RESPONSE TO CONSULTATION ON FOUNDRY LEA - ADVEARSE 
Planning application: P/RES/2021/04848 - dorsetforyou.com (dorsetcouncil.gov.uk)  
SUMMARY OF THE ADVEARSE POSITION 
1. The scale of this development and public interest requires it to be referred to the Planning Committee for full and public discussion.

2. Whilst we understand the pressures on local authorities to identify sites for housing, we recall the assessment of Taylor Wimpey at the time of the Local Plan discussions in 2013 that Vearse Farm was an inappropriate site for large scale development. Outline Planning Permission (OPP) was granted with reservations in 2017. The ’master plan’ now presented by Barratt/ Vistry has failed to address a number of significant issues and proves the Taylor Wimpey assessment. In ideal circumstances we would still argue the Council should reject the plans in their totality.

3. The Plans submitted are only for one part of the OPP - housing. There are no plans for the other facilities - employment, local centre, school etc. We cannot see how approval can be given without greater certainty about the full development.

4. The development will have a major impact on the town itself. In particular the issues for sewage, threat of flooding and traffic place significant risks and negative impacts on the quality of life in Bridport. These have not been adequately addressed in the master plan. we urge withholding approval until these have been fully addressed.

ADVEARSE - DETAILED RESPONSE 

A. ADVEARSE
Advearse has been in existence since 2013 and has consistently opposed the Vearse Farm development. Our website www.advearse.org.uk gives full details of our campaign and policy statements. Over the past 8 years we have provided input into the Inspection Hearing on the Local Plan which identified Vearse Farm as a site; the Outline Planning Hearing and the Judicial Review at Cardiff. We have the benefit of the input from those who respond on our website and Facebook page as well as legal experts in planning law. Members of ADVEARSE contributed to the development of the Neighbourhood Plan.

Since the sale of Vearse Farm to Barratt and Vistry, ADVEARSE has developed a positive and professional relationship with the developers. We welcome the ambition from Vistry to provide more affordable housing. Our complaint is not with the teams from Barratt and Vistry who have worked hard at community engagement.

Our current core objectives are to seek the best outcome for the town as a whole by ensuring that areas of major concern are addressed and to ensure that the commitments in the S106 agreements are met in full. 

B. STRUCTURE OF THE ADVEARSE RESPONSE 

In response to our enquiries Mike Garrity (Head of Planning, Economic Growth and Infrastructure) confirmed that this would be an application he expects to go to Planning Committee for determination.  This is encouraging, but it is vital that formal confirmation is given and a date set when this application will be referred to the Planning Committee. The first part of our submission sets out the case why the Planning Committee must have the fullest opportunity to discuss the application. Although we accept the momentum is with the developers, we would contend that if the development does not satisfy on all counts the committee should withhold approval until it does.

Part 2 summarises the reasons why we remain opposed to the entire development. These reasons are shared by many as can be seen in the responses which have been received in the consultation so far and to the OPP. The OPP hearing focussed on the access issues. We are asking the Committee to step back and, faced with the full implications of the proposed development, revisit the basis on which permission for the development was granted.

In the third part we set out a case for ongoing community involvement at a far higher level than thus far offered. 

Finally, we set out the key issues which the committee must consider in full and on which the local community will require reassurance. In our response we have included actions that we believe are required and essential and these are summarised in our final section.
C. THE ADVEARSE RESPONSE - Part 1 

Why it matters that the Foundry Lea proposal is given a full hearing at the Reserved Matters stage 

There are two broad reasons why Councillors must fully debate the approval of the Foundry Lea development at the reserved matters stage. 

1. The contentious selection of the Vearse Farm site for a massive housing development has never been properly subject to democratic consideration. 

2. Outline Planning Permission discussions were deliberately confined to ‘accesses’. Some members of the committee were unhappy but were assured that other matters would be fully dealt with at the reserved matters stage.

Expanding on both of these points. 

1. The flawed process which has brought us to this point. 

· WDDC identified VF for 760 houses and a mixed development including employment. The land is in the AONB (Area of Outstanding Natural Beauty) and the Inspector who examined the Local Plan accepted that there were ‘exceptional ‘circumstances for overriding the AONB protection. The exceptional circumstances were the national housing target which meant Dorset had to find sufficient sites. The proposed housing is not what is required in Bridport - we need houses that can be afforded by local people. 

· Bridport Town Council amongst others complained that WDDC did not consult properly about VF’s inclusion in the Local Plan. 

