
 
Local Review Reference: 23/00030/RNONDT 
Planning Application Reference: 23/00026/FUL 
Development Proposal:  Change of use of shop and alterations to form 2 no dwellinghouses 
Location: 22-24 South Street, Duns 
Applicant: Mr Hugh Garratt 
 
Scottish Borders Local Development Plan 2016 
 
POLICY PMD2: QUALITY STANDARDS 
 
All new development will be expected to be of high quality in accordance with sustainability 
principles, designed to fit with Scottish Borders townscapes and to integrate with its landscape 
surroundings.  The standards which will apply to all development are that: 
 
Sustainability  
a)  In terms of layout, orientation, construction and energy supply, the developer has 
demonstrated that appropriate measures have been taken to maximise the efficient use of 
energy and resources, including the use of renewable energy and resources such as District 
Heating Schemes and the incorporation of sustainable construction techniques in accordance 
with supplementary planning guidance.  Planning applications must demonstrate that the 
current carbon dioxide emissions reduction target has been met, with at least half of this target 
met through the use of low or zero carbon technology, 
b)  it provides digital connectivity and associated infrastructure, 
c)  it provides for Sustainable Urban Drainage Systems in the context of overall provision 
of Green Infrastructure where appropriate and their after-care and maintenance, 
d)  it encourages minimal water usage for new developments, 
e)  it provides for appropriate internal and external provision for waste storage and 
presentation with, in all instances, separate provision for waste and recycling and, depending 
on the location, separate provision for composting facilities, 
f)  it incorporates appropriate hard and soft landscape works, including structural or 
screen planting where necessary, to help integration with its surroundings and the wider 
environment and to meet open space requirements. In some cases agreements will be 
required to ensure that landscape works are undertaken at an early stage of development and 
that appropriate arrangements are put in place for long term landscape/open space 
maintenance, 
g)  it considers, where appropriate, the long term adaptability of buildings and spaces. 
 
Placemaking & Design 
h)  It creates developments with a sense of place, based on a clear understanding of the 
context, designed in sympathy with Scottish Borders architectural styles; this need not exclude 
appropriate contemporary and/or innovative design, 
i)  it is of a scale, massing, height and density appropriate to its surroundings and, where 
an extension or alteration, appropriate to the existing building, 
j)  it is finished externally in materials, the colours and textures of which complement the 
highest quality of architecture in the locality and, where an extension or alteration, the existing 
building, 
k)  it is compatible with, and respects the character of the surrounding area, neighbouring 
uses, and neighbouring built form, 
l)  it can be satisfactorily accommodated within the site, 
m)  it provides appropriate boundary treatments to ensure attractive edges to the 
development that will help integration with its surroundings, 
n)  it incorporates, where appropriate, adequate safety and security measures, in 
accordance with current guidance on ‘designing out crime’. 



 
Accessibility  
o)  Street layouts must be designed to properly connect and integrate with existing street 
patterns and be able to be easily extended in the future where appropriate in order to minimise 
the need for turning heads and isolated footpaths, 
p)  it incorporates, where required, access for those with mobility difficulties, 
q)  it ensures there is no adverse impact on road safety, including but not limited to the 
site access, 
r)  it provides for linkages with adjoining built up areas including public transport 
connections and provision for buses, and new paths and cycleways, linking where possible to 
the existing path network; Travel Plans will be encouraged to support more sustainable travel 
patterns, 
s)  it incorporates adequate access and turning space for vehicles including those used 
for waste collection purposes. 
 
Greenspace, Open Space & Biodiversity 
t)  It provides meaningful open space that wherever possible, links to existing open 
spaces and that is in accordance with current Council standards pending preparation of an 
up-to-date open space strategy and local standards. In some cases a developer contribution 
to wider neighbourhood or settlement provision may be appropriate, supported by appropriate 
arrangements for maintenance, 
u)  it retains physical or natural features or habitats which are important to the amenity or 
biodiversity of the area or makes provision for adequate mitigation or replacements. 
 
