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1. Introduction 

 

1.1 This Planning Statement (“Statement”) has been prepared in support of an outline 

planning application submitted by Mayday Saxonvale (the “Applicant”) in connection 

with the mixed use development of land at Saxonvale, Frome.  

 

1.2 The outline planning application is submitted with all matters reserved.  The description 

of development is: 

 

“Mixed use regeneration proposal comprising dwellings (use class C3), a hotel 

(use class C1), commercial and community provision (use classes E, F1 and F2), 

primary school (use class F1), an outdoor lido (use class F2), public open 

space/parkland and associated infrastructure.” 

 

1.3 This Statement has been prepared to support the planning application submission and 

it: 

 

● Provides details on the site and its context, including planning history. 

● Details the proposed development for which outline permission is sought. 

● Identifies the relevant policies from the development plan and material 

considerations. 

● Provides a commentary/assessment of the proposals in the context of the 

identified policies and material considerations. 

● Concludes on the planning balance and case for the proposed development. 

  

1.4 This Statement should be read in conjunction with the rest of the planning application 

submission, which includes: 

 

● Existing site plan 

● Illustrative masterplan 

● Design and Access Statement 

● Statement of Community Involvement 

● Landscaping details – masterplan and strategy 

● Flood Risk Assessment and Drainage Strategy 

● Ecology Appraisal/Survey 

● Transport Assessment and Travel Plan 

● Noise Impact Assessment 

● Air Quality Assessment 

● Economic Statement 

● Heritage Statement 

● Archaeology desk-based assessment 

● Sustainability Statement 

● Land contamination report 

 

1.5 Formal refusal to enter the site other than via the lower access road to the Silk Mill was 

issued by landowners, Mendip District Council, on 6th May 2021, (Adam Savery, Senior 

Property Officer). These were for reasons cited of health & safety, but also that the 

Council were not open to alternative applications than the existing one from Acorn 
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Property Group. Where site assets and constraints can be inspected either by 

observations from the road or inspections of the perimeter, this has been done but we 

are fortunate that, since Saxonvale is a site of long-standing regeneration status, much 

information is freely available in the public domain. Additionally, a precise and 

accurate mapping of the site has been carried out using drone-based technology. 
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2. The Site and Context 

 

2.1 The application site is located adjacent to the south-eastern edge of Frome town 

centre and extends to approximately 5.9 hectares (ha).  The site is also adjacent to 

residential areas to the west, south and north beyond the River Frome, and there is a 

supermarket adjoining its south-eastern corner. The existing main vehicular access to 

the site is taken from Garsdale Road.  See below aerial, with the extent of the site shown 

by red line (excluding the Silk Mill). 

 

 
 

2.2 The site has previously been in industrial and related uses, as well an abattoir.  There is 

an active public car park on Saxonvale which serves the town centre. A former (grade 

II listed) Silk Mill is in use as an artists’ studios, gallery and event space (known as Silk Mill 

Studios and Gallery) is adjacent to the site (and is not part of the proposal site).  The 

remaining land and buildings on site are vacant and disused, and a number of former 

buildings on the site have been cleared.  

 

Planning history 

 

2.3 The following sets out the most recent planning history for the site: 

 

120416/004 – Comprehensive development across the site for construction of 

up to 350 dwellings, town centre uses (Shops (A1), Financial and Professional 

Services (A2), Restaurants and Cafes (A3) and Drinking Establishments (A4), 

Employment Uses (B1), Education Uses (D1), highways, public open space and 

car parking. 

 

Resolved to be approved (4th August 2010), subject to a s106 legal 

agreement and finally disposed of on 2nd June 2017.  
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2013/2260/OTS - outline application on the north and western portion of the 

site for mixed use development comprising a food store, non-food retail, 

restaurants (Use Class A3), offices (Use Class B1), hotel, education (FETE) (use 

class D1), car parking and open public space 

 

Application was withdrawn.  

 

 

2014/0937 – development of 36 retirement living apartments  

 

Application was refused and subsequent appeal dismissed (Appeal Ref: 

APP/Q3305/W/14/3001729). 

 

 

2014/1224/OTS – development of up to 60 dwellings on the southern portion of 

the site between the Garsdale access and rear of Vicarage Street  

 

Application was refused however a subsequent appeal was allowed (Appeal 

Ref: APP/Q3305/W/15/3135345). 

 

 

2019/1180/OTS – Outline application with some matters reserved for the 

Retention of the 'Western Warehouse' and attached infill building, demolition 

of other existing buildings and mixed-use development for residential 

dwellings (C3) including flexible live/work accommodation, residential care 

accommodation (C2) and mixed workspace/ retail/ cafe/ restaurant/ bar/ 

public/ house/ community/ cultural/leisure uses (B1, A1, A3, A4, D1, D2), 

including an element of flexible use, and associated infrastructure, with details 

of access. 

Resolution to grant subject to signing of Section 106 agreement. 
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3. Proposed development 

 

3.1 The proposed development at the site is a direct response to the town and 

regeneration area policy for Saxonvale in the adopted local plan (see section 4 of this 

Statement).  

 

3.2 This application seeks outline planning permission with all matters reserved for later 

approval.  As such, the details submitted as part of the application are indicative only 

and not for approval at this time.  Following a grant of outline planning permission the 

detail of the reserved matters will need to be submitted to the LPA to agree the details 

of access, layout, scale, appearance and landscaping. 

 

3.3 Mayday Saxonvale have been working since 2019 to facilitate an alternative, 

community led masterplan for the community of Frome. The campaign was set up 

around a genuine interest in bringing forward the Saxonvale site in a way that delivers 

on local needs through a genuinely open and inclusive public consultation process 

that creates a site proposal that is by the community, and for the community in 

perpetuity. The submitted Statement of Community Involvement, provides full details 

on the extensive engagement and consultation undertaken. 

 

3.4 The engagement with the local community and key stakeholders undertaken means 

that the proposed development in this outline planning application seeks to provide 

all the benefits/elements that are considered necessary to ensure this site contributes 

effectively to the future of Frome town centre and the local community.  The proposed 

development involves the provision of the following: 

 

● Approximately 182 dwellings (use class C3) to be delivered across three distinct 

residential areas, of which 40% are to be affordable housing, with 30% providing 

the Council’s required mix of 80% social housing and 20% intermediate housing, 

and the remaining 10% to be of a tenure yet to be determined –  

● Approximately 10,711 square metres of commercial floorspace (use class E) 

across a central mixed use quarter and focused commercial quarter 

● Riverside hotel (use class C1) of approximately 329 square metres 

● Public open space / green infrastructure – New riverside park with outdoor 

public lido 

● Retained and improved Merchants Barton quarter, including a variety of 

community assets which involve the re-use and repurposing of existing buildings 

● Education – primary school (use class F1) – approximately 2,700 square metres 

– relocation of St John’s Primary School 

● Access works and bridge connection 

 

3.5 The relocation of St John’s School will bring the schools existing site forward for new 

housing development, and the best and most optimal scheme at the discretion of the 

Governors would be one of co-housing. This would fulfil the social value agenda 

of Mayday Saxonvale, repurpose existing buildings and be of benefit to Mendip District 

Council’s stated social housing priorities. The Mayday Saxonvale proposal is expected 

to deliver a total of approximately 209 housing units (182 on the Saxonvale site and 27 

on the St John’s school site). 
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3.6 The indicative site masterplan has been designed with a comprehensive 

understanding of the site context and constraints. The necessary specialist and 

technical consultant inputs have been provided to ensure that a suitable, appropriate 

and deliverable development of the site is proposed.  See below image from the 

proposed illustrative masterplan. 

