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1  INTRODUCT ION  

PRD were commissioned by Mayday Saxonvale to undertake an independent 

economic assessment of their proposals to supplement their planning submission. 

PRD is a place focussed economy and delivery practice. We help clients and partners to create and deliver 

great places and projects. We navigate the space where the public sector, private sector and communities 

combine.  

We have specialisms in public and social value, enabling a broader consideration of the value of place and 

development. We use our expertise in the collection and analysis of evidence to help develop new approaches 

which are specific to the needs of the locations in which we work.  

This Economic Statement has been prepared in-line with the requirements of Mendip District Council and 

covers: 

 Details of any new jobs that might be created or supported 

 The relative floor space totals for each proposed use (where known) 

 Reference to any regeneration strategies that might lie behind, or be supported by, the proposal 

 A sequential test assessing the availability, suitability and viability of sites within or on the edge of existing 

town centre areas to accommodate a proposed main town centre use development. 

K E Y  F I N D I N G S  

 Mayday Saxonvale’s proposals will deliver over 11,000sqm of employment space which could create 530 

jobs.  

 This could support a further 40 jobs indirectly through wider supply chain benefits. This combined impact 

can help to address Frome’s employment decline and economic dormancy challenges. 

 Using a HM Treasury Green Book-compliant methodology, this could generate £10m of labour supply 

benefits – helping to tackle the negative impacts of the COVID-19 pandemic by providing opportunities 

for new/re-entrants to the labour market. 

 A community-led development offers the opportunity to do economic development differently. Mayday 

Saxonvale’s approach can reduce leakage, re-circulate spend within the Mendip economy, and provide 

increased opportunity for Frome’s residents and businesses 

 There are also significant non-monetised benefits. Construction expenditure will generate substantial 

additional employment benefits. Additionally, a mix-use scheme can help to diversify high street footfall – 

enhancing the vitality and viability of Frome town centre 

 There is a strong strategic rationale for a mixed-use scheme. Mayday Saxonvale’s proposals can 

advance the economic objectives outlined in several of Mendip’s strategic documents. This includes 

addressing several of the key barriers to growth identified within the council’s previous economic 

strategy 

 This is a one-off opportunity for economic renewal. Saxonvale is the last site in the town centre where 

development can support wider economic renewal and generate significant spill over benefits for Frome. 
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2  JOB IMPACTS  

Mayday Saxonvale’s proposals will deliver significant economic and regeneration 

benefits to Frome. This section presents key assumptions and the quantifiable 

economic outputs underpinning the scheme. 

E C O N O M I C  A S S E S S M E N T  –  P L A I N  E N G L I S H  G U I D E  

In addition to giving Mendip District Council the confidence that a robust assessment of economic benefits has 

been undertaken, it is important that the Economic Statement is accessible to members of the local community. 

As a result, the technical language used within this statement has been described below to make it easier to 

understand. Key terms include: 

 Leakage: The proportion of outputs that benefit those outside of the intervention’s target area or group – 

in this case the residents of Frome. 

 Displacement: The proportion of intervention outputs/outcomes accounted for by reduced 

outputs/outcomes elsewhere in the target area. In this case, businesses/employees moving to the 

Saxonvale site from elsewhere in Frome. 

 Employment density: The average floorspace (in m²) per full-time equivalent (FTE) member of staff. It is 

used as a measure of intensity of building use and an indicator of how much space each person occupies 

within the workplace. For example, an office worker is likely to occupy less space than an artist or architect 

in their studio. 

 The Green Book: This is the guidance government uses to make assessments on policies, programmes 

and projects. In this Economic Statement, we have used Green Book guidance to show the potential wider 

benefits of the Mayday Saxonvale scheme on the local economy. 

 Gross Value Added (GVA): This is the measure of the value of goods and services produced in an area, 

industry or sector of an economy. It is used in this assessment as a proxy for the benefits delivered to the 

local economy. 

 Multiplier effects: Further economic activity (jobs, expenditure or income) associated with additional local 

income and local supplier purchases. This is the core rationale behind the Mayday Saxonvale proposals – 

which will seek to retain spend within the Frome and Mendip economy to deliver socio-economic benefits 

beyond the immediate development.  