Developers are required to provide design and access statements, design briefs and 
landscape plans as appropriate. 
 
e) the development meets all other siting, and design criteria in accordance with Policy 
PMD2, and 
f) the development must take account of accessibility considerations in accordance with 
Policy IS4. 
 
POLICY PMD5: INFILL DEVELOPMENT 
 
Development on non-allocated, infill or windfall, sites, including the re-use of buildings within 
Development Boundaries as shown on proposal maps will be approved where the following 
criteria are satisfied: 
a) where relevant, it does not conflict with the established land use of the area; and 
b) it does not detract from the character and amenity of the surrounding area; and 
c) the individual and cumulative effects of the development can be sustained by the social 
and economic infrastructure and it does not lead to over-development or ‘town and village 
cramming’; and 
d) it respects the scale, form, design, materials and density in context of its surroundings; 
and 
e) adequate access and servicing can be achieved, particularly taking account of water 
and drainage and schools capacity; and 
f) it does not result in any significant loss of daylight, sunlight or privacy to adjoining 
properties as a result of overshadowing or overlooking. 
All applications will be considered against the Council’s Supplementary Planning Guidance 
on Placemaking and Design. Developers are required to provide design statements as 
appropriate. 
 
POLICY ED3: TOWN CENTRES AND SHOPPING DEVELOPMENT 
 



The Council will seek to develop and enhance the role of town centres. A network of centres 
and growth of the retail sector will be supported through directing development to the following 
district town centres: 
 
Duns, Eyemouth, Galashiels, Hawick, Jedburgh, Kelso, Melrose, Peebles, Selkirk 
 
To protect town centres, town centre locations will be preferred to edge-of-centre locations 
which, in turn, will be preferred to out-of-centre locations. An out-of- centre location will only 
be considered where there is no suitable site available in a town centre or edge-of-centre 
location. 
 
The council will support a wide range of uses appropriate to a town centre. Proposals for 
shopping development and other town centre developments will generally be approved within 
defined district town centres provided that the character, vitality, viability, and mixed use nature 
of the town centre will be maintained and enhanced. For the avoidance of doubt, the council 
will apply the preferred order of locations set out above to appropriate uses generating 
significant footfall, including community and cultural facilities, offices, libraries, and education 
and healthcare facilities as well as retail and commercial leisure uses. It will also ensure that 
different uses are developed in the most appropriate locations. 
 
Town centre enhancement, including the provision of new retail facilities and complementary 
non-retail uses, will be encouraged in centres both within the hierarchy and other centres 
which: 
 
a) are council priorities for area regeneration because of special economic difficulties 
and/or population  decline, 
b) are subject to significant retail spending leakage, 
c) play an important role in areas planned for substantial development under the 
development  strategy. 
 
The council will have regard to the following considerations, where relevant, in assessing 
applications for out of centre development, including retail proposals: 
 
a) the individual or cumulative impact of the proposed development on the vitality and 
viability of existing town centres, 
b) the availability of a suitable town centre or edge of centre site, 
c) the ability of the proposal to meet deficiencies in shopping provision which cannot be 
met in town centre or edge of centre locations, 
d) the impact of the proposal on travel patterns and car usage, 
e) the accessibility of the site by a choice of means of transport, 
f) the preference for commercial centres in the preferred order of locations, including 
appropriate retail clusters and parks, over other out of centre locations, 
g) the extent to which a proposal would constitute appropriate small scale shopping 
provision designed to serve the needs of local rural communities, 
h) the location of the proposal. Sites will be located within existing settlements and, within 
them preference will be given to applications on vacant or derelict sites, or on sites deemed 
to be surplus to requirements. 
 
The council will encourage the use of town centres during the evening provided residential 
amenity is protected. Any proposed development which would create an unacceptable 
adverse impact on the town centre will be refused. 
 
POLICY HD3 : PROTECTION OF RESIDENTIAL AMENITY 
 



Development that is judged to have an adverse impact on the amenity of existing or proposed 
residential areas will not be permitted. To protect the amenity and character of these areas, 
any developments will be assessed against: 
 
a) the principle of the development, including where relevant, any open space that would 
be lost; and 
b)  the details of the development itself particularly in terms of: 
(i)  the scale, form and type of development in terms of its fit within a residential area, 
(ii)  the impact of the proposed development on the existing and surrounding properties 
particularly in terms of overlooking, loss of privacy and sunlighting provisions. These 
considerations apply especially in relation to garden ground or ‘backland’ development,  
(iii)  the generation of traffic or noise, 
(iv)  the level of visual impact. 
 
