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1. INTRODUCTION 

1.1 Project Background 

1.1.1 Avalon Planning and Heritage Limited has been commissioned by Mayday Saxonvale to produce an Archaeological Desk 

Based Assessment covering a proposed scheme for a development at Saxonvale, Frome, Somerset. It has been prepared as 

part of a planning application. 

1.1.2 This report provides an update to, and appraisal of a Historic Environment Desk Based Assessment prepared for this parcel of 

land in 2019 (Cotswolds Archaeology 2019). The full report prepared by Cotswolds Archaeology is appended to this 

document. While the current report is aimed at assessing the impacts of an alternative scheme, the baseline information 

presented in the appended document is directly relevant.  As such the current report does not seek to reproduce the work 

presenting in the 2019 report but summarise its findings and highlight any additional information available since it was 

prepared. It also presents in independent view on the conclusions, implications for development and the potential for 

mitigation requirements. 

1.1.3 In addition, a considerable body of research has been compiled for the site by Heritage Specialist Catherine Woolfitt.  

1.2 Site Location and Description 

1.2.1 The Site (Figure 1) is located on the eastern edge of the historic town of Frome and surrounded by residential development 

centred on NGR: 377904 147948. The northern edge is bounded by the River Frome and to the south are by plots occupied by 

St Johns House; properties on Vicarage Street; and a Lidl supermarket. The western boundary is formed by Saxonvale and to 

the east is Garsdale and a modern residential estate. 

1.2.2 The site is partially occupied by an industrial complex comprising a Grade II Listed early 19th century cloth factory converted 

and extended in the 20th century to an engineering factory.  

1.2.3 The site lies partially within the Frome Conservation Area and the Frome Area of High Archaeological Potential. 
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2. AIMS AND METHODOLOGY 

2.1 Aims 

2.1.1 Early assessment of the implications of proposed development on the heritage resource is key to informing reasonable 

planning decisions. Indeed, NPPF 194 requires local planning authorities to request descriptions on the significance of any 

heritage assets affected by a proposal, including any contribution made by their setting. This states that:  

‘The level of detail should be proportionate to the assets’ importance and no more than is sufficient to 

understand the potential impact of the proposal on their significance’. 

2.1.2 This Desk Based Assessment has the following key aims: 

o To provide sufficient evidence on the heritage of the site and any potential impacts on such a resource, to inform the 

Local Planning Authority’s decision-making process in relation to the current planning application; and 

o To develop appropriate recommendations / mitigation responses, where necessary, to assist the work of the planning 

team. 

2.2 Methodology 

2.2.1 This document provides an addendum to the appended desk-based assessment (Cotswolds 2019). The appended report was 

prepared in accordance with guidance issued by the Chartered Institute for Archaeologists and Historic England (Cotswolds 

2019, page 7, Table 1.1). It drew on an appropriate and thorough range of sources (Cotswolds 2019 Page 9, Table 2.1) from 

within a study area of 250m radius of the site boundary.  

2.2.2 For the purposes of this addendum the Somerset Historic Environment record has been re-consulted to account for any new 

information forthcoming since 2019. Other sources have not been revisited but are reappraised in the context of any new 

information. 
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2.2.3 This report summarises and makes reference to the information presented in the appended desk-based assessment 

(Cotswolds 2019) and should be read in conjunction with it. 

2.3 Limitations  

2.3.1 This report has been prepared under instruction and solely for the use of Mayday Saxonvale, and any associated parties they 

elect to share this information with. 

2.3.2 Measurements and distances in this report are approximations only and should not be used for detailed design purposes.   

2.3.3 All work undertaken is based upon the professional knowledge of Avalon Planning & Heritage and relevant standards, 

technology and legislation at the time of writing. Changes in these areas may occur in the future, causing changes to the 

conclusions, recommendations or advice given. Avalon Planning & Heritage is not responsible for advising any parties on the 

implications of such changes. 

2.3.4 This report utilises information obtained from third party sources. Avalon Planning & Heritage takes no responsibility for the 

accuracy of such information.  

2.3.5 Where recommendations are provided these need to be approved by the Local Planning Authority and do not themselves 

comprise mitigation of impacts. 

2.3.6 At the time of writing the applicant has no right of access to the site. This report is therefore reliant on desk based sources 

including the appended report prepared in 2019 which included the results of a site visit. 
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3. STATUTORY AND PLANNING POLICY CONSIDERATIONS 

3.1 Legislation 

3.1.1 Current legislation, in the form of the Ancient Monuments and Archaeological Areas Act 1979, provides for the legal 

protection of important and well-preserved archaeological sites and monuments through their addition to a list, or 'schedule' 

of archaeological monuments by the Secretary of State for Digital, Culture, Media and Sport. This necessitates the granting of 

formal Scheduled Monument Consent for any work undertaken within the designated area of a Scheduled Monument. 

3.1.2 Likewise, structures are afforded legal protection in the form of their addition to ‘lists’ of buildings of special architectural or 

historical interest. The listing of buildings is carried out by the Department of Digital, Culture, Media and Sport under the 

Planning (Listed Buildings and Conservation Areas) Act, 1990. The main purpose of the legislation is to protect buildings and 

their surroundings from changes that would materially alter the special historic or architectural value of the building or its 

setting. This necessitates the granting of formal Listed Building Consent for all works undertaken to or within the designated 

curtilage of a Listed Building. This legislation also allows for the creation and protection of Conservation Areas by local 

planning authorities to protect areas and groupings of historical significance. 

3.1.3 The categories of assets with some form of legal protection have been extended in recent years, and now include Registered 

Parks and Gardens, and Historic Battlefields. While designation as a UNESCO World Heritage Site is not a statutory designation 

under English planning law, such a designation is regarded as a material consideration in planning decisions, and World 

Heritage Sites are in practice protected from development that could affect any aspect of their significance including settings 

within the Site and a buffer zone around it. 

3.2 National Planning Policy 

3.2.1 The NPPF sets out government policy on the historic environment, which covers all elements, whether designated or not, that 

are identified as ‘having a degree of significance meriting consideration in planning decisions, because of its heritage 

interest’. 
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3.2.2 The level of detail required in the assessment should be “proportionate to the assets’ importance and no more than is 

sufficient to understand the potential impact of the proposal on their significance”. It goes on to say that “where a site on 

which development is proposed includes or has the potential to include heritage assets with archaeological interest, local 

planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field 

evaluation” (NPPF 194). 

3.2.3 A key policy within the NPPF is that “when considering the impact of a proposed development on the significance of a 

designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the 

greater the weight should be” (NPPF 199). 

3.2.4 Paragraph 200 states that ‘Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or 

destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss 

of a significantly designated heritage asset should be exceptional, while substantial harm to or loss of designated heritage 

assets of the highest significance, should be wholly exceptional’.  

3.2.5 Paragraph 201 explains that ‘where a proposed development will lead to substantial harm to or total loss of significance of a 

designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial 

harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss.  

3.2.6 In paragraph 202 it states that where a proposal involves less than substantial harm to the significance of a designated 

heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable 

use.  

3.2.7 Paragraph 203 In weighing applications that affect directly or indirectly non designated heritage assets, a balanced 

judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.  

3.3 Local Planning Policy 

3.3.1 Relevant Local policy is contained in the Mendip District Council Local Plan (Adopted 2014) 
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Policy DP3: Heritage Conservation 

Proposals and initiatives will be supported which preserve and, where appropriate, enhance the significance and setting of 

the district’s Heritage Assets, whether statutorily or locally identified, especially those elements which contribute to the distinct 

identity of Mendip. 

Proposals affecting a Heritage Asset in Mendip will be required to: 

• Demonstrate an understanding of the significance of the Heritage Asset and/or its setting by describing it in sufficient 

detail to determine its historic, archaeological, architectural or artistic interest to a level proportionate with its importance. 

• Justify any harm to a Heritage Asset and demonstrate the overriding public benefits which would outweigh the damage 

to that Asset or its setting.  The greater the harm to the significance of the Heritage Asset, the greater justification and 

public benefit that will be required before the application could gain support. 

o Opportunities to mitigate or adapt to climate change and secure sustainable development through the re-use or 

adaptation of Heritage Assets to minimise the consumption of building materials and energy and the generation of 

construction waste should be identified.  However, mitigation and adaptation will only be considered where there is 

no harm to the significance of a Heritage Asset. 

o Proposals for enabling development necessary to secure the future of a Heritage Asset which would otherwise be 

contrary to the policies of this plan or national policy will be carefully assessed against the policy statement produced 

by English Heritage – Enabling Development and the Conservation of Significant Places. 
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4. CULTURAL HERITAGE RESOURCE BASELINE 

4.1 Introduction 

4.1.1 This description of the cultural heritage resource baseline summarises the results of a report prepared by Cotswolds 

Archaeology in 2019 and incorporates selected additional sources and is supported by an updated review of the Somerset 

Historic Environment Record.   

4.2 Somerset Historic Environment Record Updated Review 

4.2.1 Since the preparation of the appended DBA report (Cotswolds 2019) there have been 25 records either added or updated 

within the study area. Twenty-three of these are updated records relating to extant buildings and are not directly relevant to 

this study. Two relate to Archaeological Watching Briefs: 

• Record 42196 - Watching Brief at St Johns School, Christchurch Street East. This work produced no results. 

• Record 45022 – Watching Brief at Saxonvale, Frome. No results are available for this work.  

4.3 Landscape & Topography 

4.3.1 The broad topographic situation of the site and study area is that of a moderately raised promontory overlooking the shallow 

valley of the River Frome and broadly level land to the north and east. 

4.3.2 On the basis of cartographic evidence, bore hole data and observed modern topography, the application site can be sub-

divided into two distinct landscape units, very broadly comprising the northern two thirds and southern third of the site split 

along an east – west axis. 

4.3.3 The larger, northern part of the site lies within broadly level floodplain of the River Frome at c. 70m above Ordnance Datum 

(aOD). The river now bounds the site to the north, however, until the late 20th century, a creek parted the main river channel at 

the northwest corner of the application site and crossed the flood plain in a wide meandering swag. This channel was infilled 

in the 1960s.  
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4.3.4 Bore hole logs undertaken as part of a previous planning application, have demonstrated the southern extent of this 

floodplain and the associated underlying alluvial deposits. The bore holes recorded various depths of made ground from 0.2m 

to 2.7m in depth reflecting the infilling of the channel and levelling or raising of ground levels associated with modern 

development of the industrial factory site.  

4.3.5 The southern third of the site lies on rising ground at the base of a north facing slope of the Frome River valley. Borehole data 

recorded no alluvial or floodplain deposits from this part of the site (Cotswolds 2019).  

4.4 Previous Work in the Study Area 

4.4.1 The majority of previous archaeological work within the study area has focused on the historic core of Frome, recognised in 

the Mendip District Council Local Plan as an Area of High Archaeological Potential (Policy DP3).  Results of this work have 

recorded medieval and post medieval remains related to the historic development of Frome. 

4.4.2 Aside from this, in the vicinity of the site, an archaeological evaluation at Garsdon Lodge, located on Vicarage Street c.45m 

to the south-east of the application site, produced a sherd of prehistoric pottery (Cotswolds 2019). 

4.4.3 The Somerset HER records that in 2021 an archaeological watching brief was undertaken within the application site boundary 

(Somerset HER record 45022) (Figure 1). Chris Webster (Somerset HER Officer) and Steven Membery (Somerset Senior Historic 

Environment Officer) were both contacted for further information regarding this work. However, at the time of writing no report 

on the work had been submitted and they had no further information on the results (Steven Membery Pers Comm). 

4.5 Summarised Archaeology and History Background 

4.5.1 There is little evidence for the prehistoric period from within the study area, however its topographic characteristics would 

potentially have been attractive to prehistoric communities. The application site occupies the margins of a river flood plain at 

the edge of a natural raised promontory (now occupied by the town of Frome), which would have provided a dynamic 

environment with resources and opportunities to exploit.  A sherd of prehistoric pottery has been recovered from within 45m of 

the site. 
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4.5.2 The Roman period is once again sparce in evidence from within the study area, and Frome itself has no known Roman origins. 

However, the Route of a Roman road passes to the East of Frome extending from Bath, and some level of activity in the area 

in the late Roman period has been highlighted by the discovery of the Frome hoard, in fields to the east of the town.  

4.5.3 The advantageous topography remained of interest into the Post Roman period and with the appearance of documentary 

records we have evidence of the establishment of a monastery in AD 685. The location of the monastery is uncertain but is 

potentially located c. 90m to the south-west of the application site (Cotswolds 2019).  

4.5.4 The settlement of Frome established around the monastery in the later 7th century and prospered throughout the Medieval 

period based on its cloth trade. Evidence of the Saxon settlement is scant, and the early development of the town is not well 

understood (Gathercole 2003). The Medieval settlement extents have been postulated largely on the basis of cartographic 

evidence and are the basis of the Frome Area of High Archaeological Potential. This area extends partially into the south-west 

corner of the application site.   

4.5.5 In addition to the Medieval town, a mill of possible Medieval origin was positioned on the north side of the River From to the 

immediate north of the application site boundary. This mill, depicted on early 19th century mapping, would have lain outside 

of the application site boundary. 

4.5.6 The post medieval period saw continued success of the wool and cloth industry and the town prospered and expanded 

through the 17th and 18th centuries. Of particular note from this period is the surviving early 18th century drying house located c. 

50m to the north of the site, which is a scheduled monument (Cotswolds 2019). 

4.5.7 Within the application site the earliest known development is of this period. Located in the southwest corner of the site, the 

Merchants’ Barton is thought to originate in the 17th century. The area of the Merchants Barton lies within the Frome Area of 

High Archaeological Potential, considered to be part of the historic core of the town. It comprises a narrow street with stone 

buildings to either side. A merchant’s house dated by an inscription to 1650 is known to have stood at its western end on the 

corner of what is now Saxonvale (road). However, it was demolished in the 1970s when Saxonvale (road) was introduced and 

the surviving buildings lining the Merchants’ Barton are mostly of 19th century origin (Goodall 2013, in Woolfitt 2020).   

4.5.8 These 19th century buildings include the Grade II Listed Warehouse and cloth factory known as the Silk Mill.  
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4.5.9 Cartographic evidence shows that this warehouse had been constructed by 1840 and had been extended to the north and 

east by the early 20th century. However, the land to the north of the Merchants Barton (now laying to the east of Saxonvale) 

remained undeveloped fields until the later 20th century when significant changes were made to the site including infilling of 

the brook and the addition of several large industrial buildings and carparking (Cotswolds 2019). 
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5. APPRAISAL OF ARCHAEOLOGICAL POTENTIAL AND SIGNIFICNACE 

5.1.1 The application site lies on the margins of a floodplain of the River Frome. Though the prehistoric and Roman periods this would 

have presented a dynamic environment of shifting channels and changing water levels on the edge of dryer high ground to 

the southwest. Though direct evidence from these periods is represented by a single prehistoric pottery sherd, the environment 

would have been attractive for human exploitation. In addition, alluvial flood plain deposits have good potential to preserve 

information regards the past environment.  

