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1. INTRODUCTION 

1.1 Overview of Works 

1.1.1 AB Heritage Limited (herein AB Heritage) have been commissioned by Trevor J Spurway 

(Architect) Limited to produce an Archaeological Desk-Based Assessment covering the 

proposed redevelopment of 17 St Peters Street, Tiverton, Devon. 

1.1.2 This report includes a description of the baseline conditions; an examination of available 

documentary, cartographic and known archaeological evidence; identifies any known and 

potential cultural heritage receptor(s) within the application site or its immediate vicinity and 

assesses the impact of the proposed development on such a resource. 

1.2 Site Location/Description 

1.2.1  The proposed development site is located within the historic core of Tiverton town centre, 

defined by the area demarcated by Fore Street, Bampton Street, Newport Street and St Peter 

Street (Figure 1). The proposed development site lies to the east of the town leat and Market 

Hall and north of the Methodist Church and associated school situated on the same street.  It 

is located at approximately NGR SS 954420 126560 on relatively flat ground at c. 73m AOD.  

1.2.2 St Peters Street, which the site lies immediately off, runs north to south parallel with the River 

Exe and is a fine example of Georgian and Early Victorian residential street frontage. A large 

proportion of the properties are Grade II Listed, though Amory House, c. 20m to the south 

east of the site, is  Grade II* Listed Building, while the Great House of St George, c. 75m to 

the south of the site, is Scheduled (Figure 3).  

1.2.3 The proposed site entrance is accessible only from St Peters Street, with the site currently 

used as a private car park. There are a number of modern brick built buildings in clear view 

around the site, as well as breeze-block and steel constructions. There are very limited views 

of the house frontages along St Peters Street from the site of proposed development.   

1.3 Proposed Development and Planning Background 

1.3.1 The proposed development comprises the construction of up to four new building plots for 

residential dwellings, re-design of the car park layout and tarmacking. 

1.3.2 Early consultation between Trevor J Spurway Ltd and the Planning Department at Mid Devon 

District Council identified the need for early archaeological assessment due to the presence 

of Listed street frontage, Burgage plot and Town Leat. 
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2. REPORT AIMS 

2.1 Aims of Cultural Heritage Works 

2.1.1 Early consultation on the results of archaeological research and consideration of the 

implications of proposed development are the key to informing reasonable planning decisions.  

2.1.2 The aim of this report is to facilitate such a process by understanding the historical 

development of the application site and understanding the likely impact upon any surviving 

archaeological resource resulting from any future proposed development, devising 

appropriate responses where necessary. 

2.1.3 The desk based assessment has a number of aims.  

• Examination of readily accessible pre-Ordnance Survey Maps, documentary sources and 

historic aerial photographs covering the site of proposed development at the Devon 

Record Office (Exeter)  

• On-line research 

• A site visit to understand key cultural heritage issues of the site and surrounding area, 

including information on areas of past truncation within the site boundary 

• Confirmation of statutory designations 

• Consultation with the Devon CC Planning Archaeologist and Mid Devon District Council 

Conservation Officer 

• An Impact Assessment and development of a mitigation strategy, where required, which 

appropriately targets any future heritage works to those required to gain planning consent  
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3. REPORT METHODOLOGY 

3.1 Methodology of Cultural Heritage Works 

3.1.1 The assessment has been carried out, in regard to the collation of baseline information, in line 

with the Institute for Archaeologists’ Standard and Guidance for Desk-Based Assessment 

(1994, rev.2001 & 2008). 

3.1.2 This assessment includes information contained in relevant statutory requirements, national, 

regional and local planning policies and professional good practice guidance, including: 

• Ancient Monuments and Archaeological Areas Act, 1979 

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

• The National Planning Policy Framework, 2012 

3.1.3 The Devon Historic Environment Record (HER) is the primary source of information 

concerning the current state of archaeological and architectural knowledge in this area. The 

information contained within this database was supported by examination of data from a wide 

range of other sources, principally: 

• An assessment of historical and documentary evidence held by the Devon Record Office, 

including historic maps covering the application site 

• The Heritage Gateway (www.heritagegateway.org.uk): for information from the Devon 

Historic Environment Record, English Heritage National Monuments Record, Pastscape 

and other resources 

• The DEFRA MAGIC website (http://magic.defra.gov.uk/website/magic/): for mapped 

information on nationally designated sites 

• The English Heritage website professional pages, particularly the national heritage list   

(http://www.english-heritage.org.uk/professional/protection/process/national-heritage-list-

for-england/) 