· ADVEARSE collated the many concerns which local people have about the development. These are explored more fully in part 2 

· Following its inclusion in the LP, we awaited the planning application. WDDC granted OPP in 2017. ADVEARSE proceeded with a Judicial Review - and won on 1 out of the 3 counts but failed simply because the Judge felt that the system would mean a similar result would happen in the future. Both judges who heard the case were critical of the Council’s handling of the application. We appreciate that, with the change of Council, the personnel in the planning team have changed, and we are looking to see a more professional approach at this stage.

· Although a S106 agreement has been drawn up which will provide capital for local projects, these in no way tackle the massive impact Foundry Lea will have on the town.  Recently Cornwall Council approved plans for a whole new town properly planned. Here there has been no real planning to integrate Foundry Lea into the rest of Bridport. This is our one chance to encourage the developers and Council to be ambitious and make it work for Bridport.

2. The issues which need to be fully explored at the reserved matters stage 

· EMPLOYMENT LAND 

· SEWERAGE, DRAINAGE AND FLOOD PREVENTION 

· TRANSPORT AND ACCESS

· SUSTAINABILITY AND CLIMATE CRISIS 

·  IMPACT ON TOWN FACILITIES 

These are the issues that were not discussed at the OPP stage but are key to the validity of the scheme. It is simply not acceptable that a scheme of this magnitude should be dealt with behind closed doors with no opportunity for public scrutiny. 

Action required: The reserved matters application is referred to the Planning Committee and that the matter discussed with sufficient time for a full exploration of the issues in public.

D. THE ADVEARSE RESPONSE Part 2 - SUMMARY OF REASONS FOR OPPOSING THIS SCHEME 

· The land lies in an Area of Outstanding Beauty. This should only be built on if there are exceptional circumstances. These do not exist other than the need for Dorset to meet the nationally imposed housing target. Bridport needs genuinely affordable (social) houses - it does not need properties which will be snapped up as second homes.

· The massive development does not fit the character of a small market town. 

· The scheme may increase the threat of catastrophic flooding. Just 2 miles from the sea, there is too little land to absorb run off from a site that is itself prone to regular flooding.

· The scheme has failed to address the pressures which the additional car movements will create in the town.

· The town infrastructure - Medical and dental services will not cope with the additional pressures of a 15% increase in population.

· The loss of good quality farmland whilst many brown field sites still exist in the County.

· In 2013 Taylor Wimpey concluded that the site was not viable for large scale development because of the complexity of the development. 
Action required: The Planning Committee review the scheme as a whole and consider the arguments against the scheme. We have studied the practicalities of revoking an Outline Planning Permission and are aware that this would require Secretary of State approval and be open to High Court challenge. Dorset Council would incur very significant costs which would be claimed by the landowner and developer. Thus, we accept that the Council will in no circumstances revoke the OPP. This situation highlights the shameful way in which Housing policy and planning in this country is in favour of developers. The West Dorset District Council misled public throughout this particular application. 

Given the relevance of the continuing strong and valid objections to the scheme, Dorset Council must be robust on behalf of the community it serves in ensuring that the scheme as a whole addresses issues of concern and secondly the scheme is redrawn so that it does not impact negatively on the town which it has been sited next to. 

E. THE ADVEARSE RESPONSE Part 3 - A CALL FOR GREATER COMMUNITY INVOLVEMENT 

Since the development was first mooted in the early 2010’s much has changed across the world in terms climate emergency and responses to COVID. There are many examples where local people have been empowered to take control of developments to ensure the creation of sustainable communities. 

In the application there is a reference to a ‘Master Plan’. The internet has excellent examples of masterplans from elsewhere in the country. In reality what has been presented at Foundry Lea is simply a placement of houses etc on the map. Yes, there are more affordable houses than the minimum required and the S106 donations to the town. In reality there has been no strategic thinking about how the development can fit into the town as a whole. The proposals meet the bare minimum of current environmental standards. We have the Bridport Neighbourhood Plan as the basis for discussion about a fully integrated town development plan. There is an existing working group on which we can build and we have a proactive and forward-thinking Town council. 

We accept that Barratt and Vistry have considered the issues but why not slow down and produce an exemplar development for a small market town. There is significant scope to increase the involvement of local organisations such as the Community Land Trust. Local people want to see all developments in the area including Foundry Lea conform to the highest standards of sustainable development and resilience. 

