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Chapter 1
Introduction

Context

1.1 Bath & North East Somerset Council (B&NES) is in the process of preparing a

new Local Pl an, following the decision to o6r
This was as a consequence of governmentodés pr
Planning Policy Framework (NPPF) and the standard method of assessing housing

need figures.siteBO nperwo cdecsad Ilwadsorhel d to suggest
locations for the Council to consider. It is these sites that this heritage impact

assessment (HIA) process was commissioned to consider.

1.2 This report builds on the work undertaken by LUC in 2013, 2017 and 2024 for
B&NES, examining the potential impacts of proposed land allocations in the vicinity
of Whitchurch and Bath. As such, it follows the same broad methodology and
approach for consistency.

Scope
1.3 This report forms part of a suite of HIA documents, covering the proposed

allocations within the B&NES Local Plan. It covers the following sites, set out in
Table 1.1:

Table 1.1: Sites covered in this report

Group Name

Bath (North-west) North of Napier Road, Weston

Bath (North-west) Bath Equestrian Centre

Bath (North-west) Land adjacent to Westmead Gardens,
Weston

Bath (urban) NHS House, Combe Park

Bath (urban) Car park adjacent to Combe Park

Bath (urban) Land east of Station Road, Newbridge

Bath (urban) Hampset Cricket Club

Bath (urban) Production Quarter
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Group Name

Bath (urban) Kingswood Playing Fields

Bath (urban) Whiteway Road (Gypsy and Traveller
site)

Batheaston and Bathford Bathford Nurseries (South)

Batheaston and Bathford Poplar Nursery, Batheaston

Batheaston and Bathford Box Road

Batheaston and Bathford Ashley Road

Corston 1 Corston 1

1.4 The Sites are shown on Figure 1.1.
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Figure 1.1: Sites included in the assessment
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Aim and objectives

1.5 The purpose of this study is to provide additional evidence for the Bath and North
East Somerset Local Plan to help inform the potential allocation of land in and around
Bath.

1.6 The study objectives were to:

A Undertake a review of the key documents providing context for the potential
allocations.

A Identify heritage assets with the potential to be affected by the potential land
allocation.

Understand their significance, including any contribution made by setting.

p>2)

Assess the likely effect on heritage significance arising from development in
relevant potential land allocations i including those arising from setting change
and cumulative/in-combination effects.

p>)

Provide commentary on the wider relationships between heritage assets and
the historic landscapes of the area, including potential for effects as a
consequence of development.

>

Provide recommendations for opportunities to avoid, reduce and/or offset
effects identified.

>

Legislation, policy and guidance

1.7 The assessment has regard for legislative requirements in relation to the historic
environment and has been informed by national and local planning policy. It also
takes account of established sector guidance on the assessment of significance of
heritage assets and how to assess the impact of proposals on that significance.

Statutory Duties

1.8 Legislation relating to archaeology and scheduled monuments is contained in the
Ancient Monuments and Archaeological Areas Act 1979, as amended. Under the
terms of the Act the Secretary of State has a duty to compile and maintain a
schedule of monuments of national importance. The purpose of the schedule is to
help preserve these monuments, so far as possible, in the state in which they have
come down to us today.
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1.9 Legislation regarding buildings and areas of special architectural or historic
interest is contained in the Planning (Listed Buildings and Conservation Areas) Act
1990, as amended. The 1990 Act places a number of duties on decision makers. Key
amongst these are:

A Section 66. This states that when considering planning applications that affect
l i sted buil dings, Aspeci al -nragkgear did owitlhle b e
desirability of preserving the building or its setting or any features of special

architecturalorhi st ori c i nterest which It possesse
A Section 69. This statest hat conservation areas are des
architectural or historic interest” which is "desirable to preserve or enhance";
and
A Section 72. This states that in considering applications that affect conservation
areas, fAspecial attention shal/l be paid to t
enhancing the character or appearance of t
110l n the operation of this | aw, the concept

66 and 72 has been interpreted as to do no harm.

National Planning Policy i current

1.11 National planning policy is laid out in the National Planning Policy Framework
(NPPF) (revised December 2024).

1.12 Achieving sustainable development involves seeking positive improvements in

the quality of the environment and, in the case of heritage assets, requiring local

planning authorities to look for opportunities to enhance or better reveal their

significance (para.206). It is also a fundamental part of Plan-making, as set out in

Chapter 3 of the NPPF. Chapter 3 states that: "The preparation and review of all

policies should be underpinned by relevant and up-to-date evidence. This should be
adequate and proportion at eé" and "should demonstrate hov
addressed relevant economic, soci al and envi
adverse impacts on these objectives should be avoided and, wherever possible,

alternative options which reduce or eliminate such impacts should be pursued.”

(paragraphs 31 and 32)

1.13Par agr aph 20 Plans shautd set outt alpasitive gtrategy for the
conservation and enjoyment of the historic environment, including heritage assets
most at risk through neglect, decay or other threats. This strategy should take into
account:
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(d) the desirability of sustaining and enhancing the significance of heritage assets,
and putting them to viable uses consistent with their conservation;

(e) the wider social, cultural, economic and environmental benefits that conservation
of the historic environment can bring;

(f) the desirability of new development making a positive contribution to local
character and distinctiveness; and

(g) opportunities to draw on the contribution made by the historic environment to the
character of a place.o

1.14 The purpose of this assessment is to address both the plan-making and historic
environment chapters of the NPPF by providing a robust evidence base to inform the
development of the local plan.

NPPF i December 2025 draft

1.15 While a range of changes have been proposed by government through the
publication of a draft NPPF in December 2025, the provisions with regard to plan-
making remain relatively consistent. Policy HE1 states:

1. To support the conservation, enhancement and enjoyment of the historic
environment, development plans should, at the most appropriate level:

a. Identify the main heritage features within the plan area, including those
heritage assets at most risk through neglect, decay or other threats, set
out the key issues facing them and create a positive strategy for their
conservation and enhancement, including where these assets can be
used to support sustainable growth;

b. Be informed by a proportionate heritage assessment and should consider
the wider social, cultural, economic and environmental benefits that
conservation of the historic environment can bring;

c. Take opportunities, for example through design codes and masterplans, to
draw on the contribution which the historic environment can make to the
character and quality of development;

d. Be supported by a local list to identify non-designated heritage assets that
are important to the local community.

1.16 However, for the purposes of impact assessment (the framework does not
distinguish between strategic and site-specific assessments), the provisions with
regard to Ol ess tfordesignatedassdétsshave beanlremovad. mo6
Levels of effect are, therefore, presented on a standard rating scale, along with
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providing a view on substantial/less than substantial harm for clarity against the
current and emerging NPPF.

Sector Guidance

1.17 The methodology has been developed with reference to current guidance. This
includes:

A Institute of Environmental Management and Assessment (IEMA), the institute of
Historic Building Conservation (IHBC) and Chartered Institute for Archaeologists

(CIfA) (2021) O6Principles of Cultural Her i

[See reference 1]

A Chartered Institute for Archaeologists (CI
desk-based assessment 0.

A Historic England (2015 )sited\kbcasonsdrrLocal Envi r onr
Pl ans: Hi storic Engl an[8eekidrencecd Note 306 ( HE
A Historic England (2017) 6The Setting of
Good Practice Advi ce i nSeeréfaaemaei3ng Not e 360
A Historic England (2008) 6Conservation pri
sustainabl e management ofBeeteferencehd]st ori c eny

Definitions

1.18 The following definitions are provided in Annex 2 of the NPPF:

A Heritage Assets: A building, monument, site, place, area or landscape
identified as having a degree of significance meriting consideration in planning
decisions, because of its heritage interest. Heritage assets include designated
heritage assets and assets identified by the local planning authority (including
local listing).

A Archaeological Interest:  a heritage asset which holds or potentially could hold
evidence of past human activity worthy of expert investigation at some point.
Heritage assets with archaeological interest are the primary source of evidence
about the substance and evolution of places, and of the people and cultures that
made them.
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>

Designated Heritage Assets:  world heritage site, scheduled monuments, listed
buildings, protected wreck site, registered parks and gardens, registered
battlefields and conservation areas.

>

Significance: The value of a heritage asset to this and future generations

because of its heritage interest. This interest may be archaeological,

architectural, artistic or historic. Significance derives not only from a heritage
assetds physical p itsesedtegr ce, but al so from

>

Setting: The surroundings in which a heritage asset is experienced. Its extent is
not fixed and may change as the asset and its surroundings evolve. Elements of
a setting may make a positive or negative contribution to the significance of an
asset, may affect the ability to appreciate that significance, or may be neutral.

Reporting, Assumptions and Limitations

1.19 The findings and recommendations have been drawn together into this report.
The following assumptions and limitations have been made during the process of this
assessment.

1. This study only considers the effect that the development of the Site would have
on the significance of individual heritage assets. It does not include assessments
of impact on public and visual amenity, landscape character, or constitute a
townscape and visual impact assessment; these are related but distinct
disciplines, evidenced by the separate guidance document and methodology for
such assessments, as set out by the Landscape Institute and IEMA (in
partnership with Historic England) (2013) in Guidelines for Landscape and Visual
Impact Assessment (3rd edition). The study has utilised a range of sources on the
areads historic environment. Much of this |
compiled from a variety of sources (e.g. Historic Environment Record (HER) data
and Conservation Area documentation). It has been assumed that this information
is reasonably accurate unless otherwise stated.

2. This report is intended to provide information on the historic environment impacts
of the potential local plan land allocations. It provides professional judgements on
likely effects to heritage assets in line with the cited guidance. The appraisal work
has been undertaken by appropriately qualified and experienced staff.
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3. As detailed proposals for the Site are not available, the study cannot draw

5.

conclusive statements regarding the significance of the potential impacts or
definitive levels of harm. Detailed assessments would need to be undertaken as
part of any subsequent planning applications and, if necessary, accompanying
Environmental Impact Assessments (if the decision is taken to proceed with the
allocation of these sites for development).

The assessment of potential effects was based upon a series of assumptions to
provide a maximum case scenario, in line with the required precautionary
approach. The assumptions applied to the assessment are set out in Chapter 2:
Methodology.

Where suggestions for the avoidance, reduction or offsetting of harm have been
provided, these should not be read as definitive. Development-specific impact
assessments will be required, with mitigation measures reflecting the precise
impacts identified at that stage. The suggestions in this report should not be
assumed to confer acceptability of a specific development.
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Chapter 2
Methodology

Introduction

2.1 This section outlines the methodology that was used in the study on a task-by-
task basis. Key data sources are also identified. The tasks were as follows:

p2)

Task 1: Review key documents;

p2)

Task 2: Data collection;

p2)

Task 3: Identification of affected assets and determination of significance;

p2)

Task 4: Appraisal of the risk of harm;

p2)

Task 5: Summary of risk for individual assets;

p2)

Task 6: Cumulative risk of harm appraisal; and

p2)

Task 7: Site visit and appraisal mitigation.

Task 1: Review key documents

2.2 In order to provide an updated and relevant assessment, and to bring it in line

with current legislation and policy, a review of the previous documentation was
undertaken. This included a review of the previous work undertaken for relevant site,
the wider suite of local plan documents, and 1 whererelevanti dev el oper 6s
masterplans and/or related information for relevant site.

Task 2: Data collection

2.3 Supporting data and information was collected and collated for the study area.
Sources consulted comprise:

>

GIS data for the proposed land allocations;

>

Historic England (HE) designated heritage asset data;

>

Bath and North East Somerset Historic Environment Record (B&NES HER)
data;

A UNESCO World Heritage Site List and adopted management plans;
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>

Conservation Areas i GIS data and supporting documents (e.g. Conservation
Area Appraisals);

>

Modern Ordnance Survey (OS) 1:25,000 raster and MasterMap vector maps
(provided by the client); and

>

Light Detection and Ranging (LIDAR)-derived Digital Terrain Model (DTM) and
Digital Surface Model (DSM).

Task 3: Identification of affected assets and
determination of significance

2.4 The heritage assets susceptible to potential development of the Site has been
undertaken using a standard study area applied to each allocation boundary. Any
designated assets within the Site are assumed i unless otherwise stated i to be
retained; any non-designated archaeological assets, conversely, are assumed to be
lost. Assets in the vicinity of the Site with the potential to experience setting change
have been identified using a 500m study area for low-rise (9-13m) development in
urban areas, and 1km in more open rural and peri-urban areas. Where specifically
stated, a zone of theoretical visibility model (ZTV), derived from Environment Agency
LiDAR digital surface model (DSM) and digital terrain model (DTM) data has been
employed to identify assets with theoretical intervisibility with the Site. In general, this
has only been undertaken where a masterplan is in place for the Site to enable
effective estimation of footprints, retained open space/landscaping, and building
heights.

Ascribing significance

2.5 The value of heritage assets to present and future generations is measured by
their heritage significance: the sum of their heritage values. Heritage assets can be
important for many reasons and in different ways to different people. In this
assessment, significance is articulated in accordance with Historic England's
guidance document Conservation Principles (2008) [See reference 5] which
identifies four principal heritage values which can be used to help explore and
understand the multiple ways that a heritage asset can be considered important. The
four key values are:

A Evidential - What does the study of the physical remains of a place reveal?
What evidence does it hold of its past? What can it contribute to a greater
understanding of our collective history?
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>

Historical - What is the story of the place? How can it connect past people and
events to the present? What evidence survives that makes this place distinct
from others?

>

Aesthetic - How does the place stimulate the senses and mind? Is it inherently
attractive, eye-catching, innovative or inspiring?

>

Communal - What does the place mean to people now? How important is it to a
communityobés collective i dentity? Is it a ¢

Contribution of setting

26ln l'ine with NPPF, the contribution that s
has been considered. Setting is defined by the NPPF as the surroundings in which

an asset is experienced. The contribution made by setting to an asset's heritage

significance is set out discursively with reference to Historic England's (2017) setting

guidance. This, and an understanding of the nature and likely interaction of future

change with the contribution of setting to the asset's significance, has been used to

determine susceptibility to change.