5.1.2 Past development on the site appears to have, for the most part, involved the deposition of made ground to infill and level 

the land. The survival of alluvial deposits below made ground has been established by borehole surveys. Although there may 

have been some degree of localised past impact to these alluvial layers, large parts of the site are likely to have been 

unaffected, other than being sealed below made ground. 

5.1.3 The potential for prehistoric to Roman period archaeology and deposits of paleo-environmental significance extends to the 

whole site (Figure 1). However, the actual potential to encounter these deposits is judged to be low. The significance of such 

remains is uncertain; however, it is unlikely that any remains would warrant preservation in-situ.  

5.1.4 Potential medieval archaeology on the site is related to the development and expansion of the settlement of Frome and 

includes the settlement itself and the mill to the north of the application site (Figure 1). The potential is based on known 

features and is localised to the southwest corner of the site as defined by the Frome Area of High Archaeological Potential 

and an area on the north boundary of the application site where it lies opposite the location of the former mill. 

5.1.5 Remains of former medieval buildings and structures including those associated with water management around the mill may 

be encountered. Such remains of Frome’s early development, linked to its trading and industrial past will be considered to be 

of significance. 
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6. IMPLICATIONS FOR DEVELOPMENT 

6.1 Potential Impact of Development 

6.1.1 The scheme is at masterplan stage (Figure 2) and will comprise both the retention of exiting warehouse and factory buildings 

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

6.1.2 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. 

6.2 Recommendations 

6.2.1 There is no direct evidence for archaeological remains within the site boundary and recorded archaeological works in the 

vicinity have produced little of significance. However, 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. It is unlikely 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.  

6.2.2 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. 
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SUMMARY 

Project Name:  Saxonvale 
Location:  Frome, Somerset 
NGR:   377904 147948 

 
In December 2018, Cotswold Archaeology was commissioned by Acorn Property Group to 

undertake a Heritage Statement in respect of land at Saxonvale, Frome, Somerset. Presently 

disused, the Site was initially developed in the 19th century as a cloth factory and converted 

to an engineering factory in the early 20th century, before closing in the late 20th century. This 

assessment was revised in April 2019 when a masterplan for the Site became available. 

The archaeological potential of the Site is largely associated with the alluvial deposits and 

former industrial use and activity on the edge of the early medieval settlement of Frome. 

Geotechnical survey of the Site has noted alluvial deposits sealed by made ground which was 

most probably laid in an attempt to stabilise the land following the infilling of the river which 

formerly passed through the Site. Construction activities associated with any redevelopment 

of the Site would have the potential to disturb any archaeological remains that may be present 

within the development footprint although potential for the presence of remains which would 

require preservation in situ, or influence development design, is limited. 

The western and northern extent of the Site is located within Frome Conservation Area, with 

over 150 Listed Buildings identified within the environs of the Site, and the Grade II Listed 

Warehouse north of Vicarage situated within the southern part of the Site. Although the Site 

is within close proximity to multiple Listed Buildings, the redevelopment of the Site would not 

detract from the contributing aspects of their significance. The former mill attached to the 

Grade II Listed Warehouse to North of Vicarage has the potential to be characterised as 

curtilage listed and any works to the building may require Listed Building Consent. The 

proposals include the removal of later lean-to structures which are considered to make a 

minimal contribution to the significance of the Listed Building and the loss of which would have 

a minimal effect to the significance of the Listed Building. The Local Planning Authority should 

be consulted prior to any such works to clarify the extent of the listing and what is considered 

part of the curtilage. 

In heritage terms, although the designated heritage assets will be sensitive to change, there 

are opportunities to better reveal the significance of the Listed Building in the Site, and 

positively enhance the Conservation Area and surrounding Listed Buildings.  



 

 
4 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                                                                                            © Cotswold Archaeology 
 

1. INTRODUCTION 

 In December 2018, Cotswold Archaeology (CA) was commissioned by Acorn 

Property Group to undertake a Heritage Assessment in respect of land at Saxonvale, 

Frome, Somerset (hereafter referred to as ‘the Site’). This assessment was revised 

in April 2019 to refer to the potential impacts of a masterplan. The Site is located on 

the eastern edge of the historic town of Frome and surrounded by residential 

development (NGR: 377904 147948; Fig. 1). The northern edge is defined by the 

River Frome, with side streets bordering the eastern and western boundaries and 

residential properties backing onto the southern edge. The southern entrance is c. 

30m north of the A362 Christchurch Street East and the north-eastern extent of the 

Site is c. 30m south-west of the railway. Presently vacant, there are existing buildings 

within the western extent of the Site which relate to former industrial use (Photograph 

1).  

 Attached to the Listed warehouse is a former mill. At the time of this report, the local 

planning authority had not been consulted with regards to the status of the former 

mill, i.e. whether it is characterized as a non-designated heritage asset and subject 

to curtilage listing. Detailed historic building assessment of the non-designated mill 

building has not been undertaken as part of this report. Following the production of 

more detailed proposals for the non-designated mill a detailed historic building 

assessment/recording may be required. 

 
Photograph 1 Site as seen from Garsdale running through the Site 



 

 
5 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                                                                                            © Cotswold Archaeology 
 

 
Fig. 1 Site location plan
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 The Site is proposed for mixed use development of up to 300 homes, including 

live/work dwellings and a potential for an element with care support, workspace and 

a range of other town centre uses, together with associated infrastructure, 

landscaping and public realm works. The main vehicular access is proposed via 

Garsdale entering the eastern side of the Site and a permeable layout is intended 

with a network of pedestrian and cycle routes running east-west and north-south 

through the Site.  

Objectives and professional standards 
 The composition and development of the historic environment within the Site and 

wider landscape are discussed in this report. A determination of the significance of 

any heritage assets located within the Site, and any heritage assets beyond the Site 

boundary that may potentially be affected by the development proposals, is 

presented. Any potential development effects upon the significance of these heritage 

assets (both adverse and/or beneficial) are then described with a focus on 

archaeology and settings, including the Conservation Area. However, this 

assessment will exclude a detailed historic building assessment with regard to the 

non-designated building within the Site. 

 Cotswold Archaeology (CA) is a Registered Organisation (RO) with the Chartered 

Institute for Archaeologists (CIfA). This report has been prepared in accordance with 

the ‘Standard and Guidance for Historic Environment Desk-Based Assessment’ 

published by the Chartered Institute (2014).  

 This approach is consistent with the CIfA’s ‘Standard and Guidance for Historic 

Environment Desk-Based Assessment’, which provides that, insofar as they relate to 

the determination of planning applications, heritage desk-based assessments should:  

‘…enable reasoned proposals and decisions to be made [as to] whether to mitigate, 

offset or accept without further intervention [any identified heritage] impact’ (CIfA 

2014, 4). 

 The ‘Historic Environment Good Practice Advice in Planning Note 2: Managing 

Significance in Decision-Taking in the Historic Environment’ (Historic England 2015), 

further clarifies that a desk-based assessment should:  

‘…determine, as far as is reasonably possible from existing records, the nature, 

extent and significance of the historic environment within a specified area, and the 
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impact of the proposed development on the significance of the historic environment, 

or will identify the need for further evaluation’  

(Historic England 2015, 3). 

Statute, policy and guidance context 
 The Site is located in the local authority of Mendip District Council. The adopted 

planning policy document that is used to set out the strategy for the development 

within the District comprises the Mendip District Local Plan 2006-2029 (2014). 

Statute Description 

Ancient Monuments 
and Archaeological 
Areas Act (1979) 

Act of Parliament providing for the maintenance of a schedule of 
archaeological remains of the highest significance, affording them statutory 
protection. 

Planning (Listed 
Buildings and 
Conservation Areas) 
Act (1990) 

Act of Parliament placing a duty upon the Local Planning Authority (or, as 
the case may be, the Secretary of State) to afford due consideration to the 
preservation of Listed Buildings and their settings (under Section 66(1)), 
and Conservation Areas (under Section 72(2)), in determining planning 
applications.  

National Heritage Act 
1983 (amended 2002) 

One of four Acts of Parliament providing for the protection and 
management of the historic environment, including the establishment of 
the Historic Monuments & Buildings Commission, now Historic England. 

Conservation 
Principles (Historic 
England 2008) 

Guidance for assessing heritage significance, with reference to 
contributing heritage values, in particular: evidential (archaeological), 
historical (illustrative and associative), aesthetic, and communal.  

National Planning 
Policy Framework 
(2019) 

Provides the English government’s national planning policies and 
describes how these are expected to be applied within the planning 
system. Heritage is subject of Chapter 16 (page 54).   

Good Practice Advice 
in Planning: Note 2 
(GPA2): Managing 
Significance in 
Decision-Taking in the 
Historic Environment 
(Historic England, 
2015) 

Provides useful information on assessing the significance of heritage 
assets, using appropriate expertise, historic environment records, 
recording and furthering understanding, neglect and unauthorised works, 
marketing and design and distinctiveness.   

Good Practice Advice 
in Planning: Note 3 
(GPA3): The Setting of 
Heritage Assets, 
Second Edition 
(Historic England, 
2017a) 

Provides guidance on managing change within the settings of heritage 
assets, including archaeological remains and historic buildings, sites, 
areas, and landscapes. 

Mendip District Local 
Plan (2006-2029) 
Frome’s 
Neighbourhood Plan 
2008-2028 

Comprises the local development plan (local plan), as required to be 
compiled, published and maintained by the local authority, consistent with 
the requirements of the NPPF (2019). Intended to be the primary planning 
policy document against which planning proposals within that local 
authority jurisdiction are assessed. Where the development plan is found 
to be inadequate, primacy reverts to the NPPF (2019).    

Table 1.1  Key statute, policy and guidance  
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 This assessment has been undertaken within the key statute, policy and guidance 

context presented within Table 1.1. The applicable provisions contained within these 

statute, policy and guidance documents are referred to, and discussed, as relevant, 

throughout the text. Fuller detail is provided in Appendix 1.
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2. METHODOLOGY 

Data collection, analysis and presentation 
 This assessment has been informed by a proportionate level of information sufficient 

to understand the archaeological potential of the Site, the significance of identified 

heritage assets, and any potential development effects. This approach is in 

accordance with the provisions of the NPPF (2019) and the guidance issued by CIfA 

(2014). The data has been collected from a wide variety of sources, summarised in 

Table 2.1. 

Source Data 

National Heritage List for 
England (NHLE) 

Current information relating to designated heritage assets, and 
heritage assets considered to be ‘at risk’. 

Somerset Historic 
Environment Record (HER)  

Heritage sites and events records, Historic Landscape 
Characterisation (HLC) data, and other spatial data supplied in 
digital format (shapefiles) and hardcopy. 

Historic England Archives 
(EHA)  

Additional sites and events records, supplied in digital and 
hardcopy formats. 

Somerset Archives Historic mapping, historic documentation, and relevant published 
and grey literature. 

Historic England’s Aerial 
Photograph Research Unit 

Vertical and oblique aerial photography ranging in date from the 
1940s to present. 

Somerset Local Studies 
Library 

Additional publications, grey literature and other materials 
specific to the locality. 

Old-Maps, Genealogist, 
National Library of Scotland 
& other cartographic 
websites  

Historic (Ordnance Survey and Tithe) mapping in digital format. 

British Geological Survey 
(BGS) website 

UK geological mapping (bedrock & superficial deposits) & 
borehole data. 

Cranfield University’s LandIS 
Soil Portal UK soil mapping. 

Table 2.1  Key data sources  

 Prior to obtaining data from these sources, an initial analysis was undertaken in order 

to identify a relevant and proportionate study area. This analysis utilised industry-

standard GIS software, and available topographic, elevation and historic landscape 

data. 
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 On this basis a 250m study area, measured from the boundaries of the Site, was 

considered sufficient to capture the relevant HER data, and provide the necessary 

context for understanding archaeological potential and heritage significance in 

respect of the Site. All of the spatial data held by the HER – the primary historic data 

repository – for the land within the study area, was requested. The records were 

analysed and further refined in order to narrow the research focus onto those of 

relevance to the present assessment. Not all HER records are therefore referred to, 

discussed or illustrated further within the body of this report, only those that are 

relevant. These are listed in a cross-referenced gazetteer provided at the end of this 

report (Appendix 2) and are illustrated on the figures accompanying this report. 

 A site visit was also undertaken as part of this assessment. The primary objectives 

of the site visit were to assess the Site’s historic landscape context, including its 

association with any known or potential heritage assets, and to identify any evidence 

for previous truncation of the on-site stratigraphy. The site visit also allowed for the 

identification of any previously unknown heritage assets within the Site, and 

assessment of their nature, condition, significance and potential susceptibility to 

impact. The wider landscape was examined, as relevant, from accessible public 

rights of way. 

Conservation Area Assessment 
 The assessment considers the potential development impacts upon the character 

and appearance of Frome Conservation Area. This assessment will principally be 

based upon the adopted Conservation Area Appraisal (Mendip District Council 2008), 

although it was also guided in its composition by ‘Historic England Advice Note 1: 

Conservation Area Designation, Appraisal and Management (2019) as well as 

‘Understanding Place: Historic Area Assessments’ (Historic England 2017b). This 

assessment will be brief and comprise primarily of the impacts on settings of the 

Conservation Area. This is due to the majority of the Site being located outside of the 

Conservation Area. 

Assessment of heritage significance 
 The significance of known and potential heritage assets within the Site, and any 

beyond the Site which may be affected by the proposed development, has been 

assessed and described, in accordance with paragraph 189 of the NPPF (2019), the 

guidance issued by CIfA (2014) and ‘Historic Environment Good Practice Advice in 

Planning Note 2’ (Historic England 2015). Determination of significance has been 



 

 
11 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                                                                                            © Cotswold Archaeology 
 

undertaken according to the industry-standard guidance on assessing heritage value 

provided within ‘Conservation Principles’ (Historic England 2008). This approach 

considers heritage significance to derive from a combination of discrete heritage 

values, principal amongst which are: i) evidential (archaeological) value, ii) historic 

(illustrative and associative) value, iii) aesthetic value, iv) communal value, amongst 

others. Further detail of this approach, including the detailed definition of those 

aforementioned values, as set out, and advocated, by Historic England, is provided 

in Appendix 1 of this report.    

Assessment of potential development effects (benefit and harm) 
 The present report sets out, in detail, the ways in which identified susceptible heritage 

assets might be affected by the proposals, as well as the anticipated extent of any 

such effects. Both physical effects, i.e. resulting from the direct truncation of 

archaeological remains, and non-physical effects, i.e. resulting from changes to the 

setting of heritage assets, have been assessed. With regard to non-physical effects 

or ‘settings assessment’, the five-step assessment methodology advocated by 

Historic England, and set out in the Second Edition of GPA3 (Historic England, 

2017a), has been adhered to (presented in greater detail in Appendix 1). 

 Identified effects upon heritage assets have been defined within broad ‘level of effect’ 

categories (Table 2.2). These are consistent with key national heritage policy and 

guidance terminology, particularly that of the NPPF (2019). This has been done in 

order to improve the intelligibility of the assessment results for purposes of quick 

reference and ready comprehension. These broad determinations of level of effect 

should be viewed within the context of the qualifying discussions of significance and 

impact presented in this report.  

