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1. INTRODUCTION 

   Outline 
1.1 In October 2015 Cotswold Archaeology was commissioned by Renaissance Land 

Regeneration Ltd. to carry out a heritage assessment of land at the site of the 

former Welton, Bibby and Baron Factory, Midsomer Norton, Bath and North East 

Somerset (centred on NGR: 355663 154773; Figure 1). This assessment will 

accompany a planning application for re-development of the site for mixed 

residential and commercial purposes. 

 
  Location and landscape context 
1.2 The proposed development site comprises the former Welton, Bibby and Baron site, 

a self-contained factory and office complex of approximately 4.8ha, to the east of 

Station Road, in the Welton area of Midsomer Norton. Located within the north of 

the town, the surrounding area is built up and largely residential. Bath is c.16km to 

the north, and Frome is c.16km to the south-east. 

1.3 The Wellow Brook flows west-east through the proposed development site and on 

towards Radstock. The settlement at Welton is situated on the side of Welton Hill, 

which reaches a height in excess of 100 metres above Ordnance Datum (aOD). 

Average height within the proposed development site itself is c.87m aOD. 

  
  Scope 
1.4 This assessment focussed upon the heritage resource within the proposed 

development site, although the heritage resource within a minimum 500m ‘study 

area’, around the proposed development site has also been assessed in detail 

(Figure 2). 

 

1.5 The key objectives of the assessment were to:  

 
x identify and gather information on designated and non-designated heritage 

assets within the proposed development site and surrounding landscape; 

x assess the potential effect of the proposed development on the significance of 

designated and non-designated heritage assets in the surrounding landscape 

arising from anticipated changes to their setting; 

x where possible, assess the resultant baseline information, and offer an 

analysis of the potential for currently unrecorded heritage assets of 
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archaeological interest within the proposed development site, and their 

significance; and 

x assess, as far as possible, the potential effect of the proposed development 

on the significance of known and potential buried archaeological remains 

within the proposed development site. 

 
1.6 Of particular relevance to this assessment was the investigation of the significance 

of, and potential impact upon, the 19th-century former brewery building within the 

east of the proposed development site (Welton Old Brewery), as well as the 

adjacent Midsomer Norton and Welton Conservation Area. 
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2. METHODOLOGY 

 Guidance 
2.1 The methodology employed for this assessment is based upon key professional 

guidance, including the Standard and Guidance for Historic Environment Desk-

Based Assessment (Chartered Institute for Archaeologists, 2014). 

  
 Heritage assets 
2.2 Heritage assets are defined by the National Planning Policy Framework (NPPF 

Annex 2) as ‘A building, monument, site, place, area or landscape identified as 

having a degree of significance meriting consideration in planning decisions 

because of its heritage interest. Heritage asset includes designated heritage assets 

and assets identified by the local planning authority (including local listing)’. 

Designated heritage assets include: World Heritage Sites; Scheduled Monuments; 

Listed buildings; Protected Wreck Sites; Registered parks and Gardens; Registered 

Battlefields; and Conservation Areas. Non-designated heritage assets include sites 

held on the Historic Environment Record, as well as other elements of the landscape 

understood to have a degree of heritage value. 

 

 Scope 
2.3 This assessment has considered a minimum 500m study area surrounding the 

proposed development site (Figure 2). Where informative, evidence derived from the 

wider historic landscape has also been considered. This study area has ensured 

that data sources have provided sufficient contextual information about the proposed 

development site, and its surrounding landscape, from which to assess known and 

potential impacts on the heritage resource. 

 
 Data Acquisition 
2.4 Historic environment data was requested in October 2015 from the Bath and North 

East Somerset Historic Environment Record (HER). This data related to all known 

designated and non-designated heritage assets recorded at the time of enquiry, and 

included detail on monuments, buildings, find-spots, historic land-use and previous 

archaeological investigations.  

2.5 In addition, data was also derived from the following sources: 

x The National Heritage List for England (Historic England);  
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x The Historic England Archives, including known archaeological sites, find-spots 

and previous archaeological works; 

x Walkover survey; 

x Historic Buildings Recording (Level 1); 

x Cartographic and documentary sources from Somerset Records Office; 

x Historic England Archives for aerial photography collections; 

x British Geological Survey (BGS) Geology of Britain Viewer; and  

x Local Planning Policy information from the Bath and North East Somerset 

Council website. 

 Presentation of data 
2.6 Identified heritage assets, and other relevant aspects of the historic environment, 

within the study area, including any new sites identified during the assessment 

process, are described in Section 4. A gazetteer of known heritage assets in the 

study area has been compiled (Appendix A). All assets are referred to in the text by 

a unique reference number (1), etc. and are illustrated on Figure 2. 

  
 Walkover Survey 
2.7 A walkover survey was undertaken on 4th November 2015 in order to identify any 

heritage assets not previously recorded within the proposed development site, and 

to assess any potential effects on the significance of nearby heritage assets 

resulting from changes to their setting. The walkover survey also provided an 

opportunity to more fully understand any potential development constraints. 

 
 Buildings Recording Survey (Level 1)  
2.8 A Buildings Recording Survey was undertaken in relation to the standing buildings 

within the proposed development site during the course of the walkover survey on 

4th November 2015. This survey was commensurate with a Level 1 survey as 

defined in the key industry guidance document ‘Understanding Historic Buildings’ 

(English Heritage 2006). The following description is taken from the guidance: 

 

“Level 1 is essentially a basic visual record, supplemented by the minimum of 

information needed to identify the building’s location, age and type. This is the 

simplest record, not normally an end in itself but contributing to a wider aim. 

Typically it will be undertaken when the objective is to gather basic information 

about a large number of buildings – for statistical sampling, for area 
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assessments or historic landscape characterisation, for a pilot project, to 

identify buildings for planning purposes, or whenever resources are limited 

and much ground has to be covered in a short time. It may also serve to 

identify buildings requiring more detailed attention at a later date. 

Level 1 surveys will generally be of exteriors only, although they may include 

superficial interior inspection for significant features. Only if circumstances and 

objectives allow will any drawings be produced, and these are likely to take 

the form of sketches” (English Heritage 2006:14). 

 

2.9 In accordance with the above, the majority of the buildings within the proposed 

development site were clearly of very recent date (later 20th century), and little, if 

any, heritage significance. These buildings were, therefore, noted as such on a plan 

and photographed. No further recording was undertaken in relation to these more 

recent buildings as this would have been disproportionate to their value, and they 

are discussed no further in this report. 

2.10 The main exception to this was the remains of the former 19th-century brewery 

building (and later print works), the eastern elevation of which fronts onto Station 

Road. The age, history and architectural character of this building were such that the 

interior was also inspected, and what detail could be ascertained as to the survival 

of the original architecture was noted. 

2.11 The results of the Historic Building Recording have been incorporated into the 

broader discussion of the former brewery in Section 4 of this report. 

  
 Assessment of Significance  
  
 Significance as defined by the National Planning Policy Framework (2012) 

2.12 Heritage assets are defined by the National Planning Policy Framework (henceforth, 

‘the Framework’; Annex 2, 2012) as “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 term Heritage Asset 

includes designated heritage assets and assets identified by the local planning 

authority (including local listing)”.  

2.13 Designated heritage assets include: World Heritage Sites; Scheduled Monuments; 

Listed Buildings; Protected Wreck Sites; Registered Parks and Gardens; Registered 

Battlefields; and Conservation Areas. Non-designated heritage assets include sites 

held on the Historic Environment Record, in addition to other elements of the 
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landscape understood to have a degree of significance meriting consideration in 

planning decisions (see below, Section 3). 

2.14 Assessment of the heritage value (significance) of a site sets out to identify how 

particular parts of a place and different periods in its evolution contribute to, or 

detract from, the identified heritage values associated with the asset.  

2.15 Heritage significance is defined in the Framework (Annex 2) as “the value of a 

heritage asset to this and future generations because of its heritage interest. That 

interest may be archaeological, architectural, artistic or historic. Significance derives 

not only from a heritage asset’s physical fabric, but also from its setting”. 

  
 Key Guidance: Conservation principles (English Heritage 2008) 

2.16 Current national guidance for the assessment of the significance of heritage assets 

is based on criteria provided by Historic England (formerly English Heritage) in 

Conservation Principles, Policies and Guidance for the Sustainable Management of 

the Historic Environment (2008). Within this document, significance is weighed by 

consideration of the potential for the asset to demonstrate the following criteria: 

 

x Evidential value, which derives from ‘the potential of a place to yield 

evidence about past human activity’ (ibid, 28). It is primarily embodied by 

physical remains or historic fabric, but also includes buried archaeology; 

x Historical value, which derives from ‘the ways in which past people, events 

and aspects of life can be connected through a place to the present’ (ibid, 28). 

Illustrative historical value depends on visibility in a way that evidential value 

does not; and ‘has the power to aid interpretation of the past [ ] through 

shared experience of a place’ (ibid, 29). Associative historical value creates 

resonance through felt connections with a notable family, person, event or 

movement; 

x Aesthetic value, which derives from ‘the ways in which people draw sensory 

and intellectual stimulation from a place’ (ibid, 30). Aesthetic value might be 

generated through conscious design and artistic endeavour, fortuitous and 

organic change, and the relationship of structures and materials to their 

setting; 

x Communal value, which is tied to historical (associative) value and aesthetic 

value, deriving from ‘the meanings of a place for the people who relate to it, or 

for whom it figures in their collective experience or memory’ (ibid, 31). 

Communal value may be commemorative, symbolic or social. The latter is 
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typically ‘associated with places that people perceive as a source of identity, 

distinctiveness, social interaction and coherence’ and might only be 

articulated when the resource is under threat (ibid, 32). 

2.17 Further information on good practice in implementing historic environment policy in 

the NPPF is provided within the guidance Historic Environment Good Practice 

Advice in Planning Note 2: Managing Significance in Decision-Taking in the Historic 

Environment. This document provides advice on the assessment of the significance 

of heritage assets in support of applications for planning permission, and 

emphasises that the information required regarding heritage significance should be 

no more than would be necessary to inform the planning decision.  

  Assessment of the Setting of Heritage Assets 
2.18 Historic England’s Historic Environment Good Practice Advice in Planning Note 3: 

the Setting of Heritage Assets provides guidance on setting and development 

management, including assessment of the implications of development proposals. 

Quoting the Framework, this guidance reiterates that “the setting of a heritage asset 

is the surroundings in which a heritage asset is experienced. Its extent is not fixed, 

and may change as the asset and its surroundings evolve. Elements of a setting 

may make a positive or negative contribution to the significance of an asset, may 

affect the ability to appreciate that significance or may be neutral”.  

2.19 The extent and importance of setting is often expressed by reference to visual 

considerations, but may also comprise other elements that contribute to the ways in 

which a heritage assets is experienced, including factors such as noise, vibration 

and other pollutants or nuisances; tranquillity, remoteness, ‘wildness’; sense of 

enclosure, seclusion, intimacy or privacy; the rarity of comparable survivals of 

setting, and associative relationships between heritage assets.  

2.20 The methodology for the assessment of the setting of heritage assets employed by 

Cotswold Archaeology has been informed by this guidance. A stepped approach is 

recommended for assessing the implications of development proposals. The first 

step is to identify the heritage assets affected and their settings. Step 2 is to assess 

whether, how, and to what degree, these settings make a positive contribution to 

the significance of the heritage asset(s), i.e. ‘what matters and why’. This includes a 

consideration of the key attributes of the heritage asset itself, as well as the asset’s 

physical surrounds relationship with other heritage assets; and the way in which the 

asset is appreciated. The third step (where appropriate) is to assess the effect of 

the proposed development on the significance of heritage assets through the 
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consideration of the key attributes of the proposed development, including its 

location and siting; form and appearance; additional effects; and permanence. The 

fourth step is to maximise enhancement and minimise harm, and the fifth step 

refers to making and documenting the decision and monitoring outcomes. 