Importance

2.7 Heritage values help in understanding cultural significance of an asset, but do not

determine the level of that significance, nor the level of legal or planning policy
protection afforded to that asset. o6l mportan
significance requires protection in decision-making.

2.8 Professional judgment has been employed alongside use of the designation
criteria for assets of national significance and regional research agendas. Assets
may derive their significance from one or more of the heritage values outlined above,
but a lack of interest in one or more of these areas does not indicate a lower level of
importance, just that their interest lies elsewhere.

2.9 Importance derives from a consideration of:

A how strongly are the identified heritage values demonstrated or represented by
the place, compared with other places?

A how do its values relate to statutory designation criteria, and any existing
statutory designations of the place? [See reference 6]

p>2)

levels of planning constraint imposed by legal or policy provisions.
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Table 2.1: Levels of importance and their definitions

Level of importance

Definition

Outstanding

Usually, designated heritage assets of international
significance: world heritage site.

May be highly graded-listed buildings, scheduled
monuments, highly-graded registered parks and gardens,
registered battlefields, protected wrecks and conservation
areas of demonstrably international significance or
exceptional national significance. Assets such as this are
often part of multiple, overlapping designations and of
strong collective significance with other heritage assets.

High

Usually, designated heritage assets of national
significance: scheduled monuments, Listed buildings, [See
reference 7] registered parks and gardens, registered
battlefields, and protected wrecks.

Conservation areas, as a statutory designation, although
individual examples may be more or less significant.

Medium

Locally listed buildings or locally listed parks and gardens,
site of archaeological interest as noted on the HER,
previously unidentified non-designated assets of
demonstrably national and regional significance.

Conservation areas of demonstrably lower significance.

Low

Usually non-designated heritage assets of local
significance.

Uncertain

May be key features in a conservation area, buildings /
areas / parks and gardens identified on the HER or historic
maps, previously unidentified non-designated assets of
demonstrably national or local significance.

Task 4: Appraisal of risk of harm

2.10 The risk of harm to the significance of heritage assets, should the Site be
developed, was then appraised. This focused on effects to the significance of the
asset in line with NPPF and considers:

A The significance and importance of the asset
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A The likely level of harm of the potential development type, split into that arising
from residential, other infrastructure (this category comprises uses such as a
primary school or community centre) and green space.

2.11 For assets within the Site boundary, the level of harm relates to physical harm to
the asset itself and harm to the significance of an asset related to setting change.

2.12 For assets outside of the Site boundary, the level of risk relates to potential
harm to the significance of an asset via a change in its setting. Assessment of effects
related to setting change follows the stages set out in HE guidance (GPA3).

2.13 A variation of a red/amber/green (RAG) rating system was used to give an initial
assessment of the predicted level of harm that would be caused to the asset(s),
should the Site be developed. This included extra categories in addition to the red,
amber and green in order to be able to reflect a more nuanced approach to predicting
harm from development across the Site.

2.14 The level of risk of harm is defined in Table 2. 2. Professional judgement has
been used to inform the final decision regarding the degree of harm.

Table 2.2: Definition of levels of risk of harm

Rating Level of risk of harm to asset

Very high An area of high importance and sensitivity, where development would have the
greatest impact. The development of the Site is likely to be of such a scale that
the significance of the heritage asset would experience significant harm, up to
and potentially including O6substant.i
no potential for meaningful mitigation.

An area of high importance and sensitivity, where development would have a
significant impact. Development of the Site is likely to result in a significant
harmful impact on the significance of the heritage asset, but this could be

reduced (but not removed) via appropriate mitigation.

High -medium Area of medium-high importance and sensitivity where development would
have a harmful impact if no mitigation occurred. Development of the Site could
result in a harmful impact on the significance of the heritage asset but this
i mpact is I|ikely to fall within the
could be reduced via appropriate mitigation (such as via landscape design

solutions).

Area of medium importance and sensitivity. The development of the Site may
result in a harmful impact to the significance of a heritage asset but it is likely
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Rating Level of risk of harm to asset

that these impacts could be avoided via appropriate mitigation (such as via
landscape design solutions).

Medium -low Area of medium to low sensitivity. Potential impact will be of such a minimal
scale that the significance of the heritage asset will not be harmed.

Low Area of low sensitivity. development of the Site is likely to result in minimal
impact on the significance of the asset. It is likely that no mitigation would be

required.

Task 5: Summary of risk appraisal for individual
assets

2.15 Building on the generalised risk appraisal, detailed appraisals for individual
assets likely to experience effects was conducted to arrive at a view on likely levels
of harm for the purposes of the NPPF, and an overall rating to capture the subtleties
of changes to significance.

Assessing impact

2.16 Assessment of the impact to assetsoheritage significance as a result of the
development of each site has been undertaken using professional judgement and an
understanding of how the heritage values of that asset that contribute to its heritage
significance will be affected.

2171l n accordance with step 3 of Historic Engl
selection of site allocations, the next stage of the assessment is to establish the

sensitivity of that significance to change, and the risk of harm from the proposed

change.

Sensitivity

2.18 An asset's sensitivity to change does not automatically equate to its level of
significance but is dependent on where that significance lies and the type of
proposed change. This is assessed using an understanding of the assets'
significance, professional judgement and consideration of the potential interaction
with the proposed development.
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Table 2.3: Sensitivity to setting change rating criteria

Sensitivity to Criteria

setting change

High The site makes a considerable contribution to the significance
of the asset, and this contribution may be affected by the
development of the site.

Medium The site makes a moderate contribution to the significance of
the asset, and this contribution may be affected by the
development of the site.

Low The site makes a marginal contribution to the significance of
the asset, and this contribution may be affected by the
development of the site.

None The site does not contribute to the significance of the asset; or;
The site contributes to the significance of the asset, but that
contribution will not be affected by the development of the site.

Risk of harm

2.19 The risk of harm to each asset type or group resulting from the proposal was
ascribed a level under the criteria given in Table 2.4. For the assessment, assets
within the Site were assumed to experience physical impact/ total loss, automatically
resulting in a high level of harm.

2.20 The risk of harm appraisal assumes a worst-case scenario approach resulting
from the development of the Site.

Table 2.4: Levels of harm

Potential harm to asset Criteria

High The significance of the heritage asset
would be lost or substantially harmed by
the development.

Medium The significance of the heritage asset

would be harmed. The harm would fall
within the less than substantial bracket
but may be at a high to moderate level.
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Potential harm to asset Criteria

Low The significance of the heritage asset
would be harmed. The harm would fall
within the less than substantial bracket
but is likely to be to a low level.

None The significance of the heritage asset
would not be harmed.

Level of effect

2.21 The assessment took the potential harm to the asset and considered it against
the asset's relative importance level. This established a proportionate level of effect
on the historic environment overall. These levels of effect can be understood as
being broadly comparable to the significance of effects for the purposes of the EIA
Regulations. However, the assessment undertaken for this more strategic appraisal
necessarily lacks the resolution available with a fixed, detailed design in place.

2.22 Significant effects are deemed to be those falling within the High and Medium-
high levels. This means where substantial harm and the higher end of less-than-
substantial harm occurs to assets of high or medium importance.

2.23 The assigned levels focus on the harm that an asset might experience.
However, the descriptive assessment also identifies any beneficial changes where
applicable.

2.24 The level of the effect has been determined using professional judgement to
reflect the importance of the historic asset using the scaled criteria in Table 3.4
below. This approach accords with the guidelines for assessment set out in the
PCHIA guidance ter med o6wei ghting the effectod).

2.25 The final level of effect also considers embedded design mitigation which could
be applied to each site as outlined in the masterplan, such as the location of sports
pitches in the West Whitchurch Site and the use of lower storey buildings in some
parts of the Sites.
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Table 2.5: Level of effect criteria

Level of effect Description

A large magnitude of change (e.g. major, total or near total
loss) to the heritage significance of an asset of medium or high
importance.

A medium magnitude of change (e.g. moderate loss or
alteration) to the heritage significance of an asset of medium or
high importance; or a large magnitude of change (total or near
total loss) to an asset of low importance.

A small magnitude of change (slight loss or alteration) to the
heritage significance of an asset of medium or high
importance; a medium or small (slight to substantial loss or
alteration) to the heritage significance of an asset of low
importance; or any change to a historic asset of very low
importance.

Negligible No change to the heritage significance of the asset.

2.26 These levels of effect can be understood as being broadly comparable to the
significance of effects for the purposes of the EIA Regulations. However, the
assessment undertaken for this more strategic appraisal necessarily lacks the
resolution available with a fixed, detailed design in place.

Task 6: Cumulative risk appraisal

2.27 In addition to assessing the risk of potential effects to individual heritage assets,
an assessment was also undertaken of the potential cumulative effect of proposed
development on the local historic environment. This considers:

A Potential effect on group value of assets.

A Combined impact of individual effects from one proposed development on a
particular asset.

A Effects from several developments which when considered together could give
rise to significant cumulative effects.

2.28 The potential cumulative effects are reported using the same scale as Table
2.1. This judgement is based on professional opinion.

LUC | 24



Local Plan allocations heritage impact assessments August 2026

Task 7: Site visits and appraisal moderation

2.29 Initial impressions on likely potential risks on known archaeological remains,
archaeological potential and effects related to the setting change were tested in the
field. This included assessing how the development site can be viewed from key
assets. It also included photography to illustrate any key points.
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Chapter 3
City of Bath World Heritage Site

Baseline

Description

3.1 The asset is a world heritage site (WHS), inscribed on the UNESCO world
heritage list. The City of Bath is exceptional in having two UNESCO inscriptions; in
1987 it was inscribed for its Hot Springs, Roman archaeology, Georgian buildings
and natural landscape setting; and it was inscribed a second time in 2021 as one of
the Great Spa Towns of Europe i fashionable spa towns laid out around natural
springs which are used for health and wellbeing.

3.2 The WHS contains approximately 5000 listed buildings, representing one of the
highest concentrations of Grade | and Grade II* listings outside of central London.
[See reference 8] These listings include:

A The Royal Crescent: Grade | listed sweeping 500-foot-long crescent, consisting
of 30 listed terraced houses overlooking Royal Victoria Park. Designed by John
Wood the Younger and built between 1767 and 1774.

b

The Circus: Grade | listed townhouses, considered a masterpiece of Georgian
town planning. Designed by John Wood the Elder and completed by his son.

>

The Roman Baths and Grand Pump Room: Grade | listed complex featuring
significant Roman remains and the 18th-century Pump Room.

>

Bath Abbey: Grade I listed medieval church located adjacent to the Roman
Baths. It was the last great medieval church built in England.

p>2)

Pulteney Bridge: Grade | listed bridge, designed by Robert Adam and
completed in 1774. Famous for being one of the few in the world to have shops
built continuously across its full span.

>

The Assembly Rooms: Grade | listed building built by John Wood the Younger
in 1771.

3.3 The WHS context with the Sites is shown on Figure 3.1.
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Figure 3.1: WHS in context
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Summary of Outstanding Universal Value

Inscription criteria

3.4 The asset is of outstanding importance. The property is inscribed on the World
Heritage list under selection criteria i, ii and iv:

I To represent a masterpiece of human creative genius.

il. To exhibit an important interchange of human values, over a span of time or
within a cultural area of the world, on developments in architecture or technology,
monumental arts, town-planning or landscape design.

Y2 To be an outstanding example of a type of building, architectural or
technological ensemble or landscape which illustrates (a) significant stage(s) in
human history.

3.5 The management plan for The City of Bath WHS breaks down the OUV into
component parts called attributes. It identifies six headline attributes for Bath:

>

Roman archaeology

>

The hot springs

>

Georgian town planning
A Georgian architecture
A The green setting of the city in a hollow in the hills

A Georgian architecture reflecting 18th century social ambitions

3.6 Under these headings, The City of Bath World Heritage site Management Plan
2024-2030 identifies 53 sub-attributes that provide more detail on how the attribute is
conveyed [See reference 9].

Integrity

37The Statement of OUV (06SOUVSG6 20132030qguot ed
outlines the integrity of the Site:

3.8 iRemains of the known Roman baths, the Temple of Sulis Minerva and the below
grounds Roman archaeology are well preserved and within the property boundary as
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are the areas of Georgian town planning and architecture, and large elements of the
landscape within which the city is set. Despite some loss of Georgian buildings prior
to inscription, the Georgian City remains largely intact both in terms of buildings and
plan form. An extensive range of interlinked spaces formed by crescents, terraces
and squares set in a harmonious relationship with the surrounding green landscape
survive.

3.9 The relationship of the Georgian City to its setting of the surrounding hills remains
clearly visible. As a modern city, Bath remains vulnerable to large-scale development
and to transport pressures, both within the WHS and in its setting that could impact
adversely on its garden city feel and on views across the property and to its green

s et t [Seegelerence 10]

310The greatest threats to Bathdés integrity a
urban development and encroaching tall buildings which would impact on historic
sightlines both within the city and from its wider setting.

3.11 Although there are few threats to the principal buildings within the city, their
integrity has been eroded by:

A Development and skyline changes

A Traffic and congestion

A Public Realm Decay

Authenticity

3.12 The 2013 Statement of OUV (SOUV)st at es, A The hot springs,
reason for the Cityo6s original devel opment,
Roman remains are preserved, protected and displayed within a museum

environment, and the Roman Baths can still be appreciated for their original use. The

majority of the large stock of Georgian buildings have been continuously inhabited

since their construction, and retain a high degree of original fabric. Repairs have

largely been sympathetic, informed by an extensive body of documentation, and

aided by a programme of restoration in the late twentieth century.

3.13AiMore vulnerable is the overall I nteracti o
terraces, crescents and squares and views to the surrounding landscape that
contributed to the cityobés visual harmony. Th
respect the planning of the Georgian terraces, to respect the scale and rhythm of its
structur es, and to cont/[Beeleferenee 11p pi ct uresque
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3.14 The statement recognises thatt he ci tydés relationship with
landscape remains legible despite changes to its context beyond the Georgian extent

of the city. The statement suggests that the authenticity of the setting depends on the
ability to underonshipwitt itsthistaic contekt.yAGtisenticitg dam t i

therefore be affected by change in the setting which affects the understanding of its

siting and historic relationship to the landscape. The attributes which convey this

relationship are discussed below.