POLICY EP9: CONSERVATION AREAS 
 
The Council will support development proposals within or adjacent to a Conservation Area 
which are located and designed to preserve or enhance the special architectural or historic 
character and appearance of the Conservation Area. This should accord with the scale, 
proportions, alignment, density, materials, and boundary treatment of nearby buildings, open 
spaces, vistas, gardens and landscapes. 
 
The Council may require applications for full, as opposed to Planning Permission in Principle 
Consent. 
 
Conservation Area Consent, which is required for the demolition of an unlisted building within 
a Conservation Area, will only be considered in the context of appropriate proposals for 
redevelopment and will only be permitted where: 
 
a) the building is incapable of reasonably beneficial use by virtue of its location, physical 
form or state of disrepair, and 
b) the structural condition of the building is such that it can not be adapted to 
accommodate alterations or extensions without material loss to its character, and 
c) the proposal will preserve or enhance the Conservation Area, either individually or as 
part of the townscape. 
 
In cases a) to c) above, demolition will not be permitted to proceed until acceptable alternative 
treatment of the site has been approved and a contract for the replacement building or for an 
alternative means of treating the cleared site has been agreed. 
 
Design Statements will be required for all applications for alterations, extensions, or for 
demolition and replacement which should explain and illustrate the design principles and 
design concepts of the proposals. 
 
POLICY IS2 : DEVELOPER CONTRIBUTIONS 
 
Where a site is otherwise acceptable in terms of planning policy, but cannot proceed due to 
deficiencies in infrastructure and services or to environmental impacts, any or all of which will 
be created or exacerbated as a result of the development, the Council will require developers 
to make a full or partial contribution towards the cost of addressing such deficiencies. 
 
Contributions may be required for one or more of the following: 
 
a) treatment of surface or foul waste water in accordance with the Plan’s policies on 
preferred methods (including SUDS maintenance); 



b) provision of schools, school extensions or associated facilities, all in accordance with 
current educational capacity estimates and schedule of contributions; 
c) off-site transport infrastructure including new roads or road improvements, Safer 
Routes to School, road safety measures, public car parking, cycle-ways, bridges and 
associated studies and other access routes, subsidy to public transport operators; all in 
accordance with the relevant standards and the provisions of any Travel Plan; 
d) leisure, sport, recreation, play areas and community facilities, either on-site or off-site; 
e) landscape, open space, allotment provision, trees and woodlands, including costs of 
future management and maintenance; 
f) protection, enhancement and promotion of environmental assets either on-site or off- 
site, having regard to the Local Biodiversity Action Plan and the Council’s Supplementary 
Planning Guidance on Biodiversity, including compensation for any losses and/or alternative 
provision; 
g) provision of other facilities and equipment for the satisfactory completion of the 
development that may include: measures to minimise the risk of crime; provision for the 
storage, collection and recycling of waste, including communal facilities; provision of street 
furniture and digital connectivity with associated infrastructure. 
 
Wherever possible, any requirement to provide developer contributions will be secured by 
planning condition. Where a legal agreement is necessary, the preference for using an 
agreement under other legislation, for example the 1973 Local Government (Scotland) Act 
and the 1984 Roads (Scotland) Act will be considered. A planning obligation will only be 
necessary where successors in title need to be bound by its terms. Where appropriate, the 
council 
will consider the economic viability of a proposed development, including possible payment 
options, such as staged or phased payments. 
 
POLICY IS7: PARKING PROVISION AND STANDARDS 
 
Development proposals should provide for car and cycle parking in accordance with approved 
standards.  
 
Relaxation of technical standards will be considered where appropriate due to the nature of 
the development and/or if positive amenity gains can be demonstrated that do not compromise 
road safety. 
 