2.21 In relation to development within the setting of a heritage asset, the guidance states 

that “protection of the setting of heritage assets need not prevent change”. Change 

to setting is accepted in the Historic England guidance as part of the evolution of 

landscape and environment; it is whether they are neutral, harmful or beneficial to 

the significances that matters. A recent judgement by Justice Lindblom in (The 

Queen) v. Sevenoaks DC [2014] EWHC 1895 (Admin) states ‘preserving’, for both 

Listed Buildings and Conservation Areas in terms of character, appearance and 

setting, means doing ‘no harm’. Thus ‘preserving’ does not necessarily mean ‘no 

change’; it specifically means ‘no harm’.  
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3. PLANNING POLICY CONTEXT  

  Legislative framework, national planning policy and relevant sector guidance  
3.1 This assessment has been compiled in accordance with the following legislative, 

planning policy and guidance documentation: 

 
x National Heritage Act 1983 (amended 2002); 

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

x National Planning Policy Framework (2012); 

x National Planning Practice Guidance: Conserving and enhancing the historic 

environment (Dept. for Communities and Local Government 2014); 

x English Heritage Conservation Principles: policies and guidance for the 

sustainable management of the historic environment (2008); and 

x Historic England: Historic Environment Good Practice Advice in Planning: 

Note 2: Managing Significance in Decision-Taking in the Historic Environment 

(2015); and 

x Historic England: Historic Environment Good Practice Advice in Planning: 

Note 3: The Setting of Heritage Assets (2015). 

 
Listed Buildings in statute and policy 

3.2 Listed buildings are those that have been included on the List of buildings of 

‘special architectural or historic interest’ by the Secretary of State. The key Act 

regarding Listed buildings is the Planning (Listed Buildings and Conservation 

Areas) Act 1990 which consolidated enactments relating to special controls on 

buildings. In placing a building on the List, Section 1 of the Act states that account is 

taken of: 

 
x The form of the building itself; 

x Any respect in which its exterior contributes to the architectural or historic 

interest of any group of buildings of which it forms a part; 

x Any feature of the building or its curtilage which it is desirable to preserve due 

to its architectural or historic interest. 

 

3.3 Section 66 of the Act notes that ‘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 
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regard to the desirability of preserving the building or its setting or any features of 

special architectural or historic interest which it possesses’.  

3.4 Section 12 of Framework (para. 132) 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 . Significance can be harmed 

or lost through alteration or destruction of the heritage asset or development within 

its setting. As heritage assets are irreplaceable, any harm or loss should require 

clear and convincing justification. Substantial harm to or loss of a grade II listed 

building, park or garden should be exceptional’. 

3.5 Paragraph 134 of the Framework clarifies that ‘Where a development 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 

securing its optimum viable use’.  

 
Conservation Areas in statute and policy 

3.6 Conservation Areas comprise ‘areas of special architectural or historic interest the 

character or appearance of which it is desirable to preserve or enhance’ (Section 69 

of the Planning Act 1990). Midsomer Norton is designated as a Conservation Area 

(designated in 2004), the extent of which is shown on Figure 2.  

 

3.7 In determining planning applications that might affect the character and appearance 

(including their setting) of Conservation Areas, Section 72 of the Act notes that 

‘[W]ith respect to any buildings or other land in a conservation area [ ], special 

attention shall be paid to the desirability of preserving or enhancing the character or 

appearance of that area.’ It should be noted that the Act specifically refers to 

buildings or other land ‘in’ a Conservation Area. The ‘setting’ of Conservation Areas 

is not addressed, but is rather provided for in Policy within the Framework (see 

below).  

 
  National policy: National Planning Policy Framework (NPPF) (2012) 
3.8 The Framework sets out national planning policy relating to the conservation and 

enhancement of the historic environment. It defines the historic environment as “all 

aspects of the environment resulting from the interaction between people and 

places through time, including all surviving physical remains of past human activity, 

whether visible, buried or submerged, and landscaped and planted or managed 

flora.” 



© Cotswold Archaeology  

 
13 

Former Brewery, Midsomer Norton: Heritage Assessment

 
3.9 Individual components of the historic environment are considered heritage assets: 

“buildings, monuments, sites, places, areas or landscapes identified as having a 

degree of significance meriting consideration in planning decisions, because of their 

heritage interest.” 

 
3.10 Heritage assets include designated sites and non-designated sites, and policies 

within the Framework relate both to the treatment of assets themselves and their 

settings, both of which are a material consideration in development decision 

making.  

 
3.11 Key tenets of the Framework are that:  

 
x 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 (Paragraph 132); 

x significance can be harmed or lost through alteration or destruction of the 

heritage asset, or development within its setting. As heritage assets are 

irreplaceable, any harm or loss should require clear and convincing 

justification. Substantial harm to, or loss of, a grade II listed building, park 

or garden should be exceptional. Substantial harm to, or loss of, 

designated heritage assets of the highest significance, notably scheduled 

monuments, protected wreck sites, battlefields, grade I and II* listed 

buildings, grade I and II* registered parks and gardens, and World 

Heritage Sites, should be wholly exceptional (Paragraph 132) 

x where a proposed development 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 (Paragraph 133); and 

x with regard to non-designated heritage assets, a balanced judgement will 

be required having due regard to the scale of any harm or loss, and to 

the significance of the heritage asset affected (Paragraph 135). 

 
3.12 Local planning authorities are urged to request applicants to describe the 

significance of any heritage assets affected by a proposed development, including 

any contribution made to significance by their setting. The level of detail required in 

the assessment should be “proportionate to the assets’ importance, and no more 
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than is sufficient to understand the potential impact of the proposal on their 

significance.”  

 
Development Plan Policy 

3.13 As of July 2014 the Development Plan (providing local planning policy) for Bath and 

North East Somerset comprises both the Core Strategy (2014) and a number of 

saved policies from the now otherwise superseded Local Plan (2007). The relevant 

sections of each are presented below. 

 

 Bath and North East Somerset Core Strategy (2014) 
 
3.14 The relevant element of the Core Strategy in relation to heritage is the Historic 

Environment section of ‘Policy CP6: Environmental Quality’, which reads as follows:  

 

“The sensitive management of Bath & North East Somersetࣤs outstanding cultural 

and historic environment is a key component in the delivery of sustainable 

development. The Council will protect, conserve and seek opportunities to enhance 

the historic environment including the character and setting of designated and other 

heritage assets. 

 

The sensitive reuse and adaptation of historic buildings and spaces will be 

supported, and in areas where regeneration is required the imaginative integration of 

new development with the historic environment will be promoted. Where 

development has a demonstrable public benefit, including mitigating and adapting to 

climate change, this benefit will be weighed against any harm to the significance of 

the heritage asset. 

 

The Council will continue to develop strategies and guidance which ensure the 

historic environment and its significance is understood, recorded, promoted and 

enjoyed, and is sensitively and proactively managed, including those heritage assets 

most under threat. A positive and proactive conservation strategy will be promoted 

through the Placemaking Plan.” 

 

3.15 Section 6c of the Core Strategy (2014:108-9), provides further detail on, and 

justification for, Policy CP6. In particular, it re-iterates the point that “heritage assets 

should be used as an integral part of regeneration wherever possible,” and that 

“Proposals for the re-use of redundant and underused historic buildings and areas 

will be encouraged where the proposed use does not compromise or threaten the 
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historic asset. Bath stone and other local traditional building materials should be 

used either on site or re-used elsewhere in favour of newly won mineral products” 

(2014:108). 

 

Section 6c also states that “Appraisals of Conservation Areas will define the 

boundaries and analyse the special architectural and historic interest of the area. In 

highlighting the key features that both contribute to or detract from the character of 

the Conservation Areas, they provide a framework for considering development 

proposals” (2014:109) 

 

Bath and North East Somerset Local Plan (2007) 

3.16 Saved Local Plan policy for general development in Norton-Radstock ‘Site NR14 

Welton Bag Factory, Midsomer Norton’ identifies the proposed development site as 

having potential for mixed use re-development (2007:42). 

 

3.17 Specific heritage policies BH.1 to BH.14 of the Local Plan (2007) have also been 

saved and, thus, remain applicable. The most relevant of these to the present 

assessment are described below. 

 

Policy BH.5 Locally important buildings 

3.18 This saved policy states that: 

 
“Development which affects a building or structure on the list of Locally Important 

Buildings will only be permitted where: 

i) the architectural interest and integrity of the building is conserved or 

enhanced; 

ii) the contribution to its context, local interest or historical associations is not 

adversely affected.” 

 
3.19 According to the Council’s website, the process of compiling the list of Locally 

Important Buildings for Bath and North East Somerset has been suspended. A draft 

supplementary planning document was produced in 2008, however, setting out the 

fact that certain historic buildings, while not statutorily Listed (i.e. Listed Buildings), 

can still be of historic value. This document also detailed the criteria by which such 

‘local importance’ might be assessed in individual cases (Bath and North East 

Somerset Council 2008). 
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3.20 The relevance of this to the present assessment is that, while the former brewery 

building within the proposed development site is not Listed (and would not meet the 

criteria for Listing), the available information suggests that parts of it probably would 

meet the proposed criteria in respect of local importance. While the former brewery 

building is not technically considered a building of local importance, therefore, the 

principle of the policy remains sound in the context of wider local and national policy, 

and may still form a consideration in the determination of the proposals. 

 

BH.6 Development within/affecting Conservation Areas 

3.21 This saved policy states that: 

 

“Development within or affecting a Conservation Area will only be permitted where it 

preserves or enhances the character or appearance of the area, in terms of size, 

scale, form, massing, position, suitability of external materials, design and detailing. 

Particular attention will be given to: 

i) the retention of buildings, groups of buildings, existing street patterns, 

historic grain, spaces, building lines and ground surfaces which contribute to 

the character or appearance of the Conservation Area; 

ii) the retention of architectural features which contribute to the character of the 

area, including boundary walls; 

iii) the impact of the proposed development on the townscape, roofscapes, 

massing and relative scale and importance of buildings in the area; 

iv) the relationship of buildings to open space and historic grain; 

v) the need to protect existing trees and landscape which contribute to the 

character or appearance of the Conservation Area; and 

vi) vi) the removal of unsightly and inappropriate features that detract from the 

character or appearance of the Conservation Area.” 

 

3.22 The Midsomer Norton Conservation Area Appraisal identifies the former brewery 

building as a key historic feature, and  sets out the need to “restore, repair and bring 

former brewery into full use” as an enhancement objective (Bath and North East 

Somerset Council 2004:8). 
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4. HERITAGE ASSETS 

 Introduction 
4.1 This section provides an overview of the historical and archaeological background of 

the study area, and the wider landscape, in order to provide a better understanding 

of the context and significance of heritage assets that may be affected by 

development within the proposed development site. The assessment also seeks to 

assess the potential for encountering buried archaeological remains within the site 

and to predict the likely nature, date, extent and condition of any such remains. 

  
 Topography, geology and soils 
  
4.2 Within the proposed development site, the general site topography slopes from the 

north and from the south, towards the Wellow Brook. Approximately 60% of the site 

is occupied by buildings. With the exception of the stone-built, 19th-century former 

brewery building, the remainder are generally of steel portal and brick/block wall 

construction, with steel sheet or asbestos cement roofs. The western car park is 

surfaced with gravel/hardcore, whilst the remainder of the site is primarily surfaced 

in concrete or tarmacadam. An area of unmade ground is situated in the west of the 

site, beyond the western car park. This area presently supports dense vegetation; 

there is some suggestion that it was recently used to dispose of soil excavated 

during modern construction activity (Environ 2009:2).  