Attributes of Outstanding Universal Value

3.15 Attributes are aspects which are associated with or express the Outstanding
Universal Value of a World Heritage property. The protection, conservation and
management of the WHS is managed through the protection of these attributes.

3.16 The attributes are a list of characteristics or qualities that convey the values
identified in the statement of OUV. These characteristics are conveyed to the
observer through receptors. Receptors include tangible features such as individual
assets and material remains, views, landscape character, location and setting, form,
function and use, and also intangible aspects such as traditions, language, spirit and
feeling.

3.17 The contribution sites make to outstanding universal value of the WHS has been
established by considering if and how the Site conveys each headline attribute. This
has been done by looking at the receptors within the Site and how they relate to each
sub-attribute. The identification of receptors was based on the maps provided in The
City of Bath World Heritage site Setting SPD. The Setting SPD is not exhaustive, but
it is extremely thorough. It highlights the key receptors for each attribute and this was
deemed sufficient for the strategic purposes of this assessment to be able to carry
out a robust assessment and gauge the potential impact on the attributes.

3.18 The more sub-attributes the Site has and the more strongly they conveyed, the
greater the contribution of the Site to the OUV of the WHS.

3.19 The SOUV defines the attributes, which are expressed further in the 2024-2030
Management Plan and summarised below:

3.20 Roman archaeology . The key components contributing to this attribute of
Bat h 6 sinclade:V

A Archaeological remains of the Roman temple of Goddess Sulis Minerva and
baths complex built around the Iron Age Sacred Spring including the Great
Bath, East Baths, Circular Bath, West Baths, and Gymnasium with the Roman
Baths still capable of being used for their original function.

LUC | 30



Local Plan allocations heritage impact assessments August 2026

>

>

>

Roman archaeological remains within the city wall (itself thought to be of Roman
origin) beyond the temple and baths complex, demonstrating the extent of the
city

Roman and Iron Age archaeological remains beyond the city wall including hill
forts, field systems, villas and funerary monuments, demonstrating the context
of the Roman city

The surrounding road system and street plan of the Roman city, overlain by the
medieval layout and influencing the form of the Georgian city, such as London
Road

3.21 Thehotsprings. The key components contributing
OUV include:

A

p2)

Bath as a centre of healing, the medical research and learning associated with
the O6cured of the hot waters and medi cal
including almshouses and hospitals.

The spiritual importance of the hot springs, the cultural use of the waters and
the continuous flow of hot water from antiquity to present day

3.22 Georgian town planning . The key components contributing to this attribute of
Bat h 6 sinclade:V

A

A
A

>

The introduction of innovative forms of town planning including squares,
crescents and circus

The deliberate creation of a beautiful city

Views and vistas, within the Georgian city deliberately created by awareness of
context, and beyond, including such components as Prior Park and Sham
Castle, designed to view, and be viewed from, the city centre

C18th picturesque principles including the relationship of buildings to landscape,
the concept of blending countryside and town, and historic parks and gardens

3.23 Georgian architecture . The key components contributing to this attribute of
Bat h 6 sinclade:Vv

A

A

Transposition of Palladiobds ideas to the
setting, and employed in a wide range of building forms including houses, public
buildings, Pulteney Bridge and churches

Key visual l andmar ks within views, such
Tower
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3.24 The green setting of the city in a hollow in the hills . The key components
contributing to thitwmcludet tri bute of Bathodos OUV

A The compact and sustainable form of the city contained within a hollow of the
hills

>

Green, undeveloped hillsides within and surrounding the city

>

Trees, tree belts and woodlands predominantly on the skyline, lining the river
and canal, and within parkland and gardens

A Open agricultural landscape around the city edges, in particular grazing and
land uses which reflect those carried out in the Georgian period

A Fingers of green countryside which stretch right into the city

3.25 Georgian architecture reflecting 18th century social ambitions . The key
components contributing tiecludehi s attribute of

A The patronage and vision of John Wood the Elder, Ralph Allen and Beau Nash
in leading the social, economic and physical re-birth of the city from a small
provincial English town into an internationally famous resort

A Bath as a place of resort, attracting visitors from a wide geographical area, and
the historical associations with the extensive list of famous and influential
people who visited

The Great Spa Towns of Europe World Heritage  Site

Summary of Outstanding Universal Value

3.26 The asset is of outstanding importance. The property is inscribed on the World
Heritage list under selection criteria ii and iii:

. Exhibit an important interchange of human values, over a span of time or
within a cultural area of the world, on developments in architecture or technology,
monumental arts, town-planning or landscape design;

iii. Bear a unique or at least exceptional testimony to a cultural tradition or to a
civilization which is living or which has disappeared.

3.27 The management plan for The City of Bath WHS breaks down the OUV into
component parts called attributes. It identifies seven headline attributes for the Great
Spa Towns of Europe:
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>

Mineral Springs

>

Spa Spatial ensemble

>

Spa architecture

>

Therapeutic Spa Landscape
A Spa Infrastructure
A Continuing spa function

A Internationalism

3.28 Under these headings, The City of Bath World Heritage site Management Plan
2024-2030 identifies 31 sub-attributes that provide more detail on how the attribute is
conveyed [See reference 12]

Integrity

329The Statement of OUV (6SOUVSO 2013R030gquoted
outlines the integrity of the Site:

A 6The el even component parts that compri se
most exceptional examples of European spa towns. All component parts share
a set of determining characteristics f or me
creati ngo phistarg and deelopmbng the heyday period from
around 1700 to the 1930s. Each and every one continues to function for the
purpose for which it was originally developed.

b

The series illustrates the main stages of the development of the spa
phenomenon, starting with the most influential spa towns in the 18th century, to
the development of model spa towns in the 19th century, to towns that are
testimony to the last stages of the phenomenon in the early 20" century.

p>2)

The greatest threat to the Great Spa Town s
redevelopments of the towns made to keep pace with new spa technologies and
standards of service and hygiene. This can create tension with the conservation
of the historic buildings, as can challenges in the adaptive reuse and technical
upgrading of industrial structures.

>

Climate change and urban development also pose threats to the integrity of the
Great Spa Towns of Europe.
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Authenticity

330The 2013 Statement of OUV states, O0The pro
authenticity in terms of form and design, materials and substance, use and function,
traditions, and location and setting.

3.31 The veracity and credible expression of attributes embodied in structures that
date from around 1700 to the 1930s, the principal period of contribution to
Outstanding Universal Value, is further evidenced during substantial and sustained
conservation works that are informed by expansive archival collections of plans,
documents, publications and photographs held at each component part.

Attributes of Outstanding Universal Value

3.32 Attributes are aspects which are associated with or express the Outstanding
Universal Value of a World Heritage property. The protection, conservation and
management of the WHS is managed through the protection of these attributes.

3.33 The attributes are a list of characteristics or qualities that convey the values
identified in the statement of OUV. These characteristics are conveyed to the
observer through receptors. Receptors include tangible features such as individual
assets and material remains, views, landscape character, location and setting, form,
function and use, and also intangible aspects such as traditions, language, spirit and
feeling.

3.34 The contribution each Site makes to outstanding universal value of the WHS
has been established by considering if and how the Site conveys each headline
attribute. This has been done by looking at the receptors within the Site and how they
relate to each sub-attribute. The identification of receptors was based on the maps
provided in the Setting SPD. The Setting SPD is not exhaustive , but it is extremely
thorough. It highlights the key receptors for each attribute and this was deemed
sufficient for the strategic purposes of this assessment to be able to carry out a
robust assessment and gauge the potential impact on the attributes.

3.35 The more sub-attributes the Site has and the more strongly they conveyed, the
greater the contribution of the Site to the OUV of the WHS.

3.36 The SOUV defines the attributes, which are expressed further in the 2024-2030
Management Plan and summarised below:

3.37 Mineral Springs. The key components contributing toc
OUV include:
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A Number of working springs, and their characteristic spatial pattern (i.e.
monocentric, linear, polycentric) and setting

A Continuous flow of hot water from antiquity to the present day
3.38 Spa spatial ensemble . The key components contributing to this attribute of

Bat h 6 sincladg:V

A 18th Century landscape aesthetics including the relationship, orientation and
layout of buildings to landscape and contours blending countryside and town.

A Views and vistas, within the Georgian city created by an awareness of context
including elements such as Prior Park that was designed for the view and seen
from the city centre

3.39 Spa architecture . The key components contributing t
OUV include:

A Bath as a place of resort, attracting visitors from a wide geographical area and
the historical associations with the extensive list of famous and influential
people who visited

3.40 Therapeutic spa landscape. The key components contributing to this attribute
of Bat hidclede:OUV

A Green and undeveloped hillsides within and surrounding the city

A Trees, tree belts and woodlands predominantly on the skyline, lining the
compact and sustainable form of the city contained within a hollow of the hills

A Fingers of green countryside which stretch right into the city

A Recreational paths and woodland walks, rides and drives

3.41 Spainfrastructure . The key components contributing t
OUV include:

A Condition of railway stations, key administrative buildings

3.42 Continuing spa function . The key components contributing to this attribute of
Bat h 6 sinclg:V

A Traditional spa buildings and related features that remain in use

A Continued use of the therapeutic landscape for recreation and well being

3.43 Internationalism .The key components contributing t«¢
OUV include:
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A Places and specific buildings where significant progress in developing scientific
principles of balneology, hydrotherapy, crenotherapy and other medical
diagnostics were made (and other scientific social cultural achievements).
Places which transformed society and which created transferable models of
sociability

Contribution of setting to Outstanding Universal
Value

3.44 Setting is the surroundings in which an asset is experienced. Its extent is not
fixed and may change as the asset and its surroundings evolve. [See reference 13]

3.45 Historic England guidance on the setting of heritage assets (GPA3) notes that

ASetting is not itself a heritage asset, nor

in what it contributes to the significance of the heritage asset or to the ability to
appreciate t hgseerederegca ild]i canceo.

346The Management Plan describes the WHSOSs

A 6Beyond t he landscapalsatiing is tatyady attractive open
countryside characterised by valleys, small woodlands and largely undeveloped
high plateau grasslands, frequently <cal/l
standing alone in open countryside, without the urban sprawl associated with
many modern similar settlements. Bath has no formal buffer zone in either the
1987 or 2021 inscriptions. Instead, an area of between approximately one and
two miles beyond the boundary has been i
[See reference 15]

>

GPA3 discusses the role of views and other factors in setting, quoting Planning
Practice Guidance (PPG), AAlthough views
important part, the way in which we experience an asset in its setting is also

influenced by other environmental factors such as noise, dust and vibration from

other land uses in the vicinity, and by our understanding of the historic

relationship between places. For example, buildings that are in close proximity

but are not visible from each other may have a historic or aesthetic connection

that amplifies the experience of the significance of each. [See reference 16]0

p>2)

Visibility does not automatically cause an effect to OUV. New development
would be of consequence if it changed the experience or appreciation of the
WHS in a way which affected its attributes of OUV, its integrity or authenticity.

p>2)

The attributes Georgian Town Planning and Green setting of the city in a
hollow in the hills are specifically noted to be expressed in the WHS
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>

>

p>)

>

b

Management Plan through the Site6 s s eQtheriattrigutes could also be
affected by change in the setting. For example, location and setting are not
specifically noted in the 2024 Management Plan for the following attributes, but
contribute to OUV in the following ways:

Roman archaeology : key components include the surrounding road system of
the Roman city which influenced the form of the Georgian city, such as London
Road;

Georgian architecture reflecting 18th century social ambitions - key
components include the importance of Bath as a place of resort, attracting
visitors from a wide geographical area;

Therapeutic spa landscape : key components are similar to those of the Green
setting of the city in a hollow in the hills, including trees, tree belts and
woodlands predominantly on the skyline, lining the compact and sustainable
form of the city contained within a hollow of the hills;

Spa spatial ensemble : key components include views and vistas, within the
Georgian city created by an awareness of context including elements such as
Prior Park that was designed for the view and seen from the city centre and the
18th Century landscape aesthetics including the relationship, orientation and
layout of buildings to landscape and contours blending countryside and town.

Continuing spa function : key components include the continued use of the
therapeutic landscape for recreation and well being

3.47 Instances where impacts to OUV could occur through setting change are
detailed in Table 3.1.

Impact Assessment

Susceptibility and sensitivity

3.48 Table 3.1 sets out the potential interactions with OUV and its Attributes which
could be caused by development of the Site Allocations. This examines development
principles in general, and the ability of different aspects of development (demolition,
development, associated change, etc) to affect OUV through its attributes.
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3.49 This finds that, in principle, the following impacts could affect the attributes of
Ouv:

3.50 Demolition within the Site Allocation would be able to affect OUV if it physically
affects related assets or areas with a direct historical link to any of the attributes. This
would be possible where the attribute explicitly has components which depend upon
relationships with elements within site. This could apply to site that are both inside
and outside the boundaries of the City of Bath.

3.51 Demolition also has potential to remove an existing element in the setting of the
WHS which causes harm to OUV, or to open up views or visual relationships
between the WHS and parts of its setting which were previously hidden.

3.52 Construction within the Site Allocation Zone would be able to affect OUV if it
affects the experience or appreciation of any of the attributes, or the integrity or
authenticity of any of those attributes of OUV. This could occur, for example, through
interrupting or obscuring spatial or visual relationships between features contributing
to OUV, interrupting or distracting from the sense of symmetry or formal composition
of the Georgian town plan.

3.53 Occupation and use of the completed development is generally considered not

able to affect OUV. The construction and permanent, physical presence of the

development would create the effect to OUV. Proposed uses are likely to influence

design, but to avoid double-counting effects, this aspect is considered to be included

within the 6éconstructiond categories. I n add
completion of construction would not usually change or increase the effect, once in

place.

