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Foreword

South Devon College are pleased to be able to submit this Local Development Order (LDO) for
consultation. The proposals outlined within it set a framework that will support the growth and success
of the College with all the wider benefits that education can bring to the region. The many direct and

indirect benefits are outlined in the Economic Statement.

The LDO will give security to the College that it can achieve its long term aspirations at the main
campus site and have confidence to invest. It is also very important for the College to achieve its
strategic objectives that it can respond quickly where external funding potential arises. The ability to
demonstrate that projects are deliverable, and that planning consent is not a risk, is crucial to

maximising external capital funding opportunities. This LDO would be of great benefit in this respect.

We understand that an LDO places responsibility on the College to develop in a responsible manner.
The College are committed to high quality facilities that provide the most inspiring environment
possible for our learners. We have demonstrated this commitment through recent developments at
the University Centre and South West Energy Centre and the framework proposals outline a similarly
high level of regard for inspirational architecture, high quality public realm and environmental

respect.

The College are committed to developing good relationships with the community and will continue
to undertake public consultation and engage with all stakeholders to develop facilities that benefit
the community in the widest sense. The area around the College has and will continue to develop as
an expanding settlement and the College is a critical part of the infrastructure serving that

community.
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1.6

Introduction

Background

South Devon College (‘the College’) have occupied their current campus at Vantage Point,
Long Road since 2005 (site location plan at Appendix 1), following a comprehensive review of
their accommodation in Torquay town centre, which led to an ambitious relocation plan to

Vantage Point.

The core objective was to relocate from their existing sites in Torquay and vehicle workshop
facility in Yalberton Industrial Estate, Paignton, to a single modern campus facility at Vantage

Point, Paignton.

The relocation strategy included the change of use of the Vantage Point building from use
class B1 (offices) to use class D1 (education) and major external and internal alterations and
extensions. This planning consent was secured in December 2003 (application reference
P/2003/1329/PA). The College entered into a section 106 agreement which set out the

College’s travel plan.

An overarching masterplan for the campus and Long Road (caravan park site) site was
approved as part of the planning consent. This masterplan made provision for future
expansion space for the College to ensure the campus location could accommodate its

future educational requirements.

Since this time further applications have been submitted for further developments in Phase Il of

the College’s masterplan. The applications submitted and consents secured have included:
e asports and coaching centre to the north of the campus.
¢ aland based building on open space immediately south west of the Sports facility site
¢ a University Centre on the caravan park site, completed in 2011
e an extension to the automotive block

Not all of the permissions secured have been implemented; this is partially due to

complications with securing funding.
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1.7

1.8

1.9

1.10

111

Site Context

This local development order ('LDO") relates to the College’s campus at Vantage Point, Long
Road, Paignton. The campus itself is the College’s principal operational site, with the highest
number of students in attendance. The campus was formerly known as the Waddeton

Industrial Estate, though much of this has now been adapted for use by the College.

Vantage Point serves as the primary building accommodating the College’s activities. The rest
of the site comprises a range of purpose built education buildings, such as the Automotive
and Construction Blocks and University Centre to the west of Vantage Point, and other
buildings that have been converted from former employment and industrial uses, such as S-
Block, a building leased from the adjacent landowner Devonshire Park, and Vantage Point
itself. The site also contains areas of hard standing, predominantly used for car parking and
servicing, areas of incidental landscaping and empty development plots (notably between

the Automotive Block and University Centre and the southwest corner of the site).

At its perimeter, the site is bordered by a number of trees and hedgerows, and other urban
development associated with the College and the historic employment activity in the area.
The area is also bordered to the immediate south by Long Road, which is the principal point of

highway access to the campus.

To the east of the College, is land referred to as the Syntech site. At present, this site comprises
primarily an area of hard standing, used for car parking and storage, along with a large
industrial building and associated ancillary buildings. The former Syntech site closed in 2014,
and is currently vacant. The College purchased the Syntech site in December 2013 and is
currently demolishing the existing buildings, which are over 50 years old and have reached

the end of their economic life.

The College campus is located in the southern neighbourhoods of Paignton. It is located on
the western side of the Brixham Road, which constitutes one of the main arterial routes
through the area. The neighbourhood of Goodrington lies to the east of the site. Since the site
lies at the edge of the developed limits of Paignton, the west of the site is dominated by open
countryside and agricultural holdings. The site falls within the administrative jurisdiction of

Torbay Council, which acts as the relevant local planning authority (LPA").
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Development Plan

The Statutory Development Plan for Torbay Council consists of the adopted Torbay Local Plan
(December 2015) and Sections 13-15 (The Historic Environment) and Sections 16-19 (The

Natural Environment) of the 2004 Adopted Torbay Local Plan Environmental Guide.

1.12  The subject site is not allocated for any site specific purpose within the adopted Local Plan.
Most of the land within the College’s ownership is ‘White Land’ and not subject to any
particular planning designations. However, part of the site located within Zone F is within an
Countryside Area (Policy C1) and Minerals Safeguarding Area ( Policy M3) of the adopted
Local Plan). The adjacent countryside around the Long Road campus also falls within a
strategic flight-way and sustenance zone for bats, associated with the South Hams Special

Area of Conservation (SAC).

1.13 The Local Plan contains a specific policy relating to ‘Education, Skills and Local Labour’ (Policy
SC3). This policy is of particular interest to the College as it states that: ‘The Council will support
initiatives and development that improve skills and links between work and education,
particularly through South Devon College and the Torbay and Southern Devon Health and

Care Trust.’

1.14 The proposals map accompanying the Plan shows the Syntech land falling within a ‘Future
Growth Area for housing and related development’ (edged in brown with speckling). This
forms part of a wider ‘Future Growth Area’ that includes the Devonshire Park land interests

and development sites to the north of the College along Brixham Road.

1.15 The ‘Future Growth Area’ is described within Policy SS2. In summary, they are broad locations
identified to deliver a majority of the future growth and development requirements for Torbay.
The allocations are broad and strategic in scale, rather than refined and prescriptive. As well
as housing, the areas are expected to bring forward a range of employment opportunities,
green infrastructure, recreation, leisure, infrastructure and other uses required for a holistic

development.

1.16 Further detail relating to the salient planning policies is provided within the Planning

Framework (November 2015, Bilfinger GVA).
Preparation of the LDO

1.17  Preparation of this LDO has involved discussions between Torbay Council and South Devon

College, the landowner.

1.18 The LDO has been prepared in accordance with the Town and Country Planning Act, and the

Town and Country Planning (Development Management Procedure) (England) Order 2015.
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1.19

1.20

1.21

1.22

1.23

The preparation of the Order included both informal consultation during the drafting of the

Order, and formal consultation on the proposed Order.

The preparation of an LDO provides a platform enabling accelerated delivery of education
and economic forms of development. Development of the whole site can be shaped around
functional and aesthetic needs. Once the LDO framework is in place, development can

proceed with no need to apply for planning permission.

This LDO has been prepared as it is considered to represent the most appropriate and
effective tool for simplifying the planning process and accelerating the delivery of education

and economic development at South Devon College.

A series of technical assessments and surveys have been undertaken to inform the LDO. See
Section 2. Development will be required to comply with parameter plans, approved by the

LDO (Appendix II).
Legislative Framework Governing the LDO Process

LDOs were introduced through the Planning and Compulsory Purchase Act 2004 and grant
planning permission for the specific form/type of development detailed in the order. These
primary powers were amended by the commencement of section 188 of the Planning Act
2008 in June 2009 and more detailed legal provisions on LDOs are contained in sections 61A to
61D and Schedule 4A of the Town and Country Planning Act 1990 (as amended) and article
38 of The Town and Country Planning (Development Management Procedure) (England)
Order 2015, as amended (the ‘DMPO’). The DMPO came into force in April 2015 as a
consolidation of the Town and Country Planning (Development Management Procedure)

Order 2010 and instruments which have amended that order.