4.3 Recent ground investigations have identified that the proposed development site is 

underlain by c.0.4-0.5m of made ground in the north and the south, increasing 

towards the centre of the site in proximity to the Wellow Brook. The made ground is 

generally underlain by Triassic Mudstone deposits (as mapped in this area by the 

British Geological Survey: BGS 2015), and these comprise red brown clay, tending 

towards mudstone in the north and south of the site. Towards the centre of the site, 

the identified deposits were slightly coarser, potentially representing Basal 

Conglomerate deposits. In several locations, strong limestone was encountered, 

while alluvial clay deposits were encountered underlying the made ground 

immediately adjacent to the Wellow Brook (Environ 2009). 

4.4 A previous high-level environmental review (Environ 2009a) identified that part of the 

site had historically been in use as landfill, but did not specify the location. 
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 Summary of designated heritage assets 
4.5 No World Heritage Sites, sites included on the Tentative List of Future Nominations 

for World Heritage Sites, Scheduled Monuments, Listed Buildings, Registered Parks 

or Gardens or Historic Battlefields are situated within the proposed development 

site. 

 Midsomer Norton and Welton Conservation Area 

4.6 The proposed development site is located adjacent to the northern part of the 

Midsomer Norton and Welton Conservation Area (Figure 2). Midsomer Norton and 

Welton Conservation Area was designated in 2004, and a short Conservation Area 

Character Appraisal has been prepared, as supplementary planning guidance (Bath 

and North East Somerset 2004). This document describes those aspects of the 

Conservation Area considered to contribute to its significance, and also makes a 

series of recommendations for enhancing this significance. In doing this, the 

appraisal divides the Conservation Area into ten ‘Character Areas’. These Character 

Areas, and the full extent of the Conservation Area, are depicted on an 

accompanying plan; this plan is not reproduced here, but the Conservation Area 

boundary, as supplied by the Council’s HER, is reproduced on Figures 2 and 8 of 

this report. 

4.7 The proposed development site is located immediately adjacent to Character Area 

1, as defined in the appraisal (Figure 2). However, the precise boundary of the 

Conservation Area in this location is ambiguous. Specifically, as mapped, it would 

appear not to include the remains of the former brewery building, which fronts onto 

Station Road. The appraisal, however, describes the former brewery building as 

making a positive contribution to Character Area 1, and suggests that bringing the 

building back into use would be of overall benefit to the Conservation Area. 

4.8 Following the site walkover and buildings recording, it is considered probable that 

this ambiguity is the result of an inaccuracy in the mapping, and that the former 

brewery building was intended to form a feature of Character Area 1 of the 

Midsomer Norton and Welton Conservation Area. This assumption has been carried 

through into the assessment. 

4.9 Detailed assessment of the nature and significance of the Conservation Area, in 

particular Character Area 1, is presented in relation to the Settings Assessment in 

Section 7 of this report. 
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 Listed Buildings 

4.10 Eighteen Listed Buildings are located within the study area, 5 Grade II* and 13 

Grade II (Figure 2, 1-18). These are primarily located within the centres of the two 

main historical settlements in this area: Midsomer Norton to the south-west of the 

proposed development site, and Welton to the north-east (Figure 2). All of these 

Listed Buildings area also located within the Midsomer Norton and Welton 

Conservation Area. The following are considered to be of greatest relevance to the 

present assessment: 

x Crown Inn, Grade II, located c.50m east of the proposed development site on 

the eastern side of Station Road (Figure 2, 9); 

x Old Farm, Grade II, located c.150m north of the proposed development site 

(Figure 2, 11); and 

x Welton Baptist Chapel, Grade II, located c.100m north of the proposed 

development site (Figure 2, 12). 

4.11 Also of relevance, in so much as they provide context for the historical development 

of this area, are three Listed Buildings relating to early settlement at Welton. These 

are all located c.250m north-east of the proposed development site, and comprise: 

x Welton Manor House, Grade II* (Figure 2, 1); 

x A large barn to the south-east of Welton Manor House (Figure 2, 6); and 

x Old Welton Farmhouse (Figure 2, 7). 

 
 Summary of non-designated or potential heritage assets 
4.12 No non-designated (or designated) prehistoric, Roman or early medieval heritage 

assets are recorded anywhere within the study area. The majority of the non-

designated heritage assets recorded relate to post-medieval/modern settlement and, 

in particular, industrial activity, consistent with the town’s historic industrial character. 

Besides this, a small number of medieval assets are also recorded, attesting to the 

earliest known settlements at Midsomer Norton and Welton. 

4.13 With the exception of the remains of the former brewery building, and the possible 

remains of the former Midsomer Norton and Welton Railway Station, no non-

designated (or designated) heritage assets are known to survive within the proposed 

development site. 
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 Previous archaeological investigations 
4.14 There have been no archaeological investigations undertaken within the proposed 

development site itself. Within the study area, however, the following key 

investigations are recorded as having been undertaken: 

x archaeological evaluation at 25 Wellow Brook Court, Welton, which 

recovered evidence for medieval activity in the form of a rubbish pit/ditch 

terminus (Figure 2, 20); 

x watching brief at Welton Old Farmhouse, which identified a small 

assemblage of medieval and post-medieval pottery (Figure 2, 7); 

x Geophysical survey and evaluation trenching at Welton Manor Farm, which 

identified a range of medieval remains (Figure 2, 21-23); and 

x watching brief and historic buildings assessment at Welton Manor House and 

its adjacent barn (Figure 2, 1 and 6), confirming the age and character of 

these Listed Buildings. 

  
Prehistoric (pre-AD43) and Roman (AD43 – AD410) 

4.15 The nearest significant prehistoric assets to the study area comprise probable 

Bronze Age round barrows and Iron Age pits south of Radstock, c.2.5km south-east 

of the proposed development site. Prehistoric remains are also recorded at 

Camerton, c.3.5km to the north-east. A late Bronze Age sword was recovered during 

the construction of Midsomer Norton Railway Station in 1873, c.1km south of the 

proposed development site, but no archaeological features were associated with this 

find, which is likely to have been deposited in the river as a form of offering. 

4.16 The nearest known Roman remains comprise the projected course of the Fosse 

Way. This Roman Road extended from Seaton in Devon, through Ilchester, Bath 

and Cirencester to Lincoln and the Humber. The closest section passes between 

Radstock and Midsomer-Norton, c.1km to the south-east of the proposed 

development site. Besides this, only a small number of coins have been recovered, 

out of context, from within the centre of Midsomer Norton, outside the study area. 

4.17 No prehistoric or Roman heritage assets or find-spots are recorded anywhere within 

the proposed development site or the study area. 

Early Medieval (AD410 – AD1066) and medieval (AD1066 – AD1539) 

4.18 The nearest known medieval settlement to the proposed development site is that at 

Welton (Figure 2, 19). Although not mentioned in the Domesday Book, there is 
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evidence for medieval settlement here from at least the 12th century AD; it is 

mentioned in an agreement of AD 1180 made between Chewton Church and Norton 

Church regarding their respective tithes, and is mentioned in some detail in the 

agreement (Alston 1905:44-46). Medieval settlement in Welton is likely to have 

included a series of crofts dispersed along the main road to Midsomer Norton (La 

Trobe-Bateman 1999). 

4.19 Investigations at Welton Manor Farm, c.350m north-east of the proposed 

development site, identified irregular and terraced earthworks of anthropogenic 

origin, including well-preserved lynchets and a possible building platform, possibly 

relating to the medieval village (Figure 2, 22). These same investigations also 

identified well-preserved remains of a probable medieval hollow way (foot-worn 

trackway), running broadly E-W (Figure 2, 21), as well as a stone drain/culvert 

(Figure 2, 23). The hollow way was originally flanked by low revetment walls built of 

local limestone rubble, and the original surface comprised a bed of limestone 

cobbles. A refuse pit/ditch containing 11th to 13th century pottery and a quantity of 

animal bone is also recorded, c.125m north-east of the proposed development site 

(Figure 2, 20). 

4.20 Beyond the Welton area, medieval remains are also recorded in the centre of 

Midsomer Norton. Within the study area, these are focussed upon the location of 

Midsomer Norton Manor House, c.460m south-west of the proposed development 

site (Figure 2, 24). The original manor is described in the Domesday Book of AD 

1086 as having been held by the Bishop of Coutances. The manor house is no 

longer extant but is thought to have stood at the location depicted on Figure 2. There 

is also some suggestion of a gatehouse having once existed somewhere in the area 

of the high street. According to the HER, the manor house seems to have been used 

as an inn for some years, prior to its demolition. A short distance to the west of the 

former manor, the Grade II* Listed Church of the Holy Ghost is known to have once 

comprised a 15th-century tithe barn (Figure 2, 3). 

4.21 No early medieval or medieval heritage assets or find-spots are recorded within the 

proposed development site. On the basis of the available information, it is clear that 

settlement was concentrated in the medieval centres of Welton and Midsomer 

Norton. As such, it is considered highly unlikely that any substantive early 

medieval/medieval settlement would ever have existed within the proposed 

development site.  
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4.22 During these periods, the proposed development site would almost certainly have 

comprised fields within the agricultural hinterland(s) associated with these 

settlements. The probable arrangement of the furlongs associated with the medieval 

open field system is, in fact, still evident, running W-E to either side of the Wellow, 

with certain of the narrow N-S oriented lands into which these furlongs were divided 

preserved in the field patterns depicted on 19th-century mapping. Given its proximity 

to the Wellow, the land within the proposed development site is likely to have 

comprised a high proportion of meadow and/or pasture. 

Post-medieval (AD1540 – 1800) and Modern (1801 – present) 

4.23 Midsomer Norton and the surrounding area is characterised by the historical 

industrial activity, and mining in particular, that developed from the 17th Century 

onwards. It was during this period that the villages of Midsomer Norton and Welton, 

which had been physically separated from one another during the medieval period, 

gained a greater sense of cohesion; this largely resulted from the development of 

the collieries in and around the two settlements. And it was probably during the 18th 

Century that they first began to develop ‘urban’ characteristics. In this context, the 

majority of the remaining heritage assets identified within the study area largely 

relate to these 17th-20th-century industrial developments. 

4.24 Some of the earlier (18th-century) coal mines documented as having been in 

operation in this area included workings at 'Welton Farm', 'Jeanes', 'Shocks', 

'Orchard' and 'Welton Bridge', though the precise locations of these sites have not 

been clearly identified. The principal coalmine in this area was Welton Hill Colliery 

(Figure 2, 33). Sunk in 1813, Welton Hill was originally connected to the canal by 

tramway (Figure 2). Closed in 1896, the mine was demolished, though elements still 

survive on Welton Hill, including a number of shafts and tips. 

4.25 Other industrial assets recorded within the study area include: a set of tramway 

sleepers associated with the Welton Hill Tramway (Figure 2, 34); evidence for 

possible mining activity on Wheeler’s Hill in the form of low earthworks (Figure 2, 

27); an air shaft recorded on early 20th century mapping at Welton Manor Farm 

(Figure 2, 35); an old limekiln at Welton Hill Colliery (Figure 2, 25); and Old Welton 

Leat, an 18th-century vaulted subterranean masonry channel associated with the 

former colliery at Old Welton Pit (Figure 2, 29). 

4.26 Principal among the small number of non-industrial remains of this period, is Grade 

II* Listed Welton Manor House. Situated on the hillside to the north of Wellow Brook, 

the manor house is known to date to AD 1620 (although it has been much altered 
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and modernised since). The associated Grade II Listed barn to the south-east of the 

manor is 18th-century, potentially earlier (Figure 2, 6). It is possible that the manor 

may have had a medieval origin, particularly given its location and the concentration 

of medieval assets identified in proximity. The later mining settlement – the present-

day centre of Welton – can be seen to have developed to the south of the manor, 

and by the early 19th Century, the manor estate is thought to have covered the 

whole of the area of Midsomer Norton, north of Wellow Brook. 