3.54 Associated change , meaning the indirect effects of development such as
increases in traffic, noise and activity, could in theory affect OUV by changing the
ability to appreciate its attributes. However, this would be most likely to arise through
very substantial development taking place very close to the WHS, resulting in acute
change to activity levels surrounding it.

3.55 The WHS is considered to be of generally moderate -high susceptibility to
setting change (i.e. the inherent vulnerability of the OUV to changes within its setting
that could affect that OUV). A number of its attributes are potentially susceptible,
particularly to development in its setting. This is because of the role that green,
undeveloped and agricultural land play in OUV, and the likelihood that new
development would arise in the backdrop or panoramas of the WHS. The level of
effect would be highly variable depending on distance and location, and the presence
and relationship of existing development.
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Effects of proposed site development

3.56 Each individual site has been assessed against the set of potential interactions
in Table 3.1 to check its specific impacts. The detailed, narrative assessment and the
effects arising from development are summarised in Chapter s 5-8.

3.57 Where reference is made to the City of Bath WHS in the detailed assessment
chapters, this encompasses the dual inscription for both the City and Spa Towns
WHSs because they have the same boundary, and considers their dual attributes
which are capable of being affected by development of the Site.

LUC | 39



Local Plan allocations heritage impact assessments

Table 3.1: Impact identification table

- City of Bath and The Great Spa Towns of Europe WHS

August 2026

World Heritage | Level of Conservation values Attributes Ability of Ability of Ability of Ability of Ability of
Site recognition development of development of development of development of development of
allocation to cause allocation to cause allocation to cause allocation to cause allocation to cause
effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute:
Demolition Construction Change of Use Occupation and use Associated change i
traffic, noise
The City of Bath | Outstanding Roman Yes 1 if demolition Yes 1 if development No i this action would | No i this action would | Yesi only if any

Universal Value

Criteria i - Represent a
masterpiece of human
creative genius

Criteria ii - Exhibit an
important interchange
of human values, over
a span of time or within
a cultural area of the
world, on
developments in
architecture or
technology,
monumental arts,
town-planning or
landscape design

Criteria iv - Be directly
or tangibly associated
with events or living
traditions, with ideas,
or beliefs, with

artistic and literary
works of outstanding
universal significance.

Archaeology

removed an existing
harmful element or
revealed remains, a
view or relationship
which was currently
hidden.

affects the experience
or appreciation of:
archaeological remains.

not be able to affect
any of the components
of the attribute.

not be able to affect
any of the components
of the attribute.

change in activity would
be to a level which
could affect the
experience and
appreciation of the
attribute.

The Hot Springs

No i this action would
not be able to affect
any of the components
of the attribute.

Yes i deep excavation,
piling or boreholes in
specified areas could
affect the geothermal
springs.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

Georgian Town

Yes i if demolition

Yes i if development

No i this action would

No i this action would

Yes i only if any

Planning physically affects affects the experience | not be able to affect not be able to affect change in activity would
related assets or areas | or appreciation of the any of the components | any of the components | be to a level which
with a direct historical visual homogeneity of | of the attribute. of the attribute. could affect the
link to the attribute (e.g. | the city. experience and
the River Avon ). appreciation of the
Yes i if demolition attribute.
removed an existing
harmful element or
revealed a view or
relationship which was
currently hidden.

Georgian Yes 1 if demolition Yes 1 if development Yes 1 if development No i this action would | Yesi only if any

Architecture

physically affects
related assets or areas
with a direct historical

link to the attribute (e.qg.

Key visual landmarks
within views ).

Yes i if demolition
removed an existing

affects the experience
or appreciation of the

Georgian Architecture
of Bath

affects the experience
or appreciation of the
attribute

not be able to affect
any of the components
of the attribute.

change in activity would
be to a level which
could affect the
experience and
appreciation of the
attribute.
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World Heritage | Level of Conservation values Attributes Ability of Ability of Ability of Ability of Ability of
Site recognition development of development of development of development of development of
allocation to cause allocation to cause allocation to cause allocation to cause allocation to cause
effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute:
Demolition Construction Change of Use Occupation and use Associated change 1
traffic, noise
harmful element or
revealed a view or
relationship which was
currently hidden.
The Green Yes i if demolition Yes i if development Yes i if development Yes i if development Yes - only if any

Setting of the
City in a Hollow

physically affects
related assets or areas

affects the experience
or appreciation of the

effects the use of
grazing land which

results in lighting
changes within

change in activity would
be to a level which

in the Hills with a direct historical green, undeveloped reflects land uses green/undeveloped could affect the
link to the attribute and | hillsides within and carried out in the areas of setting. experience and
all sub-attributes (e.g. surrounding the city; Georgian period appreciation of the
green, undeveloped fingers of green attribute.
hillsides within and countryside which
surrounding the city; stretch right into the
fingers of green city; open agricultural
countryside which landscape around the
stretch right into the city edges, in particular
city; open agricultural grazing and land uses
landscape around the | which reflect those
city edges, in particular | carried out in the
grazing and land uses | Georgian period).
which reflect those
carried out in the
Georgian period.).
Yes i if demolition
removed an existing
harmful element or
revealed a view or
relationship which was
currently hidden.
Georgian Yes 1 if demolition Yes 1 if development No i this action would | No i this action would | Yesi only if any

architecture
reflecting 18th
century social
ambitions

physically affects
related assets or areas
with a direct historical
link to the attribute, or
could affect the
appreciation of
promenading routes/

affects the experience
or appreciation of the

Georgian Architecture
of Bath.

not be able to affect
any of the components
of the attribute.

not be able to affect
any of the components
of the attribute.

change in activity would
be to a level which
could affect the
experience and
appreciation of the
attribute.
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World Heritage
Site

Level of
recognition

Conservation values

Attributes

Ability of
development of
allocation to cause
effect to Attribute:
Demolition

Ability of
development of
allocation to cause
effect to Attribute:
Construction

Ability of
development of
allocation to cause
effect to Attribute:
Change of Use

Ability of
development of
allocation to cause
effect to Attribute:
Occupation and use

Ability of
development of
allocation to cause
effect to Attribute:
Associated change 1
traffic, noise

connections/ views
between social and
gathering places.

The Great Spa
Towns of
Europe

Inscription
(2021)

Outstanding
Universal Value

Criteria ii - Exhibit an
important interchange
of human values, over
a span of time or within

a cultural area of the
world, on
developments in
architecture or
technology,
monumental arts,
town-planning or
landscape design

Criteria iii i Bear a
unigque or at least
exceptional

testimony to a cultural
tradition or to a
civilization which is
living or which has
disappeared.

Mineral Springs

No i this action would
not be able to affect
any of the components
of the attribute.

Yes i deep excavation,
piling or boreholes in
specified areas could
affect the geothermal
springs.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No i this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

Spa spatial
ensemble

Yes i if demolition
physically affects
related assets or areas
with a direct historical

link to the attribute (e.qg.

views and vistas such
as from Prior Park,
designed to be seen
from the city).

Yes i if demolition
removed an existing
harmful element or
revealed a view or
relationship which was
currently hidden.

Yes i if development
affects the experience
or appreciation of the
therapeutic spa
landscape or 18
century landscape
aesthetics.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

Spa architecture

No i this action would
not be able to affect
any of the components
of the attribute.

No i this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

No 1 this action would
not be able to affect
any of the components
of the attribute.

Therapeutic spa
landscape

Yes i if demolition
physically affects
related assets or areas
with a direct historical
link to the attribute and
all sub-attributes (e.qg.
green, undeveloped
hillsides within and
surrounding the city;
fingers of green

Yes i if development
affects the experience
or appreciation of the
green, undeveloped
hillsides within and
surrounding the city;
fingers of green
countryside which
stretch right into the
city; open agricultural

Yes i if development
effects the use of
grazing land which
reflects land uses
carried out in the
Georgian period

Yes i if development
results in lighting
changes within
green/undeveloped
areas of setting.

Yes - only if any
change in activity would
be to a level which
could affect the
experience and
appreciation of the
attribute.
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World Heritage | Level of Conservation values Attributes Ability of Ability of Ability of Ability of Ability of
Site recognition development of development of development of development of development of
allocation to cause allocation to cause allocation to cause allocation to cause allocation to cause
effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute:
Demolition Construction Change of Use Occupation and use Associated change 1
traffic, noise
countryside which landscape around the
stretch right into the city edges, in particular
city; open agricultural grazing and land uses
landscape around the which reflect those
city edges, in particular | carried out in the
grazing and land uses | Georgian period).
which reflect those
carried out in the
Georgian period.).
Yes i if demolition
removed an existing
harmful element or
revealed a view or
relationship which was
currently hidden.
Spa No T this action would | No i this action would | No i this action would | No i this action would | No T this action would
infrastructure not be able to affect not be able to affect not be able to affect not be able to affect not be able to affect

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.

Continuing spa
function

Yes i if demolition
physically affects
related assets or areas
with a direct historical
link to the sub-
attributes of continued
use of the therapeutic
landscape for
recreation and well
being.

Yes i if demolition
removed an existing
harmful element or
revealed a view or
relationship which was
currently hidden

Yes i if development
affects the experience
or appreciation of the
therapeutic landscape.

Yes i if development
effects the use of the
therapeutic landscape
for recreation and well
being.

Yes i if development
results in lighting
changes within the
therapeutic landscape

Yes - only if any
change in activity would
be to a level which
could affect the
experience and
appreciation of the
attribute.

Internationalism

No i this action would
not be able to affect

No i this action would
not be able to affect

No i this action would
not be able to affect

No i this action would
not be able to affect

No i this action would
not be able to affect
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World Heritage
Site

Level of
recognition

Conservation values

Attributes

Ability of
development of
allocation to cause

Ability of
development of
allocation to cause

Ability of
development of
allocation to cause

Ability of
development of
allocation to cause

Ability of
development of
allocation to cause

effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute: effect to Attribute:
Demolition Construction Change of Use Occupation and use Associated change 1
traffic, noise

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.

any of the components
of the attribute.
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Chapter 4
Northwest Bath

North of Napier Road, Weston

Site description

4.1 The Site is located north of Napier Road, south of Heather Farm lodge and west
of Lansdown Lane. The landscape to the north and west of the Site largely consists
of further agricultural fields.

4.2 The green, undeveloped farmland setting of the World Heritage Site (WHS) is a
key part of its significance as the relationship of buildings within the WHS and the
surrounding open space form a key part of its significance. The views to and from the
WHS also form a key role. The Site location inside the WHS means it forms part of
the 'important green hillsides' that contribute to the character of, and views from the
city.

4.3 The Site, designated assets and non-designated assets are shown on Figure
4.1.
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Figure 4.1: North of Napier Road, Weston
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Designated heritage assets within the Site

4.4 There is one designated heritage asset located within the Site:

A City of Bath World Heritage site

Interactions with WHS
4.5 The Site is located within the north-western area of the City of Bath WHS.

4.6 Historically the Site has formed part of the rural surroundings of the city of Bath,
as part of the Weston Valley, which rises up to a plateau above. This area within the
Site forms part of the rural surroundings of Bath and is also part of the Cotswold
AONB. The rural surroundings of Bath contribute to its OUV as the city was intended
to sit within the valley with the hills rising above it, with the green setting of the city in
a hollow in the hills being one of the main attributes contributing to the OUV identified
in the WHS Management Plan. Specifically of the elements identified as reflecting the
OUV in the WHS management plan the Site contributes by forming part of the open
agricultural landscape around the city edges, in particular grazing and land uses
which reflect those carried out in the Georgian period.

4.7 The setting study for the WHS identified several viewpoints (such as from
Prospect Stile, Twerton Round Hill, Little Solsbury Hill, Kelston View and Lansdown
Cemetery) within the surrounding area overlooking the city and from which the Site
can be seen. The setting study also identifies the area within the Site as one the
"important green hillsides" which form a prominent part of the city's landscape setting
and contributes to OUV.

4.8 Therefore, development within the Site has the potential to affect the OUV of the
WHS. This would result in a high level of harm, and a high effect.

Non-designated heritage assets

4.9 There is one non-designated heritage asset recorded within the Site. This is
identified in the table below:
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Table 4.1: Non-Designated heritage asset summary table
Name B&NES Description Heritage
HER Ref Importance
Heather Farm, | 61870 A small portion of the area Low

Lansdown
Lane,
Charlcombe

associated with Heather Farm
extends into the Site. Historic
mapping, including the 1903
Ordnance Survey map (1:10,560),
shows that this area formerly
contained a small outbuilding
associated with the farmstead. The
building is not depicted on more
recent mapping and is absent from
current satellite imagery, indicating
that it has been demolished and is
no longer extant.

Archaeological potential

4.10 No previous archaeological investigations have been recorded within the Site.
The nearest investigation was undertaken c.45m south of the Site and comprised an
access pit excavated as part of the Bath Water Mains watching brief. The
investigation did not identify or record any archaeological remains.

4.11 The Possible Roman Road, Bath to Sea Mills (via Bitton) (HER Ref. 67023) is
located approximately ¢.210m south of the Site. This is possibly the Via Julia which
linked Bath to the Roman port on the Avon, known as Abona, on the Sea Mills. The
exact route of the road is unknown and it has been suggested the projected route
along the modern A431 is more likely. No further Roman activity is recorded within

500m of the Site.

4.12 A medieval field system has been recorded ¢.330m east of the Site (HER Ref.
70732), likely associated with the Upper Weston Farm, Lansdown Lane, Weston

(HER Ref. 70728). This suggests that the surrounding landscape has likely been in
use as agricultural land since at least the medieval period.

4.13 Due to the proximity of the possible Roman road, the archaeological potential of
the Site is considered to be Moderate .
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Historic landscape character

4.14 The historic landscape character of the Site is recorded as late medieval
enclosed open fields created by local arrangement and exchange, which is
consistent with the wider field-system that likely derives its origins from an earlier
open-field system.