• A site-walk over on the 31st October 2012 

3.1.4 Information from these sources was also sought on the following:  

• Information on statutorily designated sites, including World Heritage Sites and their buffer 

zones, Scheduled Monuments, Listed Buildings, Registered Parks and Gardens, and 

Historic Battlefields 

• Information on non-statutorily and locally designated heritage assets, including 

Conservation Areas, locally listed buildings, and non-designated archaeological assets 

recorded in the Historic Environment Record 

• Readily accessible information on the site’s history from publicly available non-copyright 

historic maps 

• Any information on the site contained in published and unpublished archaeological and 

historical sources, including local archaeological journals recorded by the English 

Heritage National Monuments Record 
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• Information on any previous archaeological investigations undertaken within the study 

area 

3.1.7 Furthermore, limited phone/email consultation was held with Stephan Reed (Archaeologist at 

Devon County Council) to better understand his thoughts on the archaeological resource of 

the site and the potential progression of future development works in relation to this resource. 

3.2 Assessment of the Cultural Heritage Resource 

3.2.1 This desk-based assessment contains a record of the known and potential cultural heritage 

resource of an area. In relation to buried archaeological remains, where there is a potential for 

encountering a particular resource within the application site this is assessed according to the 

following scale:  

• Low Very unlikely to be encountered on site 

• Medium Possibility that features may occur / be encountered on site 

• High  Remains almost certain to survive on site 

3.2.2 Where there is either a known or above medium potential for the recovery of archaeological 

remains within study area, which may be subject to impact by the proposed development, the 

significance of this resource is assessed. 

3.2.3 There is currently no standard adopted statutory or government guidance for assessing the 

importance of an archaeological feature and this is instead judged upon factors such as 

statutory and non-statutory designations, architectural, archaeological or historical 

significance, and the contribution to local research agendas. Considering these criteria each 

identified feature can be assigned to a level of importance in accordance with a five point 

scale (Table 1, below). 

Table 1: Assessing the Importance of a Cultural Heritage Site  

SCALE OF SITE IMPORTANCE 

NATIONAL 

The highest status of site, e.g. Scheduled Monuments (or undesignated assets of 

schedulable quality and importance). Grade I and Grade II* Listed Buildings. Other 

listed buildings that can be shown to have exceptional qualities in their fabric or 

historical associations not adequately reflected in the listing grade. Conservation 

Areas containing very important buildings. Undesignated structures of clear national 

importance. Extremely well preserved historic landscape, whether inscribed or not, 

with exceptional coherence, time depth, or other critical factor(s). 

REGIONAL 

Grade II Listed Buildings or other designated or undesignated archaeological sites 

(in addition to those listed above), or assets of a reasonably defined extent and 

significance, or reasonable evidence of occupation / settlement, ritual, industrial 

activity etc. Examples may include areas containing buildings that contribute 

significantly to its historic character, burial sites, deserted medieval villages, Roman 

roads and dense scatter of finds. 
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LOCAL 

Evidence of human activity more limited in historic value than the examples above, 

or compromised by poor preservation and/or survival of context associations, 

though which still have the potential to contribute to local research objectives. 

Examples include sites such as ‘locally designated’ buildings or undesignated 

structures / buildings of limited historic merit, out-of-situ archaeological findspots / 

ephemeral archaeological evidence and historic field systems and boundaries etc. 

NEGLIGIBLE 

Assets with very little or no surviving archaeological interest. Examples include 

destroyed antiquities, structures of almost no architectural / historic merit, buildings 

of an intrusive character or relatively modern / common landscape features such as 

quarries, drains and ponds etc. 

UNKNOWN 
Insufficient information exists to assess the importance of a feature (e.g. 

unidentified features on aerial photographs). 

3.2.4 The importance of already identified cultural heritage resources is determined by reference to 

existing designations. Where classification of a receptors value covered a range of the above 

possibilities or for previously unidentified features where no designation has been assigned, 

the value of the receptor was based on professional knowledge and judgement.  

3.2.5 For some types of finds or remains there is no consistent value and the importance may vary, 

for example Grade II Listed Buildings and Conservation Areas. For this reason, adjustments 

are occasionally made, where appropriate, based on professional judgement.    

3.3 Impact Assessment Criteria 

3.3.1 The magnitude of impact upon the archaeological and heritage resource, which can be 

considered in terms of direct and indirect impacts, is determined by identifying the level of 

effect from the proposed development upon the baseline conditions of the site and the cultural 

heritage resource identified. The criteria for assessing the magnitude of impact are set out in 

Table 2 (below). 