4.27 The other key non-industrial assets of this period comprise Grade II* Listed, 17th-

century The Priory, located c.500m south-west of the proposed development site, 

which formed part of the property of the Norton Friars (Figure 2, 2), and a small 

19th-century arched masonry bridge, c.400m to the east (Figure 2, 37).  

Welton Old Brewery 

4.28 Little specific detail has been recorded about Welton Old Brewery, part of which 

survives within the east of the proposed development site (Figure 2, 31; Figure 7). 

The information contained in this section has, therefore, been derived from the small 

number of written sources available, primarily the Norton-Radstock Extensive Urban 

Survey (La Trobe-Bateman 1999), from examination of historic mapping, and from 

recent survey work, including the heritage walkover and Historic Building Recording. 

  
 History and development of the brewery site 

4.29 The site of the brewery is first recorded on a map entitled ‘Map of the Manor of 

Midsomer Norton’ dated to 1813 (Figure 3). This map depicts three buildings in the 

location of the brewery, to the south of Wellow Brook. The largest of these is a W-E 

oriented rectangular building, with its eastern elevation fronting onto what would 

become Station Road (Figure 3, A). This building would appear to be located in the 

north-eastern corner of a field otherwise in use as an orchard. 

4.30 This larger rectangular building probably represents the more southerly of two 

brewery buildings depicted on the subsequent Tithe Map of 1839 (discussed below; 

Figure 4, A). It is not possible to say whether this building functioned as a brewery at 

this time (1813) as the awards relating to the map have not survived. The 

comparative size of this building, however, suggests that it served a purpose other 

than residential, and this increases the likelihood that the original brewery was in 

operation by 1813. 

4.31 The other two buildings depicted on this map are smaller square buildings, one 

within the north of the orchard, a short distance to the south-west of the probable 
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brewery building (Figure 3, B), the other within a narrow yard to the north, between 

the probable brewery and the Wellow Brook (Figure 3, C). It may be that these 

buildings are unrelated to the brewery, perhaps forming small houses. However, 

their location and proximity to the brewery suggest that they may have equally been 

associated outbuildings. 

4.32 No buildings are depicted on the northern bank of the Wellow on this map. Instead 

this area is shown as a large field, seemingly in pasture. Further to the north-east, a 

number of smaller buildings are depicted within another area of orchard (Figure 3, 

D). Some of these buildings front onto what would become Station Road, and it is 

likely that they represent cottages and associated outbuildings, unrelated to the 

brewery. 

4.33 By the time of the Tithe Map of 1839 (Figure 4) the brewery is depicted as two 

separate buildings. The original brewery building now comprised a narrow W-E 

oriented structure with attached N-S oriented wings to either end (Figure 4, A). This 

building is recorded as a malthouse in the Tithe apportionments. The fact that no 

rent was due on the property means that no further details in respect of ownership 

were recorded, but it is likely to have belonged to Charles, James and George 

Thatcher, who owned much of the surrounding land. The eastern elevation of this 

building faces onto what would become Station Road, and it remains in the north-

east corner of an orchard, now recorded as being in the possession of the Duchy of 

Cornwall. The northern elevation of this building appears to front onto the yard 

depicted on the 1813 map, though this now approximates more closely to the 

western spur of a crossroads. The smaller buildings (possible outbuildings) on the 

1813 map (Figure 3, B and C) are no longer depicted. 

4.34 To the north of the original brewery, the second, and larger, building comprised an 

L-shaped structure, oriented WSW-ENE lengthways, with the north-eastern 

elevation also fronting onto what would become Station Road (Figure 4, B). This 

building is recorded as a brewery and malthouse in the Tithe apportionments, and 

was in the possession of Charles, James and George Thatcher as copyholders of 

the Duchy of Cornwall. The long south-eastern elevation of this building appears to 

have fronted onto Wellow Brook, and there also appears to have been a small 

rectangular yard to the north. The brewery is otherwise surrounded to the west and 

north-west by the same large area of pasture as on the 1813 map, now recorded as 

‘Showherds’, and in the same ownership as the brewery. 
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4.35 The two buildings comprising the brewery of 1839 therefore faced each other across 

this road/yard and the Wellow. A trackway is depicted running WSW from the yard to 

another pasture field owned by the Thatcher’s, known simply as ‘Croft’. This 

trackway is defined to the south by the course of a water channel (Figure 4), 

diverted from the Wellow at the point at which the footpath meets the Croft; the 

narrow strip of land to the north of the footpath and south of the Wellow was divided 

into a series of three slender gardens. The nature of the brook’s diversion is unclear 

from the mapping, but it would appear probable that a culvert diverted the river to 

the north, underneath the footpath, with a weir used to control the flow of water 

along the artificial channel to the south. 

4.36 To the north-east of this building (Figure 4, B) a number of structures are depicted 

within the area of former orchard. These are recorded simply as ‘buildings and yard’ 

(Figure 4, C). It is unclear whether these buildings had any association with the 

brewery at this stage, though their location and nature suggests that they were 

probably unrelated. Those buildings further to the north-east within the orchard are 

recorded as dwellings/cottages and gardens. 

4.37 During the second half of the 19th Century, the brewery appears to have grown 

considerably. The First Edition Ordnance Survey map of 1886 depicts both the 

northern and southern buildings as having been greatly expanded (Figure 5). 

Numerous outbuildings are also now depicted in association with these main 

buildings. The buildings to the south are labelled ‘Welton Old Brewery’ (Figure 5, A), 

while the building to the north is labelled ‘Welton Brewery’ (Figure 5, B). By this time, 

the brewery is recorded as having been owned by George Henry Thatcher, and it 

was taken over by Thatchers Breweries in 1901 (Richmond & Turton 1990:358-9). 

4.38 The other key development by this time had been the establishment of the railway 

line to the north of the site, and the associated station. It is possible that some of the 

buildings to the north-east of the brewery, recorded as ‘buildings and yard’ on the 

1839 Tithe Map, had been incorporated into the brewery complex by this stage, 

though this is not entirely clear from the mapping (Figure 5, C). 

4.39 The Second Edition Ordnance Survey Map of 1904 (not reproduced) records no 

significant changes to the extent or arrangement of the brewery, which is known to 

have been taken over again by Bristol Brewery Georges and Co. Ltd. in 1918 

(Scrase 2009:128). At some point between 1918 and the production of the 1931 

Ordnance Survey map (Figure 6), the brewery buildings to the south of the Wellow 
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were converted to use as a printing works, while the buildings to the north of the 

Wellow appear to have continued in use as a brewery, now labelled ‘North Brewery’. 

4.40 The other key development to have taken place by 1931 was the installation of a 

culvert carrying the Wellow a short distance underneath the yard between North 

Brewery and the Printing Works. By the time of production of the 1957 Ordnance 

Survey Plan (not reproduced), this culvert had been extended to carry the Wellow 

underneath the entire proposed site, and this is the arrangement that survives to 

present. The western opening to the culvert is visible today, to the west of the 

factory, in the location depicted (though not labelled) on the 1957 map. It is 

comparatively substantial, stone and brick built with a steel lintel, and is surmounted 

by a ferrous foot-bridge. While of interest, it is not of sufficient heritage significance 

to comprise an asset. 

4.41 It was between 1938 and 1957 that the first iteration of the modern factory complex 

was established. This had been significantly extended by 1970, and it was during 

this period that the buildings associated with North Brewery, north of the Wellow, 

were removed. 

  
 Surviving structure 

4.42 No detailed historical survey of the existing site has ever been made, though the 

Radstock-Norton EUS reports that the base of a former chimney stack was 

observed at gutter level, visible from Station Road, in 1984 (La Trobe-Bateman 

1999). The walkover survey and Level 1 Buildings Recording Survey conducted as 

part of the present assessment are, therefore, likely to represent the most thorough 

examination of the historical brewery architecture to date. 

4.43 A previous structural survey of the surviving brewery building has been undertaken 

(Hydrock 2014), and this survey produced a useful plan of the arrangement of the 

surviving architecture, along with accompanying descriptions of the observed 

condition of the structure. Both the plan and descriptions were used to inform the 

Historic Building Survey. 

4.44 The great majority of the original brewery buildings have been demolished. The 

element of the original brewery that survives standing in the site to present does not 

relate to the earliest structure as depicted on the 1813 and 1839 mapping. It instead 

relates to part of the much enlarged structure to the south of the Wellow, as first 

depicted on the 1886 Ordnance Survey map (Figure 5, A). 
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4.45 The surviving structure appears to comprise three conjoined buildings, henceforth 

referred to as Sub-Buildings A-C (Figure 7). These buildings are arranged atop a 

stepped terrace to the west of Station Road. Each comprises a ground floor, first 

floor and second floor, though Sub-Building A is the taller due to a higher first floor. 

Each is constructed of load-bearing rubble stonework, and each has a pitched roof, 

and seemingly metal-framed windows, now either blocked or boarded up (Photos 1 

and 2). 

Sub-Building A 

4.46 Sub-Building A measures c.11.5m NNW-SSE by c.10m WSW-ENE. The complete 

eastern elevation, and the second floor southern and western elevations are visible. 

The eastern elevation bears two arched openings on the ground floor, three first 

floor and three second floor windows. The southern elevation bears a second floor 

doorway/hatch, and the western elevation bears two second floor windows.  

4.47 The roof has a profiled metal sheet finish, presumably in place of the original clay 

pantiles. Internally, the structure has evident wooden floors, steel columns and 

beams, and timber joists. There are otherwise no historical internal features evident, 

and the interior appears to have been much altered from its original form. It is also in 

a state of disrepair, with extensive water damage and fungal growth evident. Large 

areas of structural timber have rotted, certain of the ground floor walls had been 

knocked through, and not all areas of the interior could be inspected due to the 

structure being unsound.  



© Cotswold Archaeology  

 
28 

Former Brewery, Midsomer Norton: Heritage Assessment

 

Photo 1: Brewery Sub-Buildings A-C main façade (facing north) 

4.48 In terms of historical architectural detailing, Sub-Building A is the more interesting of 

the three. External details include: 

x two adjacent, arched, ground-floor openings, with pennant sandstone 

voussoirs on the eastern elevation (Photo 3); 

x red brick voussoirs above the three first floor and three second floor windows 

on the eastern elevation (see Photo 1); 

x red brick voussoirs above the two surviving second floor windows on the 

western elevation; 

x three exposed, black-painted metal bearing plates above the first floor 

windows on the eastern elevation (see photo 1); 

x A small, square chute opening to the south of the arched openings on the 

eastern elevation (Photo 4); and 

x A remnant second floor doorway/hatch set within the southern elevation (see 

Photo 1). 
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Photo 2: Brewery Sub-Buildings A-C main façade (facing south) 

Sub-Building B 

4.49 Sub-Building B measures c.13m NNW-SSE by c.10m WSW-ENE. The complete 

eastern elevation is all that remains visible, bearing a single ground floor opening, 

two ground floor windows, three first floor windows and two second floor windows, 

all with stone surrounds. The northern half of the roof has a profiled metal sheet 

finish, while the southern half bears clay pantiles, which may be original.  

4.50 Internally, the structure has wooden floors, and timber joists and beams, which may 

also be original. There are otherwise no original internal features evident and the 

interior has been much altered. It is also in a state of disrepair, with extensive water 

damage and fungal growth evident, especially to the landing area of the first floor. 

Large areas of structural timber are in the process of rotting. Again, not all areas of 

the interior could be inspected due to the structure being unsound. 
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Photo 3: Sub-Building A: arched ground-floor openings and voussoirs 

 

 

Photo 4: Sub-Building A: Small square shoot opening and upper blocked arch 

window 

4.51 In terms of historical architectural detailing, Sub-Building B has the following external 

details of interest: 



© Cotswold Archaeology  

 
31 

Former Brewery, Midsomer Norton: Heritage Assessment

x possible original clay pantiles on part of the roof;  

x an arched ground-floor doorway with stone voussoirs (Photo 5); and 

x evidence for a former ground floor doorway, subsequently bricked-up (Photo 

6). 