We understand that Barratt as a mass house builder will have to consider its profits.  However, Dorset Council must take the lead - this means slowing down the pace of development until a whole town plan has been agreed using Foundry Lea as the catalyst for a more sustainable and resilient community. It is noticeable in this context that the Local Plan consultation finished in January 2021 and yet there is no update plan has been produced.

Action required: Dorset Council and the developers commit to a community based long term plan which is ambitious in its strategic vision for utilising Foundry Lea as a catalyst for the development of the whole community.

F. THE ADVEARSE RESPONSE Part 4 - KEY ISSUES 

F.1 EMPLOYMENT LAND 
Our concern - the benefit promised to locals for accepting the 760 houses was the fact the scheme was a mixed-use development which also offered additional features such as employment, a local centre, school, care home etc. At present there are no plans for these. Already we are aware that there are plans for an additional 170 houses on land adjoining Vearse Farm. Should the employment land be used for yet more housing then this would simply be a vast housing estate dominating Bridport. The lack of the employment land plans must undermine the validity of the OPP.

Action required:
1) Approval is withheld until plans are submitted for the whole scheme.

2) Should that not be accepted then a binding commitment is be made that the employment land will not be used for housing. 

F.2 SEWERAGE, DRAINAGE AND FLOOD PREVENTION

ADVEARSE has long monitored and reported on the frequent flooding in the area around Vearse Farm. Recently national controversy about the release of sewage into rivers and sea was reflected in concerns expressed by Wessex Water itself about the impact of more housing developments on its ability to manage sewage and drain water capacity.

Extract from the Bridport News   According to Wessex Water the Bridport area has very risk for sewer incapacity, and there are frequent storm overflows.

‘Wessex Water is following a methodology to investigate and make improvements - however the company has warned that new developments proposed in Dorset Council's Local Plan are likely to put additional pressure on the system - and that upgrades will be needed to the sewer infrastructure. A spokesman stated that this will need to be agreed with the developer.’ 
There is no evidence that a thorough plan has been agreed. In the absence of time frames for this, it is hard to see that these will be in place before the first 400 houses are built. Although water is a public utility, the privatised water companies serve their shareholders with dividends. We frequently see increased discharges into rivers and seas. The fixes proposed by Wessex Water and the developers to accommodate Foundry Lea minimise their costs - the risks and costs of flood and discharges are to be carried by the local public, including the new Foundry Lea residents.

ADVEARSE members have studied the proposals in the Application and have many concerns. A foul water pumping station is planned with emergency storage - is this until new sewers are going to be built, will the pumping station have an emergency electricity supply?

In addition, do the attenuation ponds have the correct uplift to allow for climate change, they are shown as 40% but is the correct allowance category being applied? The development has an “in perpetuity” lifespan of 80 years, consequently we believe the 47% uplift figure should be applied.

There is a conflict here between the conditions relating to foul water disposal set out in the Decision Notice and the consultant’s claim that there is no need for a capacity check. It is difficult to believe that the foul water from the entire development can pass through a 300mm (less than 1 foot) sewer.

Action required:
1.1) Independent experts are appointed by Dorset Council to study and report on the viability of the plans.

1.2) Wessex Water and the developers publish the detailed risk assessments based on the capacity of the Bridport sewerage system to manage the additional sewage and the release of sewage into the rivers and sea and have agreed what measures need to be put in place.

1.3) Dorset Council and the developers indemnify local residents in Magdalen Lane should their properties flood as a result of the development. 
F.3 TRANSPORT AND ACCESS

Summary of key points 
Currently there are delays to the approval of the important Miles Cross roundabout scheme. Highways objected to the original 2015 outline planning application because of inadequate pedestrian and cycle links from the site, the revised OPP application failed to address the matter. Traffic generated from recent housing developments must also be considered.

Miles Cross junction
Condition 24 of the outline planning approval, 2nd May 2019 states that no part of the development may commence unless a detailed scheme at Miles Cross has been submitted to and approved in writing by the LPA (Local Planning Authority). The construction of the improved junction must be completed in advance of any occupation of the development. The junction must be assessed, approved and constructed to the satisfaction of the LPA and HE (Highways England). 

As of 16th December 2021, it would appear that no detailed scheme for Miles Cross has been submitted by the developer to the LPA or HE; this may be due to delays in areas involving the CTMP (Construction Traffic Management Plan) on the development site itself. The developers may have to apply for permission to temporarily close or divert public rights of way (footpaths and bridleways) on the site, this can be a lengthy process especially if there are objections by the public.