In town centres where there appear to be parking difficulties, the Council will consider the 
desirability of seeking additional public parking provision, in the context of policies to  promote 
the use of sustainable travel modes. 
 
NATIONAL PLANNING FRAMEWORK 4 
 
POLICY 7: HISTORIC ASSETS AND PLACES 
 
a) Development proposals with a potentially significant impact on historic assets or places will 
be accompanied by an assessment which is based on an understanding of the cultural 
significance of the historic asset and/or place. The assessment should identify the likely visual 
or physical impact of any proposals for change, including cumulative effects and provide a 
sound basis for managing the impacts of change. Proposals should also be informed by 
national policy and guidance on managing change in the historic environment, and information 
held within Historic Environment Records.  
 
b) Development proposals for the demolition of listed buildings will not be supported unless it 
has been demonstrated that there are exceptional circumstances and that all reasonable 



efforts have been made to retain, reuse and/or adapt the listed building. Considerations 
include whether the:  
i. building is no longer of special interest;  
ii. building is incapable of physical repair and re-use as verified through a detailed structural 
condition survey report;  
iii. repair of the building is not economically viable and there has been adequate marketing for 
existing and/or new uses at a price reflecting its location and condition for a reasonable period 
to attract interest from potential restoring purchasers; or  
iv. demolition of the building is essential to delivering significant benefits to economic growth 
or the wider community.  
 
c) Development proposals for the reuse, alteration or extension of a listed building will only be 
supported where they will preserve its character, special architectural or historic interest and 
setting. Development proposals affecting the setting of a listed building should preserve its 
character, and its special architectural or historic interest.  
 
d) Development proposals in or affecting conservation areas will only be supported where the 
character and appearance of the conservation area and its setting is preserved or enhanced. 
Relevant considerations include the:  
i. architectural and historic character of the area;  
ii. existing density, built form and layout; and  
iii. context and siting, quality of design and suitable materials.  
 
e) Development proposals in conservation areas will ensure that existing natural and built 
features which contribute to the character of the conservation area and its setting, including 
structures, boundary walls, railings, trees and hedges, are retained.  
 
f) Demolition of buildings in a conservation area which make a positive contribution to its 
character will only be supported where it has been demonstrated that:  
i. reasonable efforts have been made to retain, repair and reuse the building;  
ii. the building is of little townscape value;  
iii. the structural condition of the building prevents its retention at a reasonable cost; or  
iv. the form or location of the building makes its reuse extremely difficult.  
 
g) Where demolition within a conservation area is to be followed by redevelopment, consent 
to demolish will only be supported when an acceptable design, layout and materials are being 
used for the replacement development.  
 
h) Development proposals affecting scheduled monuments will only be supported where:  
i. direct impacts on the scheduled monument are avoided;  
ii. significant adverse impacts on the integrity of the setting of a scheduled monument are 
avoided; or  
iii. exceptional circumstances have been demonstrated to justify the impact on a scheduled 
monument and its setting and impacts on the monument or its setting have been minimised.  
 
i) Development proposals affecting nationally important Gardens and Designed Landscapes 
will be supported where they protect, preserve or enhance their cultural significance, character 
and integrity and where proposals will not significantly impact on important views to, from and 
within the site, or its setting.  
 
j) Development proposals affecting nationally important Historic Battlefields will only be 
supported where they protect and, where appropriate, enhance their cultural significance, key 
landscape characteristics, physical remains and special qualities.  
 



k) Development proposals at the coast edge or that extend offshore will only be supported 
where proposals do not significantly hinder the preservation objectives of Historic Marine 
Protected Areas.  
 
l) Development proposals affecting a World Heritage Site or its setting will only be supported 
where their Outstanding Universal Value is protected and preserved.  
 
m) Development proposals which sensitively repair, enhance and bring historic buildings, as 
identified as being at risk locally or on the national Buildings at Risk Register, back into 
beneficial use will be supported.  
 
