 
village in open countryside, aside from a clustering of 
cottages, and the development of the site would be at odds 
with the open countryside nature of the area. The site is 
prominent on the plateau/ridge top.  
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

TWT01 Suitability not 
proven 

H, T Potential impact on conservation area and world heritage site. 
Access: Dominion Road serves a high level of residential 
development, with reasonable carriageway and footway widths. 
The site frontage to Dominion Road would enable an access to 
be laid out with good visibility. The development would need to be 
served by an adoptable road. Parking to be provided on site, in 
accordance with appropriate standards, to ensure vehicles are 
not displaced to adjoining highways.  

TWT07 Unsuitable E, L Site is part of an SNCI. It is part of the green hillside which is 
important to the character and significance of the World Heritage 
Site. 

TWT09 Suitability not 
proven 

H, E Excessive building height could have a negative impact on WHS 
and conservation area, and settings of listed buildings / GWR 
railway. Development of this site would need to incorporate a high 
quality river edge, including the establishment of a green edge 
and river access. It would also need to avoid unacceptable light 
spill. 

TWT11 Suitability not 
proven 

H, E Excessive building height could have a negative impact on WHS 
and conservation area, and settings of listed buildings / GWR 
railway. Development of this site would need to incorporate a high 
quality river edge, including the establishment of a green edge 
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for 
assessment 

Reasoning: further detail 

and river access. It would also need to avoid unacceptable light 
spill. 

TWT12 Suitability not 
proven 

H, E Excessive building height could have a negative impact on WHS 
and conservation area, and settings of listed buildings / GWR 
railway. Development of this site would need to incorporate a high 
quality river edge, including the establishment of a green edge 
and river access. It would also need to avoid unacceptable light 
spill. 

TWT13 Suitability not 
proven 

H, E Excessive building height could have a negative impact on WHS 
and conservation area, and settings of listed buildings / GWR 
railway. Development of this site would need to incorporate a high 
quality river edge, including the establishment of a green edge 
and river access. It would also need to avoid unacceptable light 
spill. 

TWT14 Suitability not 
proven 

H Excessive building height could have a negative impact on WHS 
and conservation area. 

TWT15 Suitability not 
proven 

H Excessive building height could have a negative impact on WHS 
and conservation area. 

TWT16 Suitability not 
proven 

H Excessive building height could have a negative impact on WHS 
and conservation area. 

TWT17 Suitability not 
proven 

H Excessive building height could have a negative impact on WHS 
and conservation area. 

TWT18 Unsuitable GB, L The site lies within the Green Belt. It is part of the green hillside 
which is important to the character and significance of the World 
Heritage Site. 

TWT19 Unsuitable GB, E The site lies within the Green Belt. It is located within an SNCI. It 
is part of the green hillside which is important to the character and 
significance of the World Heritage Site. 

TWT20 Suitability not 
proven.  

Policy LCR5, 
L 

The site is covered by PMP LCR5. It also lies within the WHS 
boundary – further assessment would be required to determine 
any impact on the WHS.  
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Twerton ward/Englishcombe parish/Southdown ward 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

F17 Unsuitable GB, H, L The site is located within the Green Belt. Impact on setting of WHS, 
Englishcombe CA, scheduled monuments and medieval strip lynchets. 
Development would extend beyond the higher ground and Whiteway 
Road into the Newton Brook valley. This would radically change the 
tranquil rural character of this attractive landscape. Part of Twerton is 
widely visible from the rural landscape to the north west however 
development at this location would extend the intrusion of 
development over a much larger area to the west of Bath.  In such a 
complex landscape there are numerous vistas from public viewpoints 
and roads. The visual impact of development on views would be 
severe from the vast majority of views with loss of the attractive, high 
quality rural landscape and loss of intricacy. 
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Walcot ward 

 
 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WAL03 Suitability not 
proven 

F, H Flood Zone 2, FRA required. Impact on conservation area and 
Roman to medieval settlement of Bathwick to be determined and 
mitigated post-allocation.  

WAL05 Unsuitable  E, T The site is part of an SNCI. Site access, especially vehicle, but 
even pedestrian/cycling, appears unfeasible.  

WAL06 Suitability not 
proven 

F, H Flood Zone 3. Potential impact on WHS, conservation area and 
settings of listed buildings on London Road. 
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Wellow parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WELL02 Unsuitable GB The site is located in the Green Belt. 

