West Dorset District Council - Flaxhayes Concept Statement - June 2007

June 2007

This concept statement has been based on an analysis of the site and adopted policies of the
council. It has been prepared by the Local Policy Team, provides informal officer guidance, and
should not be considered as binding on the council.

Introduction and Planning Policy context

Policy WA16a of the adopted West Figure 1: Location and local facilitiles
Dorset District Local Plan (July 2006)

allocates the site at Flaxhayes, north

of Court Orchard at Bridport, for

affordable housing to meet identified

local needs. This concept statement

provides more detailed advice on the

implementation of the policy.

The local plan states that the
development should provide:

- In the region of 52 units of
affordable housing
- Arange of types, sizes and
tenures
- Pedestrian and cycle links to the
existing Court Orchard
development © Crown copyright. All rights reserved. 100019783 2007
- Alink to the proposed
pedestrian / cycle route to Pymore Road (policy WA20)
- Vehicular access via St Swithin’'s Road and Rivervale

Site context

The 1.3 hectare (3.2 acre) site falls within the parish of Allington and is located directly to the north
of existing residential development in the Court Orchard estate. The site is bounded to the north
and west by agricultural land and the River Brit to the east. The site slopes quite steeply to the
north and west - up from the boundary with the existing housing. At the highest point, in the north-
west corner, there are significant views of the hills to the south, east and west.

The site is currently unmanaged fallow grassland, last used for pony grazing. An informal circular
route around the edge of the field is used for dog walking. Public road access into the Court
Orchard estate to the site is limited. The most direct route from the site into the town centre is a
1.2km (15 minute) walk via St Swithin's Road, joining the B3162 (North Allington road) close to its
junction with West Street. Both the local primary (St Catherine’s School) and secondary (Colfox
School) schools are situated to the north-east of the site on the eastern side of the River Brit, off
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the Pymore Road. There is no direct public vehicular route from the Court Orchard estate across
the River Brit to the Pymore Road. There is an informal pedestrian route through the North Mills
industrial estate. A public footpath, further to the south, provides a pedestrian link from St
Swithin’s Road, across the River Brit, to North Mills Road and onto Pymore Road.

The newly built Bridport medical centre is a 15 minute walk from the site, located on the western
side of the town on the southern side of West Allington Road.

Site Analysis

The site analysis has identified a number of constraints on the development, which will affect the
chosen design solution (see Figure 2).
Figure 2: Site Analysis

© Crown copyright. All rights reserved. 100019783 2007
- The site is entirely within the Area of Outstanding Natural Beauty (AONB).

- There is no existing vehicular access. The proposed main access route passes through zone
2 of the flood risk area and is within 8m of the flood defences. There is no safe, easy and
attractive pedestrian and cycle route from the northern part of the Court Orchard estate to the
Colfox High School and St Catherine’s Primary School.

- There are significant changes in levels across the site, which slopes down towards the
existing housing and the river. The land in the north-west of the site is therefore prominent
and unsuitable for development. The development is also likely to generate significant
volumes of surface water.

- The site is crossed at its eastern end by 33kv overhead power lines carrying the main supply
and backup supply for Bridport. This affects the proposed vehicular access. The site is also
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crossed by an 11kv power line, and a further 11kv power line runs underground through the
site, 3.5m in from the southern boundary at a depth of 0.8 to 1.0m.

Development Guidelines

Landscape, ecology and archaeology

Access

Land has been allocated within the AONB for this development due to the important local
need for affordable housing. In developing the site, special regard must be given to the
conservation of the natural beauty of the AONB.

There should be no built development above the 20m contour line: land above this level in
the north western corner of the site is visually prominent and allows wide ranging views to
the south, east and west. Development of this land would be overly prominent in the
AONB and this area should therefore be retained as open space.

Open spaces and natural areas of the site should be enhanced where possible: trees and
hedgerows should be retained and their management secured.

A comprehensive landscape scheme should be submitted with any application.

An ecological survey should be undertaken to check for protected species and guide
decisions about future management of open space.

A desktop archaeological survey should be undertaken to check whether there is any
archaeological interest on the site.

The only location currently suitable for providing vehicular access to the site is at the
eastern edge of the site as indicated in the local plan. Existing vehicle accesses to the
rear parking areas to the south of the site behind properties in Rivervale, are currently too
narrow to be used in connection with the development and would need to be widened.

The main access would join the existing road network at the junction of Rivervale and St
Swithin’s Road. The route from there into the site crosses an area of amenity land which
falls within a zone 2 flood risk area. The access would also be within 8m of an existing
flood defence embankment. The Environment Agency must, therefore, be consulted at an
early stage in designing the development. The Agency has asked that further details,
including a detailed survey and a proposed highway layout, be provided for comment.

There are also opportunities to provide additional pedestrian access points linking with
adjoining development in Rivervale and Orchard Avenue. This would help to provide a
more permeable layout with a choice of routes. Providing alternative vehicular routes
would be dependent upon widening the existing accesses to the rear parking areas (see
the first point above).