 

 
 

3.7 The designated uses plan shows how the site is to be comprised of a range of different 

quarters and how there will be good connectivity and access between these and 

across the site.  The main access points and connection points to the surrounding areas 

are also indicated.  See extract from the plan on the following page 
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3.8 The indicative details of the submitted landscaping masterplan and strategy set out 

how comprehensive landscaping proposals are to be delivered at the site.  

Landscaping has been a key driver in the evolution of the outline proposal for the site.  

The landscaping proposed involves a range of planting across the site that will create 

distinct character areas, which add to the overall quality of the development.  See 

below extract from the illustrative landscape masterplan. 
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3.9 A key part of the landscape strategy is the riverside park/public open space provided.  

This will provide significant improvement and benefits for the local residents and 

residents of the scheme.  The landscaping scheme has been designed and specified 

to provide landscaping that will create a pleasant living environment as well as having 

biodiversity benefits. 

 

3.10 The indicative details provided within the submission also set out how buildings of 

appropriate heights to the site and its context will be delivered at the site.  The 

proposed housing ranges between 1 ½ and 3 storeys so that is in keeping and similar 

to existing properties in the surrounding area.  The below extracts from indicative 

sections street scenes/sections show how the proposed housing relates to 

neighbouring. 
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3.11 Overall, the development proposed is considered suitable and appropriate response 

to the site and its context, and the local planning policy growth area designation and 

site allocation.  It will deliver a high quality environmentally friendly development that 

creates a pleasant living environment. 

 

3.12 The submitted Design and Access Statement, Illustrative Masterplan, Designated uses 

plan, Landscaping Masterplan and Strategy, provide the full details on the outline 

proposal. 
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4. The Development Plan 

 

4.1 As set out in planning legislation, decisions on planning applications are to be taken in 

accordance with the development plan unless material considerations indicate 

otherwise.  This section of the Statement identifies and provides an overview of the 

relevant policies contained in the development plan. 

 

4.2 The development plan relevant to this application comprises the Mendip Local Plan, 

which was adopted December 2014, and the Frome Neighbourhood Plan (July 2016). 

 

Mendip Local Plan Part 1 

 

4.3 The Mendip Local Plan Part 1 provides the overarching strategy and policy framework 

for development within the district alongside development management and design 

related policies. 

 

4.4 Core policy 6 of the local plan is the key policy that establishes the in principle support 

for the development of the application site.  It sets out the overarching vision and 

strategy for Frome and the development requirements, which include: 

 

● The provision of 2,300 homes, around 1,700 of which are to be provided on 

previously developed and other urban land, within the existing Development 

Limits as defined on the Policies Map.  

 

● The provision of between 2,700 and 2,900 new jobs, including through mixed 

use redevelopment of redundant or underutilised employment sites within the 

town. 

 

● Town centre redevelopments, including Saxonvale and, in the longer term, the 

Westway Centre (as identified on the Policies Map as CP6C) will collectively 

deliver: 

 

o A medium scale foodstore including only an ancillary element of non-

food goods – to supplement limited town centre choice and in turn 

draw back trade from out of town large format foodstores 

 

o Up to 7,000m2 (75,347 sq ft) of non-food retail space in a range of sizes 

that encourage a broader range of national, regional and local 

operators into the town. 

 

o Residential uses and uses that enhance the town as a destination for 

visitors and for social and leisure activities. 

 

o Creative and imaginative public realm improvements as well as new 

urban spaces which integrate new development areas within the 

town’s historic centre and which also incorporate and enhance the 

River Frome as a feature within the town centre. 
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o At least half of the 11,500 sqm of flexible office/studio space 

requirement (see table 10) including a permanent site for FETE within the 

Saxonvale area. 

 

● Provide expanded secondary school provision and a further new primary 

school (in addition to that expected to be secure as part of the Southfield 

Farm/Wallbridge development. 

 

● Green Infrastructure Strategy, including delivery of 8 hectares of new open 

space and improving access, recreation, education and wildlife opportunities 

along the length of the River Frome. 

 

4.5 The following policies of the Mendip Local Plan Part I also provide key in principle 

support for the development proposed at Saxonvale: 

 

● Core Policy 1 Mendip spatial strategy: Establishes that the principal settlements 

within the district, which includes Frome, will be where the majority of 

development is to be directed. 

 

● Core Policy 2: Supporting the provision of new housing: Sets out an overarching 

need for at least 9,635 dwellings across the district, with 2,300 being directed to 

Frome specifically. 

 

● Core Policy 3: Supporting business development and growth: This policy sets an 

overarching district requirement for the creation of 9,410 new jobs in the period 

up 2029.  With regard to Frome specifically, the policy sets out that there is a 

need to deliver: 

 

o 2,696 jobs 

o 11,850 square metres of ‘Town Centre Uses (excluding Retail) 

o 24,600 square metres of employment floorspace 

o 20.2 hectares of employment land 

 

4.6 The following other policies of the Mendip Local Plan Part I are applicable to the 

determination of the application, whilst some are only partly applicable at this time 

given the outline nature of the proposed development and the level of detail to be 

provided at the reserved matters stage: 

 

● Policy DP1 Local identity and distinctiveness: The design of all development is 

to respond to its context and contribute to local identity and distinctiveness. 

 

● Policy DP3: Heritage conservation – Support for proposals which preserve and, 

where appropriate, enhance the significance and setting of heritage assets. 

Opportunities should be identified to secure sustainable re-use or adaptation of 

heritage assets.  

 

● Policy DP5: Biodiversity and ecological networks – All development must ensure 

protection, conservation and where possible enhancement of protected 

species.  
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● Policy DP7 Design and Amenity – Requires development to optimise site 

potential; create scale and massing appropriate to the context; protect 

neighbouring amenity; optimise the potential of the site; achieve energy 

efficiency through siting design and layout; maximise opportunities for 

sustainable construction, sustainable urban drainage, renewable energy, 

water efficiency, recycling and conservation and reuse and recycling of waste 

by residents; use locally sourced materials where possible; meet the needs of a 

wide range of users; incorporate crime prevention measures and undertake 

construction in a manner that uses materials efficiently and minimises waste.  