The Growth and Infrastructure Act 2013 removed the requirement to formally consult the
Secretary of State prior to adoption enabling local authorities to approve an LDO immediately
after reviewing the results of local consultations. This was replaced by a requirement to notify
the Secretary of State, via the National Planning Casework Unit, as soon as practicable after

adoption.
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2. Evidence Base

2.1 LDOs are subject to the same technical scrutiny of planning applications and the LPA has to
be satisfied on the suitability of an area for the proposed development and its future

sustainability.
2.2 The supporting evidence base for the LDO is as follows:

Plans
e Site location plan dwg ref. 14139 101.01
e Existing site plan dwg ref. 14139 101.02
e Parameter plans:
0 Existing Campus Layout dwg ref. 14139 PP 001.LHC

0 Existing Campus Layout with Proposed Devonshire Park Layout dwg ref. 14139 PP
002.LHC

o Development Zones dwg ref. 14139 PP 003.LHC

0 Previous Planning Consents dwg ref. 14139 PP 004.LHC

o Vehicular & Parking Strategy dwg ref. 14139 PP 005.LHC

o0 Pedestrian Movement Strategy dwg ref. 14139 PP 006.LHC

o Development Block Strategy dwg ref. 14139 PP 007.LHC

0 Landscape Strategy dwg ref. 14139 PP 008.LHC

o Combined Strategy Plan dwg ref. 14139 PP 009.LHC

o Temporary Car Park Strategy dwg ref. dwg ref. 14139 PP 010.LHC
e lllustrative masterplan dwg ref. 14139 MP 01, November 2015
e lllustrative Aerial Visual - Campus dwg ref. 14139 MP 02, November 2015
e lllustrative Concept Visual - Lower Site (West) dwg ref. 14139 CV01, November 2015
e lllustrative Concept Visual - Lower Site (East) dwg ref. 14139 CV02, November 2015
e lllustrative Concept Visual - Lower Site (East) dwg ref. 14139 CV03, November 2015
e lllustrative Concept Visual - Upper Site dwg ref. 14139 CV04, November 2015

e Site Cross Section dwg ref. 14139 103.01
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South Devon College & Torbay Council Local Development Order

Reports
¢ Planning Framework (Bilfinger GVA, November 2015)
e Economic Statement (Bilfinger GVA, November 2015)
¢ Design and Access statement (Lacey Hickie Caley, November 2015)
e Landscape and Visual Impact Assessment (Lacey Hickie Caley, November 2015)
e Transport Assessment (Hydrock, November 2015)
e Travel Plan (Hydrock, November 2015)
¢ Flood Risk Assessment and Drainage Strategy (Clarkebond, October 2015)
e Ecological Impact Assessment (EAD, November 2015)
¢ Habitats Regulations Screening Report (EAD, November 2015)
e Tree Constraints Appraisal and Plans (1-7) (Doug Pratt Tree Consultancy, November 2015)
e Statement of Community involvement (Bilfinger GVA, November 2015)
e Ground Investigation Factual Report (Hyder, December 2013)

e Phase 2 Investigation, Geo-environmental Risk Assessment and Geotechnical Assessment
(Hyder, January 2014)

¢ Noise Survey Report (Mach Acoustics, September 2015)
e External Lighting Strategy (ESDP, October 2015)

e Sustainability Statement (ESDP, October 2015)
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3.2

3.3

34

35

3.6

3.7

Consultation Process

It is a requirement that LDOs are the subject of local consultation. LDO consultation
procedures are set out in article 38 of the Town and Country Planning (Development

Management Procedure) Order 2015.

Consultation must include any person with whom the LPA would have been required to
consult on an application for planning permission for the development proposed to be
permitted by the LDO. Both informal and formal consultation procedures are being followed
by the LPA.

All statutory stakeholders will be consulted and their informal comments will be addressed in
the LDO document. Should material modifications be required to the draft LDO, further formal

consultation will take place.

Prior to the Statutory Consultation process required by article 38 of the Town and Country
Planning (Development Management Procedure) Order 2015, public consultation has been
undertaken by the College. Details of these and other stakeholders consulted in the
preparation of the draft LDO are presented in the accompanying Statement of Community

Involvement.

The draft LDO and statement of reasons will be placed on the LPA's Planning Register, and will
be available for inspection online and at the Council’s offices, and open to formal

consultation responses for the statutory period of 28 days.

Further presentations will also be provided to the immediate local community during this
period, including a presentation to Paignton Neighbourhood Forum in December 2015. All
responses will be recorded and analysed according to material considerations and reported
to the LPA for initial consideration prior to making a formal recommendation on any changes
to the Planning Board [what is the Planning Board?] for consideration in accordance with

normal LPA decision making procedures.

The draft LDO and this statement of reasons report will be presented to the LPA's Development

Management Committee in early 2016, when approval will be sought.

May 2016 gva.co.uk



South Devon College & Torbay Council Local Development Order
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4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

4.9

Statement of Reasons

Purpose of the LDO

The purpose of this LDO is to enable a vibrant education area, promoting fit for purpose
education uses at the Long Road campus to maximise the success of the College. The
proposed lifetime of 15 years supports the implementation of the College’s estate strategy,

The LDO will give greater confidence to funders to invest in the College

This LDO wiill simplify planning control to give greater flexibility for the College to develop new
premises and facilities or adapt existing premises, whilst maintaining a successful and diverse

mix of education uses.

Performance of the LDO will be monitored annually by the LPA to ensure that it is achieving

this objective.

A process of pre-development notification is included with the LDO. Notice of all
development proposals will be given to the LPA in writing to allow confirmation that the

proposal is either within or beyond the scope of the LDO.

While the purpose of the LDO is to simplify planning control, development is only permitted
where the LPA is satisfied that it is in accordance with the permitted uses and development

parameters set out in the LDO.

Development proposals not in accordance with the provisions of this LDO will need to be

determined by a planning application.
The LDO Area

The LDO area is the area subject to this LDO as defined on plan 14139 L01.01. This area is

approximately 11.9 hectares in total.

Zones identified within the LDO area relate to areas of differing development constraint.

Specific development parameters and planning conditions may apply to these zones.

An illustrative masterplan (dwg ref. 14139 MpP 01 proposal is included as an indication as to how
the development could proceed, based on current requirements but this will evolve over

time, within the parameter constraints, to reflect the College’s changing needs.
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5.6

5.7

5.8

5.9

Overview of Permitted Development

This LDO wiill allow the development and redevelopment of land within the LDO area, subject

to the specific parameters and limitations set out in the LDO.
There is a cap on total floorspace permitted within the LDO area of 23,000 sqm.

Impacts on the strategic and local highway network from development permitted by the LDO
have been assessed in the accompanying Transport Assessment. Developer contributions may

be sought via a section 106 legal agreement to mitigate the impacts identified,

The LDO sets out the uses that are permitted, provided the proposed development is within

the defined development parameters.

The LDO is designed to allow development within the D1 uses class, C2 use classes (student
accommodation) and sui generis uses (specifically student accommodation). Associated

infrastructure and landscaping works will also be permitted.

Other minor operational development is also permitted by the Order, to allow, for example,
minor alterations to existing premises without the need for a planning application, in addition
to the provisions set out in Town and Country Planning (General Permitted

Development)(England) Order 2015 (as may be amended) or its successor.

The Order also allows for some “Other Uses” (defined by the LDO) that will help support the

sustainability and vitality of the Campus, such as small-scale café and recreation facilities.
Achieving sustainable development

The purpose of the LDO is to simplify planning control and encourage education and
economic growth; therefore, specific sustainability and design standards have not been
prescribed. Sustainable design will continue to be an important consideration for the College,

and the LPA will encourage innovation in design to achieve high standards in sustainability.

Sustainable development is a national and local priority (although the LPA does not as yet
have an adopted policy), and the development permitted by this order is expected to have
regard to best practice, which is likely to evolve during the lifetime of the LDO. As a minimum,
development permitted by the LDO will comply with the latest Building Control regulations, but

should exceed these standards where possible and feasible.
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5.10
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5.12

5.13

5.14

5.15

5.16

It is expected that there will be opportunities through this LDO to improve the overall
sustainability of the Campus. The design guidance provided with the LDO includes design

objectives that will, for example, seek to improve the sustainability of the Campus.

Where practical and viable, new development should seek to achieve high standards of

efficiency, such as BREEAM ‘very good’.

A condition of the LDO is that the ecological baseline is regularly reviewed and, where
necessary, surveys are updated on behalf of the LPA prior to development in the areas
affected. Materially significant changes to the ecological baseline may require a review of
the LDO.

General Permitted Development Order

The purpose of the LDO is to simplify planning control to encourage growth in education
facilities at South Devon College. This LDO does not alter, restrict or vary in any way, permitted
development rights under the Town and Country Planning (General Permitted
Development)(England) Order 2015 (as may be amended) or any successor legislation or

order.
Timescales

The LDO and the terms within it will be active for a period of 15 years following the day of its
adoption and will expire following this period. It will therefore cease to apply on the day

following the fifteenth anniversary of the adoption of this order.