3.3.2 In certain cases it is not possible to confirm the magnitude of impact upon a cultural heritage 

resource, especially where anticipated buried deposits exist. Where possible a professional 

judgement as to the scale of such impacts is applied to enable the likely ‘Significance of 

Effects’ to be established; however, a magnitude level of ‘uncertain’ is included for situations 

where it is simply not appropriate to make such a judgement at this stage of works.   

Table 2: Criteria for Determining Magnitude of Impact 

LEVEL OF 

MAGNITUDE 
DEFINITION 

HIGH 

Major impacts fundamentally changing the baseline condition of the receptor, 

leading to total or considerable alteration of character or setting – e.g. complete or 

almost complete destruction of the archaeological resource; dramatic visual 

intrusion into a historic landscape element; adverse change in the setting or visual 

amenity of the feature/site; significant increase in noise; extensive changes to use 

or access.  

MEDIUM 

Impacts changing the baseline condition of the receptor materially but not entirely, 

leading to partial alteration of character or setting – e.g. a large proportion of the 

archaeological resource damaged or destroyed; intrusive visual intrusion into key 

aspects of the historic landscape; or use of site that would result in detrimental 

changes to historic landscape character. 
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LOW 

Detectable impacts which alter the baseline condition of the receptor to a small 

degree – e.g. a small proportion of the surviving archaeological resource is 

damaged or destroyed; minor severance, change to the setting or structure or 

increase in noise; and limited encroachment into character of a historic landscape. 

NEGLIGIBLE 

Barely distinguishable adverse change from baseline conditions, where there 

would be very little appreciable effect on a known site, possibly because of 

distance from the development, method of construction or landscape or ecological 

planting, that are thought to have no long term effect on the historic value of a 

resource. 

UNCERTAIN 
Extent / nature of the resource is unknown and the magnitude of change cannot be 

ascertained. 

3.3.3 The overall Significance of Effects from the proposed development upon the Cultural Heritage 

Resource is determined by correlating the magnitude of Impact against the value of the 

Cultural Heritage resource. Table 3 highlights the criteria for assessing the overall 

Significance of Effects. Where effects are moderate or above these are classified as 

significant. 

Table 3: Significance of Effects 

MAGNITUDE 

IMPORTANCE 
HIGH MED LOW NEG 

NATIONAL Severe Major Mod Minor 

REGIONAL Major Mod Minor Not Sig. 

LOCAL Mod Minor Minor Not Sig. 

NEGLIGIBLE Minor Not Sig. Not Sig. Nt. 

Not Sig. = Not Significant; Nt. = Neutral; Mod = Moderate; Ext. = Extensive 

3.4  Limitations 

3.4.1 It should be noted that the report has been prepared under the express instruction and solely 

for the use of Trevor J Spurway (Architect) Limited and associated parties they elect to share 

this information with. Measurements and distances referred to in the report should be taken 

as approximations only and should not be used for detailed design purposes.   

3.4.2 All the work carried out in this report is based upon the professional knowledge and 

understanding of AB Heritage on current (October 2012) and relevant United Kingdom 

standards and codes, technology and legislation. Changes in these areas may occur in the 

future and cause changes to the conclusions, advice, recommendations or design given. AB 

Heritage does not accept responsibility for advising Trevor J Spurway (Architect) Limited or 

associated parties of the facts or implications of any such changes in the future. 

3.4.3 This report has been prepared utilising factual information obtained from third party sources. 

AB Heritage takes no responsibility for the accuracy of such information. It should also be 

noted that this report represents an early stage of a phased approach to assessing the 

archaeological and cultural heritage resource of the application site to allow the development 

of an appropriate mitigation strategy, should this be required. It does not comprise mitigation 

of impacts in itself. 
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4. PLANNING, LEGISLATIVE, FRAMEWORK AND GUIDANCE 

4.1 Statutory Protection for Heritage Assets 

4.1.1 Current legislation, in the form of the Ancient Monuments and Archaeological Areas Act 1979, 

provides for the legal protection of important and well-preserved archaeological sites and 

monuments through their addition to a list, or 'schedule' of archaeological monuments by the 

Secretary of State for Culture, Media and Sport. This necessitates the granting of formal 

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

Scheduled Ancient Monument. 