n) Enabling development for historic environment assets or places that would otherwise be 
unacceptable in planning terms, will only be supported when it has been demonstrated that 
the enabling development proposed is:  
i. essential to secure the future of an historic environment asset or place which is at risk of 
serious deterioration or loss; and 
ii. the minimum necessary to secure the restoration, adaptation and long-term future of the 
historic environment asset or place. The beneficial outcomes for the historic environment asset 
or place should be secured early in the phasing of the development, and will be ensured 
through the use of conditions and/or legal agreements.  
 
o) Non-designated historic environment assets, places and their setting should be protected 
and preserved in situ wherever feasible. Where there is potential for non-designated buried 
archaeological remains to exist below a site, developers will provide an evaluation of the 
archaeological resource at an early stage so that planning authorities can assess impacts. 
Historic buildings may also have archaeological significance which is not understood and may 
require assessment. Where impacts cannot be avoided they should be minimised. Where it 
has been demonstrated that avoidance or retention is not possible, excavation, recording, 
analysis, archiving, publication and activities to provide public benefit may be required through 
the use of conditions or legal/planning obligations. When new archaeological discoveries are 
made during the course of development works, they must be reported to the planning authority 
to enable agreement on appropriate inspection, recording and mitigation measures. 
 
POLICY 9: BROWNFIELD, VACANT AND DERELICT LAND AND EMPTY BUILDINGS 
 
a) Development proposals that will result in the sustainable reuse of brownfield land including 
vacant and derelict land and buildings, whether permanent or temporary, will be supported. In 
determining whether the reuse is sustainable, the biodiversity value of brownfield land which 
has naturalised should be taken into account.  
 
b) Proposals on greenfield sites will not be supported unless the site has been allocated for 
development or the proposal is explicitly supported by policies in the LDP.  
 
c) Where land is known or suspected to be unstable or contaminated, development proposals 
will demonstrate that the land is, or can be made, safe and suitable for the proposed new use.  
 
d) Development proposals for the reuse of existing buildings will be supported, taking into 
account their suitability for conversion to other uses. Given the need to conserve embodied 
energy, demolition will be regarded as the least preferred option. 
 
POLICY 14: DESIGN, QUALITY AND PLACE 
 
a) Development proposals will be designed to improve the quality of an area whether in urban 
or rural locations and regardless of scale.  
 



b) Development proposals will be supported where they are consistent with the six qualities of 
successful places:  
 
Healthy: Supporting the prioritisation of women’s safety and improving physical and mental 
health.  
Pleasant: Supporting attractive natural and built spaces.  
Connected: Supporting well connected networks that make moving around easy and reduce 
car dependency  
Distinctive: Supporting attention to detail of local architectural styles and natural landscapes 
to be interpreted, literally or creatively, into designs to reinforce identity.  
Sustainable: Supporting the efficient use of resources that will allow people to live, play, work 
and stay in their area, ensuring climate resilience, and integrating nature positive, biodiversity 
solutions.  
Adaptable: Supporting commitment to investing in the long-term value of buildings, streets and 
spaces by allowing for flexibility so that they can be changed quickly to accommodate different 
uses as well as maintained over time.  
 
Further details on delivering the six qualities of successful places are set out in Annex D.  
 
c) Development proposals that are poorly designed, detrimental to the amenity of the 
surrounding area or inconsistent with the six qualities of successful places, will not be 
supported. 
 
POLICY 15: LOCAL LIVING AND 20 MINUTE NEIGHBOURHOODS 
 
a) Development proposals will contribute to local living including, where relevant, 20 
minute neighbourhoods. To establish this, consideration will be given to existing settlement 
pattern, and the level and quality of interconnectivity of the proposed development with the 
surrounding area, including local access to:  
• sustainable modes of transport including local public transport and safe, high quality walking, 
wheeling and cycling networks;  
• employment;  
• shopping;  
• health and social care facilities;  
• childcare, schools and lifelong learning opportunities;  
• playgrounds and informal play opportunities, parks, green streets and spaces, community 
gardens, opportunities for food growth and allotments, sport and recreation facilities;  
• publicly accessible toilets;  
• affordable and accessible housing options, ability to age in place and housing diversity. 
 