The LPA will review progress with the LDO on the fifth anniversary of its adoption to be able to
fully reflect on the continuing suitability of the LDO in light of any changes to planning policy.
The review will be completed within 28 days of the fifth anniversary and at the end of the

review the LPA will determine whether to:
a) Retain the LDO as it stands for the remaining 10 years of its life;
b) Retain but revise some elements; or

c) Revoke and cancel the LDO

Development which has commenced under the provisions of the LDO can be completed in
the event that the LDO is revoked, or revised or expires. This is subject to the LPA's confirmation

of compliance issued under the Pre Development process.
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5.17

5.18

5.19

5.20

521

Development which has commenced under the provisions of the LDO can be completed
following expiry of the LDO after the end of the 15 year period; provided it still complies with

the established conditions and criteria for development.

Following the expiry of the LDO, any new development, changes to existing development or
changes to the restrictions imposed upon them by the LDO's conditions must not take place
until LPA has considered whether these changed can be agreed under the conditions of the

LDO by which they were permitted, or whether a planning application is required.
Environmental Impact Assessment ('EIA")

The uses that are to be permitted within the LDO are classed within Schedule 2 of the Town
and Country Planning (Environmental Impact Assessment) Regulations 2011 comprising urban
projects. Furthermore, as the area covered by the LDO is greater than 1 Ha, the threshold for

screening for EIA has been exceeded.

The LDO has, therefore, been subject to a screening opinion conducted by Bilfinger GVA
dated [16 July 2015]. This has been adopted by the LPA, confirming the development is
considered “not likely to have significant effects on the environment” and does not, therefore,

require an EIA. The EIA screening opinion is enclosed at Appendix Ill.
Compliance with other legislation

Development is permitted by this LDO where it is within the defined range of permitted uses
and development parameters. The LDO does not supersede the requirement for development
to comply with all other relevant UK and international legislation, for example building control

or environmental permits.
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6.

6.1

South Devon College Local Development Order

The development authorised in the Order area is set out below:
Class A:

Development for uses falling within use classes C2 and D1 of the Town and Country Planning

(Use Classes) Order 1987 (as amended) and student accommodation (sui generis use)
Subject to:
a) The limitations and restrictions in Table A
[this is covered by the conditions (condition 2)
b) Compliance with the conditions in Section 7
Class B:

Other Uses being limited to small-scale café, creche, recreation and innovation/pre-
incubation facilities falling within use classes A3 to A5, B1 and D2 respectively of the Town and

Country Planning (Use Classes) Order 1987 (as amended)
Subject to:
a) The limitations and restrictions in Table A

b) Such uses remaining ancillary to the primary use of the Site [i.e. pre-existing uses and

those permitted by Class A]

c) Such uses not exceeding a total of 3000 sq m in the area subject to the Local

Development Order

d) Any individual unit which exceeds 200 sqm is required to comply with the conditions in

Section 7.

Table A: LDO Development parameters

Parameter Limitations Exceptions Reason for
parameter

Parameter 1 New space not to exceed Excludes parking To control the

Total floor space | 23,000sgqm (GIA) current masterplan | areas including overall

in LDO area decked car parking | quantum of

(Additional to floorspace

existing

development) Impacts of greater

May 2016 gva.co.uk
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Local Development Order

Parameter

Limitations

Exceptions

Reason for

parameter

floorspace would
need to be
assessed by
separate planning
application

Suggested
Parameter 2
Zonal floor space
suggested in LDO
development
zones (excluding
roof-top plant
and roof-top
plant room type
space)

Zone A - Additional floorspace not
to exceed 500 sgm (GIA)

Zone B - Additional floorspace not
to exceed 5,000 sgm (GIA)

Zone C - Additional floorspace not
to exceed 15,000 sgm (GIA)

Zone D - Additional floorspace not
to exceed 1,500 sgm (GIA

Zone E — Nil

Zone F — Additional floorspace not to
exceed 1,000 sgm (GIA)

Zone G - Nil

Notwithstanding  the maximum
parameters set out above, the total
additional floorspace being will not
exceed that stated as the overall
GIA set out in Parameter 1

Note: In zones A, B
and C these
suggested areas are
stated to indicate
what s felt a
reasonable quantum
spread of
development
between zones -
however the figures
are indicative only
and may vary
depending on
College
requirements, but
development will still
be bound by
constraints of the
other parameter
controls within this
table.

InZone D, a
variance of 25% of
total floorspace is
permitted. Any
additional
floorspace
developed through
this variance must
be deducted from
the total floorspace
permitted by
Parameter 1.

In Zones E, F and G,
the floorspace
figures are absolute
and not indicative

To control the
overall disposition
and balance of
floorspace within
Campus

Parameter 3
Maximum
building height
(excluding plant
and plant room
type space) and
Siting

Zone A
Maximum number of storeys not to
exceed the existing Vantage Point
building

Maximum building height not to
exceed existing Vantage Point
building

Zone B
Maximum number of storeys not to
exceed 3

Maximum building height not to

None

To control visual
and amenity
impact

Informed by, and
to be read with
DAS and LVIA

May 2016 gva.co.uk
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Local Development Order

Parameter Limitations Exceptions Reason for
parameter
exceed existing University Centre
building.
Zone C
Maximum number of storeys not to
exceed 4 for residential buildings
and 3 for education buildings (to
reflect floor to ceiling heights for
alternative uses).
Maximum building height not to
exceed existing Vantage Point
building.
Zone D
Maximum number of storeys not to
exceed 2
Maximum building height not to
exceed 13.5m if a sports hall,
otherwise 9m or height of existing
Vantage Point building (whichever is
the lower)
Zone E
Not applicable
Zone F
Maximum number of storeys not to
exceed 1
Maximum building height not to
exceed 4m
Zone G
Not applicable
All Zones
All new buildings are to be sited 5
metres away  from external
boundaries, in the interests of
neighbour’s amenity, unless it can
be demonstrated that no harm wiill
be caused.
Parameter 4 In Zones A to E, the number of new | This figure excludes To maintain
Parking parking spaces will not to exceed | permanent standards in line
220 in total in the LDO area over the | replacement of with Torbay
current parking provision on the | current leased 300 Council's statutory
College's campus (the current | parking spaces on requirements and
provision to include the 300 leased | adjacent Devonshire | the South Devon
spaces on adjacent Devonshire | Park site being College Travel Plan
Park). relocated into the guidelines; or any
Development to be limited to the | LDO area other car parking
provision of visitor, student, staff, and standards
disabled parking. adopted by
Torbay Council
New parking spaces should be during
provided proportional to the the life of this LDO
provision of new floorspace, unless
otherwise agreed with the LPA.
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Parameter

Limitations

Exceptions

Reason for
parameter

Zone F

Development to be limited to the
provision of disabled parking to be
provided to local statutory
requirements within each
development phase

Zone G

No parking, to be retained as
playing field. Development as
parking may be applied for as a
separate planning application
subject to playing field re-provision

Parameter 5
Landscape

General

Landscape and landscape features
(both hard and soft), are to be
designed as an integral part of the
overall Campus masterplan

High quality legible design with
clearly defined links adopted

High quality public realm, to be
provided across the whole campus
to provide quality open space.
Features of biodiversity value, such
as hedgerows and woodland, to be
retained, and new features to
benefit biodiversity integrated into
the landscape design where
appropriate. All in accordance with
the design guidance set out in the
Design and Access Statement and
EclA.

Zone A

Re-dress and reinforce principle
College entrance approach,
providing a higher quallity, more
legible, and accessible approach

Long Road public transport ‘drop
off’ to be better integrated and
linked to campus route network,
and Colleges’ principle entrance

Raise quality and hierarchy of
pedestrian link between Vantage
Point and west field site with
enhanced traffic calming / shared
access cross-over

To provide and
maintain standard
of high quality
public realm, this
to be provided
across the whole
campus providing
quality open
space, alongside
protection and
enhancement of
hedgerows and
woodland areas,
providing key
ecological which
fringe the site

To mitigate visual
impact of any
future
development

To protect the
ecological
interest of site and
surrounding
habitats

Adjoining
residential
developments (i.e.
Devonshire Park
and Yannons
Farm) should also
ensure that their
common
boundaries are
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Parameter Limitations Exceptions Reason for
parameter
Zone B maintained at
Reinforce current ‘green core’ within <0.5lux

crescent to provide quality open
public space as key focal point
within College.

Seek to retain high quality trees
(categories A & B) where feasible. If
mitigation is necessary, structural
landscaping should be provided.

‘Dark corridor’ (<0.5 lux), minimum
5m width on northern boundary, to
comprise a Devon bank and native
hedgerow planting, maintaining
appropriate  separation (Ref -
External Lighting Strategy and
Ecology Report)

Zone C
Develop new site landscape to offer
e legible design with clearly
defined links and spaces
e a ‘publicrealm’ and
landscape which responds
to both the built form and
changing needs of users
landscape buffer to adjacent
proposed housing and commercial
sites

Zone D
Re-define parking to provide better
relationship with buildings

Provide stronger more legible and
safer routes across Campus. Respect
existing corridors.