Heritage assets with the potential to experience setting change

4.15 The following designated heritage assets have been identified as having the
potential to experience effects to significance due to development within the Site as a
result of changes to setting:

A Bath Conservation Area

A Barn attached to Heather Farmhouse (NHLE Ref. 1288606)
Bath Conservation Area

Summary

4.16 The Bath Conservation Area encompasses the historic city of Bath and reflects
its exceptional architectural, archaeological, and landscape significance. Designated
for its special historic and architectural interest, the Conservation Area includes the
city's Roman origins, its medieval development, and its outstanding Georgian town
planning and architecture, all set within a distinctive bowl-shaped landscape
surrounded by wooded hillsides. The city is characterised by its extensive use of
local golden Bath Stone, formal terraces, crescents, and squares, as well as an
intricate network of streets, gardens, open spaces, and historic views that create a
strong relationship between the built environment and its natural setting. The
Conservation Area lies wholly within the UNESCO World Heritage site and forms a
key component of Bath's Outstanding Universal Value, with important views both into
and out of the city contributing significantly to its character and significance.

Table 4.2: Bath Conservation Area summary table

Importance Type of Sensitivity Risk of harm Level of
change effect

High Setting High High Medium
change
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High Setting High High Less than
change substantial
harm
Significance

4.17 The significance of Bath Conservation Area is drawn from the following values:

A

b

p>2)

Evidential value: Bath Conservation Area derives its evidential value from both
its exceptional archaeological resource and the survival of its historic built fabric.
Beneath the modern city lies a remarkably well-preserved archaeological record
spanning over two millennia, including internationally significant remains
associated with the Roman baths, sacred thermal springs, temple complex, and
wider settlement. These buried deposits provide invaluable evidence for
understanding the development of Bath from the Roman period onwards. Above
ground, the widespread use of locally quarried oolitic Bath Stone preserves a
tangible record of the city's architectural evolution, craftsmanship, and
construction techniques. The survival of buildings and structures from the
medieval, Georgian, Victorian, and later periods enables the study of changing
architectural styles, urban planning principles, and engineering practices,
contributing substantially to our understanding of Bath's historic development
and cultural significance.

Historical value: The historical value of the Bath Conservation Area lies in its
exceptional ability to illustrate the city's evolution from a Roman spa settlement
into one of the most celebrated social, cultural, and therapeutic centres of the
Georgian period. The historic townscape preserves the results of ambitious
eighteenth-century urban planning, exemplified by internationally renowned
developments such as the Circus, Royal Crescent, and Queen Square, which
demonstrate innovative approaches to architectural design, speculative
development, and the creation of a cohesive urban environment. The city's
streets, buildings, and public spaces provide a tangible record of Bath's
prominence as a fashionable destination for health, leisure, and society during
the eighteenth and nineteenth centuries. The Conservation Area also retains
strong associations with influential figures including Jane Austen, Beau Nash,
and architects John Wood the Elder and John Wood the Younger, whose
contributions helped shape Bath's distinctive character and enduring cultural
significance.

Aesthetic value: The aesthetic value of the Bath Conservation Area derives
from the exceptional coherence of its historic townscape and its harmonious
integration with the surrounding landscape. The city is renowned for the
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consistent use of locally quarried Bath Stone, which creates a distinctive visual
unity across its streets, terraces, crescents, and public spaces. This
architectural composition is exemplified by the elegant Georgian town planning
of the eighteenth century, including grand terraces, sweeping crescents, formal
squares, and carefully designed streetscapes that reflect the principles of
classical architecture. Equally important is Bath's dramatic topographical setting
within a natural bowl of surrounding hills, which allows for extensive views both
into and out of the city. The close relationship between the built environment
and the green hillsides creates a series of memorable panoramas and
townscape vistas, contributing to the city's unique sense of place and
establishing the iconic visual character for which Bath is internationally
recognised.

4.18 The importance of this asset is therefore high .

Contribution of setting

4.19 The main elements of the conservation area's setting which contribute to its
significance include those which help better understand the historic development of
the city of Bath. The city of Bath sits within a valley with green hills rising above it and
this distinctive topography is one of the key characteristics which has influenced the
development of Bath. Despite a large amount of expansion since the original Roman
settlement core beside the River Avon, the settlement has retained a strong
relationship with its surrounding landscape and the green hillsides surrounding the
city are visible within numerous views from across the Bath Conservation Area.
These views of the conservation area and its setting contribute strongly to its
aesthetic value and would be considered key views.

4.20 Other key elements of the setting of the conservation area includes other
historic associations which relate to key periods throughout the settlement's
development, most notably those relating to the Roman and Georgian periods. These
could include archaeological site such as Roman villas which provide an
improvement understanding of the wider Roman landscape to which Bath belonged.
Georgian site could include notable buildings, walks or rides which reflect an
intention for the enjoyment of the natural landscape and appreciation of its
picturesque qualities.

4.21 Key routes into and out of the city are also an important element of the asset's
setting as they reflect the intended historic approach to the settlement. These routes
include Roman roads, such as the Fosse Way, which were strategically important for
the siting of the original settlement. They also include the later roads, with the main
method for travelling to Bath during the Georgian period was by road and in most
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cases provided visitors with their first glimpse of the city. Another key access route to
the city of Bath was the Kennet and Avon Canal, which was possible from Bristol
from 1727 and from London from 1810. The expansion of the canal is part of the
Georgian town planning of Bath and therefore also contributes to the significance of
the conservation area.

Contribution of the Sitet o asset 6s significance

4.22 The Site forms part of the rural surroundings of Bath and is located on one of
the important green hillsides which frame the city and have been intentionally
incorporated into its design.

4.23 It is visible in a number of long-distance views both from within and beyond the
conservation area, where Bath is seen as a historic urban centre contained within the
valley and framed by a backdrop of predominantly undeveloped green hillsides. This
relationship between the city and its surrounding landscape is a fundamental
component of Bath's historic character and was an intentional aspect of its
development, particularly during the Georgian period. As such, the Site makes a
positive contribution to the significance of the conservation area through its current
undeveloped and agricultural character, forming part of the green setting that defines
the city's distinctive visual identity.

Sensitivity to development of the  Site
4.24 The sensitivity of Bath Conservation Area to the proposals is high .

4.25 The Site is in a sensitive location due to its location on one of the green hills
which surrounds the city of Bath. As an undeveloped area of agricultural land it forms
part of the asset's setting which contributes to its significance, making it sensitive to
development.

Potential for harm to the asset

4.26 The Site's undeveloped, agricultural character contributes to the significance of
the asset and the loss of this character as a result of development has the potential
to result in harm to the asset. The Site is in a sensitive location due to its location on
one of the green hillsides which surround the city. The risk of harm is also somewhat
lowered by the existing modern development activity of Upper Weston immediately
south of the Site, and it is likely any additional development would appears as an
extension of this activity rather than a new element within the landscape. However,
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due to the sensitivity of the location the potential for harm to the asset as a result of
the proposals remains high .

Level of effect
4.27 The development of the Site would have a medium level of effect on the Bath

Conservation Area, which would equate to less than substantial harm  to the asset.

Barn attached to Heather Farmhouse (grade Il listed, NHLE
Ref. 1288606)

Summary

4.28 The Grade Il listed barn attached to Heather Farmhouse comprises a 17th
century barn dated to ¢.1688, but remodelled in ¢.19th century.
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Table 4.3: Barn attached to Heather farmhouse summary table

Importance Type of Sensitivity Risk of harm Level of effect
change

High Setting High Medium Low
change

High Setting High Medium Less than
change substantial

harm
Significance

4.29 The significance of the Barn attached to Heather farmhouse is drawn from the
following values:

A Historical value: The asset has historical (illustrative) value as an early 19th
century farmhouse, demonstrating the use of the landscape during this time
which was formerly agricultural land before the expansion of Bath.

b

Aesthetic value: The significance of the listed building derives primarily from its
architectural value as a good example of a ¢.19th century farmhouse with early
18th century origins.

4.30 The importance of this asset is therefore high .

Contribution of setting

4.31 Heather Farm is the part of the asset's setting which contributes most to its
significance as it was this farm that the building was originally built to serve. The farm
currently consists of the farmhouse and other outbuildings, although these are all of a
later origin than the barn and the c.17th century farmhouse doesn't survive. Despite
being of a later date, these elements have the closest functional relationship with the
structure and its historic development since the mid 17th century.

4.32 Also contributing to the barn's significance to a slightly lesser degree is the
farmland which surrounds it which formed part of the same farm. This agricultural
land also has a direct functional relationship with the asset. The fields surrounding
the asset currently separate the asset from the Weston area of the settlement of
Bath. This separation from the settlement activity, especially to the south and east,
allows for an understanding of the asset as a structure of agricultural function and
therefore contributes to its significance.
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Contribution of the Sitet o asset 6s significance
4.33 The Site is located immediately south of the asset.

4.34 Historically, the Site formed part of the asset's wider agricultural surroundings
and due to its proximity, the Site likely formed part of the farmland associated with
Heather Farm. Therefore the Site's current agricultural character does form part of
the setting of the asset which contributes to its significance. This contribution is
increased as the field containing the Site is the only remaining field separating the
asset from the area of settlement at Weston to the south.

Sensitivity to development of the  Site

4.35 The sensitivity of the barn attached to Heather Farmhouse to the proposals is
high .

4.36 The asset is located adjacent to the Site and therefore is highly sensitive to
development. This sensitivity is increased by the importance of the agricultural
landscape to the significance of the asset, especially the fields to its south which
separate the asset from the settlement activity at Weston.

Potential for harm to the asset

4.37 The agricultural landscape character of the area the Site forms an important part
of the asset's setting. Due to the Site's proximity to the asset it is likely the Site
formed part of the original landholdings for Heather Farm and therefore there is a
direct relationship between the agricultural land within the Site and the asset. Should
the Site be developed, the barn at Heather Farm would retain most of its surrounding
fields. The potential for harm is increased as the development of this field would
connect the farm to the existing settlement of Bath, which would significantly reduce
the ability to understand the farm's original rural context and as such there is a high -
medium potential for harm to the asset as a result of the proposals.

Level of effect

4.38 The development of the Site would have a medium level of effect on the barn
attached to Heather Farmhouse , which would likely equate to less than substantial
harm (towards the upper end of the scale) to the asset.
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Bath Equestrian Centre

Site description

4.40 The Site is located immediately adjacent to the northern edge of the built-up
area of Weston, Bath, and is accessed via Weston Farm Lane. It was formerly
occupied by the Bath Equestrian Centre, which has now ceased operating, and a
number of the associated buildings and facilities are no longer in active use.

4.41 The Site, designated assets and non-designated assets are shown on Figure
4.2.

LUC | 56



Figure 4.2: Bath Equestr ian Centre
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Designated heritage assets within the Site

4.42 There are two designated heritage assets located within the Site:

A City of Bath World Heritage site

A Bath Conservation Area

Interactions with WHS
4.43 The Site is located within the north-western area of the City of Bath WHS.

4.44 Historically the Site has formed part of the rural surroundings of Bath as part of
the Weston Valley, which rises up to a plateau above. This area within the Site forms
part of the rural surroundings of Bath and is also part of the Cotswold AONB. The
rural surroundings of Bath contribute to its OUV as the city was intended to sit within
the valley with the hills rising above it, with the green setting of the city in a hollow in
the hills being one of the main attributes contributing to the OUV identified in the
WHS Management Plan.

4.45 The setting study for the WHS identified several viewpoints within the
surrounding area overlooking the city and from which the Site can be seen. The
setting study also identifies the area within the Site as one the "important green
hillsides™ which form a prominent part of the city's landscape setting and contributes
to the OUV. However, the presence of the equestrian centre within the Site reduces
its contribution to these values as the centre buildings mean it no longer forms part of
the picturesque rural hillside and therefore, while in a sensitive location, the Site is
not currently contributing to the significance of the WHS. As the Site does not
contribute to OUV, development within the Site would result in a low level of harm,
and a low effect.

4.46 The ICOMOS review of the Site states "the area is already partially occupied by
buildings of no architectural merit and, at present, has none of the characteristics that
contribute to the OUV of the City of Bath World Heritage property" and therefore has

capacity to support sensitive development. [See reference 17]
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Bath Conservation Area

Summary

4.47 Bath Conservation Area was designated in 1968 as six separate areas then
enlarged and combined as a single area in 1973. The designated area covers the
current extent of the city of Bath as well as parts of the green landscape surrounding
the city which were identified within the Bath City-Wide Character Appraisal (Bath
and North East Somerset Planning Services 2005) as contributing "significantly to the
setting and character of the city".

Table 4.4: Bath Conservation Area summary table

Importance Type of Sensitivity Risk of harm Level of effect
change
High Physical High Low Low
change
High Physical High Low Less than
change substantial
harm
High Setting High Medium Low
change
High Setting High Medium Less than
change substantial
harm
Significance

4.48 The significance of Bath Conservation Area is drawn from the following values:

A Evidential value: Bath Conservation Area derives its evidential value from both
its exceptional archaeological resource and the survival of its historic built fabric.
Beneath the modern city lies a remarkably well-preserved archaeological record
spanning over two millennia, including internationally significant remains
associated with the Roman baths, sacred thermal springs, temple complex, and
wider settlement. These buried deposits provide invaluable evidence for
understanding the development of Bath from the Roman period onwards. Above
ground, the widespread use of locally quarried oolitic Bath Stone preserves a
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tangible record of the city's architectural evolution, craftsmanship, and
construction techniques. The survival of buildings and structures from the
medieval, Georgian, Victorian, and later periods enables the study of changing
architectural styles, urban planning principles, and engineering practices,
contributing substantially to our understanding of Bath's historic development
and cultural significance.