 

Photo 5: Sub-Building A: arched ground-floor openings and voussoirs 

Sub-Building C 

4.52 Sub-Building C measures c.11m NNW-SSE by c.10m WSW-ENE. The complete 

eastern elevation and the second floor northern elevation remain visible. The 

eastern elevation bears no doorways, four ground floor windows, four first floor 

windows and two second floor windows, all with stone surrounds. There are no 

openings or other features evident on the partial northern elevation, only evidence 

for localised repair. The roof bears clay pantiles, which may be original.  

4.53 Internally, the structure has wooden floors, and conspicuous timber beams, which 

may also be original. There are otherwise no historical internal features evident and 

the interior has been much altered. Alike the other Sub-Buildings, the interior is also 

in a state of disrepair, with extensive water damage and fungal growth evident. 

Again, large areas of structural timber are in the process of rotting and, again, not all 

areas of the interior could be inspected due to the structure being unsound. 
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Photo 6: Sub-Building B: former ground-floor entrance 

4.54 In terms of historical architectural detailing, Sub-Building C has the following 

external details of interest: 

x possibly original clay pantiles on the roof; and  

x a bricked-up hatch at ground level, with another adjacent possible opening to 

the north (Photo 7).  

4.55 West of the Sub-Buildings A-C (as described above), the survey revealed that the 

majority of the structure relating to the late 19th-century brewery has been either 

removed and replaced, or largely re-built, using modern materials, such as steel 

portal and brick/block walls, and steel sheet/asbestos cement roofs. No detailed 

record was made of the likely date of these alterations, but it is probable that they 

were undertaken during the later 20th Century, probably during the establishment of 

the modern industrial complex and the conversion of the existing buildings to use as 

workshops. 

4.56 The northern elevation of what became the printing works building was noted as 

stone-built during the walkover survey, and it contained a crude ‘1935’ date-stone. It 
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is possible that this wall may have been built/re-built at this time, potentially using 

some of the stone salvaged from the preceding later 19th-century brewery building. 

 

  
 
 Photo 7: Sub-Building C detail 
 
 Midsomer Norton and Welton Railway Station 
4.57 Welton Railway Station was opened on 3rd September 1873, at the same time as 

nearby Radstock Station. Serving the Bristol and North Somerset Railway, it was 

renamed Welton and Midsomer Norton Station in 1889 and, subsequently, 

Midsomer Norton and Welton Station in 1904. The station was closed to passengers 

on 31st of October 1959 and closed entirely on 1st of May 1964 (Oakley 1986:43). 

4.58 The station once comprised much of the north-eastern part of the proposed 

development site. There are now no known surviving remains of the station above-

ground, however, and this was confirmed during the walkover survey. From 

examination of historic mapping, it appears as if all of the former station structures 

were removed during the 1960s. A stretch of the railway embankment (now a 

footpath) does survive along its original course, forming the northern boundary to the 

factory site (Photo 8). 
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Photo 8: Railway embankment forming northern site boundary 
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5. SIGNIFICANCE 

 Introduction 
5.1 The only potential heritage assets identified within the proposed development site 

are: 

x the standing remains of the former brewery; 

x possible buried remains associated with the former brewery;  

x possible buried remains associated with Midsomer Norton and Welton 

Railway Station; and  

x other possible buried structural remains associated with the non-brewery 

buildings recorded on historic mapping. 

5.2 The significance of these remains is discussed below, with reference to the heritage 

values from which any significance may derive.  

  
 Welton Old Brewery 
5.3 That part of the former brewery which survives as a standing building within the 

proposed development site is not one of the original early 19th-century 

brewery/malthouse buildings depicted on the maps of 1813 and 1839; rather it is first 

depicted as part of the much larger late 19th-century building, south of the Wellow, 

on the map of 1886. The building is not Listed, and nor, on inspection, does it satisfy 

the criteria for Listing. It has no surviving interior features of historical or architectural 

value and the interior has also seen episodes of re-modelling, which have included 

the alteration/removal of original internal divisions and other architectural elements. 

The building is not of the highest heritage significance. Given that it is referred to as 

a positive feature in the Conservation Area Appraisal, however, and on the basis of 

the findings of the present assessment, the building is considered to comprise a 

‘heritage asset’ (in that it ‘merits consideration in planning decisions, because of its 

heritage interest’).  

5.4 With reference to Conservation Principles (2008), the significance of the building can 

be seen to derive largely from its external aesthetic value (as described previously in 

section 4). Although there are areas of visible damage to the exterior, appearance-

wise these are very limited by comparison with the interior, and the surviving 

structure forms a distinctive and conspicuous historic feature of this area of the 

townscape. This is particularly the case in views along Station Road (Photo 9), as 

well as from the public footpath across the former railway bridge to the north (Photo 
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10). The upper part of the building is also conspicuous in wider views from the 

higher ground to either side of the proposed development site, although this is 

largely due to its three-storey height. 

 

Photo 9: View south towards the former brewery from Station Road 

5.5 In particular, the building’s aesthetic value results from its historic, vernacular 

architecture which is primarily preserved, and apparent, in its eastern elevation, i.e. 

that fronting onto Station Road. This includes architectural detailing, such as the 

exterior bearing plates on Sub-Building A, and the hatch/chute openings on Sub-

Buildings A and C, as well as the following key architectural features: 

x the two adjacent, arched, ground-floor openings, with their pennant 

sandstone voussoirs on Sub-Building A (Photo 3); 

x the red brick voussoirs above the first and second floor windows on Sub-

Building A, and specifically the contrast between these and the paler 

surrounding stone (Photo 1); 

x the arched ground-floor doorway with stone voussoirs on Sub-Building B 

(Photo 5); and 

x the survival of the (possibly original) clay pantiles on the roofs of Sub-

Buildings B and C. 
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Photo 10: View north to the site from the footbridge over Station Road 

5.6 A sense of time-depth is also preserved, and appreciable, in the eastern elevation, 

with a number of evolutions in the architectural development of the building, e.g. 

blocked up doorways, window alterations, repaired brickwork etc., still evident (e.g. 

Photo 6). Such elements attest to the changing historical nature, use and 

appearance of the building, and contribute to its character, again, primarily in a 

visual sense, and primarily manifest in the main eastern elevation; the western and, 

more particularly, the southern elevation of Sub-Building A, as well as the northern 

elevation of Sub-Building C may also contribute something in this regard, though 

only the second floor exteriors are visible. 

5.7 The building’s largely aesthetic significance is enhanced to an extent by its historical 

value: its known use as part of the historic named brewery and subsequent printing 

works, its changing historical uses and ownership associations (as described in 

detail in Section 4 of this report), and its status as a notable element of the 

townscape in this area of historic Welton. Evidentially, detailed examination of the 

building’s architectural form and fabric might better reveal its sequence of 

development, while excavation in and around the foundations may reveal associated 

buried remains relating to earlier use of the site. 

5.8 In summary, the standing remains of the former brewery are considered of heritage 

significance. This significance is limited, however, both by the comparatively recent 

date of the building, and by the lack of any original internal fixtures/fittings and the 

re-modelling of the interior, including removal of original internal divisions and other 
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architectural elements. Equally, the significance it does retain derives almost entirely 

from its external character and appearance (its aesthetic value), which, in turn, is 

almost entirely manifest in its eastern elevation. 

  
 Possible buried remains  
 The early brewery 

5.9 It is considered unlikely that any remains associated with the early brewery – as 

depicted on the 1813 and 1839 maps – survive within the proposed development 

site. The brewery building depicted to the south of the Wellow Brook on the 1813 

map no longer stands, having seemingly been modified and enlarged during the late 

19th century and subsequently replaced by the enlarged printing works in operation 

by the late 1950s. Similarly, the more northerly of the two main brewery buildings in 

operation by 1839 no longer stands, having been replaced by the large modern 

factory/office block also depicted on the late 1950s mapping. 

5.10 It is probable that the construction of these modern factory buildings included 

groundworks sufficient to have largely, if not entirely, removed any earlier 

foundations. Traces of these foundations may survive, however, in the locations 

depicted on the earlier 19th-century mapping. These might be considered to retain a 

small level of heritage significance on the basis of their evidential value, and their 

potential to contribute to our understanding of the early brewery. Again though, it is 

considered unlikely that any such remains are sufficiently well preserved below the 

modern foundations. 

5.11 There is considered to be a similarly limited potential for remains associated with the 

other mapped 19th-century buildings, recorded as ‘buildings and yard’ on the tithe 

map, to survive buried. While they appear to have survived the establishment of the 

railway and the station, they too appear to have been removed during the 

construction of the modern office/factory to the north of the Wellow Brook by the late 

1950s. Again, should any remnant foundations associated with these buildings 

survive buried then these might retain some small degree of evidential value and, 

thus, heritage significance.  

 
Midsomer Norton and Welton Railway Station 

5.12 It is not known whether any remains of the former station survive within the north-

eastern corner of the proposed development site. Subsequent to the closure of the 

station in the 1960s, all associated railway infrastructure appears to have been 

removed, with the exception of the embankment. Construction activities relating to 

the development of the modern factory site are likely to have further truncated 



© Cotswold Archaeology  

 
39 

Former Brewery, Midsomer Norton: Heritage Assessment

and/or removed any buried structural remains of the station, e.g. foundations, which 

might have survived.  

5.13 Any remains of the station that may still lie buried in this area of the proposed 

development site would likely be of very limited heritage significance, with little to 

contribute to our understanding of modern rail infrastructure. Any significance would 

likely derive entirely from the evidential value of such remains, within their known 

historical context. Again, however, no significant traces would be anticipated. It is 

unlikely that any remains present would be of sufficient heritage value to comprise 

‘heritage assets’.  

 Other possible remains 
5.14 Local hearsay suggests the possibility of a mill having once stood within the 

proposed development site. The location of the proposed development site on the 

banks of Wellow Brook does provide some circumstantial support for this theory, as 

does the known (historically mapped) establishment of an artificial watercourse, 

variously recorded with an associated weir and sluices. Despite this, however, no 

archaeological or historical evidence has been identified to corroborate the former 

existence of a mill, and the survival of any such remains within the proposed 

development site is considered improbable. Should any remains of a mill survive, 

then depending upon their age, nature, extent and condition, these may be 

considered significant heritage assets. 

5.15 Other possible remains within the proposed development site might include 

agricultural remains, e.g. field boundaries, associated with the former medieval/post-

medieval/modern fields formerly surrounding the brewery. These would be of limited, 

if any, heritage significance. 

  



© Cotswold Archaeology  

 
40 

Former Brewery, Midsomer Norton: Heritage Assessment

6. SETTINGS ASSESSMENT 

6.1 As described in Chapter 2 of this report, settings assessment was undertaken in 

order to identify any potential non-physical development effects on the significance 

of heritage assets, i.e. resulting from anticipated changes to their setting associated 

with the proposed development. In line with industry standard guidance (Historic 

England 2015b), this assessment followed a staged approach, the first stage of 

which served to identify and ‘scope out’ those heritage assets demonstrably not 

susceptible to impact, while identifying and focussing the assessment upon those 

heritage assets which are potentially susceptible to impact. 

6.2 All designated heritage assets within the study area are depicted on Figure 2 (Figure 

2, 1-18) and listed in the gazetteer at the end of this report (Appendix A). 

Examination of modern and historic mapping, aerial photographs, Google Earth 

imagery and other relevant datasets, as well as field survey and GIS analysis, has 

confirmed that the proposed development site does not fall within the setting of the 

majority of these (specifically: Figure 2, 1-8, 10-11 and 13-18). In each instance, this 

is due to a combination of intervening distance, topography, built form and 

vegetation, blocking any inter-visibility, as well as the lack of evidence for any 

relevant historical and/or landscape associations between these assets and the 

proposed development site. 