‘Dark corridor’ (<0.5 lux), minimum
10m width, existing buffer to be
maintained as far as possible along
the site boundary, to comprise a
Devon bank and native hedgerow
planting, maintaining appropriate
separation on the western boundary
(Ref - External Lighting Strategy and
Ecology Report)

Zone E
Provide legible well defined and
safer links to Campus network

‘Dark corridor’ (<0.5 lux), minimum
10m width on western boundary
and 5m on eastern boundary,
existing buffer to be maintained as

Lux level will be
specific to the dark
corridor zone. Within
Zone D there is
existing car park
lighting. On the east
and west boundaries
where there is
existing residential
development, lux
level may be difficult
to achieve.
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Parameter

Limitations

Exceptions

Reason
parameter

for

far as possible along the site
boundary to comprise a Devon
bank and native hedgerow
planting, maintaining appropriate
separation between the
development and the residential
area of Yannons Farm (Ref -
External Lighting Strategy and
Ecology Report)

Zone F

Enhance and reinforce existing
landscape character to mitigate
visual and physical impact of new
development through effective
ecological mitigation, and natural
landscape interventions/buffers.

e ‘Dark corridor’ (<0.5 lux),
minimum 10m width, to be
maintained along the site
boundary to comprise a
Devon bank and native
hedgerow planting,
maintaining appropriate
separation between the
development and the
residential area of Yannons
Farm (Ref - External Lighting
Strategy and Ecology
Report)

Zone G

Should development for car park or
building be approved under
separate application, new strategic
landscape buffer to protect and
screen long distance views

‘Dark corridor’ (<0.5 lux), minimum
10m width on western boundary
and 5m on northern and eastern
boundary, to be maintained along
the site boundary to comprise a
Devon bank and native hedgerow
planting, maintaining appropriate
separation between the
development and the residential
area of Yannons Farm (Ref -
External Lighting Strategy and
Ecology Report)
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Parameter

Limitations

Exceptions

Reason
parameter

for

Zone A

Development must be respectful to
the existing Vantage Point building,
in scale, proportions, detailing, and
materials

Zone B
Development must respond and
reinforce existing layout, scale,
character, and expression of existing
buildings

Zone C

New development must have a
recognisable relationship and
continuity of form and expression
with the existing campus

Continuance and enrichment of
current architectural palette
informed by existing buildings

Parameter 6
Architectural
Character
Materials

/

Zone D
Development must respond and
reinforce existing layout, scale,
character, and expression of
Vantage Point and Sports Hall
extension

Zone E

No built development, however any
works to landscape / parking within
this area must respect the more
sensitive ecological and open
natural areas of the campus

Zone F

Development must respect the
more sensitive ecological and open
natural areas of the campus

Development must make use of
more natural materials palette with
buildings offering strong sustainability
credentials

Zone G

No built development, however any
works within this area must respect
the more sensitive ecological and
open natural areas of the campus

To maintain and
build upon the
‘vision” and high
quality built
environment for
the South Devon
College campus
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Parameter

Limitations

Exceptions

Reason for
parameter

Any new external building services
plant shall be designed to achieve
the proposed noise limits at the
nearest residential receivers

Anti-social activity within the college
grounds that may cause
disturbances at nearby dwellings are
to be managed and controlled by
the college supported by
appropriate design.

Adequate attenuation measures
shall be designed so to ensure that
typical activity within buildings or car
parks does not adversely affect
adjacent dwellings

This may include the specification of
glazing and window types as well as
acoustic attenuators or screening

Parameter 7
Noise
Management

Development shall be designed,
managed and operated in a
manner that does not cause
significant impacts during night-time
hours (23.00 -07.00) and moderate
annoyance during daytime hours.

New buildings
proposed to the
north or west side of
the college grounds
may require an
additional noise
survey to determine
the existing noise
climate at that area

To maintain the
existing noise
environment of the
local area and to
minimise risk of
complaint from
nearby dwellings

Parameter 8
External Lighting

Future external lighting schemes
must comply with the Guidance
Notes for the Reduction of Obtrusive
Light 2011, published by the
Institution of Lighting Professionals.

The maximum permitted night time
iluminance within the dark corridor is
0.5 lux.

Existing lighting to not exceed
current luminance.

British Standards for Road Lighting
and Car Park Lighting will be
applicable to any new or modified
access roads and parking areas,
respectively, subject to the
guidance in these standards not
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Parameter

Limitations

Exceptions

Reason
parameter

for

conflicting with the above
ecological design guidance and
parameters, and the Guidance
Notes for the Reduction of Obtrusive
Light,

Different environmental zones have
been established for the future site

development. These environmental
lighting zones are indicated on the

External Lighting Strategy Plan.

All above Parameter sections to be read in conjunction with accompanying Parameter Plans, Design

and Access Statement, and Landscape and Visual Impact Assessment Documents

Minor Operations

6.2 In addition to the provisions of the Town and Country Planning (General Permitted

Development)(England) Order 2015 , or its successor, the LDO permits minor operational

development provided it is within the parameters of the LDO. Pre-notification is not required

for these works.

6.3 Minor operational development permitted by the LDO is:

and windows

Changes to access to buildings

Reorganisation of vehicle parking
Provision of cycle parking

Provision of covered bin stores

Design Guidance

Installation of plant or small-scale micro renewable energy development

Changes to external appearance of buildings, including recladding, alterations to doors

6.4 Development shall be designed in accordance with and follow the accompanying South

Devon College design guidance (see Appendix IV and Design & Access Statement). This will

include building design, quality, landscaping, materials, site layout and accessibility.
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Demolition

6.5 The LDO grants planning permission for demolition of existing structures required to facilitate
development permitted by this LDO, or for removal of redundant structures. This is subject to
compliance with the planning conditions, which include the requirement for a construction
method statement to be submitted to and approved in writing by the local planning authority

prior to development commencing (including demolition works).
Planning conditions

6.6 Development permitted by this LDO shall be subject to the conditions set out in Section 7.
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7.

Conditions

General

1.

This LDO expires on [DD Month YYYY (15 years after adoption)]. All development which takes
advantage of this LDO provision must have commenced by this date. Any developments
commenced within the area after this date will not be able to take advantage of the LDO.
Development which has commenced under the provisions of the LDO can be completed in
the event that the LDO is revoked, or revised or expires. Development which has commenced
under the provisions of the LDO can be completed following expiry of the LDO after the end
of the 15 year period; provided it still complies with the established conditions and criteria for
development.

Reason: In order that the implications of the LDO can be reviewed.

Before commencement of development or a phase of development and in order to ensure
compliance with the LDO, all proposals which seek to benefit from the provisions of the LDO
must complete and submit to the Local Planning Authority the Pre-Development form
attached to this LDO (Appendix V) together with any plans and documents indicated in the
checklist. The Local Planning Authority will issue written confirmation of compliance (or non-
compliance) within 35 days of the receipt of the form or may issue a request for further
information. Failure by the Local Planning Authority to issue a response or a request for further
information within the set timescale will be seen as deemed acceptance of the proposal.

The Pre-Development form shall be accompanied by full details of the proposed
development including but not limited to:

Site location plan (scale 1:1250 or 1:2500)
e Block plan (1:500 or 1:200)

e Floor plans (1:50 or 1:100)

e Elevations (1:50 or 1:100)

e The pre-notification fee

e Otherinformation, for example works to trees, if applicable

Notification must be issued to the Local Planning Authority two weeks prior to commencement
of development, advising of the Developer’s intention to commence works on site,

Reason: In order that progress and compliance can be monitored and records can be kept of
outcomes.