 It should be noted that the overall effect of development proposals upon the 

designated heritage asset are judged, bearing in mind both any specific harms or 

benefits (an approach consistent with the Court of Appeal judgement Palmer v. 

Herefordshire Council & ANR Neutral Citation Number [2016] EWCA Civ 1061). 

 In relation to non-designated heritage assets, the key applicable policy is paragraph 

197 of the NPPF (2019), which states that:  

‘The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing applications 

that directly or indirectly affect non-designated heritage assets, a balanced 
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judgement will be required having regard to the scale of any harm or loss and the 

significance of the heritage asset [our emphasis].’ 

 Thus, with regard to non-designated heritage assets, this report seeks to identify the 

significance of the heritage asset(s) which may be affected, and the scale of any harm 

or loss to that significance. 

Level of 
effect Description Applicable statute & policy 

Heritage 
benefit 

The proposals would better enhance 
or reveal the heritage significance of 
the heritage asset.  

Enhancing or better revealing the 
significance of a heritage asset is a 
desirable development outcome in respect 
of heritage. It is consistent with key policy 
and guidance, including the NPPF (2019) 
paragraphs 185 and 200. 

No harm The proposals would preserve the 
significance of the heritage asset. 

Preserving a Listed building and its setting 
is consistent with s66 of the Planning 
(Listed Buildings and Conservation Areas) 
Act (1990). 
Preserving or enhancing the character or 
appearance of a Conservation Area is 
consistent with s72 of the Act. 
Sustaining the significance of a heritage 
asset is consistent with paragraph 185 of 
the NPPF, and should be at the core of any 
material local planning policies in respect of 
heritage. 

Less than 
substantial 
harm 
(lower end) 

The proposals would be anticipated 
to result in a restricted level of harm 
to the significance of the heritage 
asset, such that the asset’s 
contributing heritage values would be 
largely preserved. 

In determining an application, this level of 
harm should be weighed against the public 
benefits of the proposals, as per paragraph 
196 of the NPPF (2019).  
Proposals involving change to a Listed 
building or its setting, or any features of 
special architectural or historic interest 
which it possesses, or change to the 
character or appearance of Conservation 
Areas, must also be considered within the 
context of Sections 7, 66(1) and 72(2) of 
the 1990 Act. The provisions of the Act do 
not apply to the setting of Conservation 
Areas. 
Proposals with the potential to physically 
affect a Scheduled Monument (including 
the ground beneath that monument) will be 
subject to the provisions of the Ancient 
Monuments and Archaeological Areas Act 
(1979); these provisions do not apply to 
proposals involving changes to the setting 
of Scheduled Monuments. 
With regard to non-designated heritage 
assets, the scale of harm or loss should be 

Less than 
substantial 
harm 
(upper 
end) 

The proposals would lead to a 
notable level of harm to the 
significance of the heritage asset. A 
reduced, but appreciable, degree of 
its heritage significance would 
remain. 
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Level of 
effect Description Applicable statute & policy 

weighed against the significance of the 
asset, in accordance with paragraph 197 of 
the NPPF. 

Substantial 
harm 

The proposals would very much 
reduce the heritage asset’s 
significance or vitiate that 
significance altogether.  

Paragraphs 193 - 196 of the NPPF (2019) 
would apply. Sections 7, 66(1) and 72(2) of 
the Planning Act (1990), and the Ancient 
Monuments and Archaeological Areas Act 
(1979), may also apply. 
In relation to non-designated heritage 
assets, the scale of harm or loss should be 
weighed against the significance of the 
asset, in accordance with paragraph 197 of 
the NPPF. 

Table 2.2 Summary of level of effect categories (benefit and harm) referred to in this report in 

relation to heritage assets, and the applicable statute and policy. 

Limitations of the assessment 
 This assessment is principally a desk-based study and has utilised secondary 

information derived from a variety of sources, only some of which have been directly 

examined for the purpose of this assessment. The assumption is made that this data, 

as well as that derived from secondary sources, is reasonably accurate. The records 

held by HER and HEA are not a record of all surviving heritage assets, but a record 

of the discovery of a wide range of archaeological and historical components of the 

historic environment. The information held within these repositories is not complete 

and does not preclude the subsequent discovery of further elements of the historic 

environment that are, at present, unknown.  

 A walkover survey was conducted, and access was afforded within the Site, although 

such observations are limited since archaeological remains can survive below-

ground with no visible surface indications of their presence. It is possible that 

unknown archaeological remains may be present within the Site, and the presence 

of modern infrastructure may possibly have inhibited identification of any possible 

upstanding remains. There is an element of uncertainty over the nature, condition, 

frequency and extent of the potential buried archaeological resource; which may be 

clarified through intrusive investigation. During the Site visit the southern part of the 

Site was heavily overgrown. There was sufficient access to the structures to 

understand their significance, although interior access was not considered necessary 

for this assessment as direct impacts on built heritage within the Site are excluded 
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from this report. Sufficient access was available to the Conservation Area and Listed 

Buildings. 
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3. ARCHAEOLOGICAL AND HISTORICAL BACKGROUND 

Landscape context  
 The Site is formed of brownfield land with industrial buildings within the western 

extent. Garsdale road turns into the Site on the eastern extent and changes into a 

pedestrian pathway which connects the road to Saxonvale Road on the western 

extent of the Site.  

 The Site is located in the valley of the River Frome which marks the northern 

boundary of the Site. The northern extent of the Site lies on a plateau at c. 60m aOD 

with the river bank along the northern edge. Approximately c. 100m west of the Site, 

a channel branches off the main stream, before converging again at the north-west 

corner of the Site, resulting in a small island surrounded by the channels. 

Cartographic sources show that historically, the distributary channel passed through 

the Site (Fig. 3 to 8), with the majority of the northern part of the Site previously 

located within an island within the River Frome. This section of the River was infilled 

during the late 20th century. The southern extent of the Site is situated on a north 

facing slope overlooking the river, falling from c. 80m above Ordnance Datum (aOD) 

at the southern extent to c. 60m aOD at Garsdale road.  

 The underlying geology of the Site comprises Forest Marble Formation in the 

southern half and Frome Clay Formation in the northern half. Both are sedimentary 

bedrock formed of mudstone approximately 166 to 168 million years ago in the 

Jurassic Period. There is an overlying superficial deposit of alluvium in the northern 

half of the Site, which is formed of clay, silt and gravel laid down up to 2 million years 

ago in the Quaternary Period (BGS).  

 The soil within the Site has been characterised as lime-rich loamy and clayey soils 

with impeded drainage. It is suited to autumn sown crops and grass, but shortage of 

soil moisture can restrict yield (Cranfield). 

 The Site has been the subject of a geotechnical survey undertaken in two phases, 

carried out in the southern part of the Site (encompassing the former proposed 

development boundary) (Ruddlesden Geotechnical 2017c and 2017d). The first 

phase of works comprised a desk-based study examining previous geotechnical 

survey undertaken in 2001 by WYG, which identified the ground conditions as 

comprising made ground to a depth of between 0.75m and 2.70m below ground level 

(BGL; Ruddlesden Geotechnical 2017c). It also noted alluvium deposits at the centre 
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and west of the Site, beneath the made ground at depths between 3.20m and 3.40m 

BGL.  

 The second phase of works included intrusive ground works in the form of 18 

windowless sample boreholes and one dynamic probe (Ruddlesden Geotechnical 

2017d; Appendix 3). The boreholes were located within the south-eastern part of the 

Site. Made ground was encountered in each borehole, ranging in depth from 0.2m to 

2.20m thick, with several including layers of bitmac throughout the Site. The greater 

depth of made ground was encountered along the southern edge of Garsdale, 

corresponding with the historic meander of the River Frome. Within the boreholes 

along the edge of Garsdale, alluvium was encountered beneath the made ground at 

depths of between 0.8m and 4m BGL, with the shallower depths of made ground 

encountered at the base of the slope within the Site. The survey also encountered 

the meander of a river bend at the edge of Garsdale. 

Designated heritage assets 
 The Site is not situated within a World Heritage Site, or any sites on the Tentative List 

or Future Nominations for World Heritage Sites, and none are located within its 

vicinity. Additionally, the Site is not located within any Registered Parks and Gardens 

or Registered Battlefields and none are located within the environs of the Site.  

 There are no Scheduled Monuments recorded within the Site, but there is one within 

the study area: The Drying house at The Coach House, Willow Vale, located c. 50m 

north of the Site (Fig. 6). A 19th century component of this drying house was found 

close to the former drying house (Fig. 2: 4). It is one of only two surviving drying 

houses which relate to the former extensive area of dye works recorded within this 

part of Frome. 

 The Grade II Listed Warehouse to North of Vicarage (Fig. 6: A) is located within the 

south-western extent of the Site. There are an additional 153 Listed Buildings within 

the study area and whilst these are mainly Grade II there are two Grade I and twelve 

Grade II* Listed Buildings. The majority of the Listed Buildings are located within 

Frome historic core, designated as a Conservation Area (Fig. 1) and are excluded 

from the scope of this report. However, those within close proximity are discussed in 

greater detail in section 5 as part of a settings assessment, with the remainder 

discussed as necessary to inform the understanding of the archaeological potential 

of the Site. 
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Fig. 2 Known heritage assets and previous archaeological investigations
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Previous archaeological investigations 
 The south-eastern extent of the Site has been the subject of a previous desk-based 

assessment undertaken by Wessex Archaeology in 2007. A detailed settings 

assessment was also undertaken by Cotswold Archaeology in 2012, which included 

further review of heritage constraints undertaken as part of an appeal (Fig. 2). 

 A considerable amount of archaeological fieldwork has previously been carried out 

within the study area. Previous investigations, which included assessments as well 

as a range of intrusive works, such as watching briefs, evaluations and excavations, 

are illustrated on Fig. 2. Those of relevance to this assessment are listed in Appendix 

2. The closest archaeological investigations undertaken to the Site comprise: 

• An excavation and watching brief at the Church of St John the Baptist (HER 

ref: 16473), c. 35m west of the Site, which revealed remains associated with 

the church (Fig. 6: E); 

• A watching brief at Argyle House (HER ref: 32826), c. 80m west of the Site, 

which revealed no archaeological remains; and 

• An evaluation at Garston Lodge on Vicarage Street (HER ref: 15601), c. 45m 

south-east of the Site, during which a prehistoric pottery sherd (Fig. 2: 6) was 

recovered. 

 The previous archaeological works are clustered to the west of the Site within the 

area of high archaeological potential and the historic core of Frome. The 

archaeological investigations within the study area have recorded predominantly 

medieval and post-medieval archaeological remains which correlates with the historic 

development of Frome. The results of these investigations are discussed in further 

detail below. 

Prehistoric and Romano-British 
 At the end of the Mesolithic period, the rise in the water table levels resulted in many 

peripheral riverside areas becoming submerged. As the water table fluctuated over 

the following centuries, layers of alluvial and fluvial deposits would have been lain 

down, sealing any earlier deposits.  

 Throughout the prehistoric period, river banks would have retained a human 

presence through riverside activities such as fishing, transportation and water 

collection. Evidence for prehistoric activity typically comes from finds or associated 

materials, particularly for the earlier periods (i.e. Palaeolithic and Mesolithic). Re-
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deposited tools are often associated with river terrace, alluvial and fluvial deposits, of 

which alluvial are recorded across the Site, primarily to the north and along Garsdale, 

as noted in the borehole survey. The Neolithic period was characterised by a shift 

from the hunter-gatherer societies of the Mesolithic, to farming communities, and the 

gravel terraces formed the focus for the construction of earth monuments during this 

period. Settlements dating from around 3,000 BC have been identified on these 

terraces, although others may also lie undiscovered beneath alluvial deposits. The 

presence of alluvium within the Site, associated with the former courses of the River 

Frome, indicates potential for the presence of remains associated with prehistoric 

activity, including palaeoenvironmental evidence, within the Site. 

 However, there is limited knowledge of the prehistoric period in the vicinity of Frome 

and no prehistoric sites recorded with the Site or study area, with a single piece of 

prehistoric pottery recovered during a watching brief c. 45m south-east of the Site 

(Fig. 2: 6). Two important routeways ran along the neighbouring ridges and 

converged at nearby fording points and the archaeological evidence within the wider 

surroundings of the Site is represented by chance finds and limited excavations at 

the Fromefield barrow, c. 800m north of the Site (Somerset County Council 2003; not 

shown). Additional finds and documentary evidence indicate that there may have 

been a stone circle in the vicinity of Fromefield barrow, c. 820m north of the Site 

(Somerset County Council 2003), indicating that any potential later 

prehistoric/funerary activity would probably be focused north of the River Frome.  

 The archaeological evidence for the Roman period is of a similar nature to that of the 

prehistoric within Frome. There is no known Roman settlement within the vicinity of 

Frome, with the limited known Romano-British material comprising finds, a possible 

road surface and a burial at North Hill, c. 290m north of the Site (Somerset County 

Council 2003; not shown). Any potential Roman activity within Frome is expected to 

have been concentrated to the north of the Site around the possible road, with little 

potential of this extending into the Site. 

Early medieval and medieval 
 There is little archaeological evidence of early medieval activity and medieval activity 

within the surroundings of the Site. The first documented record of activity at Frome 

relates to the establishment of a monastery by St Aldhelm, which was dedicated to 

St John the Baptist in c. AD 685 (Mendip District Council 2008). The monastery was 

located within the heart of the royal estate of Selwood. The exact location of the 
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monastery is unknown, but archaeological remains and documentary sources 

indicate that it may have been situated c. 90m south-west of the Site (Fig. 2: 1). 

Additionally, it has been suggested that the monastery site extended to include the 

western part of Vicarage Street, which runs c. 25m south of the Site. If so, then there 

is the potential for medieval features associated with the monastery within its vicinity. 

A church was established at the site of the Grade II Listed Church of St John the 

Baptist, which is an early modern replacement (Fig. 6: E), probably at the same time, 

or shortly after the foundation of the monastery.  

 A settlement is recorded as being established around the monastery during the late 

7th century AD (Fig. 2: 2). The settlement functioned as both an administrative and 

economic centre during the early medieval period and by the start of the medieval 

period was the head of the largest hundred in Somerset (Somerset County Council 

2003 and Mendip District Council 2008). The Domesday Book of AD 1086 indicates 

that by the end of the early medieval period there had been an extensive phase of 

woodland clearance in the surrounding landscape and a substantial market had been 

established. 

 The settlement at Frome appears to have continued to prosper throughout the 

medieval period and was granted a market charter in 1239 and an annual fair in 1270 

(Somerset County Council 2003). In 1494, a second market day was established by 

King Henry VII. The prosperity of the town appears to have been, in part at least, 

based on the cloth trade which was established by making use of the river and wool 

from the sheep farming undertaken within the surrounding landscape.  

 Whilst, there are some parts of the early street plan in the town centre, few of the 

medieval buildings have been identified. As such the layout of the medieval 

settlement has been extensively hypothesised based on later cartographic sources. 

Therefore, it is not clear as to the extent of the settlement with a potential for it to 

have shifted at some point during the medieval or early post-medieval period. 