6.3 Following this initial stage of the assessment, the following heritage assets were 

identified as being potentially susceptible to impact: 

x Midsomer Norton and Welton Conservation Area, Character Area 1, located 

adjacent to the proposed development site boundary to the east (Figure 8), 

including Grade II Listed Crown Inn, c.50m east of the proposed 

development site on the eastern side of Station Road (Figure 2, 9); 

x Midsomer Norton and Welton Conservation Area, Character Area 3, located 

adjacent to the proposed development site boundary to the south (Figure 8); 

and 

x Midsomer Norton and Welton Conservation Area, Character Area 10, located 

adjacent to the proposed development site boundary to the north (Figure 8), 

including Grade II Listed Welton Baptist Chapel, c.100m north of the 

proposed development site (Figure 2, 12). 

6.4 These assets were then subject to further detailed settings assessment (Stages 2 

and 3), the results of which are presented later in this section. In determining the 



© Cotswold Archaeology  

 
41 

Former Brewery, Midsomer Norton: Heritage Assessment

extent to which the proposed development might affect the setting of these assets, 

however, it is first necessary to understand the character and appearance of the 

proposed development site itself, including its current visual influence within the 

landscape. 

The character, appearance and visual influence of the proposed development site 

within the landscape 

6.5 Within the proposed development site, only the remnant stone-built brewery 

building, adjacent to Station Road (Figure 2, 31), is considered to be of historical 

and architectural merit. This is a historic structure, that makes a positive contribution 

to views across this area of the townscape, as recognised by its inclusion within the 

Conservation Area (Character Area 1). The brewery, its character and appearance 

are discussed in detail in paragraphs 5.3-5.8 of this report, and this detail is not 

repeated here. Summarily, however, it is the eastern elevation, as well as the more 

limited upper storeys of the northern and southern elevations, which are considered 

to be of architectural and historic interest, and which form distinctive and visually 

conspicuous aspects of the surrounding townscape. 

6.6 Besides the brewery, however, the proposed development site overwhelmingly 

comprises a complex of large, modern industrial units constructed of brick and steel, 

exposed pipework and other services, and large areas of associated hardstanding 

(the modern factory). These elements, which make up the larger part of the site, are 

unremarkable in appearance, being modern – predominantly later 20th century – 

and industrial in nature. The buildings were constructed as functional units, 

principally to house various manufacturing processes and associated administration 

offices, and to provide mass storage for materials and manufactured goods. As 

described previously, these buildings are of no historic or aesthetic value; as 

functional buildings their appearance was a minimal design consideration.  

6.7 Since the closure of the factory, the modern buildings have remained empty and in a 

state of evident dis-use; without maintenance, a number have lapsed into disrepair. 

This includes boarded-up/absent windows and doors, broken windows, broken and 

rusting metal components, e.g. roofs and doors, crumbling, discoloured and damp-

affected brickwork, peeling paintwork, blocked gutters, significant invasive floral 

growth on the roofs and around the bases of the buildings, and a small area of 

graffiti. The surrounding yards, car parks, pathways, and other areas of 

hardstanding, though largely clear, are also in a deteriorating state, with localised 

accumulations of debris, including broken glass, wooden palettes, abandoned 
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furnishings, litter and other detritus. Certain formerly open areas are also now 

overgrown, with invasive flora having caused damage to the surfacing materials 

(Photos 11-13). 

 

Photo 11: Example of former factory buildings within proposed development site 

6.8 The visual impression given by the majority of the proposed development site is, 

therefore, of an abandoned modern industrial complex, visually unattractive, 

overgrown and in a state of partial dilapidation through sustained neglect. The scale 

of the complex, and its location along the course of the Wellow Brook, mean that it is 

highly visible from the higher ground surrounding it, such that it forms a key 

identifiable feature in multiple views across the valley.  

6.9 A number of the constituent factory buildings are also physically imposing when 

viewed in proximity; this is particularly the case from that part of Station Road 

between the old railway line (now known as the Norton-Radstock Greenway) and 

the houses south of Welton Vale, which forms the northern part of Midsomer Norton 

and Welton Conservation Area, Character Area 3. From this location in particular, 

westerly and north-westerly views are dominated by the imposing modern industrial 

buildings within the north-east of the proposed development site, empty and in a 

state of conspicuous neglect. 

6.10 Overall, the expanse of modern industrial buildings and associated yards, which 

dominate the proposed development site, forms a key visual aspect of the Wellow 

Valley townscape, one which, with the exception of the remnant brewery, is 

unattractive and conspicuously at odds with both the appearance and the historical 
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and aesthetic interest of the surrounding townscape, including the adjacent 

Conservation Area. It is in this context that the following appraisal of setting should 

be viewed. 

 

Photo 12: Example of former factory buildings within proposed development site 

 

 

Photo 13: Example of former factory buildings within proposed development site 

Midsomer Norton and Welton Character Area 1: Station Road (Figure 8), and Grade 

II Listed Crown Inn (Figure 2, 9) 
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6.11 Character Area 1 primarily comprises that part of Station Road stretching north from 

Number 4 Station Road to Valley Walk, and the predominantly residential area to the 

east, known as Welton Vale (Figure 8). The northern end of the character area also 

includes the short length of Welton Brook running east from Station Road to a foot-

bridge, as well as the green space on either bank, which includes numerous large 

mature trees. 

6.12 The only Listed Building within Character Area 1 comprises the Grade II Listed 

Crown Inn, now referred to as Crown Mews and no longer in use as an inn (Figure 

2, 9); Crown Inn is located to the south of Wellow Brook on the northern edge of the 

Welton Vale housing estate. The other key historic features within Character Area 1 

are: a non-Listed historic terrace, comprising 13 residences (numbers 4-16) fronting 

onto Station Road (Figure 2); and the remnant brewery building itself, within the 

proposed development site. There are also a number of attractive mature trees in 

proximity to the brook.  

6.13 The setting of Character Area 1 is formed, to the north, by housing between Valley 

Walk and the Norton-Radstock Greenway; to the east, by the continuation of the 

housing centred on Welton Vale and Rock Road; and to the south, by the northern 

part of Character Area 3, specifically the non-Listed Salvation Army Hall and historic 

Stones Cross Pub, located on opposite sides of the intersection of Radstock Road 

(A367) and Station Road, the Radstock Road itself, and the housing to the south. To 

the west, the setting comprises the expanse of modern industrial buildings within the 

proposed development site. Within the Character Area, the setting of the Crown Inn 

comprises Wellow Brook and its associated green space to the north, housing within 

the north of Welton Vale to the south and east, and the modern industrial buildings 

within the north-eastern part of the proposed development site.  

6.14 Overall, Character Area 1 has a quaint, residential character, resulting from its 

combination of attractive, stone-built historic and vernacular modern housing and the 

green space along the banks of the Wellow. Character Area 1 derives much of its 

significance from this aesthetic value, as well as from the historical and architectural 

value of those key historic buildings described above. This includes the old brewery 

building, which forms a key visual and historic aspect of the area, particularly in 

views along Station Road, as well as in wider views across the area from the higher 

ground to the north. The old brewery building, thus, makes a positive contribution to 

the significance of Character Area 1. 
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Photo 14: View of empty factory buildings from north-west of Character Area 1 

 

Photo 15: View of empty factory buildings from non-Listed terrace on Station Road 

6.15 By contrast, the dis-used modern industrial buildings within the proposed 

development site are (as described previously in detail) of no historic or architectural 

merit, visually unattractive, and in a state of evident dis-use and disrepair. They 

make no positive contribution to the appearance or interest of Character Area 1. 

Their conspicuous and imposing appearance within this part of the townscape, in 

fact, forms a negative visual influence, which detracts from the heritage significance 

of the old brewery building, the Crown Inn, Numbers 4-16 Station Road, and 

Character Area 1 as a whole (Photos 14 and 15). 
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Midsomer Norton Character Area 3: Stone’s Cross / Upper High Street (Figure 8) 

6.16 Character Area 3 primarily comprises parts of four main roads – the southern end of 

Station Road, the western end of Radstock Road, the northern half of High Street 

and the eastern end of North Road – as well as the commercial and residential 

buildings fronting onto these roads (Figure 8). The northern part of Character Area 3 

is focussed upon the traffic island at which the four roads converge, to the north of 

which are non-Listed Salvation Army Hall and the historic Stones Cross Pub and 

adjoining United Services Club, located on opposite sides of Station Road. 

6.17 There are no Listed Buildings within Character Area 3, but the Conservation Area 

Appraisal does highlight a number of key non-Listed historic features. These are: the 

aforementioned Stones Cross Pub and adjoining United Services Club, the 

Salvation Army Chapel, and a number of limestone buildings, predominantly 

terraced, along High Street. 

6.18 The setting of Character Area 3 is formed, to the north-west, by the modern 

industrial buildings within the proposed development site; to the north-east, by the 

housing at Welton Vale (Character Area 1); to the east, by the residential estates 

south of Radstock Road; to the south, by the large retail/commercial premises along 

the southern part of High street as well as housing; and to the west, by the houses 

fronting onto North Road and the retail/commercial premises to the south of them. 

6.19 Overall, Character Area 3 has a highly urbanised character, forming the northern 

part of the retail/commercial centre of the town, and including parts of four main 

thoroughfares and their associated townhouses. Character Area 3 derives much of 

its significance from the historical and architectural value of those key historic 

buildings described above, as well as from its diverse character and the local 

perception of it as the north-eastern gateway to the High Street.  

6.20 The proposed development site, including the dis-used modern industrial buildings 

and the remnant brewery building only fall within the setting of the small northern-

most part of the Character Area, north of the A362. South of this road, including 

along High Street, the south-sloping topography and density of built form mean that 

the proposed development site is not visible or otherwise appreciable.  

6.21 As with Character Area 1, the modern industrial buildings within the proposed 

development site make no positive contribution to the appearance or interest of the 

northern part of Character Area 3. While their appearance is less conspicuous than 

it is from Character Area 1, these buildings, especially their roofs, are visible in 

northerly views towards the northern side of the Wellow Valley and the high ground 
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running from Greenhill to Millard’s Hill. This is particularly the case from Stones 

Cross Pub, which, while non-Listed, forms a key historic element of Character Area 

3, as defined in the Conservation Area Appraisal.  

6.22 While not visually dominant, in their present state of dis-use and increasing 

disrepair, the modern industrial buildings within the proposed development site do 

detract from the experience of the northern-most part of Character Area 3 and, in 

particular, from views towards and from Stones Cross Pub. Equally, both the 

modern industrial buildings and Character Area 3 are visible in wider views from the 

north. In particular, such ‘third point’ views are possible from various locations along 

the Norton-Radstock Greenway, with the buildings again detracting from such views. 

6.23 Views of the remnant brewery building, while possible, are extremely limited from 

Character Area 3, and are only possible from the northern boundary of the area on 

Station Road, where it passes into Character Area 1. Indeed, it remains barely 

visible from this location, due to the narrow, curving nature of southern Station 

Road. As for the modern industrial buildings, the remnant brewery is also visible 

alongside Character Area 3 in wider third point views from the north. The remnant 

brewery building, thus, makes some small positive contribution to the significance of 

Character Area 3.  

Midsomer Norton Character Area 10: Welton (Figure 8), and Grade II Listed Welton 

Baptist Church (Figure 2, 12) 

6.24 Character Area 10 primarily comprises a large area of housing to the north of the 

Norton-Radstock Greenway, centred on the northern part of Station Road, Mallard’s 

Hill and West Road (Figure 8). The eastern end of the area comprises the grounds 

and south-sloping fields surrounding Welton Manor Farm, while the north-western 

part comprises an area of scrub, formerly a tip.  