Town Centre traffic
Brookbanks Consulting were commissioned by HLM (Hallam Land Management) to examine and report on traffic flows in Bridport. Much of the data is from surveys conducted in 2015 and therefore out of date; it compares “current” traffic volumes at various points in Bridport with projected ones for a development of 850 homes on the Vearse Farm site. The report concludes that traffic flows would be within the acceptable RFC (ratio of flow to capacity) of 85% and DOS (degree of saturation) of 90% at critical junctions in the town during peak traffic times.

However, to maintain an RFC below 85% at the North Allington roundabout once the development was completed HLM, in consultation with the LPA, proposed that the pavement width there should be reduced by half so that the road could be widened to improve traffic flow. This would have left a pavement approximately 1.1 metres wide: clearly an inconvenience for pedestrians and possibly illegal under the Equalities Act 2010 (discrimination against disabled persons). The “improvement” to the roundabout junction was dropped after the LPA became aware of its shortcomings.

Since the Vearse Farm (now Foundry Lea) outline permission was granted there have been additional proposals and developments in and around Bridport that impact on traffic flows. These include 53 new homes at the co-housing development near Bridport Hospital, 33 new homes at Palmers Meadow and 83 new homes and commercial premises on the St Michaels site. There are also a significant number of smaller housing developments dotted around Bridport.

In addition, the extension to the Foundry Lea site is expected to produce 170 more homes. Even considering the fact that Brookbanks traffic flows were based on 850 homes their RFC and DOS figures require further scrutiny since they omit the 249 homes and commercial development listed above. It is imperative that Dorset Council arranges for independent traffic experts to conduct an up-to-date traffic survey in order to identify and address problems of traffic congestion resulting from the Foundry Lea development. The LPA must also consider the implications for future development in Bridport.
Access from the Foundry Lea Development Site
The highway authority objected to the original planning application (WD/D/15/002010) in a letter 25th November 2015 stating, “the application fails to deliver any adequate footway/cycleway links from the site into Bridport town centre and surrounding areas including the countryside and coast, other than via the B3162, contrary to the requirements of Local Plan policy BRID 1. Reliance on the B3162 alone will place undue pressure on a single route and, due to its relative inconvenience for parts of the site, it will promote vehicle movements that would otherwise be unnecessary. Consequently, in its current form, the proposed development would give rise to additional hazards on the existing highway network and would fail to deliver the sustainability objectives established by the Local Plan allocation.” 
The applicants, HLM, responded by proposing to create a new route from the northeast corner of the site up a ramp then across Magdalen Lane via the bus station for pedestrians and cyclists and new links to Pine View, Coronation Road, Edgehill Road and Broad Lane. The pedestrian and cycle links to Broad Lane were, presumably, in response to the failure of the original application to “deliver adequate footway/cycle links from the site into ………. and surrounding areas including countryside and coast.”  However, Broad Lane is devoid of footways and cycleways that should conform to the Local Plan COM 7. CREATING A SAFE AND EFFICIENT TRANSPORT NETWORK.

Pedestrian access to other countryside locations has not been considered in the application. Symondsbury village, Symonsdsbury School, Ilchester Arms Public House, Crepe Farm Business Park and Allington Hill immediately to the north of the development site is a popular local beauty spot owned by The Woodland Trust has two access points off B3162 via Park Road and a footpath to the west opposite the Foundry. Some footways between the site and routes to Allington Hill are less than one metre wide on one side of B3162 and non-existent on the other side: they cannot possibly conform to Local Plan COM7. CREATING A SAFE AND EFFICIENT TRANSPORT NETWORK.

The objection by Highways refers to the failure to deliver adequate links into Bridport town centre but the revised application, subsequently approved by Highways, only links as far as the bus station; it was approximately 100 metres short of Bridport town centre. However, since the original plan was submitted the “goalposts” have been moved and the Town Centre zone now abuts the bus station. On West Street its boundary used to be where the pavement widens at the former Sunny Day Nursery building. 

At a meeting between Advearse and DCC Highways on 7th December 2017 it was clear that the officers had not considered the pedestrian route from the bus station to the town centre, Advearse had to explain the route that would be used by pedestrians. The desire line would take pedestrians across Tannery Lane and then along West Street, where the footway is approximately 1.5 metres wide, towards the main shopping area. Pedestrians frequently must step into the road to pass each other, it’s impossible for mobility scooters and wheelchairs to safely pass on much of this stretch of pavement. Guidelines relating to the safety of pedestrians and compliance with Public Sector Equality Duty will be ignored should this be the adopted route into town. 