 

● Policy DP8 Environmental protection – Development should demonstrate that it 

will not give rise to unacceptable adverse impacts for a range of environmental 

considerations, including noise levels, air quality, biodiversity and water 

resources and residential amenity. Where contamination exists, the risks arising 

will need to be adequately mitigated in order for development to be permitted.  

 

● Policy DP9 Transport impact of new development – Development should, where 

appropriate, demonstrate improvements/maximising the use of sustainable 

means of transport. It should provide safe and satisfactory provision for access 

by all means of travel, for emergency vehicles, servicing and parking. 

Development should avoid causing traffic or environmental problems within the 

wider transport network.  

 

● Policy DP10 Parking standards - Requires parking provision appropriate to the 

operational needs of the development, broadly in accordance with the 

Somerset County-wide Parking Strategy.  

 

● Policy DP11 Affordable housing - Requires 30% affordable housing (80% social 

rent and 20% shared ownership), or where development cannot viably provide 

this, an amount and tenure mix negotiated on the basis of a viability appraisal. 

 

● Policy DP14 Housing mix and type – Requires an appropriate housing mix, in 

terms of type and size, in accordance with the Strategic Housing Market 

Assessment and other local evidence. 

 

● Policy DP16: Open space and green infrastructure – Establishes how new 

development should contribute to the provision of new open space, including 

accessible natural greenspace. 

 

● Policy DP19: Development contributions – requires the delivery of local 

infrastructure in line with new development or to compensate for the effects 

new development may have, through use of legal agreements, ensuring 

appropriate infrastructure/mitigation is put in place before development is 

completed and/or occupied.  

 

● Policy DP20: Reuse of Employment Sites – Requires proposals for the re-use of 

employment sites to deliver comparable employment generation or wider 

economic benefit, and not prejudice the Council’s wider employment land 
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strategy.  In determining applications, the Council will balance this policy 

against the need to secure wider regeneration objectives in that area and 

need to overcome any local environmental impacts (including those related 

to transport) of employment uses in the vicinity of the site concerned. 

 

● Policy DP21: Managing Town Centre Uses – Policy sets out how the vibrancy of 

town centre uses will be maintained and enhanced in the town centre, 

including in the areas around the Primary Shopping Area by encouraging 

mixed development with element of retail, leisure, office, residential, cultural or 

any other uses which attract trade or activity in the wider town centre 

 

● Policy DP23: Managing flood risk - requires a sequential approach to flood risk 

management, for development to be resilient to flooding and where necessary 

to incorporate mitigation measures. Drainage systems should ensure that water 

run-off does not increase flood risk elsewhere.  

 

 

Frome Neighbourhood Plan 

 

4.7 The Frome Neighbourhood Plan (FNP) identifies the development at Saxonvale as key 

to delivering the housing strategy and regenerating the Town Centre.  This is to be 

achieved by providing new accommodation for shops and businesses and opening-

up and extending the river corridor. The key objective is to promote a comprehensive 

and sustainable regeneration plan for Saxonvale. 

 

4.8 The following policies of the Frome Neighbourhood Plan have been identified as 

applicable to this application submission: 

 

● H1 – requiring that residential development should maintain, provide or 

contribute to a mix of housing tenures, types and sizes to help support the 

creation of mixed, balanced and inclusive communities. Planning applications 

for residential development should address affordable housing need and 

housing demand in line with Mendip District Local Plan 2006-2028 Policy DP11: 

Affordable Housing. 

 

● H2 – a requirement for residential development to take opportunities to 

enhance local character, quality and the way the area functions and to have 

regard to the Frome Town Design Statement. 

 

● BE1 – Redevelopment of the Silk Mill for non-employment uses will be resisted. 

 

● TC1 – To make the town centre more pedestrian friendly whilst allowing traffic 

to continue to flow. 

 

● POS1 – Maintain and enhance the River Corridor for people and wildlife, with 

improved pedestrian and cycle access. 

 

● T1 – Improve access to and along the River Corridor. Identify clear and safe 

routes for pedestrians and cycling as part of remodelling the town centre. 
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● D1 – Requirement for development to take account of the Frome Town Design 

Statement and Frome Conservation area Character Appraisal. 

 

● D3 - Development to avoid unacceptably detrimental impacts of identified 

‘Skyline Sites’ 
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5. Material considerations 

 

5.1 This section of the Statement details the material considerations that are relevant to 

the determination of the planning application. 

 

National planning policy framework 

 

5.2 The National Planning Policy Framework (“NPPF” / “Framework”) sets out the 

Government’s planning policies for England and how these should be applied.  It 

provides a framework within which planning decisions can be made.   

 

5.3 Paragraph 11 of the Framework details the presumption in favour of sustainable 

development that is to be applied in connection with planning decisions.  For decision 

taking this means approving development proposal that accord with an up-to-date 

development plan without delay. 

 

5.4 Paragraph 12 goes on to state: 

 

“Local planning authorities may take decisions that depart from an up-to-date 

development plan, but only if material considerations in a particular case 

indicate that the plan should not be followed.” 

 

5.5 Chapter 7 of the NPPF is focused on ensuring the vitality of town centres.  Paragraph 

86 states that: 

 
“Planning policies and decisions should support the role that town centres play 

at the heart of local communities, by taking a positive approach to their 

growth, management and adaptation.”  

 

5.6 Chapter 12 of the NPPF is concerned with achieving well-designed places.  Paragraph 

126 states that: 

 

“The creation of high-quality buildings and places is fundamental to what the 

planning and development process should achieve. Good design is a key 

aspect of sustainable development, creates better places in which to live and 

work and helps make development acceptable to communities.” 

5.7 Paragraph 130 goes on to state that planning decision should ensure that 

developments: 

 

● Will function well and add to the overall quality of the area, not just for the short 

term but over the lifetime of the development. 

● Are visually attractive as a result of good architecture, layout, and appropriate 

and effective landscaping. 

● Are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging 

appropriate innovation or change (such as increased densities). 
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● Establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming, and 

distinctive places to live, work and visit. 

● Create places that are safe, inclusive, and accessible and which promote 

health and well-being, with a high standard of amenity for existing and future 

users; and where crime and disorder, and the fear of crime, do not undermine 

the quality of life or community cohesion and resilience. 

 

5.8 Section 15 reiterates the importance of conserving, enhancing, and maintaining the 

natural environment. 

 

5.9 Section 16 of the NPPF requires the Local Authority to have special regard to the 

desirability of preserving (i.e., not harming) Listed Buildings and their settings (policy 

which is set out in Section 66 (1) of the Planning (Listed Buildings and Conservation 

Areas) Act). Listed buildings are defined as ‘designated heritage assets’ (NPPF 

glossary), and paragraph 199 requires that great weight be given to their conservation. 