4.1.2 Likewise, structures are afforded legal protection in the form of their addition to ‘lists’ of 

buildings of special architectural or historical interest. The listing of buildings is carried out by 

the Department of Culture, Media and Sport under the Planning (Listed Buildings and 

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

their surroundings from changes that would materially alter the special historic or architectural 

value of the building or its setting. This necessitates the granting of formal Listed Building 

Consent for all works undertaken to our within the designated curtilage of a Listed Building. 

This legislation also allows for the creation and protection of Conservation Areas by local 

planning authorities to protect areas and groupings of historical significance. 

4.1.3 The categories of assets with some form of legal protection have been extended in recent 

years, and now include Registered Parks and Gardens, and Historic Battlefields. While 

designation as a UNESCO World Heritage Site is not a statutory designation under English 

planning law, such a designation is regarded as a material consideration in planning 

decisions, and World Heritage Sites are in practice protected from development that could 

affect any aspect of their significance including settings within the Site and a buffer zone 

around it. 

4.2 Planning Policy Statement 5: Planning for the Historic Environment (PPS5) 

4.2.1 Up until March 27th 2012, PPS5 was the national policy guidance document related to the 

historic environment, and set out planning policies relating to the conservation of the historic 

environment. It classified ‘heritage assets’ as all those parts of the historic environment that 

have significance because of their historic, archaeological, architectural or artistic interest. Its 

policies covered heritage assets which are designated and those which are undesignated. 

Policies related to both the treatment of the assets themselves and their settings, both of 

which are a material consideration in development management decision 

4.2.2 PPS 5 provided policies (HE6 - HE12) that were a material consideration in managing and 

guiding the decision making process on progressing development works. There is also a 

range of policies to guide local planning authorities on the preparation of local development 

documents (HE1-HE5). 

4.3 National Planning Policy Framework (NPPF) 

4.3.1  On 27th March 2012, previous Planning Policy Statements and other guidance were 

superseded by the new NPPF. This document has retained the principles of PPS5 in its 

treatment of the historic environment within the planning process, but has a greater emphasis 

overall on sustainability. 



ST PETERS STREET, TIVERTON 
ARCHAEOLOGICAL DESK-BASED ASSESSMENT 

 

© AB Heritage Limited 2012   |   8   |  www.abheritage.co.uk 
 

 

4.3.2 The NPPF states that: ‘Planning law requires that applications for planning permission must 

be determined in accordance with the development plan, unless material considerations 

indicate otherwise. The National Planning Policy Framework must be taken into account in the 

preparation of local and neighbourhood plans, and is a material consideration in planning 

decisions. Planning policies and decisions must reflect and where appropriate promote 

relevant EU obligations and statutory requirements’. 

4.3.3 On page 6 of the NPPF, the aim relating to the historic environment states there is a need to 

‘...conserve heritage assets in a manner appropriate to their significance, so that they can be 

enjoyed for their contribution to the quality of life of this and future generations’. 
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5.  BASELINE CONDITIONS 

5.1 Key Planning Considerations 

5.1.1 The proposed development site is located within what was the historic and urban core of 

Medieval Tiverton. The sub-circular heart of the town is defined by Fore Street, Bampton 

Street, Newport Street and St Peter Street. The site also lies adjacent to a section of the 

Town Leat. 

5.1.2 The site lies immediately behind St Peters Street which is recorded as one of the finest 

streets of Georgian and Early Victorian architecture in the South West (HER: MDV78990). A 

large proportion of the properties are Grade II Listed, though Amory House, c. 20m to the 

south east of the site, is  Grade II* Listed Building, while the Great House of St George, c. 

75m to the south of the site, is Scheduled (Figure 3).The site falls within the Tiverton 

Conservation Area (designate Feb 1973 and revised in 1992 and 2005. 

5.1.3 There are no World Heritage Site property boundaries or buffer zones, Registered 

Battlefields, Building Preservation Notices or Certificates of Immunity (English Heritage, 

2012).  

5.2  Previous Archaeological Works 

5.2.1  Two archaeological interventions have been undertaken within 100m of the site of proposed 

development, as recorded on the NMR excavation Index (Heritage Gateway 2012).  

5.2.2  In 2006 Exeter Archaeology completed works at 19 St Peters Street (HER:1451213). The 

work comprised an archaeological watching brief on ground works for construction of an 

outbuilding at the property. The work revealed evidence of a post medieval outbuilding, which 

was inferred from the large quantity of demolition debris dating to the 18
th

 to 20
th
 century.  

5.2.3  In 2009 South West Archaeology undertook archaeological evaluation, excavation, 

assessment and building recording at The Former Electric Bingo Hall in advance of proposed 

redevelopment (HER:1480664).  The work revealed evidence for medieval occupation, a post 

medieval Drill Hall and a 20th century cinema. 