The development should include a link to the proposed pedestrian / cycle route to Pymore
Road as referred to in Policy WA20 of the adopted local plan. This would allow for easier
access to the schools and provides an alternative and slightly shorter way into the town
centre via Victoria Grove. This route will require the construction of a foot/cycle bridge
over the River Brit and it is likely that developer contributions towards the costs of this
work will be required. There is however the possibility that such contributions could be set
against the recreation/open space requirements for the site (see the section on amenity
space requirements below).

Pedestrian links with adjoining development and through the site should be provided,
including the opportunity for circular dog-walking routes (the site is currently used
informally for dog walking).
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All roads should be constructed to the Local Highway Authority (Dorset County Council)
adoption standards. Privately maintained roads would not be appropriate in a
development of local needs housing.

Avoiding flood risk

Part of the site (the main access route) falls within a zone 2 flood risk area.

A flood risk assessment will be needed, demonstrating that surface water runoff can be
maintained at greenfield runoff rates for the 1 in 100 years critical storm event, including
allowance for climate change.

Land drainage consent is required for all works within 8m of the River Brit or an
Environment Agency Flood Defence Asset: this will affect the construction of the access
road and the Environment Agency must be consulted (see above).

There is a risk that the development could create significant surface water runoff due to
the slope down to existing housing. Flooding on and off site can be avoided by reducing
and intercepting surface water runoff. The use of sustainable urban drainage systems is
recommended.

Surface water disposal mechanisms e.g. sewers, should be suitable for adoption by the
relevant agency (Wessex Water). Privately maintained sewers would not be appropriate in
a development of local needs housing.

Power lines

The housing layout should avoid development underneath and immediately adjoining the
major overhead power lines on the eastern part of the site. Alternatively these may be
diverted or laid underground.

The smaller overhead power lines crossing north-south further west on the site should be
laid underground following what will be a new road line.

Housing design and layout

The site can accommodate approximately 52 dwellings (or more depending upon the size
of units proposed), allowing for the retention of the open space above the 20m contour
and also the retention of an open area around the major power line on the eastern part of
the site.

The layout will need to be designed to accommodate the changes in levels: the site slopes
upwards from below 15m in the south-eastern corner of the site to above 20m in the
north-western corner. Houses will need to be cut into the slope.

The site may include both houses and flats but none should be more than 2 storeys high.
Adjoining development is predominantly 2 storey brick-built houses and flats with some
bungalows. Roofs are concrete tiles.

Development must avoid overlooking or overshadowing of existing houses and gardens.

Development should reflect the scale and character of existing development, which is
modern in style. An overly traditional or pastiche style (for example stone and thatch
cottages or Georgian town houses) would actually be out of keeping. High quality
contemporary designs would be welcomed.

Frontage development could be introduced to provide surveillance of the existing parking
area to the rear of properties in Rivervale (see figure 3).

A design and access statement will need to accompany any planning application.
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Figure 3: Design Guidelines Summary

© Crown copyright. All rights reserved. 100019783 2007

Amenity space requirements

The development will need to include amenity open space, much of which will be provided
through leaving the area above the 20 metre contour free of development together with
the area adjacent to the river.

The council currently has no adopted local standards for public open space, but emerging
survey work recommends a standard of 2.2 hectares of open space per 1,000 population
to be applied in the Bridport area. This figure excludes natural and semi-natural green
space for which there is an over provision. Assuming 52 houses on the site and an
average occupancy rate of 2.21 persons, this equates to a need for up to 0.25 hectares,
0.15 hectares of which should be provided on-site with an equipped play area. The
remaining 0.1 hectares can be provided off-site. The draft survey also highlighted a
shortfall in the Bridport area for outdoor sport provision to and contributions to this type of
provision will be negotiated as part of the application. Bridport has an over-provision of
natural and semi-natural green space but public access to these areas should be retained
and/or improved as part of the development and, where there are opportunities to do so,
new access routes to the countryside provided.

The indicative layout suggests that open space above the 20m contour line together with
the open space in the flood risk area (which lies outside the site allocation), would provide
in the region of half a hectare. The need for allotments and an equipped children’s play
area has been highlighted by the town and parish councils. Developer contributions to
improving existing or providing new facilities within easy walking distance, and the
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pedestrian/cycle link referred to in Policy WA20, could be considered instead of on-site
provision.

Parking

- The council will expect car parking and cycle parking to be provided in line with the
standards included in Appendix 1 of the local plan. However, county-wide residential
parking standards are currently being drafted, and it is expected that the resulting draft
standards will be used for the development.

Contact Information

West Dorset District Council - Development Control Case Officer: Gerry Hughes, tel: (01305)
251010 ext 2231 or email g.hughes@westdorset-dc.gov.uk

Dorset County Council - Senior Engineer, Development Liaison: lan Madgwick, tel: (01305)
224265 or email i.madgwick@dorset-cc.gov.uk

West Dorset District Council
Stratton House, 58/60 High West Street
Dorchester, Dorset DT1 1 UZ

Tel 01305 251010 Fax: 01305 251481
DX: Dorchester 8724
www.dorsetforyou.com
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