Any development or phase of development authorised by the LDO shall be carried out in
accordance with the following documents and drawing numbers, unless otherwise agreed
with the Local Planning Authority:

e Site location plan dwg ref. 14139 101.01
e Existing site plan dwg ref. 14139 101.02
e Parameter plans:

o0 Existing Campus Layout dwg ref. 14139 PP 001.LHC
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0 Existing Campus Layout with Proposed Devonshire Park Layout dwg ref. 14139 PP
002.LHC

o Development Zones dwg ref. 14139 PP 003.LHC
0 Previous Planning Consents dwg ref. 14139 PP 004.LHC
0 Vehicular & Parking Strategy dwg ref. 14139 PP 005.LHC
o Pedestrian Movement Strategy dwg ref. 14139 PP 006.LHC
o Development Block Strategy dwg ref. 14139 PP 007.LHC
0 Landscape Strategy dwg ref. 14139 PP 008.LHC
o Combined Strategy Plan dwg ref. 14139 PP 009.LHC
o Temporary Car Park Strategy dwg ref. dwg ref. 14139 PP 010.LHC
e lllustrative masterplan dwg ref. 14139 MP 01, November 2015
e llustrative Aerial Visual - Campus dwg ref. 14139 MP 02, November 2015
e lllustrative Concept Visual - Lower Site (West) dwg ref. 14139 CV01, November 2015
e lllustrative Concept Visual - Lower Site (East) dwg ref. 14139 CV02, November 2015
e lllustrative Concept Visual - Lower Site (East) dwg ref. 14139 CV03, November 2015
e lllustrative Concept Visual - Upper Site dwg ref. 14139 CV04, November 2015
e Site Cross Section dwg ref. 14139_L03.01
e Planning Framework (Bilfinger GVA, November 2015)
e Economic Statement (Bilfinger GVA, November 2015)
¢ Design and Access statement (Lacey Hickie Caley, November 2015)
e Landscape and Visual Impact Assessment (Lacey Hickie Caley, November 2015)
e Transport Assessment (Hydrock, November 2015)
e Travel Plan (Hydrock, November 2015)
¢ Flood Risk Assessment and Drainage Strategy (Clarkebond, October 2015)
e Ecological Impact Assessment (EAD, November 2015)
¢ Habitats Regulations Screening Report (EAD, November 2015)
e Tree Constraints Appraisal and Plans (1-7) (Doug Pratt Tree Consultancy, November 2015)
e Statement of Community involvement (Bilfinger GVA, November 2015)

e Ground Investigation Factual Report (Hyder, December 2013)
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e Phase 2 Investigation, Geo-environmental Risk Assessment and Geotechnical Assessment

(Hyder, January 2014)
¢ Noise Survey Report (Mach Acoustics, September 2015)
e External Lighting Strategy (ESDP, October 2015)
e Sustainability Statement (ESDP, October 2015)

Reason: For the avoidance of doubt and in the interest of proper planning.

Drainage

4. No development or phase of development of the LDO area hereby approved shall be
commenced until surface water and foul drainage works for that part of the development
have been completed in accordance with details that have first been submitted to and
approved, in writing by the Local Planning Authority, in consultation with the Environment
Agency and South West Water.

Reason: To ensure the adequate provision of drainage infrastructure

Landscaping

5. No part of the development authorised by this LDO shall be occupied until a hard and soft
landscape scheme has been implemented for that part of the LDO area in accordance with
details that have first been submitted for prior approval by the Local Planning Authority. The
scheme shall be in accordance with the Landscape Strategy (in the Design Guidance
attached at Appendix IV) and include details of the size, species and positions for new trees
and plants, boundary treatments, surfacing materials. Any trees or plants indicated on the
approved scheme which, within a period of five years from the date of planting, die, are
removed or become seriously damaged or diseased shall be replaced during the next
planting season either with the same tree/plant as has previously been approved, or with
other trees or plants of a species and size that have first been approved in writing by the Local
Planning Authority.

Reason: To ensure the provision of an appropriate landscape setting to the development

Ecology

6. No development shall take place in Zones B, D, E, F and G until a ‘Dark Boundary Corridors
Map’ has been submitted to and approved in writing by the Local Planning Authority that
shows the areas of the site that will remain unlit with light levels no greater than 0.5 lux.

All subsequent development within Zones B, D, E, F and G shall be implemented and
maintained in accordance with the approved plan to ensure that light spill within the dark
areas does not exceed 0.5 lux, unless otherwise submitted to and approved in writing by the
Local Planning Authority.

Reason: To ensure that development is appropriate and does not harm the conservation
objectives of the South Hams SAC.

7. No development shall take place in Zones B, D, E, F and G until an integrated landscape and
lighting design strategy for the ‘Dark Boundary Corridors’ has been submitted to and
approved in writing by the local planning authority. The strategy shall:
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a) provide an evidence-based assessment of light levels for all proposed development,
consisting of a report and accompanying drawings of the site with the levels of predicted
iluminance and light spill in and adjacent to ‘dark boundary corridors’ shown by appropriate
isolines;

b) provide information, including a landscape planting schedule that seeks to provide an
adequate light buffer for future adjacent development and demonstrate that a light spill no
higher than 0.5 lux will be achieved within the ‘Dark Boundary Corridors’.

The approved landscape and lighting design strategy shall be implemented in accordance
with the approved detail and scheduling unless otherwise submitted to and approved in
writing by the Local Planning Authority.

Reason: To ensure that development is appropriate and does not harm the conservation
objectives of the South Hams SAC.

8. No development shall take place (including demolition, ground works, vegetation clearance)
until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted
to and approved in writing by the local planning authority. The CEMP (Biodiversity) shall be
prepared in accordance with specifications in BS42020; clause 10.2 and shall include the
following.

a) Risk assessment of potentially damaging construction activities.
b) Identification of ‘biodiversity protection zones’.

c) Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction (may be provided as a set of method statements).

d) The location and timing of sensitive works to avoid harm to biodiversity features. This includes
the use of protective fences, exclusion barriers and warning signs.

e) The times during construction when specialist ecologists need to be present on site to monitor
works to ensure compliance with the CEMP: Biodiversity, and the actions that will be undertaken.

f) Responsible persons and lines of communication.

g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person.

The approved CEMP shall be adhered to and implemented throughout the construction
period strictly in accordance with the approved details unless otherwise submitted to and
approved in writing by the local planning authority.

Reason: To ensure that development suitably considers biodiversity interests

9. No developmentin Zones B, D, E, F and G shall be occupied until a Landscape and Ecological
Management Plan (LEMP) has been submitted to and approved in writing by the local
planning authority. The content of the LEMP shall be prepared in accordance with the
specifications in BS42020; clause 11.1 and shall include the following:

a) Description and evaluation of features to be managed.

b) Ecological trends and constraints on site that might influence management.
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c)
d)
e)

f)

Aims and objectives of management.
Appropriate management options for achieving aims and objectives.
Prescriptions for management actions.

Preparation of a work schedule (including an annual work plan capable of being rolled

forward over a five year period).

9)

h)

10.

11.

Details of the body or organisation responsible for implementation of the plan.
On-going monitoring and remedial measures for biodiversity features included in the LEMP.

The LEMP shall also include details of the legal and funding mechanism(s) by which the long-
term implementation of the plan will be secured by the developer with the management
body(s) responsible for its delivery.

The approved LEMP shall be implemented in full and all future site management shall accord
with the approved detail, unless otherwise submitted to and approved in writing by the Local
Planning Authority.

Reason: To ensure that development suitably considers biodiversity interests

Environmental Protection

No external lighting, other than that submitted to an approved by the Local Planning Authority
within a Landscape and Lighting Design Strategy, shall be installed within the boundary of the
development or phase of development unless details have first been submitted for prior
approval by the Local Planning Authority.

Proposals shall seek to limit the levels of nightime iluminance and shall include the location,
number, luminance, angle of ilumination and type of each luminaire or light source and a lux
diagram showing the light spill from the scheme.

The external lighting shall be installed, operated and maintained operated in accordance
with the details thereby approved.

Reason: To protect the visual amenities of the area .

Contamination

If contamination is found, no development other than that required to be carried out as part
of an approved scheme of remediation shall take place until the approved remediation
scheme (which shall first be submitted in writing to the Local Planning Authority for approval)
has been carried out in accordance with its terms. The Local Planning Authority must be given
two weeks written notification of commencement of the remediation scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
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12.

13.

14.

15.

Piling or other foundation designs using penetrative measures shall not be permitted unless
otherwise submitted to and approved in writing by the Local Planning Authority, which may
be given for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to groundwater.

Reason: To prevent the pollution of groundwater

Traffic and Movement

Any development or phase of development which individually or cumulatively exceeds 3000
sqm gross external floorspace, will require an updated transport statement or transport
assessment (in accordance with the National Planning Policy Framework (NPPF) and National
Planning Policy Guidance (NPPG)) to accompany the Pre-Development form. A public
transport assessment must be undertaken as part of the assessment to ensure that services
can accommodate the demand of proposed users.

Reason: To ensure that traffic generated by the new development can be accommodated
on the highway network in the interests of highway safety.

An updated travel plan shall be submitted with the Pre Development form. This shall include a
review of the measures set out in the South Devon College Travel Plan (November 2015) and a
review of the modal shift from single occupancy vehicle users to more sustainable modes of
travel. All recommendations to achieve the necessary modal shift outlined within updated
travel plans shall be implemented in full.

Reason: To promote sustainable modes of transport and minimise the impact of vehicular
traffic on the highway network.