Proposals that preserve elements of setting that make a positive contribution to an 

asset or better reveal its significance should be treated favourably (paragraph 200) 

and loss of elements which contribute positively should be treated as harmful. 

Significance is defined in the NPPF as ‘The value of a heritage asset to this and future 

generations because of its heritage interest. That interest may be archaeological, 

architectural, artistic or historic.’ 

 

5.10 Sustainable transport considerations, access and impacts on highway safety are dealt 

with in paragraphs      105, 110 and 111 of the NPPF.  These require development to 

provide safe and secure access for all and avoid severe impacts on the local highway 

network or highway safety. 

 

Local Plan Part II 

 

5.11 Whilst part II of the local plan is not yet adopted and part of the development plan, it 

is post-examination and the Inspector’s Report, and very close to adoption (which is 

expected to be before December 2021).  As such, it should be considered when 

determining planning applications; however, it must be considered in conjunction with 

the current and live Local Plan Part I, and should be expected to exist coherently with 

Local Plan Part I.                

 

5.12 The Draft Local Plan part II proposes to allocate the Saxonvale site (under allocation 

policy FR1), for mixed-use development comprising town centre uses, employment, car 

parking and new homes.  The exact mix of uses will be determined through master 

planning work that draws on the Planning Brief and Design Code adopted by the 

Council in 2005. It sets out development requirements and design principles for:   

 

1. 4.6ha is allocated for mixed use comprising a minimum of 250 dwellings, town 

centre uses, employment and car parking.  

2. A comprehensive approach will be required to achieve optimum 

development of the whole site.  

3. A high quality of design will be expected, complementing Frome’s distinctive 

character and drawing on previous briefs and codes for the site.  
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4. The site should be divided into areas with a different character.  

5. Proposals should demonstrate how they will effectively integrate with the town 

centre 

6. Any design should complement Frome’s distinctive character. 

7. Continuous mixed use frontages should be created as appropriate within 

retail and commercial areas to provide visual interest. 

8. A high quality public realm including public open space, landscaping and 

play provision should be provided. 

9. A mix of housing type, size and tenure, including affordable housing should be 

provided in line with relevant policies. 

10. Replacement public car parking should be provided in any scheme to be 

managed as part of the town centre car parking. 

11. The scheme should enhance and optimise the use of the Frome River Corridor 

and provide a new footbridge on the northern boundary to Willow Vale. 

12. Off-site works to mitigate traffic impact will require further investigation and 

measures put in place. 

13. Highway infrastructure incorporating a main vehicular access avoiding 

Vicarage Street will be required. No significant increase in activity can be 

accommodated in this street.  

14. Proposals should create a permeable and highly accessible development 

with priority for pedestrian and cycle routes and access to public transport.  

15. Sustainable and creative means of flood alleviation and surface water 

management should be provided to satisfy Environment Agency 

requirements. 

16. The sites ecological value should be enhanced including the river corridor 

and protected trees.  

17. Any scheme should enhance the Conservation Area, utilising and improving 

the setting of the historic and listed buildings. 

 

5.13 It should be noted that during consultation on this plan the underestimation of the 

employment land requirements for Frome in the adopted plan was raised.  As the 

below extract from paragraph 4.6 of the plan shows. 

 

“There was a limited response during the issues and options consultation in terms 

of promoting employment land or wider representations related to the local 

economy. The key issues which emerged are: 

  

● The need to retain village employment sites, support established 

businesses and address local accessibility issues associated with some 

sites; 

● The need to address availability of accommodation for start-ups, 

microbusinesses and small business in the towns; 

● The loss of traditional manufacturing sites to housing redevelopment;  

● That the adopted plan greatly underestimates the need for additional 

supply in Frome; 

● The need for Broadband Infrastructure to support the rural economy;  

● A need for more business park accommodation for design/high tech 

companies”.  

 

5.14 This, together with the adopted Core Policy 6 and Core Policy 3, provides a solid 

justification of the demand in Frome for the level of commercial space proposed by 

this outline planning application. 
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Supplementary Planning 

 

Frome Town Design Statement 

 

5.15 The’ Frome Town Design Statement’ was adopted as a Supplementary Planning 

Document in 2015. This identifies the River Frome Corridor and Saxonvale as character 

zones and sets out a range of general design principles and guidelines for the two 

zones. 

 

Saxonvale and Garsdale Planning Brief 

 

5.16 The revised Saxonvale and Garsdale Planning Brief (2005) sets out the land-use 

planning requirements and development principles that the Council will use to 

determine planning applications for the development of Saxonvale and land off 

Garston Road.  This planning brief has been a key part of defining the allocation related 

to the site in the emerging and soon to be adopted local plan Part II.  In terms of guiding 

principles the brief sets out how development proposals will provide: 

 

● A mixed use, high density scheme: including housing, retail 

accommodation, employment and open spaces making optimum use of 

this brownfield site adjacent to the town centre. 

 

● A comprehensive approach to the development of the Saxonvale area 

and Land off Garston Road, to ensure that factors requiring area wide 

consideration are adequately addressed and that individual proposals do 

not compromise the optimum development of the whole. 

 

● High quality development, incorporating: 

 

o Perimeter blocks with active fronts to all public aspects 

o Sustainable design and construction 

o Integral public art 

o Rich diversity and detail 

o Landmark buildings around key spaces 

o Tree planting and greening of streets and public spaces 

 

● A cohesive whole but with areas of distinct character across the 

development area 

 

● A seamless extension to Frome town centre which complements existing 

accommodation and facilities to allow the centre to grow, diversify and 

compete with out of town shopping and other centres. 

 

● A setting appropriate to a town centre gateway / point of arrival 

 

● Contemporary design. Developers however will be required to 

demonstrate how any proposal is informed by and complements the 

scale, massing, enclosure, materials, design details / arrangements and 

plant species that give Frome its distinctive character. 

 

● Continuous, mixed use frontages at ground floor along focal streets and 

around new urban squares (as a minimum the frontage should extend: 

around the periphery of the new town square and warehouse square; 
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along Kingsway / corner of Kingsway and Saxonvale and be included at 

any development on the site of the current Woolworths store). Uses within 

the frontage should provide visual interest and include for example, retail, 

restaurant, craft, office and gallery uses. 

 

● Hard and green public open spaces equating to the total size and 

approximate location shown on the Strategic Plan. These spaces must 

include a riverside park, landscaping of an existing line of willows, a park 

at Garston Road and hard landscaped spaces to enhance the setting of 

the historic factory buildings / warehouses and provide a focus for the 

town centre extension. High amenity value (including an equipped 

children’s play area at Saxonvale and Land off Garston Road) and quality 

is expected. 