>

Historical value: The historical value of the Bath Conservation Area lies in its
exceptional ability to illustrate the city's evolution from a Roman spa settlement
into one of the most celebrated social, cultural, and therapeutic centres of the
Georgian period. The historic townscape preserves the results of ambitious
eighteenth-century urban planning, exemplified by internationally renowned
developments such as the Circus, Royal Crescent, and Queen Square, which
demonstrate innovative approaches to architectural design, speculative
development, and the creation of a cohesive urban environment. The city's
streets, buildings, and public spaces provide a tangible record of Bath's
prominence as a fashionable destination for health, leisure, and society during
the eighteenth and nineteenth centuries. The Conservation Area also retains
strong associations with influential figures including Jane Austen, Beau Nash,
and architects John Wood the Elder and John Wood the Younger, whose
contributions helped shape Bath's distinctive character and enduring cultural
significance.

>

Aesthetic value: The aesthetic value of the Bath Conservation Area derives
from the exceptional coherence of its historic townscape and its harmonious
integration with the surrounding landscape. The city is renowned for the
consistent use of locally quarried Bath Stone, which creates a distinctive visual
unity across its streets, terraces, crescents, and public spaces. This
architectural composition is exemplified by the elegant Georgian town planning
of the eighteenth century, including grand terraces, sweeping crescents, formal
squares, and carefully designed streetscapes that reflect the principles of
classical architecture. Equally important is Bath's dramatic topographical setting
within a natural bowl of surrounding hills, which allows for extensive views both
into and out of the city. The close relationship between the built environment
and the green hillsides creates a series of memorable panoramas and
townscape vistas, contributing to the city's unique sense of place and
establishing the iconic visual character for which Bath is internationally
recognised.

4.49 The importance of this asset is therefore high .
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Contribution of setting

4.50 The main elements of the conservation area's setting which contribute to its
significance include those which help better understand the historic development of
the city of Bath. The city of Bath sits within a valley with green hills rising above it and
this distinctive topography is one of the key characteristics which has influenced the
development of Bath. Despite a large amount of expansion since the original Roman
settlement core beside the River Avon, the settlement has retained a strong
relationship with its surrounding landscape and the green hillsides surrounding the
city are visible within numerous views from across the Bath Conservation Area.
These views of the conservation area and its setting contribute strongly to its
aesthetic value and would be considered key views.

4.51 Other key elements of the setting of the conservation area includes other
historic associations which relate to key periods throughout the settlement's
development, most notably those relating to the Roman and Georgian periods. These
could include archaeological site such as Roman villas which provide an
improvement understanding of the wider Roman landscape to which Bath belonged.
Georgian site could include notable buildings, walks or rides which reflect an
intention for the enjoyment of the natural landscape and appreciation of its
picturesque qualities.

4.52 Key routes into and out of the city are also an important element of the asset's
setting as they reflect the intended historic approach to the settlement. These routes
include Roman roads, such as the Fosse Way, which were strategically important for
the siting of the original settlement. They also include the later roads, with the main
method for travelling to Bath during the Georgian period was by road and in most
cases provided visitors with their first glimpse of the city. Another key access route to
the city of Bath was the Kennet and Avon Canal, which was possible from Bristol
from 1727 and from London from 1810. The expansion of the canal is part of the
Georgian town planning of Bath and therefore also contributes to the significance of
the conservation area.

Contribution of the Sitet o asset 6s significance

4.53 The Site lies within the north-western part of the Bath Conservation Area within
the Weston, Weston Park, Sion Hill and Upper Lansdown character area.

4.54 The Site is located outside of the main historic core of the city of Bath and this
part of the conservation area forms part of the agricultural surroundings of Weston,
which was initially a separate village but due to the expansion of the city now forms
part of Bath. Therefore this part of the conservation area within and surrounding
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Weston has historical value both as being currently part of the city of Bath,
demonstrating the historic development of the city, and through being a historic
village in its own right of medieval origins.

4.55 The Site forms part of the agricultural hinterland which has surrounded the
settlement activity at Weston since at least the medieval period. This is evidenced
medieval field system which extends partially into the Site. The remains of this field
system provides some contribution to the significance of the conservation area as it
demonstrates the historic use and settlement pattern of the area. In addition, the
undeveloped fields surrounding the Site also contribute to the aesthetic value of the
city of Bath as part of the green setting of the city which was intentionally
incorporated into its design.

4.56 The majority of the Site, however, is in use as the Equestrian Centre and this
modern development activity does not contribute to the significance or special
character of the conservation area. Therefore much of the Site, despite being within
the conservation area boundaries, does not provide any contribution to the
significance of the asset

4.57 Therefore, while the Site is in a sensitive location on the edge of the current
settlement its current use means it does not form a key element of the conservation
area's setting.

Sensitivity to development of the  Site
4.58 The sensitivity of Bath Conservation Area to the proposals is high .

4.59 While the majority of the Site does not contribute to the significance of the asset
due to its current use as an equestrian centre, its location within the designated area
means it is highly sensitive to development.

Potential for harm to the asset

4.60 The Site forms part of the Bath Conservation Area, however the current use of
the Site as an equestrian centre means it provides limited contribution to the special
interest of the asset as it no longer forms part of the picturesque rural landscape
which the city was designed to interact with.

4.61 The development of the Site would result in the loss of a small area of the
medieval field system originally associated with Weston village. However, this loss
would be minor, with the majority of the field system located within the fields to the
north of the Site. It is likely this field system originally extended into the Site, however
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the current use of the area as an equestrian centre has likely entirely removed any
associated remains within the majority of the Site. Therefore, the potential for harm
as a result of physical change to the asset is low.

4.62 While the Site does not currently form a key element of the asset's setting due
to its use as an equestrian centre, it remains in a sensitive location due to its location
within the designated area, on the edge of the surrounding rural landscape which
does provide some contribution to the asset's significance. The development of the
Site could result in some loss to the ability to experience and appreciate this
surrounding rural landscape from areas within the conservation area. Therefore, the
risk of harm as a result of development is medium . However appropriate and
sensitive development plans could reduce this risk.

Level of effect

4.63 Physical effects to the asset as a result of the proposals would likely result in a
low level of effect, which would likely equate to less than substantial harm

4.64 Setting effects to the asset as a result of the proposals would likely result in a
low level of effect, which would likely equate to less than substantial harm

Non-designated heritage assets

4.65 There is one non-designated heritage asset recorded within the Site by B&NES
HER. This is identified in the table below:

Table 4.5: Non-designated heritage assets within the  Site

Name B&NES Description Heritage
HER Ref Importance

Medieval field 70732 The medieval field Low

system SE of system, including

Upper Weston evidence of strip

Farm, Lansdown lynchets, ridge and furrow

Lane, Weston cultivation, and former

field boundaries. Only a
small part of the recorded
asset extends into the
Site, and any surviving
remains are likely to have
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Name B&NES Description Heritage
HER Ref Importance
been affected by later
ground disturbance
associated with the
former equestrian centre.

Archaeological potential

4.66 No previous archaeological investigations have been recorded within the Site.
The closest previous investigation was undertaken ¢.30m south-west of the Site and
comprised an access pit excavated as part of the Bath Water Mains watching brief
(HER Ref. 65070). The investigation did not identify any archaeological deposits or
features. A geophysical survey was also conducted within a field c.250m north-east
of the Site (HER Ref. 67805), this investigation also did not identify any potential
archaeological remains.

4.67 The Possible Roman Road, Bath to Sea Mills (via Bitton) (HER Ref. 67023) is
located approximately ¢.230m south of the Site. This is possibly the Via Julia which is
known to have linked Bath to the Roman port on the Avon, known as Abona, on the
Sea Mills. The exact route of the road is unknown and it has been suggested the
projected route along the modern A431 is more likely. A Roman building and road,
Brookfield Park, Weston, Bath (HER Ref. 61385) is recorded near the projected road
route ¢.450m south of Site from stone wall/pottery sherds found in the early 20th
century, but no remains of building or road found during later development. A
possible building and bank was found near Purlewent Drive ¢.420m south-east of the
Site, with suggestions that the bank may relate to the nearby possible Roman road,
no further evidence has been provided to confirms its date/function (HER Ref.
62052).

4.68 The medieval settlement of Weston is recorded ¢.370m south of the Site (HER
Ref. 60116). There is no evidence to suggest settlement activity extends into site.
Most other evidence in the surrounding area supports this and comprises medieval or
later agricultural features, such as field systems and lynchets (HER Refs. 70733;
70732; 62248) or medieval farms (HER Refs. 60727; 70728).

4.69 Due to the proximity of the possible Roman road, there is some potential for
Roman activity to have extended into the Site. However, the equestrian centre
currently occupying the Site his resulted in significant ground disturbance which has
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likely truncated or removed any potential archaeological remains within its footprint.
The archaeological potential of the Site is therefore considered to be low.

Historic landscape character

4.70 The historic landscape character of the Site is late medieval enclosed open
fields created by local arrangement and exchange, which is consistent with the wider
field-system that likely derives its origins from an earlier open-field system.

Heritage assets with the potential to experience setting change

4.71 The following designated heritage assets have been identified as having the
potential to experience effects to significance due to development within the Site as a
result of changes to setting:

A Weston Farmhouse (NHLE Ref. 1395354);

A 68 Listed Buildings comprising the village of Weston.
Weston Farmhouse (NHLE Ref. 1395354)

Summary

4.72 The Grade Il listed Weston Farmhouse was mostly constructed ¢.1800, but with
an early 18th century core. The three storey building is located on edge of the current
settlement activity associated with the Weston area of Bath, with the surrounding
agricultural landscape extending to its north and east.

Table 4.6: Weston Farmhouse summary table

Importance Type of Sensitivity Risk of harm Level of effect
change
High Setting Medium Low Low
change
High Setting Medium Low Less than
change substantial
harm
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Significance

The significance of Weston Farmhouse is drawn from the following values:

A Historical value: The asset has historical (illustrative) value as an early 19th
century farmhouse, demonstrating the use of the landscape during this time
which was formerly agricultural land before the expansion of Bath.

>

Aesthetic value: The significance of the listed building derives primarily from its
architectural value as a good example of a ¢.19th century farmhouse with early
18th century origins.

4.73 The importance of this asset is therefore high .

Contribution of setting

4.74 The key element of the asset's setting which contribute its significance are its
surviving associated outbuildings to its north-west and east. These limestone built
structures are of the same materials used for the construction of the farmhouse and
are visible on 19th century Ordnance Survey mapping as associated forming part of
Weston Farm. While the use of these buildings appears to have changed to be
residential dwelling their original function as agricultural outbuildings can still be
understood from their architectural design and their proximity to the asset allows for
an understanding of their relationship with the farmhouse.

4.75 Also of importance to the asset's significance is its agricultural surroundings,
which have a historic functional relationship with the farmhouse as they formed part
of the associated Weston Farm. Much of the asset's original rural setting has been
lost due to the post-war expansion to Weston to the west and south of the asset.
Therefore, the surrounding fields to the north and east of the asset provide a stronger
contribution to its significance as they are important for the ability to understand its
function as a former farmhouse.

Contribution ofthe Sitet o asset ds significance
4.76 The Site is located ¢.60m to the north-west of the asset.

4.77 Historically, the Site formed part of the asset's wider agricultural surroundings.
Landowner and occupier records from the 1844 Weston parish tithe map does not
indicate that the Site belonged to the landholdings of Weston Farm, being held under
a different ownership and occupation to the farmhouse, with the associated fields
largely extending to the east of the asset. As the Site does not appear to have a
direct functional relationship with the asset its contribution to its significance is
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reduced. Additionally, the Site no longer functions as an agricultural field and instead
is largely occupied by the equestrian centre buildings and therefore does not
contribute to the experience of the asset within a rural landscape. Therefore the Site
in its current use does not form part of the asset's setting which contributes to the
significance of the asset.

Sensitivity to development of the  Site
4.78 The sensitivity of Bath Conservation Area to the proposals is medium .

4.79 While the majority of the Site does not contribute to the significance of the asset
due to its current use as an equestrian centre, its location within close proximity to
the asset means it is sensitive to development.

Potential for harm to the asset

4.80 The agricultural landscape within the Site has already been lost due to the
equestrian centre development currently occupying the land. Therefore, the Site does
not currently form part of the asset's setting which would allow for the understanding,
appreciation or experience of the asset as a former farmhouse.

4.81 The risk of harm as a result of development is therefore low.

Level of effect

4.82 The development of the Site would have a low level of effect on Weston
Farmhouse, which would likely equate to less than substantial harm  to the asset.

Listed buildings comprising the village of Weston

Summary

4.83 The settlement of Weston contains 68 listed buildings, mostly located along the
roads of High Street, Crownhill and Church Road. These buildings indicate the
historic core of the medieval settlement of Weston, which formed a separate village
prior to becoming part of the city of Bath. These buildings comprise three Grade II*
listed buildings (Thomas Warr Attwood Tomb in Church of All Saints Churchyard,
1394661; General Joseph Smith Tomb in Church of All Saints Churchyard, 1396358;
Rear-Admiral Philip Affleck Tomb in Church of All Saints Churchyard, 1396362), with
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the remaining 65 buildings Grade Il listed and mostly comprising residential
dwellings.

Table 4.7: Listed buildings in Weston  summary table

Importance Type of Sensitivity Risk of harm Level of effect
change

High Setting Low Low Low
change

High Setting Low Low Less than
change substantial

harm
Significance

The significance of the listed buildings in Weston is drawn from the following values:

A Historical value: The asset has historical (illustrative) value as representing the
former settlement of Weston and its development.

A Aesthetic value: The significance of the listed buildings derives primarily from
their architectural value as good examples of ¢.19th century or earlier
structures.

4.84 The importance of these assets is therefore high .

Contribution of setting

4.85 The element of the setting of these assets which contributes most to their
significance is their location within the former village of Weston. These assets have a
group value as a representation of the previously separate historic settlement of
Weston, with the former street pattern and historic character of the village still
appreciable on the High Street, along which most of these structures are located.
The wider setting of these assets provides limited contribution to their significance
beyond providing general context to the historic development of the settlement of
Weston to which they belong.
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Contribution of the Sitet o asset 6s significance
4.86 The Site is located ¢.430m to the north of the assets.