An alternative route from the bus station could lead across Tannery Lane closer to the Police Station and then north along St Michael’s Road to join West Street, however, a crossing point close to a sharp bend (in front of Police Station) could be hazardous. A crossing here could also encourage pedestrians towards Rope Walks (Waitrose) car park along the carriageway and very narrow pavements. 

The proposed ramp that leads from the development site to Magdalen Lane has a usable width of 2.5 metres, it is for use by pedestrians, cyclists, pushchairs, wheelchairs and mobility scooters travelling in both directions. As proposed, it is too narrow to be segregated but in the OPP the applicant’s Environmental Statement at 5.8.10 says: “Connections into Magdalen Lane and Pine View will ensure that segregated routes for pedestrians into and out of the development are provided. This will in turn assist in integrating the proposed development with the already established suburbs of Bridport as well as the town centre, thus providing safe routes for pedestrians between the proposed development and local amenities.”  

At the application hearing, 3rd November 2017, the Highways Officer stated that the pedestrian/cycle routes would not be segregated. To be safe, routes should follow Department of Transport guidelines, a segregated ramp without a central barrier would have to be 5 metres wide. Following discussion with Advearse the developer, Barratt Vistry Partnership, decided that the proposed ramp at Magdalen Lane was of insufficient width and that it should be segregated and wider than the one accepted by the LPA. Within the development boundary the Barratt Vistry Partnership intend a responsible solution to overcome the access route shortcoming at Magdalen Lane, unfortunately access specification beyond the development site is not within their remit, it is the responsibility of the LPA.

Dorset Council in their zeal to facilitate this application have ignored some rules and guidelines, as evidenced by the North Allington roundabout fiasco, the proposal to introduce cycle lanes on West Road (B3162), later withdrawn, and the acceptance of inadequate footways. 

The proposed plans state that a Travel Plan Co-ordinator will be employed by the developer to persuade residents of the development to adopt sustainable modes of transport.  Consequently, persons living on the Foundry Lea development will be actively encouraged to access Bridport town centre, the countryside and coast on dangerous routes that are not fit for purpose.

It is vital that the planning committee are confident that these routes comply with the recognised guidelines. Otherwise it is possible that Dorset Council and councillors could risk individual and collective litigation in the event of injury to members of the public. (Local Plan  COM 7. CREATING A SAFE AND EFFICIENT TRANSPORT NETWORK).

Whilst we accept these issues are not actually on the site, they arise directly from the Foundry Lea development and are covered by the S106 agreement. They are highly relevant to the application. A number of the respondees to the consultation have picked up these concerns which are so serious they cannot be ignored by the planning committee/officers. 
Action required:
1) Planning committee member/officers study our detailed criticisms of the plans and make a site visit to see for themselves the validity of these concerns.

2) Approval of the scheme is withheld until an updated traffic survey is conducted and a scheme is submitted which address the safe access to and from the Foundry Lea site.
F.4       SUSTAINABILITY AND CLIMATE CRISIS 

The detailed planning at Foundry Lea is to a large extent business as usual despite the fact that the UK along with the rest of the world faces a climate emergency and an existential crisis. Given that this is a major development that will take 5+ years to complete the prime focus of the developers and Dorset Council must be on mitigating the climate crisis and not continuing to contribute to it.

Whilst there are some positive elements (i.e., limited roof mounted solar PV, ‘Fabric first’ construction and some Electric vehicle charging points) these are nowhere near enough to make the essential move towards carbon neutral housing.
There is a clear responsibility for Dorset Council, having declared a climate crisis in 2019, to take the lead by requiring explicit commitments as part of the reserved matters (detailed planning) application:
Energy efficiency standards - The Government has confirmed that it will not amend the Planning and Energy Act 2008, which means that local authorities retain powers to set local energy efficiency standards for new homes. Dorset Council must respond by requiring energy efficiency standards that go beyond the minimum required by current Building Regulations for new homes and reflect the expected 2025 standards.
NPPF and sustainability - The development also needs to follow National Planning Policy Framework expectations on sustainability being consistent with the government’s zero carbon buildings policy. This means requiring the detailed plans to be at or close to zero carbon for the whole development. Much more focus is required on modern innovative technologies and methods (e.g., Air Source Heat Pumps, extensive use of solar panels, underfloor heating, passive house building standards etc).
BREEAM Communities – BREEAM (Building Research Establishment's Environmental Assessment Method) is the world's first sustainability rating scheme for the built environment and has contributed much to the strong focus in the UK on sustainability in building design, construction and use. The use of BREEAM Communities (recognised assessment of environmental performance) is not specifically mentioned and should be mandated.  The development should aim to achieve an Outstanding benchmark rating. Many Local Authorities have for some years been incorporating   environmental   standards   as   part   of   supplementary and planning guidance,  and  are  mandating  BREEAM,  including  within Section 106 agreements. It is only right that Dorset Council joins them.
Materials and energy saving - The materials for the Foundry Lea development are the usual, carbon intense, concrete, render, brick and reconstituted stone – the Material Plan and Sustainable Design and Construction Statement indicates that consideration will be given to sourcing environmentally friendly products. Consideration is not sufficient and should not be acceptable to Dorset Council. The materials for the development need to be low carbon and follow the UK housing: Fit for the future? Report by the Committee on Climate Change (CCC). This report states that new buildings need to be ultra-low energy, using close to Passive House levels of heating energy (using excellent airtightness, ventilation with heat recovery, high levels of insulation, triple glazing and timber frame).