6.25 There are five Listed Buildings within Character Area 10, three of which relate to the 

Welton Manor Farm complex in the south-east of the area. The other two comprise 

Grade II Listed Old Farm (Figure 2, 11) and Grade II Listed Welton Baptist Church 

(Figure 2, 12). Only Welton Baptist Church is anticipated to share any inter-visibility 

with the proposed development site. Constructed in 1882 of squared coursed white 

lias limestone rubble, with oolitic limestone dressings, it is located on the southern 

side of West Road adjacent to a modern coach depot that forms the key aspect of its 

setting.  

6.26 Other key non-Listed historic features, as identified in the Conservation Area 

Appraisal, comprise Old Station Farmhouse and Number 45 Station Road, located 
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side-by-side just north of the Norton-Radstock Greenway. Despite their proximity, 

due to a combination of intervening topography, vegetation and built form, there is 

no inter-visibility between these buildings and the proposed development site. 

6.27 Character Area 10 forms the north-easternmost part of the town on the northern side 

of the Wellow Valley. To the north and east of the area, its setting comprises an 

open agricultural landscape of fields and farms, with Clandown further to the north-

east. To the west, the setting comprises large residential estates to the north and 

south of West Road. To the south-west, the setting primarily comprises the 

proposed development site, with Character Area 1 to the south and the housing at 

Welton Vale to the south-east. Views across to the southern side of the valley are 

possible from numerous locations; given its conspicuous appearance, some of these 

include the proposed development site, particularly those along the Norton-Radstock 

Greenway. 

6.28 Overall, Character Area 10 has a distinct suburban character, resulting from its 

valley-side location, and the mixture of housing and outlying fields. Character Area 

10 derives much of its significance from its historic value as the broad location of the 

original Welton village, as well as the evidential value embodied within the remains 

of the early settlement, which are anticipated to lie buried within this area. Character 

Area 10 also partially derives its significance from its aesthetic value, resulting from 

its rural fringe location and, in particular, the historical architectural interest of those 

afore-mentioned key historic buildings.  

6.29 As mentioned previously, the dis-used modern industrial buildings within the 

proposed development site are visible from various locations within Character Area 

10, and in particular from along the Norton-Radstock Greenway (Photos 16 and 17). 

Views are also anticipated from the rear of Grade II Listed Welton Baptist Church. 

Being that these modern industrial buildings are of no historic or architectural merit, 

that they are visually unattractive, and that they are in a state of evident dis-use and 

disrepair, they make no positive contribution to these views or to the appearance or 

interest of Character Area 10 as a whole. Their conspicuous appearance within the 

townscape, both in views from and of the character area, in fact, forms a negative 

visual influence, which detracts from the heritage significance of Character Area 10.  
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Photo 16: View south-west from the Greenway towards the former modern factory 

 

Photo 17: View south-east from the Greenway towards the former modern factory 

6.30 By contrast, the remnant brewery building, which is also conspicuous in views from 

and of Character Area 10, does form a distinctive and historic feature of interest 

within these views, and is, therefore, considered to make a positive contribution to 

the overall significance of Character Area 10. Given its location, views of the 

brewery, specifically, from Welton Baptist Church are likely to be very limited, and 

such views would not be considered to enhance the significance of this asset in 

particular. 
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7. POTENTIAL EFFECTS 

Potential Physical Effects 

7.1 Construction activities with the potential to physically affect any buried 

archaeological remains surviving within the proposed development site include: 

x removal of tarmac and other surfacing materials; 

x removal of existing building foundations; 

x ground reduction; 

x excavation of new foundation trenches; and 

x excavation of new service trenches. 

7.2 Specifically, these and any similar activities would have the potential to truncate or 

remove any surviving buried archaeological remains. There is also the potential for 

any alterations to on-site drainage patterns – either intentional or resulting indirectly 

from construction/changed use of the site – to result in either the desiccation or 

saturation of buried archaeological remains. 

7.3 Archaeological remains possibly surviving within the site (as described in Chapter 4 

of this report) comprise: 

x any remains associated with the early 19th-century brewery; 

x any remains associated with the other non-brewery buildings recorded on 

early 19th century mapping; and 

x any remains associated with Midsomer Norton and Welton Railway Station. 

7.4 As described previously, it is considered unlikely that any such remains do survive; 

this is particularly the case for any remains associated with either the early brewery 

or the other buildings depicted on the 1813 and 1839 maps, which are likely to have 

been largely, if not entirely, removed by the sequence of later developments on-site. 

Any traces that do survive might be considered to retain a small level of heritage 

significance, and these may be truncated during groundworks. 

7.5 Remains associated with Midsomer Norton and Welton Railway Station are also 

considered unlikely to survive within the proposed development site. Any that do 

survive would be located in the north-eastern corner of the site, and would be of very 

limited heritage significance (probably insufficient to comprise ‘heritage assets’). 

These remains might also be truncated during groundworks. 
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Potential Non-Physical Effects 

Removal and replacement of modern industrial buildings (former modern factory)  

7.6 As described in Chapter 6 of this report, the appearance of the modern industrial 

buildings, which comprise almost the entire proposed development site, and which 

are in a state of evident dis-use and partial disrepair, has a negative effect on both 

views of and appreciation of the Midsomer Norton and Welton Conservation Area, 

specifically Character Areas 1, 3 and 10. They are, therefore, considered to detract 

from the significance of these three Character Areas and, thus, from the 

Conservation Area as a whole. In particular, the scale and conspicuousness of those 

buildings means that their negative appearance features prominently in a range of 

views across the Wellow Valley. 

7.7 The proposed development would entail the removal of the modern industrial 

buildings and the erection of a mixture of new residential, retail and otherwise 

commercial premises, associated yards and access roads. The style, materials, 

scale and massing of the proposed new premises will require detailed consideration 

and consultation with the Council’s Conservation Officer. 

7.8 Overall, the removal and replacement of the current buildings would be anticipated 

to have a beneficial effect on the heritage significance of Character Areas 1, 3 and 

10 of the Midsomer Norton Conservation Area, by removing the current negative 

influence resulting from the appearance of the former factory (as described in detail 

in paragraphs 6.5-6.9). The residential and commercial nature of the proposed new 

buildings would also be more congruous with the mixed residential and commercial 

nature of the surrounding townscape, and would provide a much more neutral visual 

element of the townscape. 

Retention, repair and re-use of the historic brewery  

7.9 As described in the previous chapter, the remnant brewery building makes a positive 

contribution on views of, and appreciation of, Character Areas 1, 3 and 10 of the 

Midsomer Norton Conservation Area. This is largely by virtue of its historic value and 

historic architectural appearance and interest; this primarily derives from the 

appearance of its main eastern elevation, as well as, to a lesser extent, from the 

visible upper stories of its northern and southern elevations. It is therefore 

considered to enhance the significance of these Character Areas and, thus, the 

Conservation Area as a whole. 

7.10 The proposed development should entail the retention of those elements of the 

former brewery considered, in consultation with the Council’s Conservation Officer, 
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to be of heritage value and to make a positive contribution to the Conservation Area. 

This should primarily include the aforementioned surviving elevations. Retention and 

re-use of the historic brewery should include sensitive repair of these elements of 

the building, restoring both their structural stability and historic appearance as far as 

possible. 

7.11 Overall, the retention and re-use of the historic brewery would ensure the 

preservation of this heritage asset, reversing the current damage and preventing 

further neglect. This would enhance the brewery’s positive contribution to the 

significance of the Conservation Area, and would satisfy the Enhancement Objective 

set out in the Conservation Area Appraisal to ‘restore, repair and bring former 

brewery into full use’ (Bath & North East Somerset Council 2004:8). 

Summary 

7.12 In relation to potential physical effects, any remains of the original early 19th-century 

brewery, the other early 19th-century mapped buildings, and the Midsomer Norton 

and Welton Railway Station are considered unlikely to survive. Any that do may be 

truncated during construction, though they are likely to be of limited heritage 

significance. 

7.13 In relation to potential non-physical effects, the removal and sensitive replacement 

of the modern industrial buildings, and the preservation – via retention, repair and 

re-use – of the significant elements of the historic brewery, would have an overall 

beneficial effect on the appearance and significance of the Midsomer Norton and 

Welton Conservation Area. 
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8. HERITAGE STATUTE, POLICY AND BEST PRACTICE 

Built opportunities and enhancement 

8.1 Analysis of the site and its buildings has established that there are both constraints 

and opportunities regarding built heritage. The above sections summarise the 

heritage significance of buildings within the site, and how this contributes, positively 

or negatively, to the significance of the Conservation Area. It is the case that 

redevelopment of the site offers opportunities to improve the ‘experience’ of the 

Midsomer Norton Conservation Area, through improvements to the aesthetic value 

of this part of its setting. The derelict industrial units within the site have a negative 

effect on the experience of the Conservation Area, and in some locations this effect 

is dominant. The Framework notes in Paragraph 138 that ‘Not all elements of a 

World Heritage Site or Conservation Area will necessarily contribute to its 

significance’. The replacement of this current situation with more sympathetic and 

aesthetically pleasing architecture and space would be a beneficial effect on the 

Conservation Area, as well as the site itself.  

8.2 The importance of identifying opportunities to improve and enhance Conservation 

Areas is set out in national heritage policy in the Framework. Paragraph 137 of the 

Framework states 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 or to better 

reveal the significance of the asset should be treated favourably’.  

8.3 It is considered that the engagement of the development team with the heritage 

consultants at an early stage in the pre-application design process has allowed 

design parameters to be devised which are in line with such heritage policy. This 

engagement is, similarly, in accordance with advice set out by Historic England in 

The Setting of Heritage Assets: Historic Environment Good Practice Advice in 

Planning: 3.The present assessment sets out an analysis of Steps 1 to 3 of the 

settings assessment process, designed to assess potential effects of development 

upon heritage significance. Step 4 of the guidance is entitled ‘maximising 

enhancement and minimising harm’. It notes 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. 

Early assessment of setting may provide a basis for agreeing the scope and form of 
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development, reducing the potential for disagreement and challenge later in the 

process’.  

Conservation Planning 

8.4 National heritage planning policy, and professional guidance, recognises that 

change must sometimes occur in order to secure the ‘optimum viable use’ for 

heritage assets (paragraph 134 of the Framework). This concept is recognised and 

addressed in detail in heritage professional guidance such as Historic England’s 

‘Conservation Principles’ and ‘Conservation Basics’. This is best described in the 

process of ‘Conservation Planning’ which uses an understanding of a heritage asset 

and its significance as the starting point for devising measures to sustain that 

significance (as set out in English Heritage’s ‘Conservation Basics’ pp97-8). This 

process, of which the current report is a part, comprises the following process: 

x Understanding the origins of a building; 

x Evaluating the significance of the building; 

x Identifying how significance is vulnerable to threats. 

8.5 The current report sets out these requirements. On this basis, strategies may be 

devised which ‘safeguard the significance of a building (and sometimes recover or 

reveal it) by minimising harm to its heritage values’. The guidance notes that options 

which minimise harm are to be preferred, whilst implementing appropriate survey 

and recording works for changes which may be required.  

 

The former brewery building 

8.6 The significance of the former brewery building is set out in sections 5 and 6 of this 

report. The building is not Listed, and is thus not designated as a building of ‘special 

architectural or historic interest’. The provisions for Listed buildings set out under the 

Planning (Listed Buildings and Conservation Areas) Act 1990 do not apply.  

8.7 The standing remains of the former brewery are of heritage significance. This 

significance is limited, however, both by the comparatively recent date of the 

building, and the lack of survival of associated elements and internal fixtures and 

fittings. The significance it does retain derives almost entirely from its external 

character and appearance (its aesthetic value), which, in turn, is almost entirely 

manifest in its eastern elevation.  
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8.8 National heritage policy set out in Paragraph 126 of the Framework notes that Local 

Planning Authorities should conserve heritage assets ‘in a manner appropriate to 

their significance’.  