4.87 The Site does not form part of the village of Weston, instead historically being
part of the agricultural surroundings of the village. Additionally, a large amount of
intervening post-war residential dwellings currently separates the Site from the
historic buildings meaning there is limited intervisibility between the assets and the
Site. The Site does not currently allow for any experience of the assets and does not
allow for an understanding or appreciation of their historical or architectural value.
Therefore the Site does not currently form any element of the setting of these assets
which would contribute to their significance.

Sensitivity to development of the  Site

4.88 The sensitivity of the listed buildings within Weston to the proposals is low.

4.89 The Site forms part of the wider setting of the assets but does not currently
contribute to the significance of these assets due to the intervening distance and
post-war development separating the assets and the Site.

Potential for harm to the asset s

4.90 The Site does not currently form part of the assets 8etting which would allow for
the understanding, appreciation or experience of them, individually or as part of a
historic settlement.

4.91 The risk of harm as a result of development is therefore low .

Level of effect

4.92 The development of the Site would have a low level of effect on the listed
buildings in Weston, which would likely equate to no harm to the assets.
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Land adjacent to Westmead Gardens, Weston

Site description

4.93 The Site is located south of Westmead Gardens and is accessed via the
Westmead Gardens and Deanhill Lane. It is an undeveloped agricultural pasture with
gently sloping land that has some agricultural buildings in the southeast corner. The
Site serves as an agricultural buffer between the residential boundary of Westmead
Gardens and the open countryside of the Cotswolds.

4.94 The Site, designated assets and non-designated assets are shown on Figure
4.3.
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Designated heritage assets within the Site

4.95 There are no designated assets within the Site.

Interactions with WHS

4.96 The Site is not located within the City of Bath WHS, although it does lie within its
setting.

Non-designated heritage assets

4.97 There are two heritage assets that have been identified within the Site:

Table 4.8: Non-designated heritage assets within the  Site

Name B&NES Description Heritage
HER Ref. Importance

Possible Route of | 60148 The Via Julia linked Bath Medium

the Via Julia to the Roman port on the

Roman Road, Avon, known as Abona, on

Bath to Bitton the Sea Mills. The route is

unknown and it has been
suggested the projected
route along the modern
A431 is more likely

Medieval Field 66416 Earthworks within these Low
System and field were first identified in
Lynchets, Dean 1881 and originally thought

Hill and Pen Hill, to possibly be a hillfort but
Kelston subsequent visits by

Ordnance Survey
confirmed they are
medieval strip lynchets

Archaeological potential

4.98 No previous archaeological investigations have been recorded within the Site.
The nearest investigation was undertaken approximately 60m east of the Site and
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comprised a watching brief as part of the Archaeological evaluation and watching
brief (2011), Southlands, Weston, Bath. The investigation recorded post-
medieval/modern agricultural features.

4.99 A second possible Roman road has been identified ¢.220m to the east of the
Site running from Bath to Sea Mills (HER Ref. 67023). The exact route of the road to
the port at Sea Mills is unknown and while this alignment presents a possible route it
is thought more likely that the Roman road followed the existing A431. A Roman
building and road, Brookfield Park, Weston, Bath is recorded near the projected road
route ¢.490m east of site from stone wall and pottery sherds found in the early 20th
century, but no remains of building or road found during the construction of the later
development (HER Ref. 61385).

4.100 The medieval settlement of Weston is located ¢.200m north-east of the Site
(HER Ref. 60116). There is no evidence to suggest this settlement activity extends
into Site. This is supported by the presence of medieval agricultural features within
the Site indicating it was not part of the medieval settlement activity.

4.101 Due to the presence of a possible Roman road running through the Site the
potential for further previously unrecorded archaeological remains is moderate .

Historic landscape character

4.102 The historic landscape character of the Site is defined as Late Medieval
Enclosure of Steep-Sided Cultivation, reflecting the historic subdivision and
agricultural management of the hillside landscape. This character type is consistent
with the wider surrounding field pattern, which is considered to have originated from
an earlier open-field system and retains evidence of the area's long-established
agricultural use and development.

Heritage assets with the potential to experience setting change

The following designated heritage assets have been identified as having the potential
to experience effects to significance due to development within the Site as a result of
changes to setting:

A Bath Conservation Area

A Listed Buildings in Weston
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Bath Conservation Area

Summary

4.103 Bath Conservation Area was designated in 1968 as six separate areas then
enlarged and combined as a single area in 1973. The designated area covers the
current extent of the city of Bath as well as parts of the green landscape surrounding
the city which were identified within the Bath City-Wide Character Appraisal (Bath
and North East Somerset Planning Services 2005) as contributing "significantly to the
setting and character of the city".

Table 4.9: Bath Conservation Area summary table

Importance Type of Sensitivity Risk of harm Level of effect
change

High Setting High High Medium
change

High Setting High High Less than
change substantial

harm
Significance

4.104 The significance of Bath Conservation Area is drawn from the following values:

A Evidential value: Bath Conservation Area derives its evidential value from both
its exceptional archaeological resource and the survival of its historic built fabric.
Beneath the modern city lies a remarkably well-preserved archaeological record
spanning over two millennia, including internationally significant remains
associated with the Roman baths, sacred thermal springs, temple complex, and
wider settlement. These buried deposits provide invaluable evidence for
understanding the development of Bath from the Roman period onwards. Above
ground, the widespread use of locally quarried oolitic Bath Stone preserves a
tangible record of the city's architectural evolution, craftsmanship, and
construction techniques. The survival of buildings and structures from the
medieval, Georgian, Victorian, and later periods enables the study of changing
architectural styles, urban planning principles, and engineering practices,
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contributing substantially to our understanding of Bath's historic development
and cultural significance.

>

Historical value: The historical value of the Bath Conservation Area lies in its
exceptional ability to illustrate the city's evolution from a Roman spa settlement
into one of the most celebrated social, cultural, and therapeutic centres of the
Georgian period. The historic townscape preserves the results of ambitious
eighteenth-century urban planning, exemplified by internationally renowned
developments such as the Circus, Royal Crescent, and Queen Square, which
demonstrate innovative approaches to architectural design, speculative
development, and the creation of a cohesive urban environment. The city's
streets, buildings, and public spaces provide a tangible record of Bath's
prominence as a fashionable destination for health, leisure, and society during
the eighteenth and nineteenth centuries. The Conservation Area also retains
strong associations with influential figures including Jane Austen, Beau Nash,
and architects John Wood the Elder and John Wood the Younger, whose
contributions helped shape Bath's distinctive character and enduring cultural
significance.

p>)

Aesthetic value: The aesthetic value of the Bath Conservation Area derives
from the exceptional coherence of its historic townscape and its harmonious
integration with the surrounding landscape. The city is renowned for the
consistent use of locally quarried Bath Stone, which creates a distinctive visual
unity across its streets, terraces, crescents, and public spaces. This
architectural composition is exemplified by the elegant Georgian town planning
of the eighteenth century, including grand terraces, sweeping crescents, formal
squares, and carefully designed streetscapes that reflect the principles of
classical architecture. Equally important is Bath's dramatic topographical setting
within a natural bowl of surrounding hills, which allows for extensive views both
into and out of the city. The close relationship between the built environment
and the green hillsides creates a series of memorable panoramas and
townscape vistas, contributing to the city's unique sense of place and
establishing the iconic visual character for which Bath is internationally
recognised

4.105 The importance of this asset is therefore high .

Contribution of setting

4.106 The main elements of the conservation area's setting which contribute to its
significance include those which help better understand the historic development of
the city of Bath. The city of Bath sits within a valley with green hills rising above it and
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this distinctive topography is one of the key characteristics which has influenced the
development of Bath. Despite a large amount of expansion since the original Roman
settlement core beside the River Avon, the settlement has retained a strong
relationship with its surrounding landscape and the green hillsides surrounding the
city are visible within numerous views from across the Bath Conservation Area.
These views of the conservation area and its setting contribute strongly to its
aesthetic value and would be considered key views.

4.107 Other key elements of the setting of the conservation area includes other
historic associations which relate to key periods throughout the settlement's
development, most notably those relating to the Roman and Georgian periods. These
could include archaeological site such as Roman villas which provide an
improvement understanding of the wider Roman landscape to which Bath belonged.
Georgian site could include notable buildings, walks or rides which reflect an
intention for the enjoyment of the natural landscape and appreciation of its
picturesque qualities.

4.108 Key routes into and out of the city are also an important element of the asset's
setting as they reflect the intended historic approach to the settlement. These routes
include Roman roads, such as the Fosse Way, which were strategically important for
the siting of the original settlement. They also include the later roads, with the main
method for travelling to Bath during the Georgian period was by road and in most
cases provided visitors with their first glimpse of the city. Another key access route to
the city of Bath was the Kennet and Avon Canal, which was possible from Bristol
from 1727 and from London from 1810. The expansion of the canal is part of the
Georgian town planning of Bath and therefore also contributes to the significance of
the conservation area.

Contribution ofthe Sitet o asset d6s significance

4.109 The Site forms part of the rural surroundings of Bath and is located on one of
the important green hillsides which frame the city and have been intentionally
incorporated into its design. However the Site is at the lower point of the hillside and
the higher slopes rising to the west towards Penn Hill and north-west towards Dean
Hill/Kelston Round Hill are likely more visible within long distance views of the city
and provide a greater contribution to the significance of the asset than the lower lying
land of the Site. However the Site but it is still visible from some key view points and
part of the city's rural surroundings, with its location on one of the hillsides
surrounding Bath, it does contribute to the significance of the conservation area
through allowing the appreciation, understanding and experience of this element of
the asset's aesthetic value.
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Sensitivity to development of the  Site
4.110 The sensitivity of Bath Conservation Area to the proposals is high .

4.111 The Site is in a sensitive location due to its location on one of the green hills
which surrounds the city of Bath. As an undeveloped area of agricultural land it forms
part of the asset's setting which contributes to its significance, making it sensitive to
development.

Potential for harm to the asset

4.112 The Site's undeveloped, agricultural character contributes to the significance
of the asset and the loss of this character as a result of development has the
potential to result in harm to the asset. The Site is in a sensitive location due to its
location on one of the green hillsides which surround the city, although this sensitivity
is lower than the higher slopes which extend to the west and north-west. Additionally
the risk of harm is also somewhat lowered by the existing modern development
activity immediately east of the Site, and it is likely any additional development would
appears as an extension of this activity rather than a new element within the
landscape. However, due to the sensitivity of the location the potential for harm to the
asset as a result of the proposals remains high .

Level of effect

4.113 The development of the Site would have a medium level of effect on the Bath
Conservation Area, which would equate to less than substantial harm  to the asset.

Listed Buildings comprising the village of Weston

Summary

4.114 The settlement of Weston contains 68 listed buildings, mostly located along the
roads of High Street, Crownhill and Church Road. These buildings indicate the
historic core of the medieval settlement of Weston, which formed a separate village
prior to becoming part of the city of Bath. These buildings comprise three Grade II*
listed buildings (Thomas Warr Attwood Tomb in Church of All Saints Churchyard,
1394661; General Joseph Smith Tomb in Church of All Saints Churchyard, 1396358;
Rear-Admiral Philip Affleck Tomb in Church of All Saints Churchyard, 1396362), with
the remaining 65 buildings Grade Il listed and mostly comprising residential
dwellings.
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Table 4.10: Listed buildings in Weston  summary table

Importance Type of Sensitivity Risk of harm Level of effect
change

High Setting Low Low Low
change

High Setting Low Low Less than
change substantial

harm
Significance

The significance of the listed buildings in Weston is drawn from the following values:

A Historical value: The asset has historical (illustrative) value as representing the
former settlement of Weston and its development.

A Aesthetic value: The significance of the listed buildings derives primarily from
their architectural value as good examples of ¢.19th century or earlier
structures.

4.115 The importance of these assets is therefore high .

Contribution of setting

4.116 The element of the setting of these assets which contributes most to their
significance is their location within the former village of Weston. These assets have a
group value as a representation of the previously separate historic settlement of
Weston, with the former street pattern and historic character of the village still
appreciable on the High Street, along which most of these structures are located.
The wider setting of these assets provides limited contribution to their significance
beyond providing general context to the historic development of the settlement of
Weston to which they belong.

Contribution of the Sitet o asset 6s significance
4.117 The Site is located ¢.230m to the west of the assets.

4.118 The Site does not form part of the village of Weston, instead historically being
part of the agricultural surroundings of the village. Additionally, a large amount of
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intervening modern residential dwellings currently separates the Site from the historic
buildings meaning there is limited intervisibility between the assets and the Site. The
Site does not currently allow for any experience of the assets and does not allow for
an understanding or appreciation of their historical or architectural value. Therefore
the Site does not currently form any element of the setting of these assets which
would contribute to their significance.

Sensitivity to development of the  Site
4.119 The sensitivity of the listed buildings within Weston to the proposals is low.

4.120 The Site forms part of the wider setting of the assets but does not currently
contribute to the significance of these assets due to the intervening distance and
modern development separating the assets and the Site.

Potential for harm to the asset

4.121 The Site does not currently form part of the asset's setting which would allow
for the understanding, appreciation or experience of the assets as part of a historic
settlement.

4.122 The risk of harm as a result of development is therefore low .

Level of effect

4.123 The development of the Site would have a low level of effect on the listed
buildings in Weston, which would likely equate to no harm to the assets.

Setting effects to WHS

4.124 The Site is located within the setting of the WHS, close to the northwestern
boundary of the WHS itself. The Site forms part of the rural surroundings within the
identified setting of the WHS, and is located within one of the important green
hillsides, identified within the setting study (B&NES 2012).