POLICY 16: QUALITY HOMES 
 
a) Development proposals for new homes on land allocated for housing in LDPs will be 
supported.  
 
b) Development proposals that include 50 or more homes, and smaller developments if 
required by local policy or guidance, should be accompanied by a Statement of Community 
Benefit. The statement will explain the contribution of the proposed development to:  
i. meeting local housing requirements, including affordable homes;  
ii. providing or enhancing local infrastructure, facilities and services; and  
iii. improving the residential amenity of the surrounding area.   
 
c) Development proposals for new homes that improve affordability and choice by being 
adaptable to changing and diverse needs, and which address identified gaps in provision, will 
be supported. This could include:  



i. self-provided homes;  
ii. accessible, adaptable and wheelchair accessible homes;  
iii. build to rent;  
iv. affordable homes;  
v. a range of size of homes such as those for larger families;  
vi. homes for older people, including supported accommodation, care homes and sheltered 
housing;  
vii. homes for people undertaking further and higher education; and  
viii. homes for other specialist groups such as service personnel.  
 
d) Development proposals for public or private, permanent or temporary, 
Gypsy/Travellers sites and family yards and Travelling Showpeople yards, including on land 
not specifically allocated for this use in the LDP, should be supported where a need is identified 
and the proposal is otherwise consistent with the plan spatial strategy and other relevant 
policies, including human rights and equality.  
 
e) Development proposals for new homes will be supported where they make provision 
for affordable homes to meet an identified need. Proposals for market homes will only be 
supported where the contribution to the provision of affordable homes on a site will be at least 
25% of the total number of homes, unless the LDP sets out locations or circumstances where: 
i. a higher contribution is justified by evidence of need, or ii. a lower contribution is justified, for 
example, by evidence of impact on viability, where proposals are small in scale, or to 
incentivise particular types of homes that are needed to diversify the supply, such as self-build 
or wheelchair accessible homes. The contribution is to be provided in accordance with local 
policy or guidance.  
 
f) Development proposals for new homes on land not allocated for housing in the LDP 
will only be supported in limited circumstances where:  
i. the proposal is supported by an agreed timescale for build-out; and  
ii. the proposal is otherwise consistent with the plan spatial strategy and other relevant policies 
including local living and 20 minute neighbourhoods;  
iii. and either:  
· delivery of sites is happening earlier than identified in the deliverable housing land pipeline. 
This will be determined by reference to two consecutive years of the Housing Land Audit 
evidencing substantial delivery earlier than pipeline timescales and that general trend being 
sustained; or  
· the proposal is consistent with policy on rural homes; or · the proposal is for smaller scale 
opportunities within an existing settlement boundary; or  
· the proposal is for the delivery of less than 50 affordable homes as part of a local authority 
supported affordable housing plan.  
 
g) Householder development proposals will be supported where they:  
i. do not have a detrimental impact on the character or environmental quality of the home and 
the surrounding area in terms of size, design and materials; and  
ii. do not have a detrimental effect on the neighbouring properties in terms of physical impact, 
overshadowing or overlooking 
 
h) Householder development proposals that provide adaptations in response to risks from 
a changing climate, or relating to people with health conditions that lead to particular 
accommodation needs will be supported. 
 
POLICY 17: RURAL HOMES 
 



a) Development proposals for new homes in rural areas will be supported where the 
development is suitably scaled, sited and designed to be in keeping with the character of the 
area and the development:  
i. is on a site allocated for housing within the LDP;  
ii. reuses brownfield land where a return to a natural state has not or will not happen without 
intervention;  
iii. reuses a redundant or unused building;  
iv. is an appropriate use of a historic environment asset or is appropriate enabling 
development to secure the future of historic environment assets;  
v. is demonstrated to be necessary to support the sustainable management of a viable rural 
business or croft, and there is an essential need for a worker (including those taking majority 
control of a farm business) to live permanently at or near their place of work;  
vi. is for a single home for the retirement succession of a viable farm holding;  
vii. is for the subdivision of an existing residential dwelling; the scale of which is in keeping 
with the character and infrastructure provision in the area; or viii. reinstates a former dwelling 
house or is a one-for-one replacement of an existing permanent house.  
 