F L O O R S P A C E  T O T A L S   

Mayday Saxonvale’s proposals will bring forward over 11,000sqm of employment 

space. It will take a flexible, locally focused approach to employment provision 

aligned to the needs and aspirations of Frome and its residents.  

This section outlines the floorspace totals delivered by the proposed development. At this stage, these 

floorspaces are only indicative estimates. The exact allocation will respond to commercial and community need 

at the time of completion.  Based on the new Use Class system adopted in September 2020, the following floor 

space totals have been considered: 
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 4,556sqm of B2/E space in the form of studio space/workshops 

 4,556sqm – E – Assumed office 

 329 sqm of C1E – Boutique Hotel 

 864qm of E - Retail space 

 329sqm of E – Café/brasserie   

Whilst the majority of these spaces fall under the new ‘E’ commercial space designation, they have been split 

out into specific uses as per the HCA Employment Density Guidance to accurately reflect the potential densities 

of the scheme (see the job creation section).  

The following floorspace will also be delivered but have not been analysed through the economic statement 

employment analysis.  

 329 sqm of changing facilities at the Lido 

J O B  I M P A C T S  

Mayday Saxonvale’s proposals can deliver 530 net jobs and support a further 40 

indirectly. This can reverse trends of economic decline and help to redefine Frome’s 

economic identity.  

The proposals to deliver 10,000+ sqm of employment 

space at the Saxonvale site can address several key 

challenges facing Frome whilst enhancing the town’s 

economic identity. It will contribute to a stronger local 

economy with less leakage of enterprise and talent.  

The town’s leakage challenges are well established. 

Without intervention at scale, there is risk that 

Frome’s economic dormancy will increase. 

Commuting data from the last census showed that 

around 2,500 commuters travel to Bath and the West 

Wiltshire towns for work whilst reverse flows are 

substantially lower.1 Simultaneously, the number of 

jobs within Frome have fallen significantly over the 

last five years. Between 2015, and 2019, the number 

of jobs in Frome fell by 9% - equivalent to 750 jobs. 

This runs against the national and district trends which have seen no net loss over the same period. 

As a result, only a mixed-use scheme comprising a significant amount of employment space will reverse trends 

of commuting outflows and employment loss from the town. The Mayday Saxonvale scheme will contribute to 

objectives outlined in the Mendip Local Plan which notes the importance of: “providing appropriate jobs at 

Frome to recapture a workforce travelling outside Mendip for employment.” 

 

 
1 Census, 2011 
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Job creation 

All modelling has been completed in-line with the standards set out in government guidance such as Treasury’s 

Green Book and the HCA Employment Density Guide.   

Estimated job numbers are based on the HCA 

Employment Density Guidance. Employment densities 

have been calculated from the area schedule 

produced by Mayday Saxonvale and have been 

aligned to the proposed use categories for accuracy 

(see table on the right). The approach to commercial 

space being 50% studio and 50% office reflects the 

hybrid approach that will be taken and represents a 

highly conservative estimate. Where the Employment 

Density Guidance presented a range of scenarios, the 

appraisal has selected the lowest density.  

Despite these conservative assumptions, Mayday 

Saxonvale proposals still deliver significant economic 

benefits to Frome and Mendip.  

PRD’s modelling shows that the employment space generated by the scheme would directly deliver 530 

net  jobs. An additional 40 jobs (net) would be indirectly supported through the supply chain – reflecting 

the strong multiplier benefits associated a community-focused development.  

The modelling is based on the following additional assumptions: 

 Displacement has been assumed at 25%. This is in-line with a low level of displacement and is based on 

the fact that the project will take a flexible, locally-focused approach to commercial space delivery – 

ensuring new provision complements and enhances existing workspace in Frome 

 Leakage has been assumed at 25%. This is a highly conservative assumption as the purpose of a 

community-led development is to retain and recirculate spend withing the local community – both through 

the schemes construction and operation (see non-quantified benefits). It is PRD’s view that Mayday 

Saxonvale’s proposals would lead to significantly lower leakage than a traditional commercial developer-

led model for the Saxonvale site.  

 An economic multiplier of 1.15 has been applied to calculate indirect jobs. This is assumed high 

‘multiplier effect’ is based on the strong local supply linkages generated through Mayday Saxonvale’s 

approach. This is likely to include procuring local suppliers during the construction of the project and 

through the operation of the on-site leisure, retail and community facilities.     