Although the Site is assumed to have been located on the edge of the hypothesised 

extent of the medieval settlement indicated by Somerset HER and shown on Fig.2, 

to date there is no archaeological evidence to confirm this. 

 Additional possible medieval features recorded in the study area include a town mill 

potentially dated to the medieval period and situated on the northern edge of the 

River Frome (Fig. 2: 3; Somerset County Council 2003). The area along the river 
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banks would have been prone to waterlogging during the medieval period, making it 

unsuitable for extensive settlement, but may have been the focus of industrial activity 

at the edge of the medieval settlement. Although the mill is recorded within the Site 

by the HER, later cartographic sources (see below) show that the mill, located north 

of the river, did not extend into the Site. However, there is a potential for associated 

features extending into the Site which have not been previously recorded.  

Post-medieval and modern 
 The woollen and cloth trade became firmly established within Frome during the later 

medieval and early post-medieval period. It was of such a success that there was an 

extensive phase of construction of houses for clothing workers during the later 17th 

century to the west of the town and, by the end of the 17th century, Frome was 

considered to be a town of national and possible international, importance within the 

cloth industry. There was gradual development surrounding the historic town centre, 

with the establishment of suburbs to the west in the 17th century and to the east in 

the 18th century, including along the northern edge of the River Frome which had 

previously been undeveloped (Somerset County Council 2003). There were also 

industrial units recorded on the northern edge of the river (now Willow Vale) with the 

remains of a post-medieval or 19th century drying house associated with the earlier 

Scheduled Monument dye works recorded c. 50m north of the Site (Fig. 2: 4). 

 The 18th century saw a degree of decline within the town and cloth trade due to 

varying circumstances, including poverty and rising food prices which led to several 

riots throughout the century. Further troubles at the end of the century were due to a 

reluctance to adapt to new practices and materials, and resulted in the loss of trade 

to the rapidly growing Yorkshire cloth industry. There was a minor increase in trade 

during the early 19th century as the south-west cloth factories provided the cloth for 

the uniforms used in Napoleonic Wars. However, the competition from the northern 

woollen towns and a local resistance to new machinery resulted in a continual and 

rapid decline of the cloth trade through the second half of the 19th century. The 

introduction of new industries, including printing, brass and iron founding and brewing 

lead to a change in fortune, with the remains of several of these industries existing 

within present day Frome or recorded on cartographic documents which was further 

bolstered by the introduction of the railway in 1850 (Fig. 2: 5). 

Development within the Site 
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 The Site appears to have been located on the edge of the town centre during the 

post-medieval period as depicted on a plan of Frome dated to 1774 (not shown). The 

plan shows the western edge of the Site with a routeway leading into the south-west 

part of the Site; however, the map does not cover the Site. A subsequent map of 

Frome dated 1799 depicts the Site as a series of primarily undeveloped plots of land 

(not shown). There is a building depicted on the south side of the River Frome which 

may relate to the town mill discussed above, and another building in the south-west 

of the Site, the nature of which could not identified. A map dated to 1813 shows the 

mill located on the north bank of the river with no buildings or features on the island 

within the Site (Fig. 3). The map also depicts the south-west of the Site as being used 

for allotments and tenements gardens, with some of the buildings along the edge of 

Vicarage Street extending into the Site. 

 
Fig. 3 1813 map of Frome 

 The 1840 Frome Tithe map depicts the Site as being occupied by several plots with 

a section of the River Frome diverting through the centre of the Site, on approximately 

the same course as shown on the previous maps. The plots identified within the Site 

comprise a mixture of gardens associated with buildings adjacent to the Site, 

orchards and undeveloped plots of land. There are buildings depicted within the 

south-west corner of the Site, presumably representing part of the mill, which appears 



 

 
23 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                        © Cotswold Archaeology 
 

to have replaced the earlier houses (Fig. 6: A); however, these could not be identified 

within the tithe apportionment. 

 
Fig. 4 1840 Frome Tithe map (reproduced with the permission of TheGenealogist.co.uk) 

  An 1885 Ordnance Survey (OS) town plan of Frome depicts the partial development 

of the Site (Fig. 5). The map depicts the extant Grade II Listed warehouse building 

(Fig. 6: A) within the south-western part of the Site, which is labelled as the ‘Silk & 

Crape Factory’. The main building comprises an L-shaped structure with secondary 

buildings to the south and east. The former river meander continues to extend into 

the Site with an area of trees planted within the elbow of the River, on the island at 

the north-west area and another south of the river and immediately east of the factory. 

The remainder of the Site is undeveloped and split into large plots. The land to the 

east of the Site is primarily undeveloped with a few industrial buildings leading to the 

railway. 

 The subsequent OS maps (Fig. 5) and aerial photographs show that development 

within the Site is limited throughout the late 19th and mid-20th century to the south-

west area and relates to the addition of buildings or features relating to the factory. 

The additional buildings include an east-west building to the east of the factory 

between 1889 and 1904 (Fig. 5).  
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Fig. 5 1904 Second Edition Ordnance Survey map (Reproduced with the permission of The National 
Library of Scotland) 

 The 1930 OS map labels south-western part of the Site as an engineering factory, 

indicating a change of use during the early 20th century. By 1943, the factory had 

been extended to the north with an additional building to the east (aerial photograph 

US/7PH/GP/LOC131). The river section within the Site was infilled between 1961 

(OS map) and 1963 (aerial photograph OS/63084) and a second building to the north 

of the main factory was constructed between 1964 (aerial photograph RAF/543/2821) 

and 1969 (aerial photograph OS/69339). The later aerial photographs depict the 

gradual development of the southern extent of the Site with a series of buildings 

extending to Garsdale by 1995 (aerial photograph OS/95651) with an additional two 

buildings on the eastern extent of the Site. Between 2006 and 2014, the buildings to 

the south of Garsdale were demolished with only the earliest buildings still standing. 

There are remains of some of the former structure adjacent to the extant building; 

however, these are in a poor condition and could not be accessed fully. 

 The OS maps and aerial photography depict the gradual development of the 

surrounding area. Key events depicted include the establishment of Saxonvale Road 

to the west between 1968 and 1972 and Garsdale to the east between 1974 and 

1984. 



 

 
25 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                        © Cotswold Archaeology 
 

4. ARCHAEOLOGICAL SIGNIFICANCE & POTENTIAL EFFECTS 

Previous impacts 
 The Site remained undeveloped land on the edge of the town centre of Frome until 

the mid-19th century, when the Silk Mill was constructed in the south-west part of the 

Site. The construction of the existing buildings within the Site, undertaken over 

several phases throughout the 19th and 20th century, would have entailed the 

excavation of building foundation trenches, service trenches and other underground 

features (e.g. drainage trenches). These activities may have disturbed, truncated or 

removed underlying archaeological deposits within their footprint. The later 

development of the Site also included the infilling of a former channel of the River 

Frome. This would have entailed infilling of the channel and its surroundings with 

made ground, which would have sealed the alluvium deposits, and thus potentially 

protect, earlier archaeological remains (made ground and alluvium deposits were 

recorded in the geotechnical works within the site; Ruddlesden Geotechnical 2017c). 

 The scale and extent of disturbance to potential buried archaeological remains as a 

result of historic development is likely to vary. If any earlier remains did exist they are 

likely to have been disturbed, if not completely removed, within the footprint of the 

existing buildings. Due to the developed nature of the Site, it was not possible to view 

any substantial areas of open ground nor was it possible to determine the extent of 

the foundations of the buildings during the Site visit. However, there are ranging 

depths of made ground through the Site which probably indicate attempts to stabilise 

the ground surface which would have been affected by the former watercourse. 

Therefore, it is possible that made ground has sealed earlier horizons within the Site 

and potentially protects earlier archaeological deposits or palaeoenvironmental 

remains (which may survive at significant depths beneath the made ground deposits). 

Additionally, there is the potential for some archaeological deposits to have survived 

beneath or between the foundations of the existing buildings. 

 It can be concluded, on the basis of previous investigations and this assessment, that 

whilst a degree of disturbance to the potential buried archaeological resource may 

have occurred as a result of previous development (and that in certain areas this 

disturbance may have been quite substantial), it is possible that archaeological 

remains survive the Site. The extensive made ground is likely to represent the 

stabilisation of the Site following the removal of the former watercourse. This 

indicates the potential for sealed archaeological deposits throughout the Site. 
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The significance of known and potential archaeological remains within the Site 
 This assessment has identified that one Listed Building is located within the Site; 

however, this building is not included within the proposal and will therefore not be 

adversely physically affected by development within the Site. It is proposed that the 

currently vacant former mill attached to the Listed Building is renovated and 

converted to a new use. Based on the physical connection between the buildings, it 

is possible that it is considered as curtilage. Known and potential non-designated 

archaeological remains identified within the Site comprise: 

• Archaeological and palaeoenvironmental evidence within the alluvial deposits 

along the River Frome;  

• Medieval remains; and 

• Post-medieval and modern building foundations. 

 The significance of these assets is discussed further below. 

Curtilage of the Grade II Listed Warehouse to North of Vicarage 
 Under Section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 

1990, listing of a building includes ‘any object or structure fixed to the building and 

any object or structure within the curtilage of the building, which although not fixed to 

the building, forms part of the land and has done so since before 1st July, 1948’. The 

curtilage of a building has also been clarified in Historic England’s guidance Listed 

Buildings and Curtilage (2018) as being:  

‘any area of land and other buildings that is around and associated with that principal 

building. 

The courts have said that there are three key factors to be taken into account in 

assessing whether a structure or object is within the curtilage of a listed building: 

• The physical layout of the listed building and the structure; 

• Their ownership, both historically and at the date of listing; and  

• The use or function of the relevant buildings, again both historically and at 

the date of listing’ (2018: 1). 

 The former mill building is attached to the Grade II Listed Warehouse to North of 

Vicarage, listed in 1989 and has done so since before 1948. Additionally, the former 

mill building matches the criteria for curtilage listing based on the three key factors 
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listed above. That is, the physical layout of the buildings would have been established 

to allow for a functional relationship, as a single factory complex. On this basis, it is 

likely that the former mill will be considered part of the curtilage of the Listed Building, 

and therefore subject to the constraints of the listing as well. Therefore, any works to 

the building may require Listed Building Consent. It is advised that the Local Planning 

Authority is consulted prior to any suck works to determine the relationship and the 

extent of curtilage listing. 

Archaeological evidence within the alluvial deposits along the River Frome 
 Archaeological investigations along the banks of rivers record archaeological 

horizons within the alluvial deposits, often associated with riverside activity such as 

walkways, fishing or transportation. 

 A section of the River Frome ran through the Site until the late-20th century. Although 

there is limited evidence for remains pre-dating post-medieval activity within the 

environs of the Site, there is some potential for the presence of earlier archaeological 

and palaeoenvironmental remains within alluvium deposits across the Site. Alluvial 

deposits are recorded at depths of 0.8m to 4m BGL, overlain by made ground, with 

likely deposits associated with prehistoric activity located at significant depths within 

the Site. These remains could include stray artefacts, including objects made of 

organic materials, as well as in situ horizons.   

Medieval remains 
 It is hypothesised that the Site is located on the medieval settlement of Frome. There 

have been limited archaeological works within the environs of the Site which have 

produced evidence of medieval occupation, none of which is considered to be 

substantial. Whilst later development within the Site, may have disturbed or removed 

it medieval remains, as the extent of the disturbance is unknown, the presence of 

archaeological deposits cannot be ruled out. 

 Any remains associated with the medieval settlement within the Site will have the 

potential to contribute to our understanding of the extent of the settlement. As such, 

any remains would constitute a non-designated heritage asset of archaeological 

interest, however, due to the likely later disturbance, would not be of sufficient 

significance (i.e. of significance equivalent to Scheduled Monuments) to necessitate 

preservation in situ.  
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Post-medieval and modern building foundations  
 The cartographic sources and aerial photographs depict former buildings within the 

Site which were demolished at the start of the 21st century. These buildings were 

industrial in nature and associated with the former cloth factory (now Silk Mill). The 

potential survival for these building foundations is dependent on the extent to which 

the Site was cleared when the buildings were removed. The potential building 

remains are dated to between 1898 and 1995, and their potential modern building 

foundations are considered as being of limited or no historical interest. 

Potential development effects 
 No significant known archaeological remains have been identified within the Site, and 

there is considered to be a low potential for any highly significant unknown 

archaeological remains to survive buried within the Site, which would warrant their 

preservation in situ. It is anticipated that no significant archaeological remains will 

therefore be truncated by the proposed development.  

 Any truncation (physical development effects) upon archaeological remains identified 

within the Site would primarily result from groundworks associated with construction. 

Such groundworks might include: 

• pre-construction impacts associated with demolition and ground investigation 

works; 

• ground reduction; 

• construction ground works, including excavation of building foundations, 

service trenches and stripping for roads/car parks; 

• excavation of new site drainage channels (including soakaways); and  

• landscaping and planting. 

 Ground works and excavations in relation to the proposed development could result 

in the disturbance, or loss, of any buried archaeological features which may be 

present within their footprint, resulting in the total or partial loss of significance of 

these assets. This would be dependent on the depth and nature of the proposed 

ground works, with at least some of the areas of the Site protected by the extensive 

level of made ground. Any adverse effects on the buried archaeological resource 

would be permanent and irreversible in nature. These effects could be mitigated by 

a programme of archaeological recording which would need to be agreed through 

consultation with the archaeological advisor to Mendip District Council. 
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Historic Building Assessment 
 A detailed historic building assessment has not been undertaken as part of this report. 

It is recommended that an assessment and recording of the structures adjacent to 

the Listed Building is undertaken in advance of any impact in this area, in order to 

define the significance of the structure to be converted, and its relationship with the 

Listed Building. Such an assessment will also determine whether/to what extent the 

proposed works will affect the significance of the Listed Building. It is likely that a 

Level 2-3 Historic Building Recording (as defined in Historic England’s good practice 

guidance on Understanding Historic Buildings, 2016) will be appropriate, although the 

specific scope of this work should be agreed in advance with the Mendip District 

Council Conservation Officer.  

Conclusion 
 Frome is a town established during the early medieval period with minimal evidence 

of prehistoric or Roman activity within its environs. There is also limited evidence of 

the early settlement of the town, with the majority of the archaeological remains dated 

to the post-medieval period and associated with industrial activity and redevelopment 

of the town. The known archaeological remains are concentrated within the historic 

town centre. 

 The Site is located on the eastern edge of the historic town with no evidence of 

substantial development prior to the 19th century. There has been no previous 

intrusive archaeological investigation within the Site; however, investigations within 

the environs of the Site revealed remains associated with the later development of 

Frome. The most likely remains within the majority of the Site would be modern 

building foundations associated with the buildings identified on the cartographic 

sources and aerial photographs as being within the Site from the late 19th century to 

the mid-20th century. The extent of these remains is dependent on the level of 

clearance carried out when the existing building was constructed. 

 It should also be noted that, although considerably limited, there is a potential for 

prehistoric or Roman period archaeology within the Site. This is based on the alluvial 

deposits recorded within the Site and limited prehistoric and Roman remains within 

the wider surroundings. Additionally, there is a potential for medieval archaeology 

associated with the early settlement. 
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 The former mill building within the Site and proposed for conversion, is attached to 

the Grade II Listed Warehouse to North of Vicarage. Based on the physical and 

historical relationship between the two, it is likely that the former mill is curtilage listed. 