 

● A mix of housing type, size and tenure across the area applicable to the 

site 

 

● A development where the car does not dominate 

 

● A balanced approach to car parking so that it is at the minimum required 

to make the development work effectively (and avoid undue impact on 

surrounding streets). Car parking on primary and secondary streets to be 

non-designated. Residential car parking to be off street other than for in 

homezone type streets. 

 

● A main expanded car park, to be managed as part of the town centre 

car parking strategy 

 

● Provision of a cohesive and coordinated network of streets and spaces, 

designed and laid out in a way which is appropriate to their use and the 

site terrain. 

 

● Off site works to mitigate any traffic impact generated (as demonstrated 

by comprehensive Transport Assessment).  The highway infrastructure must 

incorporate: 

 

o A main vehicular access for the Saxonvale area via Garsdale (6m 

minimum carriageway). No significant increase in activity can be 

served by Vicarage Street. 

o A street linking Wallbridge and Fishers Way (with associated new 

junction at Wallbridge) at the outset of development at Land off 

Garston Road (minimum carriageway 5.5m and 6.5m where it joins 

the existing network) 

 

● High accessibility for pedestrians and cyclists: with strong links across the 

site, with the surrounding area and local facilities, in particular the town 

centre and public transport. Most routes should avoid steep contours. 

 

● Creative and sustainable means of flood alleviation and storm water 

management which satisfy Environment Agency requirements. 

 

● Enhancement of the area’s ecological value, which builds on its existing 

assets including the river corridor and TPO trees. 
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● Enhancement of the Conservation Area, which utilises and improves the 

setting of historic and Listed Buildings 

 

5.17 The proposed development subject of this application is considered to appropriately 

reflect the guiding principles of the planning brief.  The application have also been 

able to build on the planning brief because they are the product of extensive 

consultation and engagement with the local community. 
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6. Assessment of proposed development 

 

6.1 Planning legislation states that planning decisions should be taken in accordance with 

the development plan unless material considerations indicate otherwise.  This section 

of the Statement provides an assessment of the proposed development in context of 

the development plan policies and material considerations identified in the preceding 

sections. 

 

Principle of development 

 

6.2 The principle of mixed-use redevelopment of this site in Frome is established through 

the adopted Local Plan Part I. The Saxonvale site is included within one of two Town 

Centre Development Areas designated in the Plan.  More detailed principles are set 

out in the draft Local Plan Part II, which was influenced by the Council's adopted 

planning brief from 2005. The principle of redevelopment of the site is also supported in 

the Frome Neighbourhood Plan.  The proposed development subject of this outline 

application accords with all of these therefore it has complete in principle support. 

 

6.3 In addition to this, an alternative development proposal of a similar scale and 

coverage/mix of uses has received a resolution to grant subject to the signing of a S106 

agreement.  This therefore demonstrates further that the principle of development at 

the site is supported. 

 

6.4 The acceptability of the outline planning application the topic/matters covered in the 

remainder of this section of the statement, which determine whether the outline 

planning application can be deemed acceptable and permission granted. 

 

Uses and quantity of development 

 

Housing mix and affordable housing 

 

6.5 The outline proposal includes the provision of approximately 182 dwellings, which is in 

accordance with development plan policy.  It is based on a mix of mix of housing that 

will respond to a range of local needs and demand.  The following mix is indicated: 

 

● 112 x one bed homes 

● 16 x two bed homes 

● 17 x three bed homes 

● 33 x four bed homes 

● 2 x five bed homes 

● 1 x six bed home 

 

6.6 'The proposal also includes the provision of a policy compliant level of affordable 

housing, with 40% of the housing to be brought forward as affordable housing, 

distributed across the site. The tenure split of 30% of the total units will be 80% social 

housing and 20% intermediate, with the tenure of the remaining 10% of the total units 

to be determined at a later stage. 
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6.7 The relocation of St John’s School will bring the schools existing site forward for new 

housing development, and the best and most optimal scheme, that has been 

recommended to the Governors would be one of co-housing. This would fulfil the social 

value agenda of Mayday Saxonvale, repurpose existing buildings and be of benefit to 

Mendip District Council’s stated social housing priorities. The Mayday Saxonvale 

proposal is expected to deliver a total of approximately 209 housing units (182 on the 

Saxonvale site and 27 on the St John’s school site). 

 

The proposed development therefore accords with the policies on housing mix and 

affordable housing within the development plan. 

 

Commercial / employment provision 

 

6.8 The proposed development involves the provision of 10,000 square metres of 

commercial floorspace and a hotel.  This provision falls within the new use class E and 

there can be used on a flexible basis to provide a range of commercial /employment 

based uses, including shops and offices. 

 

6.9 This level of provision is fully justified by the development plan policies and 

supplementary planning documents that relate to the site (as identified in preceding 

sections of this Statement).  This level of floorspace on this centrally located site will be 

of substantial benefit to the town centre and Frome as a whole. 

 

Community, education and leisure provision 

 

6.10 Within the mix of uses proposed there is a substantial amount of provision that will serve 

the wider public and deliver improvements for the town.   

 

6.11 The provision of a new first years school/primary school is included as required by the 

adopted local plan policy, providing space for St John’s School to move and expand 

substantially.  There is also a large amount of floorspace provided for general 

community based uses.   In addition to that there is a range of public open space and 

realm created that provides a range of leisure and recreation type provision, including 

play area, and an outdoor lido.   

 

6.12 The provision of this floorspace and outdoor space for the community will be of 

significant wider public benefit and help contribute to the overall vitality and viability 

of Frome town centre.  It is in line with the relevant policies of the development plan 

and material considerations outlined in this Statement.   

 

General development principles – Masterplan and Design Code 

 

6.13 The application commits to a creative and thoughtful planning approach of how the 

site can be developed.  It shows how the site can be developed and sets out the 

design principles that are to apply to the development brought forward.  Within the 

Design and Access Statement there is a design code that provides further guidance 

on how the development should be taken forward at the detailed design 

stage/reserved matters stage. 
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6.14 The illustrative masterplan has been designed with a complete and detailed 

understanding of the site, its constraints and context, within input from the necessary 

specialist and technical consultants.  The masterplan shows how the proposed mixed 

use development can be provided alongside appropriate amounts of private and 

public amenity space.  It also shows how the necessary vehicular and pedestrian 

access to and from the site can be delivered.  

 

6.15 The scheme has evolved around principles of placemaking responsive to the unique 

topography of the site. A range of community assets, (including leisure) bring vitality 

and participation into all areas of the design allowing for the expression of a range of 

identified needs in the town that responsible redevelopment of this site can provide. 

 

6.16 The proposed development is proposed in the design code to range between 1 ½ and 

3 storeys and to have an appearance that is responsive to the local character whilst 

not being a pastiche.  The proposal will therefore be in keeping with the character of 

the local area. 