5.3  Consultation 

5.3.1 During a telephone conversation on 23
rd

 of October between Andy Buckley (AB Heritage) and 

Stephan Reed (Devon County Council Planning Archaeologist) it was confirmed that the 

councils potential archaeological advice covering proposed development works in this areas 

would be for the progression of archaeological monitoring during groundworks.  

5.3.2 In an email received from Catherine Marlow (Conservation Officer, Mid Devon District 

Council), on the 31
st
 of October 2012, it was confirmed that, as the listed buildings 

surrounding the site would not be subject to physical change, there would be no issue related 

to listed building control. Catherine did raise questions on the association between the site of 

proposed development and 17 St Peters Street, and the date the cut-through first appears on 

mapping, with both subjects being part of the wider historic research on the site (section 6). 
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6.  ARCHAEOLOGICAL AND HISTORIC BACKGROUND 

6.1 The Prehistoric Period (c. 500,000 BC – AD 43) and Roman (AD 43 – AD410) 

6.1.1 The strategic location at the confluence of the Rivers Exe and Lowman presumably provided 

one of the motivations behind construction of an Iron Age Hillfort (Cranmore Castle) 

immediately to the south-east of the present town boundary.  

6.1.2 Presumably for the same reason an early Roman fort is also cited in the locality at Bolham, to 

the north of the town. It has also been suggested that the town centre of Tiverton might also 

have been the site of a Roman fort guarding the crossing point of the River Exe (Gillard et al 

2008). A Roman presence in the area is also demonstrated by the recovery of pottery and 

coins dating to this period, which have been found at sites within the town (Devon HER:1380). 

6.2 The (Saxon) Early Medieval (AD 410 – AD 1066) 

6.2.1 In the Saxon period ‘Twyfyrde’ was the centre of a hundred (a form of political land division). 

An early settlement was probably located in what is now the north end of the town, in the 

vicinity of the castle and church (the proposed development lies to the south east of these 

historic buildings). This area of the urban core appears to have been church land or glebe 

allotted to Clare Portion, one of the parishioners of Tiverton. An important feature is the Town 

Leat (Devon HER 14085), the traditional water supply for the town. An important 9
th
 century 

royal settlement was also recorded with a complex of manorial buildings but its relationship to 

the proposed development site is not known (Mid Devon District Council, 1995).  

6.2.2 The Domesday survey of 1086 records the settlement having land for 36 ploughs, two mills 

and being worth £18 in tax (Turton and Weddell, 1989).  The sub-circular historic core of the 

town dating to around this period is now defined by Fore Street, Bampton Street, Newport 

Street and St Peter Street. It is suggested that this configuration of streets may reflect the 

limits of a pre-Conquest royal manorial precinct (Turton and Weddell, 1989). 

6.3 Medieval (AD 1066 – AD 1536) & Post-Medieval (AD 1537 – AD 1900) 

6.3.1 During the medieval period Tiverton was an important administrative and commercial centre 

for central Devon. The medieval town, which became a seat of the Earls of Devon and had a 

castle built in the area, was probably founded by William de Vernon (Earl of Devon) at the 

same time as Honiton and Plympton.  In 1224 burgage rents were recorded and represented 

as a borough in 1238 (Turton and Weddell 1989).  

6.3.2 Possible 11
th
 century Saxo-Norman and 13

th
 century pottery represent the earliest material 

dating to this period within the area of Tiverton. Burgage plots, within the historic core of the 

town previously mentioned, probably date from the 12
th
 or 13

th
 century; their boundaries are 

likely to reflect divisions between former strips of plough land lying within the furlongs of 

fossilised medieval open fields (Gillard et al 2008).  

6.3.3 Tiverton became a borough from at least 1224, receiving a market charter in 1274. From the 

late 14
th
 century it became an important focus of the Devon woollen industry and by the 16

th
 

and 17
th
 centuries Tiverton was one of the chief centres of the cloth trade in Devon. The 

wealth resulting from this trade is reflected in the rebuilding of the church, establishment of 

schools and almshouses, and upgrading of the external and internal detailing of the buildings 

in the town centre (Mid Devon District Council, 1995).  
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6.3.4 Within this core area – as seen for example on the OS 1:2500 map of 1894 (Plate 1) Only in 

the centre and the north-east quarter of the area is the pattern broken by the presence of the 

market house built in 1830 and by the large, formally laid out gardens of more imposing 

properties.  