Construction Management

No part or phase of development shall take place until a site specific Construction
Environmental Management Plan has been submitted to and approved in writing by the Local
Planning Authority. The plan must demonstrate the use of the best practicable means to
reduce the effects of noise, vibration, dust and site lighting. The plan should include, but not
be limited to:

e Procedures for maintaining good public relations including complaint management,
public consultation and liaison

e Arrangements for liaison with Torbay Council's Pollution Control Team

¢ Al works and ancillary operations which are audible at the site boundary, or at such other
place as may be agreed with the Local Planning Authority, shall be carried out only
between the following hours:

o 08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 Hours on
Saturdays and; at no time on Sundays and Bank Holidays.
e Deliveries to, and removal of plant, equipment, machinery and waste from the site must
only take place within the permitted hours detailed above.

e Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and Vibration Control
on Construction and Open Sites shall be used to minimise noise disturbance from
construction works.

e Procedures for emergency deviation of the agreed working hours.

e Control measures for dust and other air-borne pollutants. This must also take into account
the need to protect any local resident who may have a particular susceptibility to air-
borne pollutants.
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16.

17.

e Measures for controlling the use of site lighting whether required for safe working or for
security purposes.

e The submission of a condition survey of the existing highway network.

Reason: In the interests of the amenities of surrounding occupiers

Prior to the commencement of development or phase of development, details of servicing
arrangements and the overall layout, including the proposed arrangement of access points
on to the highway and visibility splays in relation to the development proposed shall be
submitted for approval to the Local Highway Authority. The internal highway layout shall be in
accordance with the broad principles set out in the Design Guidance appended at Appendix
V.

Reason: In the interests of highway safety

No part or phase of the development hereby approved shall be brought into use or occupied
unless provision has been made for vehicle turning and car and cycle parking, related to that
part of the site, in accordance with details that shall have first been submitted to and
approved in writing by the Local Planning Authority. The provision made for the turning of
vehicles shall thereafter be permanently retained, kept free form obstruction and not used
other than for the turning of vehicles.

Reason: To ensure that appropriate parking provision is provided to serve the approved
development and ensure that vehicles enter and leave the highway in a forward gear in the
interests of highway safety.
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8.

8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

a)

b)

)

Pre Development Notification

Notification by SDC (or its successor in title) of proposed development must be made to the
local planning authority prior to commencement of development using the South Devon

College LDO Pre-development notification form.

The Pre Development forms part of the Order and sets out the information which the Council

will require before it can confirm whether development complies with the Order.

The Pre Development process must be followed for every propose development coming
forward under the Order. Development cannot be considered lawful development until the
Pre Development process has been undertaken and the Council has confirmed in writing that

the proposal complies with the Order.

The Local Planning Authority will confirm in writing or by email within 28 days of receipt of the

completed pre-development notification form that

the proposed development is permitted and therefore can proceed without the requirement
for a planning application, or

whether a separate planning application is required as the proposed development is beyond
the scope of the Order, or

further information is required, specifying the required details and reasons for them.

If the Council confirms development confirms with the Order, this will be considered as a grant
of planning permission for the purposes of Section 247 and Section 248 of the Town and
Country Planning Act 1990, allowing where appropriate an application to be made for the

stopping up or diverting of public highways or rights of way.

All development brought forward under the Order must comply with the conditions set out in

Schedule 7 of the Order.

The Order will not permit any development which is “Schedule 1 development” or “Schedule 2
development” as defined by the Town and Country Planning Environmental Impact

Assessment) (Amendment) Regulations 2015.

Failure of the local planning authority to respond in writing within this period will be deemed as

confirmation that the proposal is compliant with the provisions of this Order.
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9. Policy Implementation, Monitoring and Review

Policy Implementation

9.1 The Order supports the implementation of existing strategies, plans and policies and a national

and local level. The relevant strategies, plans and polices are listed below:

Torbay Local Plan (Adopted December 2015)

Policy SS1 — Growth Strategy for a prosperous Torbay

Policy SS2 — Future Growth Areas

Policy SS3 — Presumption in favour of sustainable development
Policy SS4 — The economy and employment

Policy SS5 - Employment space

Policy SS8 — Natural environment

Policy SS10 — Green infrastructure

Policy SS14 — Low carbon development and adaptation to climate change

Policy SDP1 — Paignton

Policy SDP3 — Paignton North and Western Area
Policy TA1 - Transport and accessibility

Policy TA2 — Development access

Policy TA3 - Parking Requirements

Policy C4 - Trees, hedgerows and natural landscape features
Policy NC1 - Biodiversity and geodiversity
Policy DE1 — Design

Policy DE2 - Building for Life

Policy DE3 — Development amenity

Policy DE4 - Building heights

Policy SC1 - Healthy Bay

Policy SC2 - Sport, leisure and recreation

Policy SC3 - Education, skills and local labour

Policy ES1 - Energy
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9.2

9.3

9.4

9.5

9.6

9.7

9.8

Policy ER1 - Flood risk

Policy ER2 — Water management

Policy ER3 — Contamination

Policy W1 - Waste hierarchy

Policy W5 — Waste water disposal

Sections 13-15 (The Historic Environment) and Sections 16-19 (The Natural Environment) of the

2004 Adopted Torbay Local Plan Environmental Guide

NPPF - National Planning Policy Framework

Monitoring

This LDO does not exclude applicants from applying for planning permission for developments

that are not permitted by this Order.

The LDO does not grant planning permission for any developments other than those expressly
listed. Normal planning application requirements will apply to those developments that fall

outside the scope of the LDO.

The LDO does not allow for changes of use between use classes, other than those that would
otherwise be permitted under the Town and Country Planning General Permitted

Development Order

The LDO does not alter, restrict or vary in any way, permitted development rights under the
Town and Country Planning (General Permitted Development Order 1995 (as amended) or

any successor legislation or order.

This LDO does not overrule the requirements of any other legislation, including but not
exclusively, Highways Acts, Environmental Protection Legislation, the Equality Act and the

Building Regulations.

Any development which requires an individual Environmental Impact Assessment (EIA) would
need to be assessed through a formal planning application submission as such developments

would fall outside the scope of this LDO.

Any development that does not comply with the terms and conditions of this Local
Development Order will be liable to formal enforcement proceedings Any ‘formal
enforcement proceedings’ will be subject to safeguards for developers enshrined in the
National Enforcement Charter, where a reasonable opportunity will be given for developers to

co-operate and quickly rectify any genuine mistakes where possible.
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9.9

9.10

9.11

9.12

9.13

9.14

The applicant is reminded that compliance with the conditions attached to this consent does
not preclude the Council from taking action under the Statutory Nuisance provisions of Part lll

of The Environmental Protection Act 1990.

Review

The LPA will review progress with the LDO on the fifth anniversary of its adoption to be able to
fully reflect on the continuing suitability of the order in light of any changes to planning policy.
The review will be completed within 28 days of the fifth anniversary and at the end of the

review the Council will determine whether to:

e Retain the LDO as it stands for the remaining 10 years of its life;
e Retain but revise some elements; or
e Revoke and Cancel the LDO

Proposed amendments to the Order following review by the local planning authority will be
subject to the consultation procedures set out in the Town and Country Planning

(Development Management Procedure) (England) Order 2015 (or its successor).

Revocation etc. of the LDO

The local planning authority may exercise its powers to amend or withdraw the Order
(provided by section 61A [6] of Town and Country Planning Act 1990) if it is satisfied that the
Order has consistently failed to meet the objective of the LDO as set out in the statement of
reasons, and it is considered that amendments to the Order would not overcome this or if

changes in material considerations require the Order to be revoked, amended or revised.

Should the local authority determine that the Order, in part or in whole, will be revoked or
amended or revised, it will give the landowner(s) for the time being a minimum of twelve

months’ notice prior to any such revocation, amendment or revision.

In pursuance of the Town and Country Planning Act section 61D, development that has
commenced lawfully before this Order is revoked, amended or revised (as the case may be),
may be completed notwithstanding that the effect of the revocation, amendment or revision

is to withdraw permission for the same.
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10. Legal Agreements

10.1  All developments within the LDO area will be exempt from future Community Infrastructure
Levy (CIL) requirements to reduce the cost to developers and therefore promote and
encourage education growth, economic development and employment generation in the

area.