 

6.17 The application is supported by submitted landscaping details.  An appropriate 

landscaping scheme for the site has been prepared, which proposes a range of 

planting across the site.  The landscaping proposed will create distinct character areas 

that each add to the overall quality of the development.  The landscaping scheme 

has been designed and specified to provide landscaping that will create a pleasant 

residential environment as well as having biodiversity benefits.  

 

6.18 The application proposal is therefore considered to be in accordance with the relevant 

design and landscaping policies of the development plan. 

 

Ecology 

 

6.19 A Preliminary Ecological Appraisal has been prepared as part of the application.  This 

has confirmed that the ecology at the site remains as it was assessed for the recent 

application.  

 

6.20 The site comprises a largely derelict former industrial site, which has been overgrown in 

places by dense scrub and ephemeral vegetation. Areas of rough, tussocky grassland 

are present as well as broadleaved woodland which is associated with the River Frome 

situated on the northern site boundary. 

 

6.21 The site is considered to (actually or potentially) support the following protected 

species: badger, bats (foraging and roosting), otters, water vole, breeding birds, 

reptiles. 

 

6.22 Subject to informed scheme design, including retention of features of greatest 

ecological interest, future development of the site can be achieved without significant 

negative ecological impact. Also, the potential presence of any European Protected 

Species or notable species is unlikely to preclude or significantly limit the capacity of 

the site to deliver this scheme. 
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6.23 Given the above, there are no adverse ecological impacts that would conflict with the 

relevant policies of the local plan and any necessary mitigation can be provided 

alongside the proposed biodiversity gain.  This is also in line with the policy requirements 

of the NPPF.  As such, there are no ecological reasons that prevent the proposed 

development from being granted permission. 

 

Flood Risk and Drainage 

 

6.24 A Flood Risk and indicative drainage strategy is provided as part of this outline 

application. The findings and recommendations contained in the Flood Risk Assessment 

include the following: 

 

● Where the proposed development encroaches into Flood Zone 2, finished floor 

levels (FFLs) shall be set to suit defined flood levels and freeboard 

recommended by the EA. 

 

● A standard threshold to buildings should be considered of 150mm to redirect 

residual flood water (e.g exceedance flows paths or infrastructure failure). 

Where feasible in accordance with Building Regulations Part M, a threshold of 

300mm would be preferable.  

 

● To reduce the impact of water ingress, in particular buildings close to the design 

flood level, it is recommended that the below is considered:  

 

o Sealable ventilation  

o Non return valves added to in/let outlet drainage pipes  

o Car parking to be designed to allow for egress and passively 

accommodate flood water  

o High risk plant and/or equipment to be kept in an elevated location with 

a suitable freeboard depending on equipment.  

o Safe refugee should be considered where there is communal access to 

higher levels.  

o Building ground floors to be tiled or hard flooring, walls dry lined using 

lime-based plaster (with drainage cavities where appropriate) and 

place electrical sockets at higher level.  

 

● A drainage strategy should be implemented that will look to improve the 

existing scenario and reduce flood risk through surface water flooding. The 

following should be considered:  

 

o Restrict surface water run-off from site in accordance with best practice 

o Maximise the use of SuDS within the design to manage the quantity and 

quality of water discharging from site as well as promote biodiversity.  

o Combine SuDs to correctly manage the treatment of water through the 

network in accordance with the CIRIA SuDS Manual.  

o Provide a SuDS operation and maintenance manual in accordance 

with the CIRIA SuDS Manual, and where applicable construct to 

adoptable standards in accordance with Water UK Design and 

Construction Guidance. 
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o Designing the network to allow for a surcharged outfall into the River 

Frome.  

 

● The management company for the site should be encouraged to sign up to 

flood warnings directly.  

 

● Access and egress for the site will need to be maintained. The proposed 

development will not sever any existing access and egress routes via Garsdale 

which is currently the main access into the site and will need to be retained. 

Pathways to the north (higher topography) should be clearly signposted 

through the site and would need to direct people away from the proposed 

footbridge which will not be a designated evacuation route from the site.  

 

● Under-croft car parking that encroaches beyond the design flood extents will 

need to either meet existing ground levels or be cut into the ground to ensure 

that food water is not displaced. This would mitigate the requirement for flood 

compensation that would otherwise need to be provided onsite. 

 

● The lido and school playing field that encroach beyond the design flood 

extents will need to meet existing levels or be cut into the ground to ensure flood 

water is not displaced. 

 

● The footbridge access connecting Riverside Park to Bridge Street and the 

existing town centre will need to be designed to not increase flood risk to the 

site and wider river catchment, and to the EA’s satisfaction. It is also 

recommended that the design consider the following:  

 

o The structure and abutments are located above the design flood level 

to avoid the displacement of floodwater and mitigate the requirement 

for flood compensation. Ideally the span of the bridge should have a 

clear span over the river and extent of flood zone 3. 

o Clear signage to be provided to direct pedestrians away from the 

bridges and evacuation site via Garsdale. 

o The design should consider access for maintenance, erosion protection 

to the structure and abutments, and ensure that the bridge deck has a 

suitable freeboard above the design water level.  

 

● Further investigation required on evaluating off-site contributions to foul and 

surface water to the site's drainage network, as well as third party surface water 

exceedance flow paths. Topographic surveys, GPR surveys and Drainage CCTV 

surveys are recommended for the site.  

 

6.25 The Flood Risk Assessment and drainage strategy is in accordance with local planning 

policy and the NPPF.  All that is required is for suitable conditions to be attached that 

require the further detail on drainage to be agreed at the detailed design/reserved 

matters stage.  There is no flood risk or drainage reason why the outline cannot be given 

approval. 
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Highways and Transport 

 

6.26 A Transport Assessment and Travel Plan has been prepared as part of the outline 

planning application.  The Transport Assessment has confirmed that: 

 

● The strategy for the site has a strong emphasis on minimising car use by 

integrating land use and transport planning, and improving the choice of 

sustainable modes to access key services and facilities. 

 

● The area is located on a highly sustainable location within walking and cycle 

distance from most of the facilities and services provided within Frome. There 

are excellent opportunities to encourage high levels of walking, cycling and 

public transport use, however, the development will still generate traffic.  

 

● A number of improvements to the pedestrian and cycle network have been 

proposed as part of the scheme. These include the redistribution of vehicle 

traffic on the surrounding streets to the site to allocate further priority to 

pedestrians and cyclists, along with a number of pedestrian crossing, footpaths 

and a connection to the National Cycle Network route 24 by the provision of a 

footbridge. 

 

● The internal layout has been designed to provide priority to pedestrians and 

cyclists and connect the site to different areas within Frome, improving the 

accessibility of the whole town for non-sustainable modes of transport.  

 

● It has been identified that there are no accident black spots on the highway in 

the vicinity of the site; and that the impact on the free flow of traffic using the 

highways will be below levels which could be described as ‘severe’.  