Therefore, any works would potentially require Listed Building Consent. It is advised 

that Historic England and the Local Planning Authority are consulted to confirm the 

status of the former mill. Further work would be required to establish the effect of the 

proposal upon the significance of the building and associated Listed Building. 

 It is considered that, as remains of the highest significance are unlikely to be present 

within the Site, any development effects in relation to archaeological remains would 

relate to non-designated assets, triggering paragraph 197 of the NPPF. The predicted 

impacts upon the archaeological resource could be mitigated via an appropriate and 

proportionate programme of archaeological work, the nature of which would be 

dependent on the scale of development impacts (i.e. the extent of disturbance from 

ground excavation). Due to the presence of the buildings within the Site, meaningful 

evaluation of the resource would not be possible until after the demolition takes place. 

However, it is considered that if the proposed below ground excavation is limited to 

the foundation trench runs, it is possible that a watching brief by a qualified 

archaeologist during construction work may be sufficient as an appropriate level of 

mitigation, subject to comment from the archaeological advisor to Mendip District 

Council. Additionally, it may be requested that the historic buildings within the Site 

are subject to a phase of Historic Building Recording prior to the commencement of 

works, including renovations and/or demolition.  
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5. THE SETTING OF HERITAGE ASSETS 

 This section considers potential non-physical effects upon the significance of 

susceptible heritage assets within the Site environs. Non-physical effects are those 

that derive from changes to the setting of heritage assets as a result of new 

development. All heritage assets included within the settings assessment are 

summarised in the gazetteer in Appendix 2 and shown on Fig. 6. Those assets 

identified as potentially susceptible to non-physical impact, and thus subject to more 

detailed assessment, are discussed in greater detail within the remainder of this 

section.  

Step 1: Identification of heritage assets potentially affected 
 Step 1 of the Second Edition of Historic England’s 2017 ‘Good Practice Advice in 

Planning: Note 3’ (GPA3, 2017a) is to ‘identify which heritage assets and their 

settings are affected’ (see Appendix 1). GPA3 notes that Step 1 should identify the 

heritage assets which are likely to be affected as a result of any change to their 

experience, as a result of the development proposal (GPA3, page 9). 

 A number of heritage assets were identified as part of Step 1, as potentially 

susceptible to impact as a result of changes to their setting. As noted above 

(Paragraph 3.8) there are over 150 Listed Buildings within the study area, the majority 

of which are located within the historic town centre and Conservation Area. These 

assets have been identified using a combination of GIS analysis and field 

examination, which has considered, amongst other factors, the surrounding 

topographic and environmental conditions, built form, vegetation cover, and lines of 

sight, within the context of the assets’ heritage significance. 

 The Site visit, and study area walkover, identified that there would be no non-physical 

impact upon the significance of the majority of heritage assets as a result of changes 

to the use and/or appearance of the Site. These unaffected assets comprise post-

medieval and 19th century buildings consistent with the local vernacular. Their setting 

comprises the enclosed streets and town centre of Frome, a townscape in which they 

are best perceptible and intelligible as heritage assets. This setting would not be 

altered, and would be preserved, as would the assets’ key contributing values and 

views. Views of the surrounding landscape (including the Site) from these assets are 

blocked by built form and topography, and there are no other discernible (non-visual) 

historical or landscape associations between any of these assets and the Site. As 
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such, the proposals will not result in any non-physical harm to the significance of 

these assets, and they have not been assessed in any further detail.  

 All heritage assets assessed as part of Step 1, but which were not progressed to 

Steps 2 – 3, are included in the gazetteer in Appendix 2 of this report.  

 Heritage assets identified as part of Step 1, as potentially susceptible to impact as a 

result of changes to their setting principally include: 

• Grade II Listed Warehouse to north of vicarage (A; NHLE: 1057778); 

• Grade II* St John’s Vicarage (B; NHLE: 1345519); 

• Grade II* The Court House (C; NHLE: 1173467); 

• Grade I Listed The Blue House (D; NHLE: 1345500); 

• Grade II* Parish Church of St John the Baptist and associated Grade II Listed 

Buildings (E; NHLE: 1345441); 

• Various Grade II Listed Buildings along Vicarage Street (F);  

• Various Grade II Listed Buildings along Willow Vale (G); and 

• Frome Conservation Area. 

Steps 2 – 3: Assessment of setting and potential effects of the development 
 This section presents the results of Steps 2 to 3 of the settings assessment, which 

have been undertaken with regard to those potentially susceptible heritage assets 

identified in Step 1. Step 2 considers the contribution that setting makes to the 

significance of potentially susceptible heritage assets. Step 3 then considers how, if 

at all, and to what extent any anticipated changes to the setting of those assets, as a 

result of development within the Site, might affect their significance.  

Grade II Listed Warehouse to north of Vicarage (A) 
 The Grade II Listed Warehouse to north of Vicarage (Photograph 2), now known as 

the Silk Mill, is located within the Site but not included within any proposals. The 

warehouse is Listed but the mill building, attached to the warehouse on the east side, 

is not and is included within the proposals. Discussions have been entered with the 

local planning authority to confirm the status of the building as non-designated. Due 

to the physical connection, it has been noted that the mill is potentially curtilage. This 

section considers the potential effects upon the building Listed in 1983 as a result of 

change within its setting.  
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 The building is a four story, early 19th century mill building with a slate roof. None of 

the internal machinery remains. The 1886 map lists the building as a silk and crepe 

factory, and it would have played a part in Frome’s prosperous silk and textile 

industry. The mill closed in 1926 and was subsequently used as an engineering 

works. During the mid-20th century, it fell into disrepair. It was bought in 2006 by 

private owners who restored it to its current use as an art gallery.  

 
Photograph 2 Grade II Listed Warehouse north of Vicarage as seen from within the Site 

 The Silk Mill gains its significance from the remaining historic fabric and form, but 

mostly from its association with Frome’s industrial past. Much of the city has 

remaining elements of this past, with mills and associated houses along the river to 

the north of the Silk Mill. 

Physical Surrounds – ‘What Matters and Why’ 

 Industrial buildings, such as mills, are functional buildings and as such their setting is 

the immediate surrounds of the building. With water powered mills the setting is also 

the association with the watercourse used to power it. Whilst the Silk Mill does not 

currently have a water course, the historic maps clearly show that a section of the 

River Frome formerly flowed within the Site, with the aerial photographs from the 

1940s to 1960s depicting it was flowing immediately adjacent to buildings associated 

with the Silk Mill. Therefore, the River Frome also adds to the setting of this mill, as 

a physical reminder of it formerly providing power to the machinery prior to the 
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introduction of steam power. However, this historical association has been 

compromised by the loss of the additional section of the river which formerly passed 

through the Site and would have been better placed to serve the mill. Additional 

industrial sites are located within the surrounding area, which relate the Site back to 

the wider industrial activities of Frome.  

 The mill currently sits within a semi derelict brownfield site, with part of the mill 

attached on the east (Photograph 3), falling into disrepair. It could be argued that this 

diminishes the setting of the warehouse, as previously it would have been a dominant 

building on the edge of the town. The main part of the mill has suffered from graffiti 

and vandalism, with the extant buildings and area around also showing signs of 

vandalism and misuse. This has a negative impact upon the setting of the Listed 

Building. 

 
Photograph 3 Former mill building on east side of Warehouse north of Vicarage 

Experience – ‘What Matters and Why’ 

 The asset can be experienced from various locations within the surrounding 

landscape. Currently the warehouse is visible from Saxonvale Road to the west of 

the Site and the mill from Garsdale to the east of the Site and across the Site 

(Photograph 4). Its placement on a higher elevation makes it a prominent element in 

the views from the north and east. Although the existing buildings within the Site and 

vegetation prevent any views which show both the river and mill in the same context, 
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limiting the understanding of the historical association between the two. The clearest 

way to understand this historical association is on cartographic and other 

documentary sources. However, it should be noted that the poor condition of the 

adjacent mill and surrounding industrial area detract from the historic character of the 

Listed Building, which would have formerly been set within an area of extensive 

industrial activity.  

 
Photograph 4 View of the mill (red arrow) from Garsdale to the east of the Site with the tower of 
Church of St John the Baptist (blue arrow) behind 

Summary of development effects 

 Development within the Site would only be directly visible from the northern extent of 

the Listed warehouse. The eastern part of the building would be part of the 

development, with its proposed retention and new use. By providing this currently 

vacant structure with a new use, the proposal would enhance the overall character of 

the complex, including the Listed Building. That is, by making it a focus of activity 

again and ensuring the continued maintenance of the building, which is currently in a 

state of disrepair.  

 It is considered that sympathetic development and re-use of the brownfield site may 

enhance the mill’s setting, making it a focal feature as one drives into the 

development Site from the east and allowing for the area to be renovated and cared 

for. The houses themselves will be a lower height than the mill building, allowing it to 
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maintain an element of its dominance. The Listed part of mill is currently in use as an 

art gallery and studio space which allows for more access to some areas of the mill, 

but it is considered creating an access point to the east of the mill, through the 

proposed development Site, will increase the enjoyment of this building. 

Grade II* Listed St John’s Vicarage (B) 
 The Vicarage (Fig. 6: B) was designated as a Grade II Listed Building in 1949. It was 

built in 1744 for the Rev. Lionel Seaman. It is two storeys high with an attic and a 

basement level. A porch was added in the 19th century, with other aspects of later 

remodelling noted. The building has a hipped stone tile rood with stone chimneys. 

Internally there is a mid-18th century fireplace in the hall and the original staircase. 

The Parish Church of St John the Baptist (Fig. 6: E) is located c. 15m south of the 

Site and c. 100m west of the Vicarage. The Vicarage draws its significance from the 

historic form and fabric relating to 18th century development within Frome, and its 

association with the Church to the west.   

Physical Surrounds – ‘What Matters and Why’ 

 The Vicarage and the land surrounding it would have been granted to support the 

Vicar to allow them to fulfil their duties within the church. There were rarely designed 

views between the vicarage and the parish church, with none existing between the 

Church of St John the Baptist and the Vicarage. Historic mapping shows a large 

landscaped garden which backed out on the open land on the eastern edge of Frome. 

Although the Vicarage backs onto the Site, the Site does not substantially contribute 

to the significance of the Vicarage other than being within close proximity.  

Experience – ‘What Matters and Why’ 

 Due to the dense vegetation and surrounding built environment, the Vicarage can 

only be viewed from within its grounds which are accessed by a drive off Vicarage 

Street. As such it is from this associated garden, and street frontage, that the 

Vicarage is best appreciated. It is considered that views out towards the east would 

have been incidental and not integral to the setting of the Vicarage. The garden is 

currently bounded by a tree and hedge line creating screening on the southern, 

eastern and northern boundaries and a high wall along Vicarage Street on the 

southern boundary, which creates an enclosed feeling. This also prevents any views 

into or from the Site with regards to the Vicarage. 
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Fig. 6 Designated heritage assets



 

 
38 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                              © Cotswold Archaeology 
 

Summary of development effects 

 The development will not extend into the area of the garden associated with the 

Vicarage and the trees on the northern and eastern boundaries will be retained, 

maintaining the screening between the Vicarage and the Site. Additionally, the Site 

does not substantially contribute to the significance of the Vicarage other than being 

within close proximity. Also, the south-west part of the Site which backs onto the 

Vicarage will not be extensively altered by the proposal, with the existing buildings 

retained. The size of these existing buildings prevents any association between the 

Vicarage and the remainder of the Site (Photograph 5). Therefore, the significance of 

the Vicarage would not be affected by the redevelopment of the Site.  

 
Photograph 5 View of the Vicarage (blue arrow) seen in relation to the Warehouse north of 
Vicarage (red arrow) showing the scale of obstruction of views afforded by the warehouse 

Grade II* Listed The Court House (C) 
 The Court House, c. 40m west of the Site is a late 17th to early 18th century building 

constructed of rubble, formerly stuccoed, and of two storeys. Its significance is 

derived from the evidential and aesthetic value based on the standing structure, with 

the front elevation acting as the focal point for activity. It is also derived from the 

historical association of the building with the surrounding Listed Buildings, in 

particular the Grade II* Listed The Iron Gates (NHLE: 1345516) and its role within 

Frome Conservation Area. 
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Physical Surrounds – ‘What Matters and Why’ 

 The building is located on the edge of a modern car park, to the east of the town 

centre and on the northern extent of a row of buildings facing into the town. It abuts 

the northern extent of the rear of the Grade II* The Iron Gates with a modern store 

located immediately east and the car park along the northern side of the building. 

There is an additional boundary wall to the west which forms the rear of the building. 

The associated historic built form (i.e. The Iron Gates and boundary wall) contribute 

to the significance of the building by representing the historic context in which it would 

have formerly been set. In contrast the modern car park and superstore detract from 

the historic character of the building by having substantially altered the historic setting 

and being designed in an unsympathetic manner. 

Experience – ‘What Matters and Why’ 

 The building is primarily experienced from within its immediate surroundings, 

including from the car park to the north and walk ways between the buildings and the 

adjacent built elements. This creates an enclosed character to the building, 

particularly due to the boundary wall and modern store. The views of the building 

from within the Site are limited to north-west area, which are focused on the rear of 

the building. The appearance of the building shows that the focus would have been 

to the front, therefore, any alterations to the rear of the building would have a limited 

affect. Additionally, the proposal is to retain the undeveloped character of the north-

west part of the Site. Therefore, any changes to this part of the Site, when seen in 

context with the Listed Building, would be minimal and not considerable alter the 

setting of the Listed Building.  

Summary of development effects 

 The northern part of the west boundary of the Site is currently obscured by modern 

fencing and vegetation, with the proposal seeking to retain this and keep the northern 

extent of the Site as undeveloped grassland. During the winter months when the 

foliage is less dense there may be glimpsed views of the proposed buildings, but this 

is considered to present no harm to the setting of The Court House, as this part of 

the Site has already been developed. Therefore, although there would be a change 

to the setting of the Listed Building, this would be of a similar style to that of the 

existing. The appearance of the building shows that the focus would have been to 

the front, therefore, any alterations to the rear of the building would have a limited 

effect. Additionally, the proposal is to retain the undeveloped character of the north-
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west part of the Site. Therefore, any changes to this part of the Site, when seen in 

context with the Listed Building, would be minimal and not considered to alter the 

setting of the Listed Building or harm its significance. 

Grade I Listed The Blue House (D) 
 The Grade I Listed Blue House (Photograph 6) is located at the northern extent of 

the historic town centre, c. 100m west of the Site. The building is dated to 1726 and 

was initially built as a Bluecoat School with flanking almshouse. The central section 

is two and a half storeys with hipped roof and flanking three and a half storey blocks. 

The significance of the building is derived from its evidential and aesthetic value 

based on the existing building. It is also derived from its historical association with the 

historic town of Frome and the other heritage assets within its environs.   

