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INTRODUCTION

This Policy Advice Note (PAN) is one of a series of documents which provides
detailed supplementary planning guidance on policies contained within the
adopted Bristol Local Plan, December 1997. With reference to national guidance,
in particular PPG6 “Town Centres and Retail Developments’, it looks at the range
and balance of retail uses within the existing shopping centres in Bristol, and
examines issues raised by the changing nature of retailing and the acknowledged
need to encourage, and properly manage, diversity in shopping provision. This
is important if the vitality and viability of these centres is to be sustained and
enhanced, thus providing a wide range of shopping facilities with easy access for
people living and working in the city (the general objectives of policies 51 and 52
of the local plan).

Although most of the policies contained within the shopping chapter of the local
plan are of relevance to this PAN, it is the implementation of three key policies;
55, 56 and S8, relating to the protection of designated retail frontages and the
control of food and drink uses, which are examined in detail. These are the
policies which enable the council to control the introduction of non-shopping
uses within retail centres 1i.e those uses outside of Class Al of the Town &
Country Planning (Use Classes) Order 1987, and also new food and drink uses in
locations outside retail centres.

This PAN supersedes previous advice in the ‘Policy Advice Note on Food and
Drink Uses, 1990, and is set out in two sections:

Part1: Management of change within shopping frontages
Part 2: Control of Food and Drink Uses
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PART 1: MANAGEMENT OF CHANGE WITHIN
SHOPPING FRONTAGES

The designation in the local plan of retail frontages is a key element in the
council’s strategy to protect and enhance shopping centres, Depending upon the
individual characteristics of a shopping rank, and its level of importance in
terms of providing core shopping facilities, it is defined as either a Primary or
Secondary frontage.

Primary shopping frontages exhibit the following characteristics;

*  Most important frontages for retailing in the centre, and in meeting local
shopping needs ’

+  Well used, generating considerable pedestrian activity

*  Essentially retail in character, although other service uses may also be present

s . Potential for improvement and expansion of local shopping provision

Secondary shopping frontages however, are characterised by the following:

»  Predominance of retailing declined, or seriously fragmented by non-shopping
uses

*  Usually lie outside or on the fringes of the centre

*  Generally, retailing is relatively weak with the frontage already containing
a mix of shopping and non-shopping uses

Whilst acknowledging the benefits that non-shopping uses can provide in terms
of offering diversity and interest within shopping centres (this includes a wide
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range of service uses attracting members of the public), the council has
developed a policy framework which seeks to direct such uses to appropriate
locations within centres, and thus prevent the unacceptable fragmentation of
shopping frontages. :

The designation of individual frontages is set out in the Schedule to Policies S5
and S6 within the Written Statement to the local plan, and they are also identified
on the Proposals Map. The frontages have generally been defined on the basis of
lengths of shops between side roads etc, including any return corner frontages.

For change of use applications within Primary Frontages, the following policy
applies:

In looking more closely at the six criteria listed within this policy, and
examining how these factors should be interpreted in its implementation, the
following considerations apply:
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(Please Note: To help explain the way individual proposals can be assessed, each section
begins by setting out a series of relevant questions which should be posed in each case.
It is important to note that no one section should be looked at in isolation, as it is only

“when all of the questions listed below have been answered, that a comprehensive overview
of the shopping centre can be gained. A balanced decision can then be made by
considering all of the criterin together)

(i)...the location and prominence of the premises within the shopping frontage

The above questions should begin to establish the importance of the property
within the shopping frontage. The loss of shopping uses from key units in
prominent locations will generally be resisted.

(ii)...the floorspace and frontage of the premises

It is relevant to establish the relative significance of the property within the
shopping frontage/centre. The potential impact of losing a large shopping unit
within a shopping centre can be extremely harmful to its retail function.
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(iii)...the number, distribution and proximity of other ground floor premises in,
or with planning permission for, non-shopping uses

Within shopping centres, a careful balance needs to be maintained which
achieves a healthy diversity of uses without eroding the prime retailing function
through an over concentration or dominance of non-shopping uses. The
proportion of non-shopping to shopping uses should not exceed equal provision,
and in most cases it will be appropriate to restrict the amount of non-shopping
uses to a much lower level. It is also important that when such uses are allowed,
they are dispersed to maximise the benefits of diversity and create frontages
which provide increased intetest and pedestrian flows. Within protected
shopping ranks therefore, long stretches of continuous non-shopping frontage
should be avoided to prevent fragmentation of the shopping service.