WELL03 Unsuitable GB The site is located in the Green Belt. 

WELL04 Unsuitable GB, L The site is located in the Green Belt. Development of the site 
would be likely to be detrimental to the visual amenity of the 
Green Belt, the natural beauty of the AONB and would be likely 
to have an adverse impact on Public Rights of Way and trees. It 
is evident that the sites current usage and its vegetation gives a 
rural character to the local area that would be lost if the site 
were developed and which could not be easily mitigated on site 
because of its small size. 

Wellow parish/Combe Hay parish/South Stoke parish 
E13 Unsuitable GB, H, E, L The site is located in the Green Belt. It is an extensive area with 

multiple potential impacts on designated and undesignated heritage 
assets. Development within the SNA would cause significant habitat 
fragmentation in an area of high ecological importance and reduce the 
area of strategic capacity for habitat restoration and enhancement. It is 
likely that the SNA would suffer indirect impacts through development of 
the adjoining land from urban fringe pressures. There would be further 
impacts on SNCIs and priority habitats. Development in the land not 
covered by the SNA would impact on the foraging grounds of bats 
associated with the nearby Combe Down element of the Bath & 
Bradford on Avon SAC; this would also apply to land within the SNA. It 
is likely that the integrity of the SAC would be adversely affected. Radio 
tracking of the Combe Down bats showed that area 13 was a key 
foraging area for them. There was no record of them utilising area 14 
though their flight path abutted this area. Development would have a 
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high impact on the highly rural character and integrity of this valley. It 
would involve the loss of woodland and hedgerows and intimate little 
rural lanes. It would not relate to the urban area. Development would 
have a high impact due to the high visibility within the valley from roads, 
footpaths and properties. Urban development would appear incongruent 
in such a rural setting with no visual connection to the urban area. 
Development in this area would have a high impact on the rural 
character and make the city newly visible to a wide area of countryside, 
urbanising the area. The development would not visually appear to be 
part of the city. 
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West Harptree parish 

 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WH03 Suitability not 
proven 

F, H, L Flood Zone 1. Surface water flooding indicated on EA`s surface 
water flood risk maps within site.  Flood Risk Assessment 
required.  Public sewers and highway drainage crossing site 
represent a potential development constraint.  Sensitive 
landscape location at entrance to village on the A368 from Chew 
Lake. Limited development acceptable here to complement 
existing development to south of site. 
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Westfield parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WF01 Suitability 
not proven 

F, H, E, L Flood Zone 1. Surface water flooding indicated on EA`s surface 
water flood risk maps within site.  Flood Risk Assessment 
required.  Surface water flow paths to be preserved as blue 
corridor through the site. Prior to any allocation, further work 
required to determine impact on prehistoric to Roman occupation 
or activity. Protection of key ecological features required. In 
landscape terms, the site should only be considered as part of a 
comprehensive development, to ensure it can be successfully 
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integrated with the landscape. 

WF02 Unsuitable 
 

L The site lies within the landscape setting to 
Westfield/MSN/Radstock and on a visually prominent steep slope, 
sloping down to tributary stream valley of Wellow Brook. 
Development here would have a harmful, negative impact.  

WF14C Unsuitable 
 

L Upper valley side above disused railway line. Skyline location and 
situated within green setting of settlement.  

WF36A-E Unsuitable 
 

L The significance scores for both landscape and visual effects are 
both high and negative. Hence development in any or all of these 
land parcels is considered inappropriate and damaging to both 
the landscape itself and views of it. It would not be possible to 
mitigate for the loss of the integrity of the whole landscape which 
would occur even if development was partial. 
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Westmoreland ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WES03 Suitability not 
proven 

F, T Surface water flooding predicted on site, FRA required to 
address this. Significant public surface water sewers crossing 
the site are a constraint to development. Opportunities exist to 
access the site from Bellotts Road, only very limited possibility 
from Brook Road – a combination of both may be likely. Local 
transport impact: A TA is likely to be required to consider the 
impact on local roads. Peak hour congestion occurs on 
Bellotts Road, on its approach to Lower Bristol Road - 
increased flows in this should not result from development. 
The TA should include an assessment of local travel 
infrastructure - bus services, pedestrian/cycle routes etc. 
Wider transport impact: Transport Statement required.  
Minimal impact expected individually but will contribute to 
cumulative effect of the Western Riverside re-development.  
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suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

Close to a number of significant sites. Parking: Reduction to 
Local Plan parking standards considered acceptable given its 
location. However this cannot lead to vehicles displaced on-
street. 