8.9 As noted above, the concept of ‘Conservation Management’ involves ‘devising 

strategies to safeguard the significance of a building or place (and sometimes 

recover or reveal it), by minimising harm to its heritage values’. Whilst broad 

retention of original, and more significant, features is the desired objective, this 

should not necessarily be an absolute constraint to change, as recognised in the 

heritage policy and guidance. These recognise that change must sometimes occur 

in order to secure the ‘optimum viable use’ for Listed buildings and other heritage 

assets (paragraph 134 of the Framework). The key concept is ‘sustaining 

significance and managing change’. In terms of the specific values of the former 

brewery these key values are held almost exclusively by the eastern façade of the 

building. This is in terms of the architectural value that it intrinsically holds, as well as 

its contribution to the historic, evidential, aesthetic and communal values of the 

Conservation Area. The internal elements of the surviving structure contribute to the 

intrinsic value of the building, and to the wider Conservation Area, to a much more 

limited degree.  

8.10 In terms of conserving the former building ‘in a manner appropriate to its 

significance’ and ‘minimising harm to its heritage values’ retention of the key eastern 

façade in the redevelopment scheme would be consistent with these objectives. 

Alteration or removal of the elements of the building within the site would be more 

achievable and manageable through the two final stages of ‘Conservation Planning’, 

namely: 

x Implementing the options that cause least harm to significance, applying 

mitigation to the extent that this is possible (that is, recording any features 

that may be lost) 

x Recording and evaluation 

8.11 In accordance with these steps, an appropriate programme of building recording 

would require agreement in advance of changes/removal of parts of the former 

brewery building as a result of any planning permission. The scope and 

methodology of this work should be agreed within a Written Scheme of Investigation 

to be approved by the heritage advisor to the Council.  
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Overall heritage balance 

8.12 Due to the positive heritage benefits to the Conservation Area offered by removal of 

the industrial units, it is likely that a redevelopment scheme can offset any limited 

harm arising from change to the less significant elements of the former brewery 

building.  

 

Comment on Statute and Policy 

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

8.13 Section 66 of the Act states that in “ considering whether to grant planning 

permission for development which affects a Listed building or its setting, the 

[decision-maker] shall have special regard to the desirability of preserving the 

building or its setting or any features of special architectural or historic interest which 

it possesses”. 

8.14 The only Listed buildings identified as susceptible to impact by the proposed 

development are Grade II Listed Crown Inn and Grade II Listed Welton Baptist 

Church; in both instances, any impact would be non-physical, i.e. resulting from 

changes to setting. The retention, repair and re-use of the significant surviving 

elements of the old brewery building, and the removal of the adjacent modern 

industrial buildings, as part of the proposed development, would be anticipated to 

enhance the setting and, thus, the heritage significance of these two Listed 

buildings. The proposed development would therefore be fully compliant with 

Section 66 of the Act. 

8.15 Section 72 of the Act states that with “respect to any buildings or other land in a 

conservation area [ ], special attention shall be paid to the desirability of preserving 

or enhancing the character or appearance of that area”.  

8.16 In retaining, repairing and re-using the significant surviving elements of the former 

brewery building, the proposed development would serve to enhance both the 

character and appearance of this historic element of the Midsomer Norton and 

Welton Conservation Area. It would, thus, be fully compliant with Section 72 of the 

Act. 

8.17 As Section 72 of the Act only applies to those historic elements in a Conservation 

Area, it does not have any bearing on the potential non-physical development 

effects, i.e. as a result of changes to setting, on the remainder of the Conservation 
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Area, which lies otherwise entirely beyond the boundary of the proposed 

development site. 

National Planning Policy Framework (2012) 

8.18 Paragraph 132 of the NPPF (2012) states 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 . Significance can be harmed or 

lost through alteration or destruction of the heritage asset or development within its 

setting  Substantial harm to or loss of a grade II listed building, park or garden 

should be exceptional”. Paragraph 134 of the NPPF (2012) clarifies that where “ a 

development 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 securing its optimum viable use”. 

8.19 The only designated heritage assets identified as susceptible to impact by the 

proposed development are Grade II Listed Crown Inn and Grade II Listed Welton 

Baptist Church; in both instances, any impact would be non-physical, i.e. resulting 

from changes to setting. Again, the retention, repair and re-use of the significant 

surviving elements of the old brewery building, and the removal of the adjacent 

modern industrial buildings as part of the proposed development, would be 

anticipated to enhance the setting and, thus, the heritage significance of these two 

designated heritage assets. The proposed development would therefore be fully 

compliant with the relevant provisions of the NPPF (2012) in this respect. 

8.20 Paragraph 135 of the NPPF (2012) states that “ with regard to non-designated 

heritage assets, a balanced judgement will be required having due regard to the 

scale of any harm or loss, and to the significance of the heritage asset affected”. 

8.21 The surviving part of the former brewery building is not of sufficient heritage 

significance to meet the criteria for Listing. As described throughout this report, 

however, those surviving elements do derive a degree of heritage significance from 

their historic, aesthetic and architectural interest and the building is, thus, considered 

a non-designated heritage asset. Any balanced judgment, under the terms of 

Paragraph 135 of the NPPF, would have to conclude that the retention, repair and 

re-use of the brewery building as part of the proposed development would not result 

in harm or loss, but would, in fact, result in enhancement and preservation of this 

comparatively low value heritage asset. As such, the development proposals are 

compliant with the relevant provisions of the NPPF (2012) in this respect. 
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Bath and North East Somerset Core Strategy (2014) 

8.22 The Core Strategy (2014) states that “The Council will protect, conserve and seek 

opportunities to enhance the historic environment including the character and setting 

of designated and other heritage assets” and that the “ sensitive reuse and 

adaptation of historic buildings and spaces will be supported, and in areas where 

regeneration is required the imaginative integration of new development with the 

historic environment will be promoted”. Section 6c of the Core Strategy further 

emphasises that proposals “ for the re-use of redundant and underused historic 

buildings and areas will be encouraged where the proposed use does not 

compromise or threaten the historic asset”. 

8.23 In sensitively preserving and enhancing the (presently redundant and partially 

dilapidated) brewery building, as well as improving its setting via the removal and 

sensitive replacement of the current factory buildings, the proposed development 

would comply with the provisions of the Core Strategy (2014). 

Bath and North East Somerset Local Plan (2007) 

8.24 The saved Local Plan policy for general development in Norton-Radstock ‘Site NR14 

Welton Bag Factory, Midsomer Norton’ identifies the proposed development site as 

having potential for mixed use re-development. 

8.25 The proposed development comprises sensitive mixed use re-development. 

8.26 Local Plan Policy BH.6 ‘Development within/affecting Conservation Areas’ further 

states that development “ within or affecting a Conservation Area will only be 

permitted where it preserves or enhances the character or appearance of the area, 

in terms of size, scale, form, massing, position, suitability of external materials, 

design and detailing” with attention given to, amongst other considerations, “ the 

removal of unsightly and inappropriate features that detract from the character or 

appearance of the Conservation Area”. 

8.27 As well as the retention, repair and re-use of the significant surviving elements of the 

former brewery building (which comprise the only heritage asset, and aspect of the 

Conservation Area, within the site), the proposed development includes the sensitive 

replacement of the modern ‘unsightly’ industrial buildings with well-designed mixed 

development of neutral influence. This will have the effect of removing the negative 

influence of the modern industrial buildings on the heritage significance of the 

Conservation Area, as well as on the former brewery and other local heritage 

assets. 
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Midsomer Norton and Welton Conservation Area Character Appraisal (2004) 

8.28 The appraisal identifies the former brewery building as a key historic feature, and 

sets out the need to “restore, repair and bring former brewery into full use” as an 

enhancement objective. 

8.29 This enhancement objective would be achieved as part of the proposed 

development. 

 

Summary 

8.30 By ensuring the preservation, via retention, repair and re-use, of the significant 

surviving elements of the old brewery building, as well as the removal of the 

adjacent modern industrial buildings, which presently detract from the heritage 

significance of the Conservation Area, Grade II Listed Crown Inn, Grade II Listed 

Welton Baptist Church, and the significant surviving elements of the old brewery 

building, the proposed development will be consistent with all relevant heritage 

statute and policy. 
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APPENDIX A: GAZETTEER OF SELECTED HERITAGE ASSETS  

CA. Ref. Source Orig. Ref. Description Period 

1 Historic 
England 1136842 WELTON MANOR HOUSE, Grade II* Post-medieval 

2 Historic 
England 1115160 THE PRIORY, Grade II* Post-medieval 

3 Historic 
England 1115202 CHURCH OF THE HOLY GHOST, Grade II* Medieval 

4 Historic 
England 1115176 NORMAN ARCHWAY IN GARDEN WALL TO REAR OF 

NUMBER 83 (VICARAGE), Grade II* Modern 

5 Historic 
England 1115164 COUNCIL OFFICES, Grade II* Post-medieval 

6 Historic 
England 1115175 LARGE BARN IMMEDIATELY SOUTH EAST OF WELTON 

MANOR HOUSE, Grade II Post-medieval 

7 Historic 
England 1320543 OLD WELTON FARMHOUSE, Grade II Post-medieval 

8 Historic 
England 1320564 THE HOLE IN THE WALL, Grade II Modern 

9 Historic 
England 1115183 CROWN INN, Grade II Post-medieval 

10 Historic 
England 1115203 THE JERSEY DAIRY STORES, Grade II Post-medieval 

11 Historic 
England 1115224 OLD FARM, Grade II Post-medieval 

12 Historic 
England 1115225 WELTON BAPTIST CHAPEL, Grade II Modern 

13 Historic 
England 1136850 VICARAGE, Grade II Modern 

14 Historic 
England 1320540 12 AND 13, HIGH STREET, Grade II Post-medieval 

15 Historic 
England 1320563 18, CHURCH SQUARE, Grade II Modern 

16 Historic 
England 1115166 26 AND 27, HIGH STREET, Grade II Post-medieval 

17 Historic 
England 1115165 GARDEN WALL, WITH 3 GROTTO ARCHES SET IN, TO 

NORTH EAST OF NUMBER 19, Grade II Post-medieval 

18 Historic 
England 1136857 GARDEN WALL LINKING NUMBER 83 (VICARAGE) TO 

NORMAN ARCHWAY, Grade II Modern 

19 HER MBN9454 Medieval Settlement of Welton Medieval 

20 HER MBN30310 Medieval pit or ditch Medieval 

21 HER MBN11016 Bakers Close Hollow way Medieval 

22 HER MBN11015 Bakers Close Earthworks Medieval 

23 HER MBN11017 Baker's Close Trench 3 - Stone drain Medieval 

24 HER MBN1183 Midsomer Norton Manor (site of) Medieval 

25 HER MBN4149 Old Limekiln (site of) at Welton Hill Colliery Post-
medieval/Modern 

26 HER MBN5981 Norton Hill New Pit Post-
medieval/Modern 
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27 HER MBN7678 Mining remains at Wheelers Hill Post-
medieval/Modern 

28 HER MBN4157 North Somerset Brick & Tiles Works (site of) Post-
medieval/Modern 

29 HER MBN30132 Old Welton Leat Post-medieval 

30 HER MBN4893 Parish Pound Post-
medieval/Modern 

31 HER MBN3466 Welton Old Brewery Modern 

32 HER MBN5077 Midsomer Norton & Welton Railway Station Modern 

33 HER MBN8355 Welton Hill Colliery Modern 

34 HER MBN11042 Tramway sleepers Modern 

35 HER MBN30131 Air shaft Modern 

36 HER MBN5198 The Vicarage Modern 

37 HER MBN30133 Arched masonry bridge Modern 
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