 

● The proposed development will have a limited impact on the highway network 

near the site and will provide a significant betterment when compared to the 

impact caused by the more vehicle-oriented scheme at planning application 

2019/1180/OTS.  

 

● Proposed as part of the scheme to realign the mini-roundabout junction of 

Garsdale with the A362, implement a one-way proposal for Vicarage Street, 

and make a contribution towards the signalisation of the Gorehedge tear-drop 

roundabout junction, to be assessed along with a contribution towards the 

allocation of pedestrian and cycle improvements on the B3090 Market Place. 

 

6.27 The assessment concludes that this development is appropriate and acceptable in 

traffic and transport terms.  The increases in traffic movements associated with the 

development proposals at this location would be accommodated on the highway 

network with the proposed mitigation measures and will not have an unacceptable 

impact on the free flow of traffic.  

 

6.28 The Travel Plan submitted outlines a range of measures to help encourage sustainable 

travel and transport choices. 
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6.29 The proposal is compliant with NPPG and NPPF regulations, and with MfS/MfS2. Based 

on the above, it is considered that the proposed development is acceptable and will 

not cause a ‘severe’ impact on the local road network. 

 

6.30 Given the above, the development accords with local plan policy and there is no 

transport or highways reason why the proposed development cannot be granted 

outline planning permission. 

 

Trees 

 

6.31 The development of the outline proposal has been informed by the input of an 

arboriculturist.  A tree survey has informed decisions and the impacts associated with 

the development are set out on the submitted tree removal and retention plan.   

 

6.32 The submitted details confirm that tree removal may be required to facilitate the 

proposed development, however, there is an ambition to limit tree loss to that which is 

strictly necessary to facilitate the proposal.  This approach ensures that the condition 

and safety of all remaining trees will not be compromised by works associated with 

demolition and construction. The exact number and location of trees to be removed 

will be based on the results of detailed access to within the site and the detailed design 

proposals prepared at the reserved matters stage. 

 

6.33 The proposed development appropriately respects trees and will not have any 

unacceptable/significant adverse impacts.  It accords with local planning policy and 

there is no arboriculture reason why the outline application cannot be approved.  

 

Ground conditions / contamination 

 

6.34 A phase 1 contamination assessment report has been prepared as part of the outline 

planning application. 

 

6.35 The findings of this assessment indicate there to be many potential sources of 

contamination at this site, primarily associated with the site’s former industrial land uses, 

including silk and crepe factories, metal pressing, fuse manufacture, and an abattoir, 

and associated with the industrial landscaping, including stepping of the south of the 

site and infilling of the historical river channel.  As such, further intrusive investigation will 

be required moving forward to determine which parts of the contamination source-

pathway-receptor linkage exist with regards to both the site’s end users, as well as the 

water environment. However, as a minimum, it is considered that 

 

● A capping layer of hardstanding or a suitable depth of clean soil in some, if not 

all, garden areas will be required to protect end users.  

● Where the intrusive investigation works show there to be a risk to controlled 

waters or particularly heavy contamination to be present, removal or treatment 

of the contamination source may be required.  

● Where underground tanks (e.g. fuel tanks and septic tanks) are identified during 

the investigation, these (and any surrounding heavily contaminated soil) will 

likely require excavation and removal from site.  
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6.36 No radon protection measures are required. However, infilled ground and/ or biogenic 

made ground are anticipated on-site, which could be a potential source of ground 

gas (methane and carbon dioxide). Ground gas monitoring will be required to 

determine the levels of ground gas present and to confirm the extent of gas protection 

measures required.  It is noted though that previous gas monitoring has recorded levels 

of gas that would be mitigated by the installation of a suitable gas proof membrane 

and subfloor ventilation.  

 

6.37 In addition, hydrocarbon contamination is anticipated and the need for a 

hydrocarbon vapour proof membrane should also be considered as part of the Phase 

2 investigation.  

 

6.38 Intrusive investigation, comprising trial pits, windowless sample boreholes and 

laboratory testing with gas and groundwater monitoring, is required to confirm the 

recommendations. 

 

6.39 The necessary further investigations and detail of required remediation and mitigation 

can be conditioned so that it is progressed in a timely manner as the redevelopment 

of the site is advanced. 

 

Heritage 

 

6.40 A heritage assessment and report has been prepared as part of the outline planning 

application for the site. 

 

6.41 The Saxonvale site lies to the east of the historic core of the town.  There are many listed 

buildings (some 373) within Frome, however, there is only one directly related to the 

Saxonvale site (the grade II listed Silk Mill).  There are also non-designated historic 

structures, notably boundary walls that contribute significantly to the historic character 

of the place.  The Merchants Barton area lies within an Area of High Archaeological 

Potential (AHAP) and partly within the Frome Conservation Area.  Two grade II* listed 

buildings are in proximity to the Merchants Barton area – the Old (St John’s) Vicarage 

and St John’s Church.  The setting of these two grade II* listed buildings and of the Silk 

Mill is vulnerable to insensitive alteration.  The presence of a spring in Merchants Barton 

is also identified as being of interest and is to be protected. 

 

6.42 The outline proposal for the site, including the Illustrative Masterplan and Design Code, 

have had full regard to the heritage assets related to the site.  The approach proposed 

within the application will ensure that these assets are appropriately conserved and 

enhanced as part of the development. 

 

6.43 The proposed development is considered to result in less than substantial harm to the 

identified heritage assets, which is to be expected given the scale of the development.  

It is also clear though that the proposed development will have a number of wider 

public benefits that outweigh that level of harm. 
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Archaeology 

 

6.44 An Archaeology desk based assessment has been prepared to inform and form part 

of the outline planning application for Saxonvale. 

 

6.45 The scheme includes the retention of existing warehouse and factory buildings and the 

construction of new commercial and residential buildings across the site.  Where new 

buildings fall within areas of potential for medieval archaeology there is likely to be an 

impact to any surviving remains. Elsewhere, on the site the impacts are likely to be 

limited, however, the presence and significance of any remains within alluvial deposits 

on the site is currently uncertain. 

 

6.46 The site lies on the edge of the medieval core of Frome and, in addition, its landscape 

character confers a low level of potential for earlier remains. 

 

6.47 Archways and chambers which may well date to the medieval have been identified 

in the Merchants Barton and are being investigated further.  The Old Boundary Wall, 

(OBW) is an undesignated heritage asset within the site about which little was known 

prior to it being uncovered as part of the enabling works. 

 

6.48 It is unlikely though that there are any remains present worthy of designation, therefore 

it is recommended that the remaining potential for non-designated archaeological 

deposits could be adequately addressed as a condition of planning permission. Such 

a condition could comprise a programme of archaeological works designed to further 

assess the potential harm as a first stage, followed by a second stage of mitigation if 

required.   