 

Plate 1 – OS Map of Tiverton 1894  

6.3.5 Prosperity continued into the 18
th
 century, with many surviving late 18

th
 and 19

th
 century 

houses, particularly in St. Peter Street. However, as with other centres of the textiles industry 

in the south west, prosperity declined as the North of England became predominant in 

manufacturing during the 19
th
 century (Mid Devon District Council, 1995). 

6.4 Modern Period (1900 – present) 

6.4.1 In the 20
th
 century Tiverton’s economic decline continued.  A number of factories closed, 

including the Starkey Knight & Ford brewery, eventually being demolished to make way for 

later developments. The railway to Tiverton was also closed in 1964, while the Globe Elastic 

plant in Kennedy Way closed down in the 1980s.  Further change occurred in the 1990s when 

the Southern Relief Road (now "Great Western Way") was opened, indirectly resulting in the 

closure of Fore Street in the town centre to all but pedestrian traffic. (Gillard et al 2008). 
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6.5 Historic Map Regression  

 Dunsford’s Map of Tiverton, 1790 (Figure 4) 

6.5.1 Dunsford’s map shows what was the historic core of Tiverton, with the lane known as the 

‘Back Way’ dividing the core in an east – west direction. Though in-depth detail is lacking the 

map shows what is likely to be buildings fronting on to St Peter’s Street, with square garden 

plots to the rear of the properties. Though not labelled clearly the market place on Bampton 

Street, Alms House on St Peters Street and the Town Leat (running through the streets and 

the historic core) are all shown.  

Brown’s Map of Tiverton, 1843 (Figure 5) 

6.5.2 Brown’s map shows the core of Tiverton in much more detail than the previous map, with ‘The 

Market’, ‘Back Way’ and buildings all defined very clearly. The Methodist chapel to the south 

of the proposed development site is labelled with a ‘C’. Property boundaries and ornamental 

garden plans are depicted within the surrounding areas. As can be seen from this plan, and 

more clearly on Figure 5, there are outbuildings within the area of proposed development.  

OS Map of Tiverton, 1890 (Figure 6) 

6.5.3 The OS map shows less of the fine detail depicted in Brown’s earlier map; however, it still 

very clearly shows the property boundaries in place, along with building layouts and the road 

network. The proposed development site remains largely unchanged from that shown on the 

earlier map of 1843, apart from the addition of trees, the removal of northern outbuilding 

shown close to residential buildings in Brown’s map and the addition of two small buildings in 

the south west corner.   

OS Map of Tiverton, 1933 

6.5.4 The OS map shows a similar site plan as to that shown on the OS map of 1890, though a 

property division does occur within the proposed application site at this time, while the 

existing outbuilding to the east has been extended and the buildings to the south west have 

been retained/amended. The majority of residential buildings remain unchanged.    

 

Plate 2  – OS Map of Tiverton, 1933 
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6.6 Site Visit 

6.6.1 A visit of the site was conducted on Wednesday 31
st
 October, 2012. The purpose of this visit 

was to gain a greater understanding of existing land use and past impacts within the current 

site limits, along with an appreciation as to the potential for the survival of below ground 

archaeological deposits and/or heritage constraints. The following photos are included to 

illustrate pertinent points noted during the site visit.  

6.6.2 The proposed development site is located in an enclosed car park to the rear of 17 St Peters 

Street.  The site is flanked by listed buildings, though most are in some way shielded from 

view by more modern buildings and extensions. In all cases only the rear of the Listed 

Buildings are visible from the proposed development site (with the exception of 6-28 St Peters 

Street).   

6.6.3 The site visit also demonstrated that regarding of the ground surface has also occurred in the 

past, with what appears to be a spread of hardcore. This material could relate to generalised 

18
th
 to 20

th
 century demolition rubble observed in the watching brief undertaken by Exeter 

Archaeology in 2006 (see section 5.2).   

6.6.4 Photograph 1 shows the proposed development site (facing north west from the south east 

corner of the site). The car park is not formally laid out and has not been tarmacked. The 

white building in the centre of the photo is the rear of 17 St Peters Street.  

 

Photograph 1 - Proposed Development from the South East Corner of Site 

6.6.5 Photograph 2 shows the wall that defines the southern boundary of the site. The photograph 

was taken facing west and the Grade II* Listed Building of Amory House (MDV21601) can 

partially be seen on the left hand side of the photograph, although the view is largely 

obscured by the presence of the wall.  
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Photograph 2 – South Wall of Proposed Development Site 

6.6.6  Photograph 3 is taken facing in an eastwards direction towards the Grade II Listed Market 

Hall. However, the building is screened by the wall defining the eastern boundary of the 

application site. 