10.2  Planning Obligations which would be secured by way of a Section 106 Agreement will be
determined following the statutory consultation period. It is anticipated that these would solely

relate to sustainable transport matters including bus stop improvements to serve the College.
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Please reply to:
ORB AY Matt Diamond, Senior Planning Officer —
COUNCIL B et Development Management, Spatial Planning
2™ Floor Electric House, Castle Circus,
Torquay TQ1 3DR

Ms Rebecca Collins MRTPI My ref: P/2015/0646/SCR

Bilfinger GVA Your ref: 07A702595

St Catherine's Court Telephone: 01803 207798

Berkeley Place E-mail: Matthew.Diamond@torbay.gov.uk
Bristol Website:  www.torbay.gov.uk

BS8 1BQ Date: 16 July 2015

Dear Rebecca

Re: Town and Country Planning {Environmental Impact Assessment) Regulations 2011 -
Screening Opinion by Torbay Council

Proposed outline planning application providing a new hi-tech centre, educational facilities
{Use Class D1), sports hall {(Use Class D2) and student accommodation (Use Class C2).

At
South Devon College, Vantage Point, Long Road, Paignton

| am writing in response to your letter received on 29 June 2015 requesting a formal screening opinion
under the Town and Country Planning (Environmental Impact Assessment) Regulations 2011 (as
amended) (‘the Regulations’) for the above proposed development. This letter constitutes Torbay
Council's formal screening opinion of the proposed development in accordance with regulation 5(5).

We confirm the proposed development is Schedule 2 development under the Regulations, as the
proposed development is an ‘urban development project’ (Schedule 2 10b) and the proposals exceed
two of the relevant thresholds in Column 2 of Schedule 2. Therefore, we have screened the proposed
development to determine whether it is likely to have any significant effects on the environment,
necessitating an Environmental Impact Assessment (EIA). In accordance with regulation 4 (6), we have
taken into account the selection criteria in Schedule 3 of the Regulations in making our determination.

We have determined that an EIA is not required, as the proposed development is unlikely to have any
significant effects on the environment by virtue of factors such as its nature, size or location. In
accordance with regulation 4 (7), please find enclosed a completed EIA Analysis and Screening
Proforma for the proposed development giving full reasons for this conclusion.

Schools and services for children and young people e social care and housing e recycling, waste
disposal and clean streets e community safety  roads and transportation e town planning e
tourism, harbours and economic regeneration e consumer protection and licensing e leisure,

museums, libraries and arts

If you require this in a different format or language, please contact me.



| hope that this answers your question o your satisfaction. Please note that this response is made
entirely without prejudice of any future decision of the Council on any subsequent planning application.

Yours sincerely

He{{(//\ fﬂo’ozﬁf}o'\

Matthew Diamond
Q(’ Senior Planning Officer — Development Management



EIA ANALYSIS AND SCREENING PROFORMA

ANALYSIS
1 Case Details
Applicant Case reference
a 07A702595
LPA case reference
b P/2015/0646/SCR
. SoS case reference
Site Address
d South Devon College, Vantage Point, Long Road, Paignton
Brief description of development
e Proposed outline planning application providing a new hi-tech centre,
educational facilities (Use Class D1), sports hall (Use Class D2) and
student accommodation (Use Class C2).
Approval of reserved matters?
f Yes
No X
Approval of conditions?
Yes
No X
If Yes, enter the description of development subject of the related
planning permission
g Area of development/works/new floorspace (as appropriate)
Site area = 11.8ha
Proposed gross floor area = 23,018 sq m
Existing gross floor area to be demolished = 19,268 sq m
Net gross floor area = + 3,750 sg m
2 EIA details
A Schedule 1
Is the proposed development Schedule 1 development as described in
Schedule 1 of the EIA Regulations?
@ Yes
No X
(i) If YES, under which description of development i.e. Nos. 1-21?
ii
B Schedule 2
0) Is the proposed development Schedule 2 development as

described in Column 1 of Schedule 2 of the EIA Regulations?

-1 -




Q)

Yes X

No

If YES, under which description of development in Column 1 i.e. Nos. 1-
1372

10b

i)

(@iv)

Is the development within, partly within, or near a ‘sensitive area’ as
defined by Regulation 2 of the EIA Regulations?

Yes

No X
If YES, which area?

™)

(vi)

Are the applicable thresholds/criteria in Column 2 exceeded/met?

Yes X

No
If yes, which applicable threshold/criteria?

i) more than 1lha of urban development
iii) site area exceeds 5ha

LPA/SOS Screening

All applications inc reserved matters/conditions

O

Q)

iii)

(@iv)

Has the LPA issued a Screening Opinion (SO)?

Yes

No X
Has the SoS (GO) issued a Screening Direction (SD)?

Yes

No X
If yes, is a copy of the SO/SD on the file?

Yes

No
If yes, is the SO/SD positive?

Yes

No

Reserved matters/conditions applications only

O

Was original PP subject to EIA screening?

Yes

No

Q)

Was a SO/SD issued for the original PP?

Yes

No

(iii)

If yes, is a copy of the SO/SD for the original PP on file?

Yes

No

Environmental Statement (ES)

Has the applicant supplied an ES for the current or previous (if reserved

-2-




matters or conditions) application?

Yes
No X
Name Matthew Diamond
Date 10 July 2015
SCREENING

A. CHECKLIST

Questions to be
considered

Likely/Unlikely - briefly
describe

Is this likely to result in a
Significant effect?

Yes/No - why?

Will construction, operation or
decommissioning of the Project
involve actions which will cause
physical changes in the locality
(topography, land use, changes in
waterbodies, etc)?

Likely - major urban

development project.

No — the construction phase
will be relatively short term;
the net gross floor area is
3,750 sq m, which is
insignificant in the context of
the surroundings.

Will construction or operation of
the Project use natural resources
such as land, water, materials or
energy, especially any resources
which are non-renewable or in
short supply?

Likely — construction will use
water, materials and energy.
Operation will use water and
energy, e.g. gas, electricity, etc.

No — the development will
not use natural resources
which are in significant short
supply. Whilst some
resources are non-renewable,
none are likely to be unusual
for a development project
and sustainable techniques
will be encouraged.

Will the Project involve use,
storage, transport, handling or
production of substances or
materials which could be harmful
to human health or the
environment or raise concerns
about actual or perceived risks to
human health?

Likely — construction materials
for development; potential onsite
contamination from  previous
uses; and small potential from
new high-tech centre.

No - substances and
materials used during
construction will be normal

for a development project
and unlikely to harm human
health or the environment.
Any onsite contamination can
be remediated through the
planning process.

Will the Project produce solid
wastes during construction or
operation or decommissioning?

Likely — construction waste and
operational waste.

No — not expected to be
unusual or excessive.

Will the Project release pollutants
or any hazardous, toxic or
noxious substances to air?

Likely - traffic pollution
generated by the development.
None during construction
provided potential contaminants
are properly managed in
accordance with best practice.

No — not expected to be
unusual or excessive. Traffic
impacts can be assessed in a
Transport Assessment and do
not need to be assessed as
part of an EIA.

Will the Project cause noise and

Likely — noise, vibration and light

No — these impacts can be

vibration or release of light, heat | pollution during construction. | controlled through the use of

energy or electromagnetic Light pollution from | planning conditions and/or

radiation? internal/external lighting during | obligations, and are therefore
operation. Potential noise | unlikely to have a significant
pollution from operation. effect.

Will the Project lead to risks of Likely — potential for | No — the risks during

contamination of land or water contaminated land and surface | construction can be

from releases of pollutants onto
the ground or into surface waters,
groundwater, coastal waters or

water runoff during construction.

controlled through the use of
planning conditions. Provided
the proper controls are in




the sea?

place, the proposals are
unlikely to release pollutants
which will have a significant
effect on the
environment.

8 | Are there any areas on or around | Likely — Derelict former industrial | No — this site is subject to a
the location which are already site to the east (Devonshire | current ‘live’ planning
subject to pollution or Park). application, with a resolution
environmental damage e.g. to grant planning permission
where existing legal subject to a condition to
environmental standards are remediate the site, among
exceeded, which could be other matters.
affected by the project?

9 | Will there be any risk of accidents | Likely — risk of accidents during | No — these are unlikely to
during construction or operation construction. Risk of accidents | result in a significant effect
of the Project which could affect from traffic generated by the | provided the proper controls
human health or the development. are in place and
environment? implemented.

10 | Will the Project result in social Likely — employment generated | No — whilst the development
changes, for example, in from construction and operation | will provide employment
demography, traditional lifestyles, | of additional educational | during construction and
employment? facilities. operation, this will not have a

significant effect on the
environment.