WES12 Unsuitable E This is a heavily treed site with notable species.  

WES13 Suitability not 
proven 

F Surface water flooding predicted along highways adjacent to 
site.  FRA required to demonstrate development not at risk 
and will not exacerbate the flooding. 

WES15 Suitability not 
proven 

F, T Significant public sewers crossing the site are a constraint to 
development. No particular access issues, but local highway 
network capacity is a potential constraint. 

WES16 Suitability not 
proven 

E, F, H  The site and its buildings has potential to support use by 
protected species, including bats, nesting birds and badger 
and the redevelopment of the site could impact on these if 
present. There is a low risk of surface water flooding according 
to Environment Agency surface water flood risk maps. This 
should be considered as part of a drainage strategy. The site 
is currently occupied by minor industrial buildings that don’t 
possess the degree of heritage merit or value that would 
warrant them being retained. Therefore there is in-principle 
support for the redevelopment 
of the site. There are no known archaeological sites or 
monuments in the immediate vicinity that are likely to be 
affected by the proposed development, and given site’s 
industrial use since the early 20th century as a clothing factory 
and later bakery, I am content that the site is of relatively low 
archaeological potential, and that no further investigations or 
conditions will be necessary. No in principle objection in 
landscape terms, but any redevelopment would need to 
respect the context. Transport statement required. Loss of 
employment floor space would not be compatible with the 
current planning policy context, but it will be for the Local Plan 
to determine if this remains the case.  

WES17 Suitability not proven H, E Excessive building height could have a negative impact on the 
WHS. Prior to any allocation further work would need to be 
done to demonstrate that this could be avoided. Development 
of this site would need to incorporate a high quality river edge, 
including the establishment of a green edge and river access. 
It would also need to avoid unacceptable light spill. 
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Weston ward 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WSTN06 Suitability not 
proven 

F, H, E Flood zone 3. FRA required. Prior to any allocation, further work 
required to determine impact on setting of conservation area 
and neighbouring listed buildings. The site’s ecological assets 
would require protection.  

WSTN07 Unsuitable GB, H, L The site is located within the Green Belt. Development on this 
site would have a negative impact on WHS and Bath 
conservation area. The site is located within the AONB.  

Weston ward/Charlcombe parish 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A03I Unsuitable GB, H, E The site is located in the Green Belt. It is unsuitable for development 
due to the impact development would have on the setting of the 
WHS, the conservation area, Roman occupation and medieval 
lynchets. It is also part of an ecological network, a strategic GI area 
and the Cotswolds NIA and development of the site would severely 
compromise these.  
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Weston ward/Charlcombe parish/Lansdown ward 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

A03II Unsuitable GB, H, E, L The site is located in the Green Belt. It is unsuitable for 
development due to the impact development would have on the 
setting of the WHS, the conservation area, Roman occupation and 
medieval lynchets. Development within the SNA covered sections 
would cause significant habitat fragmentation in an area of high 
ecological importance and reduce the area of strategic capacity for 
habitat restoration and enhancement. It is likely that the SNA would 
suffer indirect impacts through development of non-SNA 
designated land through the resultant urban fringe pressures. 
Development of the eastern side of the area could also impact on 
the SNCIs through the resultant added urban fringe pressures. 
Development of fields containing species rich grassland would lead 
to loss or deterioration of this BAP priority habitat, as could 
potentially be the case with particular hedgerows. Development on 
the western edge of the area would impact upon the immediate 
foraging grounds of a sizeable pipistrelle roost in that area. 
Development on the Upper Slopes would have a high impact on 
landscape character on the upper valley slopes as it would cause 
the loss of the present extent of rural fields which create a fine 
setting that contains the northern extent of the city’s urban area. It 
would inevitably lead to the loss of the field pattern and hedgerows 
and trees. Extending development onto the Upper Slopes of the 
valley side would have a contrasting high impact. Views to the all-
important green upper slopes and skyline which are so typical of 
the setting of the City would be replaced by urban development. 
Examples of views affected are those from the south facing hills of 
the River Avon valley, more limited views from the A4 entering Bath 
from the west, views from the Cotswolds Way and from various 
parts of Weston village. 
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Whitchurch parish 