There is no mention in the list of energy saving methods the use of underfloor heating. It is hard to understand why this is not considered in the energy consultant reports. Underfloor heating is easily installed as part of the build schedule and it is also cost-effective, offering far more benefits than a radiator system as underfloor heating is up to 25% more efficient than radiators.
The proposal for using solar panels is - approximately ~90 kWp Solar PV array; ~630 m2 roof mounted PV panels. For 760 houses this means that the average house will have just 0.8 m2 of PV panels.  Typically the recommended maximum domestic solar PV system size is 4kWp, or 16 standard panels (240W-250W) and takes up around 26m² of the roof area per house. On a rudimentary basis this would suggest that there is scope for up to 30 times more use of solar panels on the development.

Carbon Emissions Statement - The Carbon Emissions Statement for the development states that:
1. Installation of Ground Source Heat Pumps (GSHPs) for the provision of primary space / DHW heating for the building is not considered feasible due to financial reasons.

2. Air Source Heat Pumps (ASHPs) were dismissed as not considered the most viable and efficient option due to, among other reasons, the visual implications of external plant units.

Dorset Council must require the developers to look again at these decisions and insist on proper financial justification before ruling out energy and carbon emissions saving technology.

The Carbon Emissions Statement estimates the unregulated CO2 Emissions at 382,142 kg/year with a planned 10% saving through use of PV. It also states that based on Phase 1 design and current Building Regulations the total regulated CO2 emissions for the whole site would come to 1,077,705 kgCO2/year (with possible reduction if new standards come into force before the next two phases start). It is hard to reconcile over one million kilogrammes CO2 emissions a year from this development with the Dorset Council 2019 declaration of a climate emergency.

Phasing - The reserved matters submission sets out three phases of housing development, the first two phases set to build out at 2013 standards that will be replaced by higher standards after 2025 (Future Homes Standard - the standards in Part L (conservation of fuel and power) and Part F (ventilation) of the Building Regulations for new dwellings will be tightened from 2025). New homes built to comply with the Future Homes Standard will be expected to produce 75-80% lower CO2 emissions compared to current levels and will be zero carbon ready.

Given the climate crisis it is not acceptable for the issue of energy efficiency of new homes built in the first two phases to be left meeting the old 2013 standards. Instead, the anticipated 2025 standards must be required for this development. In the OPP it was highlighted that the house building would be 100 houses per year taking up to 10 years. The new phasing has close to 500 houses being built in 2-3 years. It appears that this accelerated building plan may because of the need to avoid having to comply with the new standards which will increase the house building cost but have the benefit of reducing the developments carbon emissions.
An example is gas boilers where the government has announced that by 2025, all new homes will be banned from installing gas and oil boilers and will instead be heated by low-carbon alternatives. The ban is part of a UK action plan to reach carbon net zero by 2050.

Also, house purchasers in the first two phases face the risk that their new homes will need to be retro fitted by them to meet future energy sourcing and performance requirements. An example is the planned use of gas-fired combi boilers for space and water heating which in future years may need to be replaced.

Best practice - Within the Bridport area there are two contrasting approaches to providing energy for new housing developments: the Bridport Co-housing scheme demonstrating the future of domestic energy production through setting up renewable micro grids and battery storage, and the Foundry Lea development settling for meeting minimum policy standards. Dorset Council need to require the latest best practice for the Foundry Lea development and not just settle for the minimum standards.