 

Photograph 3 – View in Direction of Market Hall booths (only roof visible) 

6.6.7 Photograph 4 shows the site, facing in a south east direction, from the ‘Back Way’, which 

leads from St Peters Street to the market. The slight rise in ground level can be seen on this 

photograph. As previously mentioned, the dump of material over this area may be debris from 

demolition of outbuildings shown in the south west corner of the site on the OS maps of 1890 

and 1933 (see figures 4 and 5). 
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Photograph 4 – View from the ‘Back Way’ to the Proposed Development Site 

6.6.8 Photograph 5 is taken in a north westerly direction, facing towards St Peters Street. The grey 

house in the centre of the photo is No. 26-28 St Peters Street, which is Grade II listed 

(MDV24491).  This is the only part of the St Peters Street frontage that is visible from the site 

of proposed development, demonstrating the minimal visual links between the two areas.  

 

Photograph 5 – View from Proposed Development Site towards St Peters Street 

6.6.9 Photograph 6 is take from the entrance into the site from St Peters Street. Taken in an 

easterly direction it shows the limited views into the site along the ‘Back Way’ from St Peters 

Street due to the narrow entrance of the height of the buildings on either side of the passage.  
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The restricted view is further limited by the presence of bins and a low level wall at the rear of 

17 St Peters Street (MDV89180).   

 
Photograph 6 – View from St Peters Street towards Proposed Development Site 

 



ST PETERS STREET, TIVERTON 
ARCHAEOLOGICAL DESK-BASED ASSESSMENT 

 

© AB Heritage Limited 2012   |   17   |  www.abheritage.co.uk 
 

 

7. SUMMARY OF EVIDENCE 

7.1 Summary of Known Cultural Heritage Receptors 

7.1.1 Within the limits of proposed development there are no known below ground archaeological 

remains 

7.1.2 St Peters Street is a good example of Georgian and Early Victorian architecture and is of 

regional importance, according to the Devon HER entry (MDV78990).  Within close proximity 

to the proposed development site are 10 Listed buildings, all of which are Grade II except 

Amory House, which is Grade II* (Figure 3).  These are listed below (Please see Figure 3): 

7.1.3 The site also falls within the Tiverton Conservation boundary and lies within the medieval core 

of the town.  

7.1.4 Below ground archaeological interventions have been undertaken in the locality (see section 

5.2). Specifically: 

• No significant stratified archaeology (modern breezeblock pillars and demolition material 

were revealed on site) was recorded by an archaeological Watching Brief at 19 St Peters 

Street in 2006 

• A range of medieval and post medieval features were recorded during an Evaluation and 

Excavation at the Bingo Hall undertaken by South West Archaeology in 2008   

7.2 Setting  

7.2.1 The site lies within what was the medieval core of Tiverton, with the layout of the town in this 

area partially reflecting the medieval burgage plots of the area, which may themselves reflect 

the earlier furlongs and strip divisions of the medieval field system.    

7.2.2 A number of buildings immediately surrounding the proposed development site appear to 

have been re-built / renovated into flats and additional housing during the 20
th
 century. The 

site itself (previously a garden area to the rear of the number 17 St Peters Street) now serves 

as a car park to the east of St Peters Street. The site lies at the rear of Ste Peters Street, with 

very limited views towards the frontage of the street.  

7.2.3 The area surrounding the proposed development site comprises a combination of post-

medieval and modern buildings, with a range of architectural styles.  It is not anticipated that 

the proposed works would result in an adverse impact to the setting of the historic/listed 

structures in the area, although it is advised that any works reflect design guidance 

associated with the sites location in a Conservation Area (see section 1.2) and do not detract 

from the overall character of this area. 
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8. IMPACT ASSESSMENT & MITIGATION STRATEGY 

8.1 Forms of Heritage Impact 

8.1.1 An archaeological resource can be affected by development in a number of ways: the removal 

of material during works, the destruction to sensitive deposits caused by the presence of 

heavy plant, and the alteration of stable ground conditions that may lead to degradation of the 

quality, and survival of buried archaeological remains. 

8.1.2 Equally, the built heritage can be affected by development typically in the form of possible 

demolition or loss of part of a structure or its grounds; increased visual intrusion, noise or 

vibration; changes in the original landscape; severance from linked features such as gardens, 

outbuildings for example, or through the loss of an amenity. The wider settings of historic 

buildings can be affected by development, and the unity of groups of buildings can be 

disrupted.  