 
Photograph 6 The Blue House as seen from the west with the Site in the background 

Physical Surrounds – ‘What Matters and Why’ 

 As stated, the building is located at the northern extent of the historic town centre and 

acts as a focal point when travelling along the road, which is emphasised by the angle 

of the building. It is also located on an island within the River Frome, which was 

historically larger in size, with gardens to the rear.  
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Experience – ‘What Matters and Why’ 

 The building is primarily viewed from the west, along Market Place, with the angle of 

the building placing it facing west towards the historic town centre. However, this view 

is partially blocked by the adjacent Grade II The Boar Inn (NHLE: 1057775). Dense 

vegetation along the northern and southern edge of the island prevents views of the 

rear of the building, focusing attention to the front elevation. It is viewed within an 

environment which shifts from commercial historic core to residential suburbs. As 

such, its size, grand appearance and angle ensures that it acts an informal break 

between the town centre and suburban parts of Frome. 

Summary of development effects 

 Although the proposed redevelopment of the Site would result in a change to the 

surrounding settings of the Grade I Listed The Blue House, it would not impact on the 

elements which contribute to the significance of the building, including the street 

scene of Frome town centre and the river surrounding the building. Therefore, it is 

considered that it would not result in harm to the significance of the Listed Building. 

Grade II* Parish Church of St John the Baptist and associated Grade II Listed 
Buildings (E) 

 The Grade II* Parish Church of St John the Baptist (Photograph 7) is located c. 30m 

west of the Site with the Grade II Tomb of Bishop Ken outside east end of Church of 

St John (NHLE: 1057889) and Grade II gate pier at south-east corner of churchyard 

(NHLE: 1057735). There are additional Grade II Listed Buildings to the west and north 

of the church, however, these will not be affected by the proposed redevelopment of 

the Site and are therefore, not discussed further. The original early medieval church 

was replaced in the mid-19th century, but the current structure includes vestiges of 

12th to 14th century work. 

 The significance of Grade II* Listed Parish Church of St John the Baptist is derived 

from a combination of evidential, historical, aesthetic and communal heritage values. 

The physical architecture and historic fabric of the church retain some potential to 

provide valuable information regarding its historical use and development, while also 

allowing for an appreciation of the design and craftsmanship of its construction. There 

is an additional potential within the churchyard for buried remains associated with an 

earlier medieval church, and this further enhances the evidential and historical 

(illustrative) value of the building. Historically and communally, the church represents 
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a key part of the history and development of the settlement of Frome, serving as 

parish church and a focal point for the local community.  

 
Photograph 7 Grade II* Listed Church of St John the Baptist 

Physical Surrounds – ‘What Matters and Why’ 

 The surrounding churchyard forms an integral setting to the church, enabling the 

building to be appreciated within its distinctive historical and functional context. Within 

the churchyard are a number of memorial and religious monuments, including those 

Listed which share important associative relationships with the church that contribute 

strongly towards its intelligibility, and thus historical value. Set at the junction between 

the town centre and the residential area, the churchyard also forms a tranquil and 

attractive surrounding to the church building, as befits its function as a place for 

religious worship and contemplation. These immediate physical surroundings 

therefore represent the aspect of setting which contributes most highly towards the 

significance of the asset. 

 The surrounding town of Frome, designated as a Conservation Area and 

encompassing a number of Listed Buildings, also contributes to the setting, as the 

church was constructed as a place of worship serving the local community and hence 

was, and remains, an important communal focus. Combined, the Parish Church of St 

John the Baptist, the churchyard and associated Listed Buildings, the Grade II* St 

John Vicarage, c. 75m to the east, are noted for forming an ensemble which formed 
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a focal point for activity. Additionally, its close proximity to the Silk Mill contributes to 

its physical setting by demonstrating the important role the cloth industry played in 

respect of the development of the town as another focal point of activity.    

Experience – ‘What Matters and Why’ 

 The architectural and historic interest of the church is best appreciated from within 

the interior of the building, and at close proximity externally from within the 

surrounding churchyard. The dominating architectural style of the church and its 

tower can also be experienced from the surrounding streets. In offering an 

appreciation of the historic fabric and architectural detailing of the church, as well as 

an understanding of its historical context formed by the churchyard, these 

experiences add to the significance of the asset. 

 The tower can also be appreciated from streets further from the church, for example 

along Garsdale (Photograph 3), which is emphasised by the topography of the Site 

which allows for views directly across. Whilst visibility of the church from within Frome 

would also have been an important aspect of its design and function, due to the local 

topography and presence of intervening built form and vegetation, no clear views of 

the church or its tower can be experienced from the south and west. 

Summary of development effects 

 The Site is located c. 10m east of the Grade II* Listed Parish Church of St John the 

Baptist. As mentioned above, the significance of this asset is principally derived from 

evidential, historical, aesthetic and communal heritage values. Development within 

the Site will not affect the Listed Building directly, and therefore there will be no 

change to, or adverse impact upon, those principal contributors to the asset’s 

significance, namely its evidential and historical illustrative values, as manifest within 

its physical form. 

 It is concluded that elements of setting which contribute to the heritage significance 

of this church comprise: 

• its immediate surroundings and features associated with religious activities, 

including the churchyard, gates and tombs; 

• its location within the Frome Conservation Area, and association with the 

historic development of the town; and 



 

 
44 

 
Saxonvale, Frome, Somerset: Heritage Assessment                                              © Cotswold Archaeology 
 

• views of the church from within its immediate surroundings, from which the 

historic fabric and character of the Listed Building can be best appreciated. 

 The redevelopment of the Site will include the construction of residential buildings 

and associated features in addition to the conversion of the extant building attached 

to the Grade II Listed warehouse north of Vicarage (A). The proposed development 

would introduce an element of change within an area which forms part of the wider 

setting of the Grade II* Listed Building. However, new structures within the Site would 

not be alien, as the area surrounding the Site has already been the subject of modern 

residential development and the Site has been developed since the 19th century. In 

this context, the proposed development of the Site would not drastically alter the 

setting of the church or further restrict any views of the tower from along Garsdale. 

Additionally, it provides an opportunity to bring the Site back into use and enhance 

the existing historic building within the Site which is currently in poor condition and 

detracts from views of the church tower. 

Various Grade II Listed Buildings along Vicarage Street (F) 
 The Grade II Listed Buildings along Vicarage Street comprise: 

• 15 Vicarage Street (NHLE: 1057736); 

• 23 Vicarage Street (NHLE: 1345520); 

• 24 Vicarage Street (NHLE: 1174590); 

• Hayden House (NHLE: 1057737); 

• 26 Vicarage Street (NHLE: 1174597); 

• 27 and 28 Vicarage Street (NHLE: 1057738); 

• 33 Vicarage Street (NHLE: 1345521); and 

• Lamp post in front of No 33 (NHLE: 1174651). 

 Vicarage Street is located c. 30m south of the Site, with an access route planned 

leading from Vicarage Street to the Site. The houses along Vicarage Street form a 

terrace, with the exception of number 15 which is located along the street to the east. 

These houses are all two storeys high. The buildings all date to the 18th century with 

the exception of Hayden House which has 17th century origins. Numbers 15, 23 and 

24 are all very similar in style and shape. Hayden House has a painted ashlar frontage 

with a bay shop window still remaining. Number 27 & 28 stands taller than the others 

and has an 18th century frontage, although it is likely that the main building dates to 

an earlier period. Number 33 and the lamp post in front of number 33 are located at 
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the corner where the street turns into Saxonvale Road. Number 33 has a 17th century 

rear wing with the majority of the remainder of the building dated to the later 18th 

century with 19th century glazing bar sash windows. The lamp post was constructed 

in 1901-1904 by local art-metal firm Singers and of cast-iron with crook to suspend 

lamp. 

 The significance of these buildings is their historic form and fabric, being good 

examples of post-medieval dwellings within the centre of Frome and reflecting the 

growth of the town during the industrial period. The significance of the lamp post is 

based on its historical fabric and association with one of the key industrial firms of the 

towns industrial period. 

 
Photograph 8 The Listed Buildings at the western extent of Vicarage Street 

Physical Surrounds – ‘What Matters and Why’ 

 The setting of these houses is derived from their immediate surrounds which are the 

street frontage and private gardens to the rear. These houses are within the Frome 

Conservation Area, Area 1a Town Centre, which contributes to this setting.  

Experience – ‘What Matters and Why’ 

 The buildings along Vicarage Street are experienced within an enclosed streetscene, 

viewed from key points along the road. The enclosed nature of the street due to it 

being built up on each side prevents any views from outside of the street, including 
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from the Site, with the exception of the rear of 15 Vicarage Street which backs onto 

the Site. However, the topography prevents any clear view of the rear of the building. 

Summary of development effects 

 During the Site visit, no intervisibility was noted between the Site and any of the 

houses along Vicarage Street (Photograph 9), due to intervening vegetation and 

development. In the case of number 33 Vicarage Street, the dwelling also fronts onto 

the junction between Vicarage Street and Saxonvale Road, with its settings partially 

derived from this junction. However, the topography and existing built form prevents 

any views into or from the Site. The development will not physically harm the 

buildings, nor will it result in any non-physical pharm through alteration of their setting. 

 
Photograph 9 View from Vicarage Street towards the Site 

Various Grade II Listed Buildings along Willow Vale (G) 
 The Grade II Listed Buildings along Willow Vale comprise: 

• 1 Willow Vale (NHLE: 1174804); 

• 2 Willow Vale (NHLE: 1295580); 

• No 3 and Maltings to rear (NHLE: 1058461); 

• 4 Willow Vale (NHLE: 1058462); 

• 5 and 5A Willow Vale (NHLE: 1058463); 

• Four lamp posts (NHLE: 1295558); 
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• The Willows Willow Vale (NHLE: 1058464); and 

• 14-16 Willow Vale (NHLE: 1058465). 

 
Photograph 10 Listed Buildings at western extent of Willow Vale 

 
Photograph 11 Listed Buildings at eastern extent of Willow Vale 

 Wallow Vale is located c. 14m north of the Site, with the River Frome acting as a 

physical division between the Site and the buildings along the road. This division is 
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further enhanced by the dense vegetation along the northern bank of the river and 

the northern extent of the Site. The significance of the buildings is derived from the 

surviving physical fabric and the character of the street. 

Physical Surrounds – ‘What Matters and Why’ 

 The setting of these houses is derived from their immediate surroundings of Willow 

Vale. The street frontage of the buildings is sectioned by the irregular breaks between 

the buildings which demarcate the staggered development of the buildings. The street 

is also bookended by the junction at the west extent and railway bridge at the east 

extent of Willow Vale. The dense trees along the south side of the road create an 

enclosed rural environment to the street, which is emphasised by the park to the east 

of the railway bridge. The survival of street furniture, including Grade II Listed lamp 

posts and low open fencing along the bank of the river maintains the historic character 

of the street. 

Experience – ‘What Matters and Why’ 

 The buildings are experienced within its setting as a domestic street looking onto the 

river. Due to the curvature of the road and breaks between sections of the buildings, 

they are viewed in short sections as you travel along the road. The quiet street 

environment is further emphasised by the lack of vehicles travelling along the eastern 

extent of the road which has restricted vehicle access. 

 
Photograph 12 View of the Site from along Willow Vale 
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 The dense vegetation allows for only glimpsed views between the Site and Willow 

Vale (Photograph 12). The views into the Site are characterised by that of vacant 

buildings which have been vandalised. The 20th century buildings north of the Silk 

Mill partially obscures the views of the historic buildings and church tower behind. 

Summary of development effects 

 With limited views between the Site and Willow Vale, due to the existing vegetation 

and the River Frome there appears to be a clear physical division between the two. 

Whilst a development within the Site would result in a change to the setting of the 

Listed Buildings along Willow Vale, the significance of the designated assets is 

derived from the evidential value of the buildings. Therefore, the redevelopment of 

the Site would not affect this. Additionally, the removal of the modern industrial 

buildings which are in a poor condition provides an opportunity to enhance the views 

from Willow Vale into the Site. 

Frome Conservation Area; 
 Part of the western and northern area of the Site lies within Frome Conservation Area. 

This area has been divided into character areas as set out by the Conservation Area 

Appraisal. The western area of the Site lies within Area 1a; Town Centre with the 

northern area within Area 5; Willow Vale and the River Frome Valley.  

Character Area 1a: Town Centre 

Significance (Special Architectural and Historic Interest) 

 The Town Centre character area of Frome Conservation Area is located around the 

medieval core of the town. The medieval street pattern radiates from Market Place 

road, north across the River Frome, east along Cheap Street and Vicarage Street, 

south along Stony Street which leads to Catherine Hill. Along with the medieval street 

pattern remaining in some areas, there are a few buildings relating to this period and 

elements of 16th century architecture can be seen on buildings along Cheap Street. 

Although the area is generally characterised by buildings that have been rebuilt or 

refronted.  

 The Listed Buildings within this character area are 16th to 19th century in date. This 

character area, as well as preserving medieval elements, also has important areas 

of post-medieval town development, which adds variation to the buildings within the 

area. The buildings are mostly three storeys high, with only the Crown Public House 

and the Stroud and Swindon Building Society building exceeding this height. The 
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centre of this Conservation Area is tightly packed with buildings, with the edges 

becoming less dense.  

 The appraisal does not note any significant views, with the narrow streets and dense 

houses blocking views but adding to the overall character. The significance of this 

area is the preserved medieval elements of Frome, along with the subsequent 

development of the historic town centre. The townscape is varied due to the changes 

of levels and heights as the town gradually slopes down to the River Frome, which 

adds to the aesthetic value and links with the historic settlement. It is this distinctive 

character and the historic form and fabric of the area which gives it its significance.  

Settings – ‘what matters and why’ 

 The setting of the character area is drawn from the distinct character of the town 

roads and buildings. The enclosed nature of the medieval streets and alleys 

combined with the dense buildings creates a clear urban setting for the area. Within 

the Conservation Area there is little intervisibility with other areas due to this 

development.  

 The setting of the Listed Buildings within this area is their placement along the road, 

with the street frontages forming the setting, along with the association with the other 

buildings within the town. The setting, as such, is quite an insular one with no planned 

views to the surrounding landscape or other areas of Frome. The overall setting is 

one of a historic town with historic elements ranging from the medieval period to the 

modern creating different styles but not having an adverse effect on another.  

 The development Site lies on the eastern boundary of the Conservation Area and is 

partially contained within the character area. During the Site visit it was noted that 

views from the eastern edge of the Conservation Area looking east towards the Site, 

which is currently in a state of dilapidation, have a negative effect on the character of 

the Conservation Area. The renovated Grade II warehouse of the Silk Mill building is 

considered to have a positive effect; this is however diminished by the derelict and 

vandalised remaining buildings attached to it. This area does not currently add to the 

overall setting and character of the Conservation Area. 

Summary of the development effects 

 As the Site lies partially within this character area of the Conservation Area design 

plans will have to adhere to the management proposals in the Conservation Area 

Appraisal (Mendip District Council 2008). This specifies that development proposals 
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will be judged on their effect on the area’s character and appearance in accordance 

with local and national planning policy. As such any development with the western 

area of the Site will need to be judged to be appropriate and sympathetic to the 

character of the area. Development will also have to adhere to the relevant sections 

of the Planning Act 1990, section 72, which states: ‘In the exercise, with respect to 

any buildings or other land in a conservation area, of any powers under any of the 

provisions mentioned in subsection (2), special attention shall be paid to the 

desirability of preserving or enhancing the character or appearance of the area’.  