The Bridport co-housing project where the homes are timber-framed and have been designed to meet the AECB Standard, with near PassivHaus levels of insulation. There are solar panels on all the houses, a large battery store, and a site-wide micro-grid to maximise the use of solar power. The houses are heated using electricity generated by the solar panels, with hot water supplied by air source heat pumps. There will be the largest community microgrid of Photovoltaic panels in the UK.
This scheme demonstrates a very different solution to the UK’s housing problem. Designed to be affordable, high quality, energy efficient, climate resilient and nature friendly. Developers across the country need to take note of what is being achieved, it is short sighted not to attempt to emulate Bridport’s co-housing model of house building

Consultants - Sol Environment were engaged by the developers to undertake a sustainability assessment and a Carbon Emissions Statement to accompany the reserved matters application. The reports and their conclusions must be critically assessed and challenged. It is down to the planning committee to ensure that this is done rather than left to the officials to write their report and inevitably gloss over any shortcomings in the consultant reports. The officials’ failings in the OPP, as highlighted by the judicial review, must make the planning committee sit up and take notice and represent the interests of their electors and the wider community.

An independent consultant needs to be directly appointed by the planning committee to undertake a rigorous desk top analysis of the Sol reports and methodology using best practice benchmarks for sustainability and carbon emissions. The developers/Sol must assist by making available all their supporting documentation and analysis. The independent consultants report would then go directly to the planning committee to be considered alongside the rest of the reserved matters documentation.

Action required:
1) Dorset Council ask the developers to review and update the reserved matters application ensuring that it meets energy efficiency standards that go beyond the minimum required by current Building Regulations for new homes and align with the proposed new 2025 standards.

2) Dorset Council review the proposed phasing particularly in view of the squeezing in of the first two phases allowing a large majority of the houses built to comply with the old 2013 standards rather than the anticipated 2025 standards.

3) Dorset Council require the developers to adopt BREEAM Communities (recognised assessment of environmental performance) with the aim of achieving an Outstanding benchmark rating.

4) Dorset Council require the developers to reconsider the proposed energy saving methods – in particular far more extensive use of PV panels, heat pumps and the use of underfloor heating.
5) Dorset Council, in keeping with the declaration of a climate emergency, require the developers to substantially reduce the development wide annual CO2 emissions below the 1,077,705 kgCO2/year.
6) The Dorset Council planning committee members closely look at the Bridport Co-housing scheme and consider what best practice is applied to Foundry Lea.
7) 7)  The Dorset Council planning committee appoint independent consultants to undertake a rigorous desk top analysis of the Sol reports and methodology using best practice benchmarks for sustainability and carbon emissions. The independent consultants report would then go directly to the planning committee to be considered alongside the rest of the reserved matters documentation.
F.5 Impact on the town facilities 

· The myth of affordable housing 
Although we are pleased that Vistry are committed to building more than the minimum 35% ‘affordable’ houses, it is worth pointing out that at 80% of the market price these properties will still not be accessible to many people on low incomes and seasonal work in Bridport. 

Action required:
More discussions are held with the Community Land trust to increase the numbers of genuinely affordable (social) houses. 

· Car Parking 
The town car parks are already overflowing in peak holiday times. Passage through the town at capacity. It is utter fantasy to pretend encouraging the Foundry Lea residents to cycle or walk in will significantly reduce the massive increase in demand for parking.

Action required:
More provision for car parking in Bridport is put in place before the majority of houses are built.
· Public health facilities
Residents can supply details about the current shortage of GP’s and dentists and the difficulty in gaining access. This situation will only be exacerbated by the 15% population increase as a result of the Foundry Lea development together with the various other developments referred to earlier in our submission.

Action required:
Dorset Council engage with the NHS on increasing provision of GP and dental services for Bridport residents.

· Local education
As yet we can see no coherent plan about the provision of school places and how any new school will link to the existing school network.

Action required:
Dorset Council ensure that a plan for education provision in Bridport is produced that takes account of the population increase resulting from the Foundry Lea development together with the various other developments.

· Electricity Supply 

A typical three-bedroom house has an electricity supply of 9.2kva that would allow it to run systems and devices up to 9.2kw simultaneously. With the introduction of heat pumps for home heating, as opposed to gas, the supply would need to be increased to between 3 – 6kva. Home chargers for electric vehicles would also require an increased supply, typically 7kva for a domestic fast charger. From these figures one can see that the electricity supply requirements on an all-electric home could double. This is a dilemma facing developers of all new homes after 2025 since gas boilers are phased out on new builds.
Domestic boilers have an expected life span of 10 – 15 years, so all gas boilers in Foundry Lea will have replaced with heat pumps in time. It’s much cheaper to install a heat pump during construction than retro fit after 10 years and it’s likely to more efficient since the heat is distributed through a heavily insulated underfloor heating matrix rather than the radiators installed in older homes. 