 

 

 

 

 

 

Proposed use Employment density/key 

assumptions 

Commercial 

space – 50% 

Assumed to be studio – 40m2 

per worker 

Commercial 

space – 50% 

Assumed to be office – 12m2 

per worker 

Retail space Assumed high street retail 

(20m2 per worker) 

Hotel Boutique Hotel 1 FTE per 

room 
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M O N E T I S I N G  T H E  E C O N O M I C  B E N E F I T S  O F  J O B  

C R E A T I O N  

Using guidance from the updated Green Book, direct employment generated by the 

Mayday Saxonvale scheme can deliver £10m worth of labour supply benefits. 

In addition to overall job numbers, an HM Treasury- 

compliant assessment of impacts has also been 

undertaken to demonstrate the benefits to the wider 

economy.    

This is based on updated Green Book guidance 

which moves away from GVA to focus on the 

proportion of new jobs created taken up by people 

entering or re-entering the labour market. This is 

locally relevant as both Frome, and Mendip as a 

whole, have seen large rises in the number of 

residents claiming employment-related benefits 

since the start of the pandemic. 

In the first two months of the first national lockdown, 

the number of claimants in Frome increased by 

115%. Whilst this has gradually fallen since 

restrictions have eased, latest figures showed the 

number of claimants was still 52% higher than it was 

before the start of the pandemic. This indicates that 

there is likely to be low displacement and strong demand for new employment opportunities generated at 

Saxonvale. 

As a result of the employment space generated through the Mayday Saxonvale proposals, it has been 

estimated that £10m (Present Value) will be generated. This is based on the following assumptions: 

 GVA per filled job is taken from the ONS Sub Regional Productivity Statistics for Bath and North East 

Somerset, North Somerset and South Gloucestershire (£57,267). GDP Deflators have been applied to 

express GVA per worker in 2021 prices.  

 It has been assumed that 10% of jobs will be taken up by new/re-entrants to the labour market. While this 

is at the upper limit of the permitted assumptions, it can be justified by the increases in claimant count 

since the start of the pandemic 

 In-line with WebTAG guidance, a 40% welfare impact of labour market entrants/re-entrants has also been 

applied. 

 Appraisal period: A 10-year appraisal period has been used. This is in-line with the Green Book’s suggested 

time horizon as a “suitable working assumption”. 

 Present Values: Benefits have been discounted to 2021 Present Values. The Green Book discount rate, 

known as the Social Time Preference Rate (STPR), for use in UK government appraisals is set at 3.5% in 

real terms. 

0

100

200

300

Frome Mendip

Indexed claimant count change (March 

2020-August 2021), March 2020=100 
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N O N - Q U A N T I F I E D  B E N E F I T S  

There are wider benefits of the proposals which will generate significant value to 

Mendip’s communities and economy. 

Wider benefits of the scheme include: 

 Construction employment: this has not been considered as part of this assessment as it is our view that 

a similar number of construction jobs are likely to be created regardless of what party takes the scheme 

forward. Due to the scale of redevelopment at Saxonvale, a high-level assessment of construction impacts 

suggests that hundreds of jobs are likely to be supported through the construction of the scheme.  

 Diversifying footfall and enhancing town centre vitality: A genuine mixed-use scheme at Saxonvale 

would increase footfall in Frome and help to support retail vitality. Mayday Saxonvale’s proposals would 

bring different types of people into the town centre for different purposes – diversifying the reasons for 

visiting and increasing spend at different times of the day.  

 Tourism benefits: Frome currently suffers from a lack of high-quality hotel accommodation. This will be 

addressed through the boutique hotel proposals within the proposed commercial zone. Typically, major 

national hotel chains are staffed by a transient workforce without connections to the local area. The 

boutique hotel proposals will provide high quality employment opportunities for local people – retaining 

money within the Frome economy.     

 Socio-economic benefits of community ownership. The Mayday Saxonvale proposals include a range 

of buildings that will be owned and occupied by the community in perpetuity. This can ensure that any 

profits generated through the operation of these assets can be re-invested into Frome – recirculating 

(rather than extracting) economic value from the local economy.  