(iv)...the particular nature and character of the proposed use, including the level
of activity associated with it
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If a non-shopping use is to be introduced into a Primary Frontage, then it should
be a complementary use and make a positive contribution to the range of
services available within the centre. It should have an active frontage providing
pedestrian interest, be open during shopping hours, and attract a reasonable
level of pedestrian activity. If the proposed use does not meet these tests, then it
is unlikely that planning permission will be granted.

v)..whether the proposed use would give rise to noise, smell or other
environmental problems

If a particular use is proposed which, individually or cumulatively, will give rise
to environmental conditions which will harm the retail function of the
frontage/centre, and which cannot be adequately controlled, then it should be
refused planning permission.

(vi)..within the core city centre primary shopping frontages as defined on the
proposals map, such changes of use will only be permitted where they

would enhance the vitality of a particular sireet as a retailing area

These shopping frontages only relate to the Broadmead shopping centre.

This criterion within the policy provides a different emphasis than the test
applied in other Primary Frontages where one is looking at just avoiding harm
to the shopping function. It specifically requires proposals to actually enhance
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the vitality of the street involved. As such, it is much less likely that non-
shopping uses will be appropriate in these core city centre shopping areas.
Changes of use which are permitted will normally result from cases where there
are very few existing non-shopping uses in the frontage/centre, an identified
demand from shoppers for complementary services to improve diversity, and
pethaps some evidence of a decline in retailer demand e.g through vacancy rates.

In addition to the above criteria, it may in some cases also be necessary to take
into account other relevant material considerations in coming to a balanced

view on the merits of a new non-shopping use: ,
(Please note: these considerations do not override the final part of Policy S5
which does not permit residential, business developments, industry and

warchousing uses in primary retail frontages)

Vacant properties

If the property is vacant, then the following questions should be addressed by
the applicant:

If a property is genuinely vacant, and has been so for some time, with no realistic
prospect of being let, then this can, in certain circumstances, prove to be a
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persuasive argument in favour of it being released for a non-shopping use. The
existence of long-term vacancies within a shopping centre is often a highly
visible sign of reduced levels of investor confidence/shopping demand, which
can be damaging in the long term, as it presents a poor image and can create
‘dead frontages’. Allowing such units to be brought back into use with
complementary services may therefore be beneficial to the vitality and viability
of the shopping centre.

Potential for improvements to the local environment and/or the building itself

In some cases, particularly those proposals which involve large and significant
premises, it may be appropriate to seek planning benefits. These can include a
wide range of measures relating to the refurbishment or redesign of the building,
environmental street improvements (such as the provision of litter bins or other
street furniture, landscaping etc), enhanced cycle parking facilities, public
transport improvements e.g new bus stops, or financial assistance in town centre
management schemes such as CCTV. These benefits will normally need to be
secured through the use of planning obligations or conditions, and must be
related to a proper planning purpose, related to the development and be
reasonable in their requirements,
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In respect of Secondary Frontages, the following policy applies:

Secondary Shopping Frontages perform an important role in providing an
alternative location for uses unacceptable, either in terms of numbers or type of
use, in Primary Frontages. A-wider range of non-shopping uses are-allowed to
provide their services in order to promote the overall attractiveness of the
shopping centre without unduly detracting from its essential shopping function.

In terms of implementation, the above policy sets out clear guidelines as to the
type of use the council will permit in these locations. The key test to be applied
in assessing the suitability of a use not explicitly listed as acceptable in the policy,
is whether it provides a public service. Usually this will require the building to
have an identifiable public face e.g. a shopfront with appropriate signage, or
public access, which will provide interest, variety and activity, thus enhancing
and reinforcing pedestrian routes and links within the shopping centre.
Wherever possible, the council will seek to maximise the level of pedestrian
interest provided in new proposals e.g through the provision of window
displays or public art. '

10 > POLICY ADVICE NOTE No. 17