4.125 The Site is at the lower point of the hillside and the higher slopes rising to the
west towards Penn Hill and north-west towards Dean Hill/Kelston Round Hill are
likely more visible within long distance views of the city and provide a greater
contribution to the OUV than the lower lying land of the Site, but it is still visible from
some key view points (e.g. Beckford's Tower and Prospect Stile). Therefore, the Site
in its current form does contribute to the OUV of the WHS as one of the green
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undeveloped hillsides surrounding the city, which is one of the attributes that
contribute to the OUVviathe6 gr een set tinmag hof | blwe i @i t We hi l

4.126 The possible alignment of the Via Julia Roman Road, Bath to Bitton (HER Ref.

60148) passes through the Site. This feature contributes to OUV via the Roman

archaeology attribute, in particularto6 Roman and archaeol ogi cal roe
city wdalhled ,d6samad ounding road system and stree
Development affecting the Roman road could affect the physical connection of the

WHS with its Roman hinterland and communications network, which would affect

OUV.

4.127 Development within the Site could therefore affect the ability to appreciate the
OUV of the WHS via a change in its setting on one of the important green hillsides
which surround the city and contribute to OUV of the WHS. Therefore, this would
result in a high level of harm, and a high effect.
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Chapter 5
Urban Bath

NHS House, Combe Park

Site description

5.1 The Site comprises of NHS House, Avon and Wiltshire Mental Health Partnership
NHS Trust, associated car park and access road via Newbridge Hill. It is situated
south of the Royal United Hospital (RUH) complex in the north-west side of Bath. The
Site is surrounded by high density residential avenues on the south and the west and
commercial complexes on the north and east.

5.2 The Site, designated assets and non-designated assets are shown on Figure
5.1.
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Figure 5.1: NHS House, Combe Park
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Designated heritage assets within the Site

5.3 There are two designated heritage assets located within the Site:

A City of Bath World Heritage site

A Bath Conservation Area

Interactions with WHS
5.4 The Site is located within north-western area of the City of Bath WHS.

5.5 The Site is currently characterised by areas of modern built form, hardstanding,
and intervening vegetation, which limit its direct contribution to the key attributes that
convey the OUV of the WHS. In particular, the Site has limited intervisibility with the
wider historic townscape and key designated views, reducing its role in expressing
the coherent urban form, Georgian architecture, and landscape setting for which Bath
is internationally recognised.

5.6 As a result, the Site is currently considered to make a relatively limited
contribution to the significance and appreciation of the WHS when compared with
more sensitive and visually prominent areas of the inscription. Nevertheless, its
location within the WHS boundary means that it remains sensitive to change, and
inappropriate development could adversely affect the setting, integrity, and overall
appreciation of the WHS.

5.7 The potential level of effect arising from development is therefore considered to
be medium , depending on the final scale, massing, height, design, and materials of
the proposed scheme.

Bath Conservation Area

Summary

5.8 Bath Conservation Area was designated in 1968 as six separate areas then
enlarged and combined as a single area in 1973. The designated area covers the
current extent of the city of Bath as well as parts of the green landscape surrounding
the city which were identified within the Bath City-Wide Character Appraisal (Bath
and North East Somerset Planning Services 2005) as contributing "significantly to the
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setting and character of the city". The Site is located within the Newbridge, Combe
Park and Lower Weston Character Area.

5.9 Only a very small part of the Site extends into the Conservation Area, this is the
access road which currently leads from Newbridge Hill to NHS House. The remainder
of the Site is located outside the conservation area, with the south boundary following
the edge of the designated area.

Table 5.1: Bath Conservation Area summary table

Importance Type of Sensitivity Risk of harm Level of effect
change
High Physical Medium Low Low
change
High Physical Medium Low
change Less than
substantial
harm
High Setting Medium Medium Low
change
High Setting Medium Medium Less than
change substantial
harm
Significance

5.10 The significance of Bath Conservation Area is drawn from the following values:

A Evidential value: Bath Conservation Area derives its evidential value from both
its exceptional archaeological resource and the survival of its historic built fabric.
Beneath the modern city lies a remarkably well-preserved archaeological record
spanning over two millennia, including internationally significant remains
associated with the Roman baths, sacred thermal springs, temple complex, and
wider settlement. These buried deposits provide invaluable evidence for
understanding the development of Bath from the Roman period onwards. Above
ground, the widespread use of locally quarried oolitic Bath Stone preserves a
tangible record of the city's architectural evolution, craftsmanship, and
construction techniques. The survival of buildings and structures from the
medieval, Georgian, Victorian, and later periods enables the study of changing
architectural styles, urban planning principles, and engineering practices,
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contributing substantially to our understanding of Bath's historic development
and cultural significance.

>

Historical value: The historical value of the Bath Conservation Area lies in its
exceptional ability to illustrate the city's evolution from a Roman spa settlement
into one of the most celebrated social, cultural, and therapeutic centres of the
Georgian period. The historic townscape preserves the results of ambitious
eighteenth-century urban planning, exemplified by internationally renowned
developments such as the Circus, Royal Crescent, and Queen Square, which
demonstrate innovative approaches to architectural design, speculative
development, and the creation of a cohesive urban environment. The city's
streets, buildings, and public spaces provide a tangible record of Bath's
prominence as a fashionable destination for health, leisure, and society during
the eighteenth and nineteenth centuries. The Conservation Area also retains
strong associations with influential figures including Jane Austen, Beau Nash,
and architects John Wood the Elder and John Wood the Younger, whose
contributions helped shape Bath's distinctive character and enduring cultural
significance.

p>)

Aesthetic value: The aesthetic value of the Bath Conservation Area derives
from the exceptional coherence of its historic townscape and its harmonious
integration with the surrounding landscape. The city is renowned for the
consistent use of locally quarried Bath Stone, which creates a distinctive visual
unity across its streets, terraces, crescents, and public spaces. This
architectural composition is exemplified by the elegant Georgian town planning
of the eighteenth century, including grand terraces, sweeping crescents, formal
squares, and carefully designed streetscapes that reflect the principles of
classical architecture. Equally important is Bath's dramatic topographical setting
within a natural bowl of surrounding hills, which allows for extensive views both
into and out of the city. The close relationship between the built environment
and the green hillsides creates a series of memorable panoramas and
townscape vistas, contributing to the city's unique sense of place and
establishing the iconic visual character for which Bath is internationally
recognised.

5.11 The importance of this asset is therefore high .

Contribution of setting

5.12 The main elements of the conservation area's setting which contribute to its
significance include those which help better understand the historic development of
the city of Bath. The city of Bath sits within a valley with green hills rising above it and
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this distinctive topography is one of the key characteristics which has influenced the
development of Bath. Despite a large amount of expansion since the original Roman
settlement core beside the River Avon, the settlement has retained a strong
relationship with its surrounding landscape and the green hillsides surrounding the
city are visible within numerous views from across the Bath Conservation Area.
These views of the conservation area and its setting contribute strongly to its
aesthetic value and would be considered key views.

5.13 Other key elements of the setting of the conservation area includes other
historic associations which relate to key periods throughout the settlement's
development, most notably those relating to the Roman and Georgian periods. These
could include archaeological site such as Roman villas which provide an
improvement understanding of the wider Roman landscape to which Bath belonged.
Georgian site could include notable buildings, walks or rides which reflect an
intention for the enjoyment of the natural landscape and appreciation of its
picturesque qualities.

5.14 Key routes into and out of the city are also an important element of the asset's
setting as they reflect the intended historic approach to the settlement. These routes
include Roman roads, such as the Fosse Way, which were strategically important for
the siting of the original settlement. They also include the later roads, with the main
method for travelling to Bath during the Georgian period was by road and in most
cases provided visitors with their first glimpse of the city. Another key access route to
the city of Bath was the Kennet and Avon Canal, which was possible from Bristol
from 1727 and from London from 1810. The expansion of the canal is part of the
Georgian town planning of Bath and therefore also contributes to the significance of
the conservation area.

Contribution ofthe Sitet o asset d6s significance

5.15 A small section of the Site at its southern extent, including the access road
leading to NHS House, falls within the Bath Conservation Area. The remaining area
of the Site is located immediately north of the asset. The main part of the Site
comprises the modern complex of buildings known as NHS House which are of late
20th century origin and a surface car park associated with the building. These
building have no historical value as modern buildings of a relatively common type
and design. As such the current sue of the Site makes no contribution to the
significance or special interest of the conservation area.

5.16 Additionally, due to intervening vegetation and limited visual connectivity with
the wider historic settlement, the Site does not allow for the appreciation,
understanding or experience of the historic or aesthetic value of the conservation
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area. Therefore, the Site makes limited contribution to the significance of the
conservation area.

Sensitivity to development of the  Site
5.17 The sensitivity of Bath Conservation Area to the proposals is medium .

5.18 The Site's location within and adjacent to the designated area means it is
sensitive to development. This sensitivity is significantly reduced by the presence of
modern development currently occupying the Site which limits the contribution the
area makes to the significance of the asset.

Potential for harm to the asset

5.19 The Site forms part of the Bath Conservation Area and its immediate
surroundings, however the modern development currently occupying the Site means
it provides limited contribution to the significance of the asset.

5.20 Due to the existing modern road within the area of the Site located within the
conservation area, it is unlikely development within this area would have any physical
effects on the conservation area which would result in harm to its significance.
Therefore the potential for harm to asset as a result of the physical effects of the
proposals is low.

5.21 The potential for harm due to changes within the setting of the asset as a result
of proposals is significantly reduced by the presence of existing modern development
within the Site. Due to this existing development the proposals would result in only a
minor change to the current character of the Site. While the Site does not currently
form a key element of the asset's setting, it remains in a sensitive location due to its
location within and adjacent to the designated area and therefore there is still some
potential that new development could result in harm to the asset. The potential for
harm to the asset as a result of the proposals is medium .

Level of effect

5.22 Physical effects to the asset as a result of the proposals would likely result in a
low level of effect, which would likely equate to less than substantial harm  or no
harm to the asset.
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5.23 Setting effects to the conservation area would likely result in a low level of
effect, which would likely equate to less than substantial harm  or no harm to the
asset.

Non-designated heritage assets

5.24 There is one non-designated heritage asset recorded within the Site. This is
identified in the table below:

Table 5.2: Non-designated heritage assets within the  Site

Name B&NES Description Heritage
HER Ref. Importance

19th-century 71072 Two quarries and Medium

guarries and lime associated lime kilns are

kilns, Kelston depicted on the 1888

Road, Lower Ordnance Survey map.

Weston The area has been

entirely developed and no
above ground evidence
of these features remains
visible.

5.25 The 19th-century quarries and lime kilns on Kelston Road in Lower Weston,
Bath, are significant because they represent the industrial underpinning of the city's
Georgian and Victorian development, acting as a crucial component of the City of
Bath World Heritage site (WHS) setting. While the core of Bath is recognised for its
architecture, its setting includes the surrounding countryside and industrial site that
supplied materials for that growth. It should be noted that the Site has already been
subject to previous development, and it is therefore likely that sections of these
assets have already been disturbed, altered, but not necessarily eliminated. As a
result, the surviving remains within the Site are likely to be fragmentary and of
reduced integrity and therefore their heritage importance has been reduced. While
any additional groundworks would result in the loss of these remaining elements, the
majority of each asset would persist beyond the Site boundary. Consequently,
although the proposed development would result in harm, this would affect only
limited, already compromised portions of the assets, and is therefore considered to
fall within the category of 'less than substantial harm' to their overall significance.
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Archaeological potential

5.26 No previous archaeological investigations have been recorded within the Site.
The closest investigation was undertaken ¢.60m east of the Site and comprised of a
watching brief undertaken between 2004 and 2005 during the Bath water mains
rehabilitation scheme (HER Ref. 65070). No archaeological features or deposits were
identified.

5.27 A possible Roman road is recorded immediately to the south of the Site
following the alignment of the current A431 road (HER Ref. 60149). This road is the
probable line of the Roman road from Bath to Sea Mills, probably crossing the Avon
near Saltford.

5.28 Other evidence of activity within the surrounding area includes industrial activity,
including 19th century quarries similar to the one that extends into the Site (HER
Refs. 71072, 60747, 71217).

5.29 To the north of the Site is the Royal United Hospital (Bath War Hospital) (HER

Ref. 60087). This orthopaedic hospital was established in 1924 and a nurses home

and administration block were built in 1930, the nurses block was previously located
within the Site but has since been replaced by another building.

5.30 While the Site's proximity to a possible Roman road suggest some potential for
archaeological remains within its boundary, the previous activity within the Site has
reduced the potential for the survival of such remains. This activity includes the 19th
century quarrying activity, the early 20th century development associated with the
Royal United Hospital and the late 20th century development currently occupying the
Site. While it is likely any earlier archaeological remains have been removed due to
the previous activity within the Site, remains associated with the 19th quarrying
activity and the early 20th century buildings may survive below ground. Therefore
archaeological potential of the Site is considered to be moderate .

Historic landscape character

5.31 The historic landscape character of the Site is defined as 20th Century ("New"

or "Modern") Settlement, reflecting the gradual urban expansion, mid-century

i ndustri al redevel opment, and institutional
historic hillside. This character type is consistent with the wider surrounding suburban

fabric and field patterns, seamlessly blending modern civic and residential footprints

with surviving boundaries from the area's earlier agricultural layout.
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Heritage assets with the potential to experience setting change

5.32 The Bath Conservation Area is the only heritage asset within the Site's
surroundings which has been identified as being potentially sensitive to development
as a result of changes to its setting. The potential for harm to these assets has been
assessed above. The assessment found a medium potential for harm to this asset as
a result of the proposals as it the Site is located within close proximity to the asset.
However due to the modern development currently occupying the Site it is
considered likely any harm would be of a low level of effect and equate to a less than
substantial level of harm.
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Car Park adjacent to Combe Park

Site description

533TheStec ompri ses a car park |l ocated to the ea
Combe Park. It occupies a broadly rectangular infill plot within an established urban

area. Lansdown Cricket Club lies immediately to the north of the Site, while

residential properties fronting Combe Park are situated to the east. The surrounding

area is characterised by a mix of institutional, recreational, and residential land uses,

reflecting the predominantly suburban character of Lower Weston.

5.34 The Site, designated assets and non-designated assets are shown on Figure
5.2.
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Figure 5.2: Car park adjacent to Combe Park








































































































































































































































































































































