 Buildings within the Town Centre character area are predominantly three storeys high 

and built close together. It is considered that development within the Site, designed 

in a way which is sympathetic to the current character of the Conservation Area, will 

cause no harm to the setting of the Conservation Area. The exact design of the 

proposed new buildings will be chosen at a later stage, following due testing of 

suitable building heights and designs with respect to the surrounding historic 

environment. Indeed, the proposal may prove to enhance this eastern boundary of 

the Conservation Area by removing a derelict and vandalised area which is 

considered to currently have a negative effect.  

 At the reserved matters stage, the client intends to consider the development design 

in relation to the views across the town and along its streets from which the character 

of the Conservation Area is most visible, and demonstrate that the impacts are 

acceptable and justified.   

Character Area 5: Willow Vale and the River Frome Valley 

Significance (Special Architectural and Historic Interest) 

 The north area of the Site is located within this character area. It lies at the bottom of 

the valley and includes the River Frome and the development along the river. The 

river is classed as one of the defining features of this area, although it is somewhat 

blocked by the houses in the western area, Willow Vale. The Willow Vale area is 

predominantly residential, although historically the area contained a maltings, dye 

house and buildings associated with Frome’s textile industry. Some buildings relating 

to this industry remain within the area with a few having been developed into housing. 

The buildings within the character area face south and south-east on the northern 

bank of the river, with some of the remaining industrial buildings located to the rear 
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of these properties. The houses are built from stone and clay tiles and date from the 

18th century, with associations to local textile manufacturers and workers.  

  The majority of the area encompasses the open fields surrounding the course of the 

River Frome on the north-eastern edge of the town. The area is valued for being an 

area of open green space in an otherwise developed Conservation Area, with the 

river being the main element. As such the significance of this area is principally 

derived from this green space area, along with the River Frome. The buildings along 

Willow Vale add to the historic significance of the area with their associations with 

Frome’s industrial past and utilisation of the river.  

Settings – ‘what matters and why’ 

 The setting of this area is a much more rural one compared to the other character 

areas within the Conservation Area. Along Willow Vale the area feels secluded as the 

banks of the river have dense vegetation which creates natural screening. This 

‘sylvan air’ of the area is an important feature as noted by the Conservation Area 

Appraisal. The rest of the area, the open space surrounding the course of the River 

Frome, has a more open feel, although vegetation running along the river and railway 

creates natural screening which blocks views towards the town, increasing the rural 

feel and aesthetic.  

Summary of the development affects 

 During the Site visit the dense vegetation along the northern part of the Site was 

noted as acting as screening between the Site and the rest of this character area. 

This screening was further emphasised by topography and development. The 

proposal for this part of the Site comprises a park area with vegetation throughout. 

This would result in minimal physical changes to the character area and maintain the 

undeveloped nature along the river banks. Proposed screening along the southern 

edge of the park area would also limit the extent of any impact on the setting of this 

part of the Conservation Area a result of development within the remainder of the 

Site. A proposed path or road through the park area and footbridge connecting it to 

Willow Vale would be the main aspect which could affect this part of the character 

area. However, if these are designed using existing elements in the area as design 

guides, for example the road along Willow Vale and the bridge at the western extent 

of Willow Vale, the overall impact could be characterised as positive. This is based 

on it unifying the section of the character area within the Site with the remainder, 

which would benefit the overall character of the Conservation Area. 
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6. CONCLUSIONS 

 This assessment has included a review of a comprehensive range of available 

sources, in accordance with key industry guidance, in order to identify known and 

potential heritage assets located within the Site and its environs which may be 

affected by the proposals. The significance of the identified known and potential 

heritage assets has been determined, as far as possible, on the basis of available 

evidence. The potential effects of the proposals on the significance of identified 

heritage assets, including any potential physical effects upon buried archaeological 

remains, and potential non-physical effects resulting from the anticipated changes to 

the settings of heritage assets, have been assessed. Any physical or non-physical 

effects of the proposals upon the significance of the heritage resource will be a 

material consideration in the determination of the planning application for the 

proposal. It should be noted that physical impacts upon built heritage within the Site, 

including any issues relating to curtilage listing, fell outside the remit of this report. 

Physical effects 
 Previous investigations within the study area have indicated activity within the wider 

environs of the Site during the prehistoric and Roman period, with limited evidence 

for such activity recorded to the north of the River Frome. The Site has historically 

been located on the edge of the settlement of Frome which is dated from the early 

medieval period onwards. While it is recognised that construction activities 

associated with the proposed development would have the potential to disturb any 

currently unrecorded archaeological remains, any remains present would be unlikely 

to represent heritage assets of the highest significance. 

 A section of the River Frome ran through the Site until the late-20th century. Alluvial 

deposits are recorded within the north part of the Site. The alluvium has the potential 

to be overlying, and thus protecting, multi-phase archaeological horizons, as well as 

to contain paleoenvironmental remains. 

 Any adverse impacts upon the buried archaeology resource would be permanent and 

irreversible in nature. The assessment has identified the potential for archaeological 

remains to be present within the Site, and in accordance with local policies relating 

to the protection of the historic environment, further archaeological investigations may 

be required at an appropriate stage in the development process. The need for, scale 
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and scope of such works would be agreed through consultation with the 

archaeological advisor for the Mendip District Council.  

 Additionally, it has been established that the former mill attached to the Grade II 

Listed Warehouse to North of Vicarage has the potential to be characterised as 

curtilage listed and works to the building may require Listed Building Consent. Further 

assessment would be required to determine the extent of any effect on the 

significance of the building. It is advised that the Local Planning Authority is consulted 

to determine the relationship and the extent of curtilage listing. Therefore, it is 

probable that prior to any works undertaken to the historic buildings within the Site a 

programme of Historic Building Recording would be required. This would need to be 

discussed with and approved by the archaeological advisor for the Mendip District 

Council, in order to determine the level of recording required. 

Non-physical effects 
 This assessment has considered the potential effects upon designated heritage 

assets located within and in the environs of the Site. The key heritage assets 

considered as part of this report include the Frome Conservation Area and multiple 

Listed Buildings. The Planning (Listed Buildings and Conservation Areas) Act 1990 

requires decision-makers to give ‘special regard to the desirability of preserving the 

building or its setting’ with regard to Listed Buildings and, with regard to Conservation 

Areas, it stresses the ‘desirability of preserving or enhancing the character or 

appearance of that area’. 

 The western and northern parts of the Site are located within Frome Conservation 

Area, which encompasses the historic town of Frome and key part of the surrounding 

area. The industrial buildings within the Site, including the Grade II Listed Warehouse 

north of Vicarage and attached former mill building, contribute to the later industrial 

development of the town, although the 20th century buildings are of lesser 

importance. The proposal is to retain the key historic building in the Site and remove 

the later structures. The removal of the 20th century buildings would be a benefit to 

the character of the area by opening up the views towards the historic buildings in 

and immediately adjacent to the south-west of the Site. 

 With regard to the Listed Buildings, the proposed redevelopment of the Site would 

not affect any principal contributors to the significance of the designated heritage 
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assets located outside of the Site, inherent in their architectural and historic fabric. 

The architectural and historic interest of the Listed Buildings would be preserved. 

 Depending on the emerging plans for the conversion of the structure adjacent to the 

Grade II Listed Warehouse, further assessment may be required to determine the 

effect of the proposal upon its significance.  

 The proposals would result in a change within the setting of the Listed Buildings, 

although such change would not affect the significance of these assets and has the 

potential to enhance their settings by bringing the Site back into use. Any repair works 

to the building adjoining Grade II Listed Warehouse north of Vicarage would also 

have a positive effect on the setting of the Listed Building. That is, they would help 

preserve this asset which contributes to the significance of the Listed Building 

attributed to the legible former industrial setting and appearance of the Listed 

Building. Further assessment would be required to determine the extent of the direct 

effects of any proposed works as a result of the conversion of the building. 

 The assessment has concluded that the proposal to redevelop the currently vacant 

Site into residential has the potential to enhance the setting of several Listed Building 

and the Frome Conservation Area. However, this is dependent on the adoption of 

appropriate design, use of materials and layout, the redevelopment would be mainly 

sympathetic to the character of Frome Conservation Area and setting of surrounding 

Listed Buildings. As such, the degree of change would not impact upon the overall 

significance of the surrounding designated heritage assets, and the proposal would 

be in keeping with both local and national policies relating to the protection of the 

historic environment. 
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APPENDIX 1: HERITAGE STATUTE POLICY & GUIDANCE  

Heritage Statute: Scheduled Monuments 
Scheduled Monuments are subject to the provisions of the Ancient Monuments and 

Archaeological Areas Act 1979. The Act sets out the controls of works affecting Scheduled 

Monuments and other related matters. Contrary to the requirements of the Planning Act 1990 

regarding Listed buildings, the 1979 Act does not include provision for the ‘setting’ of 

Scheduled Monuments.  

Heritage Statute: Listed Buildings 
Listed buildings are buildings of ‘special architectural or historic interest’ and are subject to the 

provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the Act’). 

Under Section 7 of the Act ‘no person shall execute or cause to be executed any works for the 

demolition of a listed building or for its alteration or extension in any manner which would affect 

its character as a building of special architectural or historic interest, unless the works are 

authorised.’ Such works are authorised under Listed Building Consent. Under Section 66 of 

the Act ‘In considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the Secretary 

of State shall have special regard to the desirability of preserving the building or its setting or 

any feature of special architectural or historic interest which it possesses’.  

Note on the extent of a Listed Building 

Under Section 1(5) of the Act, a structure may be deemed part of a Listed Building if it is: 

(a) fixed to the building, or  

(b) within the curtilage of the building, which, although not fixed to the building, forms 

part of the land and has done so since before 1st July 1948 

The inclusion of a structure deemed to be within the ‘curtilage’ of a building thus means that it 

is subject to the same statutory controls as the principal Listed Building. Inclusion within this 

duty is not, however, an automatic indicator of ‘heritage significance’ both as defined within 

the NPPF (2019) and within Conservation Principles (see Section 2 above). In such cases, 

the significance of the structure needs to be assessed both in its own right and in the 

contribution it makes to the significance and character of the principal Listed Building. The 

practical effect of the inclusion in the listing of ancillary structures is limited by the requirement 

that Listed Building Consent is only needed for works to the ‘Listed Building’ (to include the 

building in the list and all the ancillary items) where they affect the special character of the 

Listed building as a whole.  
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Guidance is provided by Historic England on ‘Listed Buildings and Curtilage: Historic England 

Advice Note 10’ (Historic England 2019).  

Heritage Statue: Conservation Areas 
Conservation Areas are designated by the local planning authority under Section 69(1)(a) of 

the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the Act’), which requires 

that ‘Every local planning authority shall from time to time determine which parts of their area 

are areas of special architectural or historic interest the character or appearance of which it is 

desirable to preserve or enhance’. Section 72 of the Act requires that ‘special attention shall 

be paid to the desirability of preserving or enhancing the character or appearance of that area’. 

The requirements of the Act only apply to land within a Conservation Area; not to land outside 

it. This has been clarified in various Appeal Decisions (for example APP/F1610/A/14/2213318 

Land south of Cirencester Road, Fairford, Paragraph 65: ‘The Section 72 duty only applies to 

buildings or land in a Conservation Area, and so does not apply in this case as the site lies 

outside the Conservation Area.’). 

The NPPF (2019) also clarifies in Paragraph 201 that ‘Not all elements of a World Heritage 

Site or Conservation Area will necessarily contribute to its significance’. Thus land or buildings 

may be a part of a Conservation Area, but may not necessarily be of architectural or historical 

significance. Similarly, not all elements of the setting of a Conservation Area will necessarily 

contribute to its significance, or to an equal degree. 

National heritage policy: the National Planning Policy Framework 
Heritage assets and heritage significance 

Heritage assets comprise ‘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’ (the NPPF (2019), Annex 2). Designated heritage assets include World 

Heritage Sites, Scheduled Monuments, Listed Buildings, Protected Wreck Sites, Registered 

Parks and Gardens, Registered Battlefields and Conservation Areas (designated under the 

relevant legislation; NPPF (2019), Annex 2). The NPPF (2019), Annex 2, states that the 

significance of a heritage asset may be archaeological, architectural, artistic or historic. 

Historic England’s ‘Conservation Principles’ looks at significance as a series of ‘values’ which 

include ‘evidential’. ‘historical’, ‘aesthetic’ and ‘communal’.  

The setting of heritage assets 

The ‘setting’ of a heritage asset comprises ‘the surroundings in which a heritage asset is 

experienced. Its extent is not fixed and may change as the asset and its surroundings evolve. 
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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’ (NPPF (2019), 

Annex 2). Thus it is important to note that ‘setting’ is not a heritage asset: it may contribute to 

the value of a heritage asset.  

Guidance on assessing the effects of change upon the setting and significance of heritage 

assets is provided in ‘Historic Environment Good Practice Advice in Planning Note 3: The 

Setting of Heritage Assets’, which has been utilised for the present assessment (see below).  

Levels of information to support planning applications 

Paragraph 189 of the NPPF (2019) identifies that ‘In determining applications, local planning 

authorities should require an applicant to describe the significance of any heritage assets 

affected, including any contribution made by their setting. The level of detail should be 

proportionate to the assets’ importance and no more than is sufficient to understand the 

potential impact of the proposal on their significance’.  

Designated heritage assets 

Paragraph 184 of the NPPF (2019) explains that heritage assets ‘are an irreplaceable 

resource and should be conserved in a manner appropriate to their significance’. Paragraph 

193 notes that ‘when considering the impact of a proposed development on the significance 

of a designated heritage asset, great weight should be given to the asset’s conservation (and 

the more important the asset, the greater the weight should be). This is irrespective of whether 

any potential harm amounts to substantial harm, total loss or less than substantial harm to its 

significance’. Paragraph 194 goes on to note that ‘substantial harm to or loss of a grade II 

listed building…should be exceptional and substantial harm to or loss of designated heritage 

assets of the highest significance (notably scheduled monuments, protected wreck sites, 

registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and 

gardens, and World Heritage Sites)…should be wholly exceptional’. 

Paragraph 196 clarifies that ‘Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed against 

the public benefits of the proposal, including, where appropriate, securing its optimum viable 

use’.  

Development Plan 
The Site is located within the administrative boundary of Mendip District Council. The adopted 

planning policy documents that are used to set out the strategy for the development within the 
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District comprises the Mendip District Local Plan 2006-2029 (2014). The relevant policies 

comprise: 

DP3: Heritage Conservation 

Proposals and initiatives will be supported which preserve and, where appropriate, 

enhance the significance and setting of the district’s Heritage Assets, whether 

statutorily or locally identified, especially those elements which contribute to the 

distinct identity of Mendip. 