 
Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WCH01B N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH01D N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH03 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH04A N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH05 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH05A N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH06A N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH06B N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH07 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH08 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH09 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH11 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH12 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH12B N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH13 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

WCH13A N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH14 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH15 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH17 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH21 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH22 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 

WCH26 N/A JSP SDL  Assessed through Joint Spatial Plan and Local Plan. 
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Widcombe ward 
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Site ref Overall 

suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

D9B Unsuitable GB, L The site is located within the Green Belt. The site forms part of 
the lower slopes along the southern sides of Smallcombe Vale 
which is an important green hillside; an important characteristic of 
the World Heritage Site. the site is framed  by housing at Tying 
End and Horseshoe Walk on two side but is open to Smallcombe 
Vale and land in national Trust ownership on the other two sides. 
The significance of this area as open green space is recognised 
by its inclusion in the Bath Conservation Area and the Cotswold 
Area of Outstanding Natural Beauty as well as contributing to the 
distinct character of the World Heritage Site. Development within 
this area would cause significant harm to these assets. 
 

WID01 Suitability not 
proven 

F, H Surface water flooding predicted on site.  FRA required. Open 
watercourse is present along western boundary which then enters 
a culvert system at the northern boundary via a weir/overflow 
structure.  Site owner will have riparian responsibility towards the 
maintenance of the water course and associated structures.  On 
redevelopment sufficient access to the watercourse is required to 
facilitate maintenance. Potential impact on setting of listed 
buildings (Lower Bristol Road).  

WID03 Suitability not 
proven 

F, H FRA required. Potential impact on setting of listed buildings 
(Lower Bristol Road). 

WID04 Suitability not 
proven 

F FRA required. 

WID05 Suitability not 
proven 

F, T FRA required. Significant public surface water sewer crossing the 
site is a constraint to development. 

WID13 Suitability not 
proven 

F, H FRA required. Surface water flooding predicted along highways 
adjacent to site, FRA to demonstrate development not at risk and 
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Site ref Overall 
suitability 
assessment 

Reasoning 
for 
assessment 

Reasoning: further detail 

won’t exacerbate the flooding. Significant public sewers crossing 
the site are a constraint to development. Potential impact on 
setting of listed buildings (Lower Bristol Road) and conservation 
area. 

WID15 Suitability not 
proven 

F, T, ST4 Significant public sewers crossing the site are a constraint to 
development. Traffic impact assessment needed. Part of this site 
is currently safeguarded as a rail freight facility, under ST4. 

WID24 Suitability not 
proven 

H Important view-point. 

WID25 Unsuitable GB, E The site is located within the Green Belt and is within an SNCI.  

WID26 Unsuitable GB, H, E The site is located within the Green Belt. Development of this site 
would have a negative impact on setting of WHS, conservation 
area and numerous listed buildings. The site is located within an 
SNCI.  

WID27 Unsuitable T Site access, especially vehicular, but even pedestrian/cycling, 
would be a significant problem. 

WID28 Unsuitable H, E, L Negative impact on WHS (heritage), CA and settings of numerous 
listed buildings, along with possible prehistoric to Roman 
potential. The site is part of an SNCI. Development on this site 
would harm the landscape setting of Bath, and the WHS 
(landscape). 

Widcombe ward/Combe Down/Lyncombe ward 
Site 
ref 

Overall 
suitability 
assessment 

Reasoning for 
assessment 

Reasoning: further detail 

D12 Unsuitable GB, H, E, L, 
part LGS 

The site is located within the Green Belt and partly within a local 
green space. The site is an extensive area within WHS and Bath CA 
with multiple potential negative heritage impacts. There would be 
likely significant impacts on the SNCIs and priority habitats. 
Development would impact on the foraging grounds of bats 
associated with the nearby Combe Down element of the Bath & 
Bradford on Avon SAC. Radio tracking of the Combe Down bats 
showed the area to be used for foraging, and the loss of woodland, 
grassland and surrounding large hedgerows would impact upon the 
bats. Development would have a high impact on views from the 
roads, paths and properties in the area, and from properties along 
Greenway Lane which overlook the valley, from Beechen Cliff School 
and Alexandra Park in its prominent hilltop location. The potential to 
mitigate high density development would be low because of the high 
visibility of the area due to the topography and being overlooked from 
Ralph Allen Drive, Beechen Cliff School, Alexandra Park, properties 
in Greenway Lane and wider views from the National Trust 
landscape to the east. 

 