b) Development proposals for new homes in rural areas will consider how the development 
will contribute towards local living and take into account identified local housing needs 
(including affordable housing), economic considerations and the transport needs of the 
development as appropriate for the rural location.  
 
c) Development proposals for new homes in remote rural areas will be supported where the 
proposal:  
i. supports and sustains existing fragile communities;  
ii. supports identified local housing outcomes; and  
iii. is suitable in terms of location, access, and environmental impact.  
 
d) Development proposals for new homes that support the resettlement of previously inhabited 
areas will be supported where the proposal:  
i. is in an area identified in the LDP as suitable for resettlement;  
ii. is designed to a high standard;  
iii. responds to its rural location; and  
iv. is designed to minimise greenhouse gas emissions as far as possible. 
 
POLICY 27: CITY, TOWN, LOCAL AND COMMERCIAL CENTRES 
 
a) Development proposals that enhance and improve the vitality and viability of city, town 
and local centres, including proposals that increase the mix of uses, will be supported. 
 
b) Development proposals will be consistent with the town centre first approach. 
Proposals for uses which will generate significant footfall, including commercial, leisure, 
offices, community, sport and cultural facilities, public buildings such as libraries, education 
and healthcare facilities, and public spaces:  
i. will be supported in existing city, town and local centres, and  
ii. will not be supported outwith those centres unless a town centre first assessment 
demonstrates that:  
• all centre and edge of centre options have been sequentially assessed and discounted as 
unsuitable or unavailable;  
• the scale of development cannot reasonably be altered or reduced in scale to allow it to be 
accommodated in a centre; and  
• the impacts on existing centres have been thoroughly assessed and there will be no 
significant adverse effect on the vitality and viability of the centres. 
 
Town Centre First Assessment  



For development proposals which are out of city/town centre and which will generate 
significant footfall a Town Centre First Assessment will be provided. Applicants should agree 
the data required with the planning authority before undertaking the assessment, and should 
present information on areas of dispute in a succinct and comparable form. The town centre 
first assessment should: – identify the potential relationship of the proposed development with 
the network of centres identified in the LDP; – demonstrate the potential economic impact of 
the development and any possible displacement effects, including the net impact on jobs; and 
– consider supply chains and whether local suppliers and workers will be a viable option; and 
– the environmental impact of transporting goods and of staff and visitors travelling to the 
location. The town centre first assessment should be applied flexibly and realistically for 
community, education, health and social care and sport and leisure facilities so that they are 
easily accessible to the communities they are intended to serve. 
 
c) Development proposals for non-retail uses will not be supported if further provision of these 
services will undermine the character and amenity of the area or the health and wellbeing of 
communities, particularly in disadvantaged areas. These uses include:  
i. Hot food takeaways, including permanently sited vans;  
ii. Betting offices; and  
iii. High interest money lending premises.  
 
d) Drive-through developments will only be supported where they are specifically supported 
in the LDP.  
 
Town centre living  
 
e) Development proposals for residential development within city/town centres will be 
supported, including:  
i. New build residential development.  
ii. The re-use of a vacant building within city/ town centres where it can be demonstrated that 
the existing use is no longer viable and the proposed change of use adds to viability and vitality 
of the area.  
iii. The conversion, or reuse of vacant upper floors of properties within city/town centres for 
residential.  
 
f) Development proposals for residential use at ground floor level within city/town centres will 
only be supported where the proposal will:  
i. retain an attractive and appropriate frontage;  
ii. not adversely affect the vitality and viability of a shopping area or the wider centre; and  
iii. not result in an undesirable concentration of uses, or ‘dead frontages’.  
 
g) Development proposals for city or town centre living will take into account the residential 
amenity of the proposal. This must be clearly demonstrated where the proposed development 
is in the same built structure as:  
i. a hot food premises, live music venue, amusement arcade/centre, casino or licensed 
premises (with the exception of hotels, restaurants, cafés or off licences); and/or  
ii. there is a common or shared access with licenced premises or other use likely to be 
detrimental to residential amenity. 
 
Other Material Considerations 
 

• SBC Supplementary Planning Guidance on Development Contributions 2022 
 