1. Proposals affecting a Heritage Asset in Mendip will be required to: 

a) Demonstrate an understanding of the significance of the Heritage 

Asset and/or its setting be describing it in sufficient detail to 

determine its historic, archaeological, architectural or artistic interest 

to a level proportionate with its importance. 

b) Justify any harm to a Heritage Asset and demonstrate the overriding 

public benefits which would outweigh the damage to that Asset or 

its setting. The greater the harm to the significance of the Heritage 

Asset, the greater justification and public benefit that will be required 

before the application could gain support. 

2. Opportunities to mitigate or adapt to climate change and secure sustainable 

development through the re-use or adaption of Heritage Assets to minimise 

the consumption of building materials and energy and the generation of 

construction waste should be identified. However, mitigation and adaptation 

will only be considered where there is no harm to the significance of a 

Heritage Asset. 

3. Proposals for enabling development necessary to secure the future of a 

Heritage Asset which would otherwise be contrary to the policies of this plan 

or national policy will be carefully assessed against the policy statement 

produced by English Heritage [now Historic England] – Enabling 

Development and the Conservation of Significant Places. 

Good Practice Advice 1-3 
Historic England has issued three Good Practice Advice notes (‘GPA1-3’) which support the 

NPPF. The GPAs note that they do not constitute a statement of Government policy, nor do 

they seek to prescribe a single methodology: their purpose is to assist local authorities, 

planners, heritage consultants, and other stakeholders in the implementation of policy set out 
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in the NPPF. This report has been produced in the context of this advice, particularly ‘GPA2 – 

Managing Significance in Decision-Taking in the Historic Environment’ and ‘GPA3 – The 

Setting of Heritage Assets’.  

GPA2 - Managing Significance in Decision-Taking in the Historic Environment 

GPA2 sets out the requirement for assessing ‘heritage significance’ as part of the application 

process. Paragraph 8 notes ‘understanding the nature of the significance is important to 

understanding the need for and best means of conservation.’ This includes assessing the 

extent and level of significance, including the contribution made by its ‘setting’ (see GPA3 

below). GPA2 notes that ‘a desk-based assessment will determine, as far as is reasonably 

possible from existing records, the nature, extent and significance of the historic environment 

within a specified area, and the impact of the proposed development on the significance of the 

historic environment, or will identify the need for further evaluation to do so’ (Page 3).  

GPA3 – The Setting of Heritage Assets 

The NPPF (Annex 2: Glossary) defines the setting of a heritage asset as ‘the surroundings in 

which a heritage asset is experienced…’. Step 1 of the settings assessment requires heritage 

assets which may be affected by development to be identified. Historic England notes that for 

the purposes of Step 1 this process will comprise heritage assets ‘where that experience is 

capable of being affected by a proposed development (in any way)…’. 

Step 2 of the settings process ‘assess[es] the degree to which these settings and views make 

a contribution to the significance of the heritage asset(s) or allow significance to be 

appreciated’, with regard to its physical surrounds; relationship with its surroundings and 

patterns of use; experiential effects such as noises or smells; and the way views allow the 

significance of the asset to be appreciated. Step 3 requires ‘assessing the effect of the 

proposed development on the significance of the asset(s)’ – specifically to ‘assess the effects 

of the proposed development, whether beneficial or harmful, on the significance or on the 

ability to appreciate it’, with regard to the location and siting of the development, its form and 

appearance, its permanence, and wider effects.   

Step 4 of GPA3 provides commentary on ‘ways to maximise enhancement and avoid or 

minimise harm’. It notes (Paragraph 37) that ‘Maximum advantage can be secured if any 

effects on the significance of a heritage asset arising from development liable to affect its 

setting are considered from the project’s inception.’ It goes on to note (Paragraph 39) that 

‘good design may reduce or remove the harm, or provide enhancement’. 
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Heritage significance 
Discussion of heritage significance within this assessment report makes reference to several 

key documents. With regard to Listed buildings and Conservation Areas it primarily discusses 

‘architectural and historic interest’, which comprises the special interest for which they are 

designated.  

The NPPF provides a definition of ‘significance’ for heritage policy (Annex 2). This states that 

heritage significance comprises ‘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’. This also clarifies that for World Heritage Sites ‘the cultural value described within 

each site’s Statement of Outstanding Universal Value forms part of its significance’. 

Regarding ‘levels’ of significance the NPPF (2019) provides a distinction between: designated 

heritage assets of the highest significance; designated heritage assets not of the highest 

significance; and non-designated heritage assets.  

Historic England’s ‘Conservation Principles’ expresses ‘heritage significance’ as comprising a 

combination of one or more of: evidential value; historical value; aesthetic value; and 

communal value.  

Effects upon heritage assets 
Heritage benefit 

The NPPF clarifies that change in the setting of heritage assets may lead to heritage benefit. 

Paragraph 200 of the NPPF (2019) notes that ‘Local planning authorities should look for 

opportunities for new development within Conservation Areas and World Heritage Sites, and 

within the setting of heritage assets, to enhance or better reveal their significance. Proposals 

that preserve those elements of the setting that make a positive contribution to the asset (or 

which better reveal its significance) should be treated favourably’.  

GPA3 notes that ‘good design may reduce or remove the harm, or provide enhancement’ 

(Paragraph 28). Historic England’s ‘Conservation Principles’ states that ‘Change to a 

significant place is inevitable, if only as a result of the passage of time, but can be neutral or 

beneficial in its effects on heritage values. It is only harmful if (and to the extent that) 

significance is reduced’ (Paragraph 84).  

Specific heritage benefits may be presented through activities such as repair or restoration, 

as set out in Conservation Principles.  
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Heritage harm to designated heritage assets 

The NPPF (2019) does not define what constitutes ‘substantial harm’. The High Court of 

Justice does provide a definition of this level of harm, as set out by Mr Justice Jay in Bedford 

Borough Council v SoS for CLG and Nuon UK Ltd. Paragraph 25 clarifies that, with regard to 

‘substantial harm’: ‘Plainly in the context of physical harm, this would apply in the case of 

demolition or destruction, being a case of total loss. It would also apply to a case of serious 

damage to the structure of the building. In the context of non-physical or indirect harm, the 

yardstick was effectively the same. One was looking for an impact which would have such a 

serious impact on the significance of the asset that its significance was either vitiated 

altogether or very much reduced’.  

Effects upon non-designated heritage assets 

The NPPF (2019) paragraph 197 guides that ‘The effect of an application on the significance 

of a non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that affect directly or indirectly non designated heritage 

assets, a balanced judgment will be required having regard to the scale of any harm or loss 

and the significance of the heritage asset’. 
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APPENDIX 2: DATA CAPTURE GAZETTEER  

Ref Description Grade/Period NGR HER ref. 
HEA ref. 

1 
Possible site of early medieval 
monastery, founded by Aldhelm c. 
AD 685 

Early medieval ST 7774 4778 14606 
202722 

2 
Medieval town first recorded in 7th 
century in association with a 
monastery dedicated to St John the 
Baptist by St Aldhelm 

Early medieval; 
medieval 

ST 7752 4802 
(centred) 

23533 
900092 

3 Town Mill on the river facing Willow 
Vale Post-medieval ST 7788 4808 23554 

521870 

4 
Dye works and drying house. 
Probably 19th century but timbers 
found suggest possible 18th century 
date 

Modern ST 7772 4820 
23551 
202748 
202747 

5 
From to Radstock Railway built by 
Wiltshire, Somerset and Weymouth 
Railway after obtaining an Act for 
construction in 1845 

Modern ST 7405 5091 25671 
1359742 

6 
Sherd of prehistoric pottery 
recovered during a watching brief at 
Garston Lodge 

Prehistoric ST 77925 47809 15601 

 
Bailey Bridge Site. A pre-fabricated 
steel truss bridge erected in 1986 as 
a replacement for a mid-20th 
century bridge 

Modern ST 7765 4823 29976 
1509921 

 13 Bridge Street: 17th to 18th 
century building Post-medieval ST 7781 4820 14607 

 
Sections of roads turnpiked in the 
18th and 19th century. Some 
sections were later included in the 
main roads 

Post-medieval 
Modern 

ST 7766 4798 
ST 7719 4891 
ST 7780 4835  
ST 7781 4790 
ST 7740 4801 
ST 7760 4795 
ST 7767 4796 
ST 7780 4835 
ST 7807 4444 

29134 
29133 
29117 
29135 
29126 
29137 
29136 
29117 
29119 

 Iron Works recorded on OS maps Modern ST 7823 4791 23542 

 Cockey Iron Works set up in 1814 Post-medieval ST 7757 4791 44109 

 Castle brewery first listed in 1859 
and continued to function until 1889 Modern ST 7756 4803 31718 

 Textile factory used in the silk and 
crape trade dated to 1820s Modern ST 7781 4790 23558 

1305523 

 Engineering works recorded on OS 
maps Modern ST 7784 4794 23545 

 
Rook Lane Chapel: one of a group 
of Nonconformist chapels built in the 
early 18th century 

Post-medieval ST 7754 4786 29298 
202713 

 19th century police station recorded 
on mapping Modern ST 7749 4779 32952 

 Brickworks recorded on 1840 Tithe 
map Modern ST 7778 4767 23539 
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Ref Description Grade/Period NGR HER ref. 
HEA ref. 

 Roger and Son Iron Works, 
recorded on historic mapping Modern ST 7745 4779 32953 

 Tithe barn recorded on lease of the 
Wagon and Horse pub Post-medieval ST 7771 4777 32266 

 
Lamb Brewery, identified from 
Ordnance Survey maps. Probably 
dates from 1854 as a pub brewery 

Modern ST 7760 4776 14602 

 
Methodist Church and graveyard 
recorded on 2nd Edition Ordnance 
Survey map 

Modern ST 7754 4771 17517 

 

Previous Archaeological Investigations 

Name Type NGR 
HE ref. 
HER ref. 
HEA ref. 

16-17 Stony Street Building Recording ST 77610 48030 15474 
1366351 

Rook Lane Car Park Evaluation ST 77530 47930 44906 
1362758 

Land adjacent to Knoll House, Bath Street Evaluation ST 77620 47840 1435723 

Feather Factory, Willow Vale Building Recording ST 77820 48120 15370 
1362700 

Land at Garston Lodge, Vicarage Street Evaluation ST 77930 47800 15601 
1399733 

New Library Site, Justice Lane Excavation ST 77700 48200 25655 
654340 

The Crown Hotel, Market Place Building Recording ST 77650 48080 1366579 

Church of St John the Baptist Excavation 
Watching Brief ST 77700 47900 16473 

1513642 

Iron Works, Garston Road Building Recording ST 78179 47875 36100 

Argyle House Watching Brief ST 77655 47893 32826 

Rook Lane Chapel, Bath Street 

Ground Penetrating 
Survey 
Evaluation 
Watching Brief 

ST 99533 47872 

15955 
25656 
16278 
16293 

Bath Street Evaluation ST 77610 47862 15611 

YMCA, Palmer Street Watching Brief ST 77592 47923 15145 

Black Swan Guild, Bridge Street Watching Brief ST 77744 48198 12019 
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Designated Heritage Assets assessed 

Ref Description Grade NGR HE ref 

A Warehouse to north of Vicarage II ST 77813 47906 1057778 

B St John Vicarage II* ST 77808 47871 1345519 

C The Court House II* ST 77759 48017 1173467 

D The Blue House I ST 77744 48109 1345500 

E Parish Church of St John the Baptist II* ST 77707 47909 1345441 

F 

15 Vicarage Street 
23 Vicarage Street 
24 Vicarage Street 
Hayden House 
26 Vicarage Street 
27 and 28 Vicarage Street 
33 Vicarage Street 
Lamp post in front of No 33 

II 

ST 77910 47798 
ST 77811 47833 
ST 77803 47837 
ST 77796 47840 
ST 77789 47842 
ST 77776 47849 
ST 77729 47860 
ST 77731 47870 

1057736 
1345520 
1174590 
1057737 
1174597 
1057738 
1345521 
1174651 

G 

1 Willow Vale 
2 Willow Vale 
No 3 and Maltings to rear 
4 Willow Vale 
5 and 5A Willow Vale 
Four lamp posts 
The Willows Willow Vale 
14-16 Willow Vale 

II 

ST 77776 48147 
ST 77783 48145 
ST 77791 48150 
ST 77804 48132 
ST 77834 48117 
ST 77882 48101 
ST 77927 48128 
ST 77983 48148 

1174804 
1295580 
1058461 
1058462 
1058463 
1295558 
1058464 
1058465 

 Frome Conservation Area - - - 
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APPENDIX 3: PLAN OF SITE OWNERSHIP, PROPOSAL 
MASTERPLAN AND BOREHOLE SURVEY
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PUBLIC SQUARE:

We propose a generous area of paved open space 
in the centre of the East Saxonvale area and close to 
Frome’s existing town centre. We see this space as 
being informal in character and to be able to provide 
for a number of activities and includes a ‘building in the 
square’ to support the variety of uses. The existing Silk 
MIll building faces onto the square, to the South. 

KEY

GARSDALE:

The extension of Garsdale road into the site will form a 
tree lined avenue, East- West along the development 
with the potential for some small ground floor 
commercial units towards the West. 

COMMUNITY SPACE:

The plan offers opportunities to create usable 
community spaces. Places where people can sit 
informally and chat or take part in small gardening 
activities or larger organised community events. These 
spaces could be connected directly to the private 
gardens and terraces that residents may have.

CAFE and PLAY SPACE:

A cafe with south facing seating area, and a space for 
play, have been positioned alongside the town side 
entrance into the park and at the Riverside arrival of the 
North - South pedestrian route. Horse chesnut trees are 
intended to be retained here.

SOUTHERN BOUNDARY:

The East - West route along the southern edge of the 
site is an important desire line and aims to improve 
links between the town centre and the East. At its 
Eastern most end the route is non-vehicluar, allowing 
for more pedestrian frienldy use of space.

HILLSIDE BLOCKS

The Steep topography South of Lower Garsdale 
allows car parking to be inset discretely into the hillside 
with appartments above. We hope all units will have 
external space, balconies or gardens, to give residents 
a strong connection and views through the site.

BARTONS

The central area of the hillside site will have a smaller 
scale of development. The steep topography has 
alowed the creation of local ‘bartons’. These ramped 
and stepped pedestrian only routes will encourage 
personalisation of spaces, warmth and interaction. 

OAK TREE

The intention is to retain the larger of the exisitng oak 
tree on the hillside section of the site.  A sloped area 
of community space can assist in providing ramped 
access between levels and be a space for activity and 
relaxation in the heart of the hillside. 
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SWALE:

Forming the boundary to the North - South Pedestrian 
route is an area of Sustainable Urban Drainage. This 
will hold rainfall during peak storms. Much of this area 
will, for the majority of the time, be attractive usable 
public space flanked by trees. The design & planting of 
the swale will also deliver opportunities for wildlife.

RIVERSIDE PARK and FOOTBRIDGE

The riverside parkland will retain the majority of its trees   
here with some management to ensure these trees 
retain their quality and best contribute to the amenity 
of local residents, as well as maintaining nature 
conservation value. Areas of open grassland will be 
managed for informal recreational use, with some areas 
left to grow longer for the benefit of wildlife.

Proposed area for relocated Bat Roost11
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