 

Noise 

 

6.49 A Noise Impact Assessment has been prepared as part of the outline planning 

application.  Based on the assessment the following key findings are reported: 

 

● All of the residential facades are in the low to negligible risk category. The 

maximum facade noise reduction required for residences is 22 dB. For 

commercial locations it is 27 dB. 

 

● The garden areas located away from noisier roads benefit from the 

acoustic screening provided by buildings. The predicted noise levels are 

therefore likely to be less than 55 dBA, with the majority lower than 50 dBA. 

The recommended levels in BS 8233 and WHO Guidelines for Community 

Noise will therefore be satisfied. 

 

● The traffic noise levels are predicted to change only marginally. All impacts 

are expected to be negligible for all considered locations, with the 

exception of Garsdale where minor impact is expected. 

 

● Plant information for the commercial units was not available at the time 

writing, so a full BS4142:2014 assessment cannot be conducted. However, 

we recommend that the combined noise rating levels of all plants does not 
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exceed the prevailing background noise level at any noise sensitive 

location. The background noise data from the baseline noise survey should 

therefore be used as a guide for each noise sensitive location. A further 

assessment will be required at the detailed design stage. 

 

6.50 Given the above, it is clear that there are no noise and vibration impacts that would 

prevent the development from being approved and that any further investigation and 

mitigation can be secured by a planning condition attached to any grant of outline 

planning permission. 

 

Sustainability 

 

6.51 The Mayday Saxonvale masterplan aspires to be developed to meet the exemplar 

levels of environmental design and energy performance. The ‘Not-for-Profit community 

ownership delivery model allows for the opportunity for the appropriate level of 

investment into low energy building fabric design, innovation in construction, and 

renewable technologies.  

 

6.52 The Sustainability Statement submitted with the planning application has set out the 

overarching approach and environmental principles that are to be applied in 

connection with the Saxonvale development, and establishes an approach to 

sustainable design, construction and other measures (including renewables) that will 

reduce the resource use in response to climate change. 

 

6.53 Inherent to the design approach, is to achieve energy efficient and ecological design, 

from the general site planning, orientation and landscaping through to the design of 

the quarters and individual buildings and building fabric design at later stages.  In order 

to achieve a sustainable design solution, the following general principles have been 

considered in helping to achieve this:  

 

● Passive solar design planning and orientation. 

● Ecological and low embodied energy materials. 

● Strategic daylight and natural ventilation design. 

● Locally sourced materials. 

● High levels of natural insulation to the walls, floors and roofs. ! Airtight detailing 

and construction. 

● High performance glazing. 

● Water efficient sanitary ware, brassware and appliances. 

● Rainwater harvesting and reuse. 

● Renewable technologies to meet heat demand  

 

6.54 The confirmation and agreement of the exact details will be defined at the reserved 

matters/detailed design stage, the agreement of which can be effectively 

conditioned.  As a result, the proposed development accords with the relevant policies 

of the development pan and the NPPF. 
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Economic benefits 

 

6.55 The application is supported by an Economic Statement, which provides commentary 

on how the range of uses and commercial provision proposed at the site will deliver 

significant economic benefits for the town of Frome and the local area.   

 

6.56 The statement shows how the site can deliver on the Council’s aspirations and 

objectives for Frome as set out in the local plana and related local planning documents 

(as referred to in sections 4 and 5 of this statement). 

 

Air Quality 

 

6.57 An Air Quality Assessment has been undertaken to confirm the acceptability of the 

proposed development and to identify any necessary mitigation.   

 

6.58 There is an enhancement to Christchurch Street East as a result of the relocation of St 

John’s School and the lower level of development proposed provides improvements 

over the alternative proposals for the site that is subject of application (2019/1180/OTS).  
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7. Conclusion 

 

7.1 This Statement has been prepared as part of an outline planning application for major 

approved mixed use development of the Saxonvale site at Frome.   

 

7.2 The site is identified in the development plan (adopted and emerging) for regeneration 

and redevelopment to deliver a mix of uses including housing, commercial and 

education.  The outline application (with all matters reserved) seeks approval for the 

following: 

 

“Mixed use regeneration proposal comprising dwellings (use class C3), a hotel 

(use class C1), commercial and community provision (use classes E, F1 and F2), 

primary school (use class F1), an outdoor lido (use class F2), public open 

space/parkland and associated infrastructure.” 

 

7.3 The submission has been made following extensive pre-application engagement with 

the LPA, the Town Council and the local community.  Mayday Saxonvale have been 

working since 2019 to facilitate an alternative, community led masterplan for the 

community of Frome. The campaign was set up around a genuine interest in bringing 

forward the Saxonvale site in a way that delivers on local needs through a genuinely 

open and inclusive public consultation process that creates a site proposal that is by 

the community, and for the community in perpetuity.  

 

7.4 The engagement with the local community and key stakeholders undertaken means 

that the proposed development in this outline planning application seeks to provide all 

the things that are considered necessary to ensure this site contributes effectively to 

the future of Frome town centre and the local community. 

 

7.5 The relocation of St John’s School will bring the schools existing site forward for new 

housing development, and the best and most optimal scheme, that has been 

recommended to the Governors would be one of co-housing. This would fulfil the social 

value agenda of Mayday Saxonvale, repurpose existing buildings and be of benefit to 

Mendip District Council’s stated social housing priorities. The Mayday Saxonvale 

proposal is expected to deliver a total of approximately 209 housing units (182 on the 

Saxonvale site and 27 on the St John’s school site). 

 

7.6 The proposal has been informed by specialist and technical inputs on ecology, trees, 

drainage, roads, levels and landscaping.  As such, the proposed development 

responds appropriately to the site constraints, minimises impacts and shows something 

that is acceptable. 

 

7.7 The houses proposed will provide a complete mix of housing types, including 30% 

affordable housing, that will respond to a range of local demands and needs. 

 

7.8 The proposals have a strong landscape strategy with a good mix of planting proposed. 

The landscaping proposed will soften the overall appearance of the development, 

enhance the environment created and deliver ecology/biodiversity benefits and 

compensation. 
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7.9 The sustainability and energy reduction approach to be taken forward will ensure that 

the development is an appropriate response to the climate change emergency. 

 

7.10 The application submission shows indicatively how the development can be provided 

at the application site in an acceptable and appealing manner, that accords with the 

relevant policies of the development plan.    The proposal is a well-considered high 

quality development and the applicant is confident that the development will create 

a pleasant urban environment which will be of benefit to the town of Frome and its 

residents.  It will result in the creation of a new high quality mixed use area within this 

central part of Frome.  

 

7.11 The outline application is in accordance with the development plan for the area and 

is reflective of the emerging allocation for the site. Given this, we trust the application 

can be approved at the earliest opportunity and we look forward to working with the 

Council on this application to reach a positive outcome. 
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