8.2 Proposed Development 

8.2.1 The proposed development will require the construction of up to four new building plots for 

residential dwellings. The overall structure will be two floors, with individual garden plots to the 

rear of each property. The precise foundation plan has not been finalised; however, the 

following generalised construction activities are likely to be undertaken as part of this 

redevelopment:  

• Groundworks associated with any ground levelling works (build up and reduction; 

removal/excavation of existing surfaces and foundations; foundations for new structures)  

• Groundworks associated with the construction of any additional services (drainage, 

electric supply etc.) 

8.3 Predicted Impact of Proposed Development 

 Archaeological Impacts 

8.3.1 In relation to the archaeological resource it is possible that groundworks associated with 

proposed construction could impact on any surviving, but currently unknown, below ground 

archaeological deposits.   

8.3.2 As noted by other archaeological interventions in the area (see section 5.2), any deposits that 

are present are likely to represent the remains of previous post medieval activity in this area, 

including potential demolition debris from small outbuildings that were located within the site 

limits. Should such remains be identified they are likely to be of local importance, at most. 

8.3.3 Given the form of development, the predicted past disturbance in this area (see section 5.2), 

and the anticipated local significance of any remains present, it is concluded that there would 

be at most a minor significance of effects, in-line with Table 3. 

 Built Heritage Impacts 

8.3.4 There will be no direct physical impact on the fabric of any designated structures in the area 

associated with proposed works.  

8.3.5 In addition, there are not concluded to be significant adverse setting impacts on the built 

heritage resource surrounding the site.  This is a result of works facing the rear of designated 

properties, within and area that has a varying range of post medieval and modern structures. 
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Overall the proposed works would not negatively alter the character of the area and can be 

seen to improve the overall visual appearance of this area of current waste ground.    

8.4 Proposed Mitigation 

8.4.1 Based on the findings of this report it is concluded that there is a low potential to impact on 

below ground archaeological remains of, what are likely to be, local significance. The overall 

significance of effect of such impacts is therefore concluded to be Minor. 

8.4.2 It is proposed that the most effective way to mitigate such impacts would be to 

archaeologically monitor the initial intrusive ground works through provision of an 

archaeological watching brief. This would allow for any archaeological deposits surviving to be 

rapidly recorded where they are identified. 

8.4.4 There are no direct physical impacts upon the existing built heritage resource and any 

potential setting impact would be effectively mitigated through progression of good design 

works, taking into account the sites location with a conservation area.  
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9. CONCLUSIONS 

9.1 Overview 

9.1.1 AB Heritage were commissioned by Trevor J Spurway (Architect) Limited to produce an 

Archaeological Desk-Based Assessment covering the proposed redevelopment of 17 St 

Peters Street, Tiverton, Devon.  

9.1.2 The proposed development comprises the construction of up to four new building plots for 

residential dwellings on land to the rear of 17 St Peters Street, Tiverton. At present this work 

will likely include: 

• Construction of the new building plots and foundations 

• Re-configure the car park layout. 

9.2 Archaeological Resource & Impacts 

9.2.1 This assessment has identified no known below ground archaeological remains within the 

limits of proposed development; however, the survival and levels of the archaeology in this 

area are not known. It is likely that any archaeology that does exist would pre dated the 

medieval period as only temporary outbuildings have been identified in the cartography. 

Surviving archaeology is likely to have been heavily truncated by Post Medieval services, 

similar to those encountered in the watching brief at 19 St Peters Street.  

9.2.2 It has been concluded that the proposed development will not impact on the setting of St 

Peters Street, due to it being located to the rear of the street frontage with only very limited 

visual links with the street frontage. 

9.2.3 In relation to impacts on potential below ground archaeology it is possible that the excavation 

of building foundations could impact on any archaeological remains that may survive in this 

area. Overall, given the perceived past truncation in this area and the proposed form of 

development works, there is concluded to be a Minor significance effect on potential below 

ground archaeological remains. 

9.3 Recommended Mitigation Strategy 

9.3.1 Based on the findings of this report it is concluded that there is a low potential to impact on 

below ground archaeological remains of, what are likely to be, local significance. The overall 

significance of effect of such impacts is therefore concluded to be Minor. 

9.3.2 Based on the likely effects of proposed works it is recommended that an archaeological 

watching brief be put in place to monitor the initial ground works on site and record any 

archaeological remains identified. 
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