However, uncertainty in the development of low and zero carbon technologies adds to the problem of deciding the best course to take. Hydrogen gas may replace natural gas for heating new homes; better solar panels allied to more efficient means of energy storage could reduce demand on the national grid; currently there are schemes looking at vehicle-to-grid technology whereby the energy stored in electric vehicles is fed back into the grid at times of high demand. 

Action required:
The developers re-consider their choice heating systems for the first two phases; and they also continually monitor the fast-moving growth of new low and zero carbon technologies and make changes to the plan as viable alternatives emerge.
Section G - Summary of required actions

1.Refer the application to the Planning Committee

The reserved matters application be referred to the Planning Committee and that the matter is discussed with sufficient time for a full exploration of the issues in public.

2. Withhold the approval until the matters of real concern which have not been addressed in the Master Plan are dealt with. 

Given the continuing strong and valid objections to the scheme, Dorset Council must be robust on behalf of the community it serves in ensuring that the scheme as a whole addresses issues of concern and secondly the scheme be redrawn so that it does not impact negatively on the town which it has been sited next to.

2.1 Dorset Council and the developers commit to a community based long term plan which is ambitious in its strategic vision for utilising Foundry Lea as a catalyst for the development of the whole community.

2.2 This plan is developed in full partnership with local community groups

3. Employment Land Plan - where is it? 

3.1 That approval is withheld until plans are submitted for the whole scheme.

3.2 A binding commitment be made that the employment land will not be used for housing.

4. Sewage and the threat of flooding

4.1  A study by independent experts of the proposals.

4.2  Wessex Water and the developers publish the detailed risk assessments based on the capacity of the Bridport sewerage system to manage the additional sewage and the release of sewage into the rivers and sea and have agreed what measures need to be put in place.

4.3  Dorset Council and the developers indemnify local residents in Magdalen Lane should their properties flood as a result of the development

5. Transport and access

Whilst we accept these issues are not actually on the site, they arise directly from the development and are covered by the S106 agreement. They are highly relevant to the application. A number of the respondees to the consultation have picked up these concerns which are so serious they cannot be ignored by those considering approval.  

5.1 Planning committee member/officers study our detailed criticisms of the plans and make a site visit to see for themselves the validity of these concerns.

5.2  Approval of the scheme is withheld until an updated traffic survey is conducted and a scheme is submitted which addresses the safe access to and from the Foundry Lea site.

6. Sustainability and climate crisis 
6.1 Dorset Council ask the developers to review and update the reserved matters application ensuring that it meets energy efficiency standards that go beyond the minimum required by current Building Regulations for new homes and align with the proposed new 2025 standards.

6.2 Dorset Council review the proposed phasing particularly in view of the squeezing in of the first two phases allowing the old 2013 standards rather than the anticipated 2025 standards to be followed.

6.3 Dorset Council require the developers to adopt BREEAM Communities (recognised assessment of environmental performance) with the aim of achieving an outstanding benchmark rating.

6.4 Dorset Council require the developers to reconsider the proposed energy saving methods – in particular far more extensive use of PV panels, heat pumps and the use of underfloor heating.

6.5 Dorset Council, in keeping with the declaration of a climate emergency, require the developers to reduce the development wide annual CO2 emissions substantially below the 1,077,705 kgCO2/year.

6.6 The Dorset Council planning committee members closely look at the Bridport Co-housing scheme and consider what best practice should be applied to Foundry Lea.

6.7 The Dorset Council planning committee appoint independent consultants to undertake a rigorous desk top analysis of the Sol reports and methodology using best practice benchmarks for sustainability and carbon emissions. The independent consultants report would then go directly to the planning committee to be considered alongside the rest of the reserved matters documentation.

7. Affordable Housing 

That more discussion be held with the Community Land trust to increase the numbers of genuinely affordable (social) houses.

8.Car Parking 

More provision for car parking in Bridport is put in place before the majority of houses are built.

9. A plan for education in Bridport. 

Dorset Council ensure that a plan for education provision in Bridport is produced that takes account of the  population increase resulting from the Foundry Lea development together with the various other developments