 Local skills development. The Mayday Saxonvale scheme will support skills development in Frome – 

delivering significant non-monetised benefits beyond what is quantified in the employment capacity 

assessment. The Annual Population Survey suggests that around 6% of Mendip’s residents have no 

qualifications.2 Upskilling the local population will be targeted through the construction process – 

developing key practical skills in trades such as carpentry and construction.    

 

 

 

 

 

 

 

 

 

 

 
2 ONS Population Survey, 2020 
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3  STRATEGIC AL IGNMENT  

Only an exemplar mixed-use development will provide the infrastructure to advance 

several local regeneration priorities.  

Mendip Economic Development 

Strategy 

The latest Mendip Economic Development 

strategy establishes the strategic rationale 

for a mixed-use development at 

Saxonvale. The 2017-2020 Strategy notes 

the importance of regeneration of 

Saxonvale to the prosperity of Frome.  

The strategy identifies: “Additional 

commercial land identification for the Local 

Development Plan (Part II and Part I 

review), with Frome, Wells and Shepton as 

priority areas”. This will be important to 

foster Frome’s recent business growth 

which has grown significantly faster than 

the local economy average. Between 2016 

and 2021, Frome’s business base grew by 

7% compared to 3% in Mendip as a whole.  

As the last major town centre site left within Frome, failing to use Saxonvale to advance economic as well as 

housing priorities would represent a missed opportunity. The flexible approach to commercial space delivery 

could also help to address long-established challenges identified through the strategy such as the paucity of 

flexible and ‘grow on’ business space.  

Mendip Tourism Strategy 

Mayday Saxonvale will advance the objectives of the Mendip Tourism strategy through enhanced leisure and 

hotel facilities.  The proposed spa, lido and café will become the focal point for residents and an important 

addition to Frome’s leisure offer. This will be complemented by a boutique hotel offer which will address gaps 

in local provision to encourage a greater number of overnight visits to Mendip.  

This will support the ‘cultural tourism’ priority – specifically enhancing market town culture. By attracting more 

people to stay and visit Frome; footfall and spend can be captured to drive increased business to the town’s 

well renowned artisan food and drink stalls. 

Mendip Corporate Plan 

Proposals will also support the council’s ambitions to make Mendip a fairer place. By supporting the creation 

of new employment space in Frome, it will help to deliver Corporate Plan commitments to: “work with local 

business communities to support new enterprises and improve investment and growth, including in tourism, 

agricultural and manufacturing sectors, and create a fairer environment for trading.” 
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4  SEQUENT IAL  TEST  

As the last major opportunity for major development in Frome town centre, there are 

no alternative sites to deliver the same extent of transformational change.  

A Sequential Assessment looks at whether there are any sequentially preferable sites that exist and 

demonstrate why such sites are not practical in terms of their availability, suitability and viability. Other sites 

are considered unviable for the following reasons: 

 Scale of impact. Coordination failures represent one of the most common market failures preventing 

holistic town centre regeneration. They occur when desirable outcomes do not come forward due to 

multiple landowners failing to coordinate plans, resulting in piecemeal development. As a result, the 

Saxonvale land is a unique opportunity to coordinate a range of transformational activity across a major 

town centre site. It is PRD’s view that there are no other sites in Frome town centre that can deliver the 

same amount of employment and housing outputs in a town centre location. Providing this in Frome can 

reverse signs of economic decline and bring hundreds of new jobs to the town.  

 Sustainability. Mayday Saxonvale’s approach includes a retro-fit first approach to development. This 

means retaining, rather than demolishing and rebuilding, several key Saxonvale buildings. This approach 

will therefore help to protect Saxonvale’s architectural heritage whilst reducing the environmental impact 

of construction. Building from new elsewhere in Frome will have significantly more environmental and 

heritage costs compared to the sensitive redevelopment of the Saxonvale site.  

 Potential for Town centre renewal. The Saxonvale site represents the last major regeneration 

opportunity in Frome town centre. Delivering these proposals here has significant spill over benefits in 

terms of town centre vitality. By diversifying the reasons for visiting Saxonvale through genuinely mixed-

use proposals can increase town centre footfall and spend – contributing to the economic vitality of the 

town centre as a whole.  
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