11 | Are there any areas on or around | Likely — partly within Countryside | No — whilst the development
the location which are protected Zone and Area of Great | will change the landscape
under international or national or | Landscape Value (AGLV) | character of the site, this can
local legislation for their (Adopted Torbay Local Plan |be mitigated through good
ecological, landscape, cultural or 1995-2011); and within greater | quality design. The impacts
other value, which could be horseshoe bat sustenance zone | on ecology, including greater
affected by the project? associated with South Hams | horseshoe bats, do not need

Special Area of Conservation | to be assessed as part of an
(SAC) at Berry Head. EIA. These impacts will be
assessed following the
appropriate surveys and
identification of appropriate
compensation/mitigation
measures. These measures
can be secured through the
use of planning conditions
and/or obligations; therefore,
there is unlikely to be a
significant effect on ecology.
The proposed development
will be screened separately
with reference to the Habitat
Regulations.
12 | Are there any other areas on or Likely — trees/hedgerows within | No — the development can be

around the location which are
important or sensitive for reasons
of their ecology e.g. wetlands,
watercourses or other
waterbodies, the coastal zone,
mountains, forests or woodlands,
which could be affected by the
project?

the site and around site
boundary; wildlife area on part of
the site to north.

designed to minimise impacts
to hedgerows/trees on and
around the site, and secure
additional plantings as
appropriate. The potential
impact of the development on
the wildlife area can be dealt
with as part of the planning




application, including surveys
if necessary.

1L3

Are there any areas on or around
the location which are used by
protected, important or sensitive
species of fauna or flora e.g. for
breeding, nesting, foraging,
resting, overwintering, migration,
which could be affected by the
project?

Likely — greater horseshoe bats
(see 11 above); other bat
species using the site; and cirl
buntings using the fields to the
north and west.

No — provided appropriate
compensation/mitigation
measures are identified and
secured where necessary, the
development is unlikely to
have a significant effect on
protected species.

14

Are there any inland, coastal,
marine or underground waters on
or around the location which
could be affected by the project?

Unlikely — none known in the

immediate vicinity.

N/7A

15

Are there any areas or features of
high landscape or scenic value on
or around the location which
could be affected by the project?

Likely — part of site within AGLV
to north.

No — see 11 above.

16

Is the project in a location where

Unlikely — limited views from

No — the location will not be

it is likely to be highly visible to surroundings. visible by many people,
many people? except students/visitors to

the college.
17 | Are there any routes on or around | Unlikely — proposed Hilltop Park | No — the development will

the location which are used by
the public for access to recreation
or other facilities, which could be
affected by the project?

in development site to the north,
but unlikely to be affected.

not have a significant effect
on the proposed park.

18

Are there any transport routes on
or around the location which are
susceptible to congestion or
which cause environmental
problems, which could be affected
by the project?

Likely - Brixham Road

susceptible to congestion.

No — whilst the development
could have an adverse effect
on the local highway
network, this will be assessed
in a Transport Assessment
and does not need an EIA.
Any off-site highway works
which are necessary to
facilitate the development will
be identified in the planning
application and secured by

planning conditions and/or
obligations.
19 | Are there any areas or features of | Unlikely — none in the immediate | N/A
historic or cultural importance on | vicinity.
or around the location which
could be affected by the project?
20 | Is the project located in a Unlikely — the site is previously | N/A
previously undeveloped area developed.
where there will be loss of
greenfield land?
21 | Are there existing land uses on or | Likely — existing | No — the proposed

around the location e.g. homes,
gardens, other private property,
industry, commerce, recreation,
public open space, community
facilities, agriculture, forestry,
tourism, mining or quarrying
which could be affected by the

uses to the
residential to

business/industrial
south and west;
the north.

development is unlikely to
have a significant effect on
the adjacent and nearby
existing land uses; the
impacts on these uses will be
taken into account in the
determination of the planning




project?

application.

22

Are there any areas on or around
the location which are densely
populated or built-up, which could
be affected by the project?

Likely -

business/industrial
south and west;
the north.

existing
uses to the
residential to

No — see 21 above.

23

Are there any areas on, or
around, the location which are
occupied by sensitive land uses
e.g. hospitals, schools, places of
worship, community facilities,
which could be affected by the
project?

Likely — South Devon College is
to the west of the site which
caters to pupils aged 14-16, as
well as older pupils.

No — the primary activity of
the development would be
further and higher education
teaching. While some of this
will relate to  specialist
technology, the use of the
site for education purposes
will not present any particular
risk for accidents or hazards.

24

Are there any areas on or around
the location which contain
important, high quality or scarce
resources e.g. groundwater,
surface waters, forestry,
agriculture, fisheries, tourism,
minerals, which could be affected
by the project?

Unlikely — mineral safeguarding
area to west, but this will be
unaffected.

N/7A

25

Is the project location susceptible
to earthquakes, subsidence,
landslides, erosion, flooding or
extreme or adverse climatic
conditions e.g. temperature
inversions, fogs, severe winds,
which could cause the project to
present environmental problems?

Unlikely — no evidence.

N/A

26

Are there any plans for future
land uses on or around the
location which could be affected
by the project?

Likely — current ’live’ planning
applications for mixed use
development to the north and
east.

No — the proposals are
unlikely to have a significant
effect on the proposed land

uses, which include
residential, provided potential
impacts are identified
through the planning
application process and any
necessary mitigation
measures secured by
planning conditions and/or
obligations.

27

Are there any other factors which
should be considered, such as
consequential development which
could lead to environmental
effects, or the potential for
cumulative impacts with other
existing or planned activities in
the locality?

Likely — cumulative impacts with
proposed developments to the
north and east.

No — the adjoining application
sites were screened under
the EIA Regulations and not
considered to be EIA
development. The cumulative
impacts will not have a
significant effect on the
environment to the extent of
warranting an Environmental
Statement and  will be
considered in the various
technical reports submitted
with the application.




B. CONCLUSIONS

0] Schedule and category of development
Schedule 2, category 10b
Summary of features of project and of its location
a | Characteristics of development
Major development comprising D1, D2 and C2 uses, following demolition of vacant, former
industrial buildings, with a net gross floor area of 3,750 sq m.
b | Location of development
(i) Previously developed, part ‘brownfield’ site on the edge of Paignton. Part of site within
Countryside Zone/AGLV to north. Whole site within sustenance zone associated with South
Hams Special Area of Conservation (SAC) at Berry Head. Adjacent to sites subject to ‘live’ major
planning applications for residential/mixed use development to the north and east.
c | Characteristics of the potential impact
Visual, ecological, contamination and traffic impacts.
If a SO/SD has been provided do you agree with it?
(iii) | Yes | -
No | -
Is it necessary to issue a SO/SD?
(iv) | Yes | X
No
Is an ES required?
(v) | Yes
No | X

C. SCREENING DECISION (Indicate below which assessment applies)

Action (produce e 2E1L
Assessment v | X | duefrom | response
model letter *x’) due
Sch 1 development ES Issue positive
required | or negative ]
SO/SD
Sch 2 development — threshold ES Issue positive
exceeded/criterion met/sensitive area and | required | or negative n
likely to have significant effects on the SO/SD
environment
Sch 2 development — not likely to have ES not Issue positive Torbay 20.07.15
significant effects on the environment required | or negative X | Council
SO/SD
Sch 2 development but effects not clear at | N/K Review when
this stage — file to be reviewed at a later appropriate - n
stage new info/case
progresses
Sch 2 but not EIA development — negative | ES not No action n
screening opinion - SoS agrees required | required
Sch 2 but not EIA development — positive ES not Issue negative M
screening opinion - SoS disagrees required | SO/SD

Name Matthew Diamond

Date 10 July 2015
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South Devon College

Local Development Order

Appendix V
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Applicant Agent

Name. ... Name. ...
AdAress....ovoi i, AdAresS. ..o
Postcode.........ccoviviiiii i Postcode.........ccviiiiii i
Telephone No........ccoviiiiiiii Telephoneno..........coooiii i
Email. ..o EMail. e
Address / location of proposed works

Description of development

Gross floorspace of proposed deVelopMENt. ... ..o e e

Brief statement explaining why proposed development is in conformity with LDO

Total cumulative gross floorspace occupied from South Devon College LDO on date
(o] il aTe)0]1ior= 11 o] o P TR

Declaration: | hereby give notice of my intention to carry out the above works. | also
confirm my intention that, if it is confirmed that planning permission is not required as
provided for by the South Devon College LDO, | shall carry out the proposed work in

accordance with the details included on this form and the associated scaled plans.

I understand that any variation from these details may require a re-assessment of the
situation.




Attached information

| attach the following information:

...Site location plan (scale 1:1250 or 1:2500)

...Block plan (1:500 or 1:200)

...Floor plans (1:50 or 1:100)

...Elevations (1:50 or 1:100)

...The pre-notification fee of £XX

...Other information, for example works to trees, if applicable (please list)

Freedom of Information Act:

Please note with regard to the above legislation, it is possible that this enquiry,
together with any response made by this Council, could be made available for
public inspection at some future date.

Building Regulations:
Please contact Torbay Council’s Building Control Section concerning any separate
consent that may be required under the Building Regulations.
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