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CAMRA response to Scottish Government consultation on Permitted development rights to support the provision of new homes

Introduction

Thank you for the opportunity to respond to this consultation.

CAMRA is a not-for-profit, volunteer-led organisation representing consumers. We have thousands of members in branches covering every part of Scotland and over 140,000 members across the UK. We have been campaigning for pubs, pints and people since 1971.

We are happy for our response to be published, and to be contacted about the contents of our response.

If you have any questions about this submission please do not hesitate to contact us on campaigns@camra.org.uk.


Permitted Development Rights for Rural Homes

Potential for changes to PDR for conversion of agricultural / forestry buildings

[bookmark: _Int_u548No1E]Question 1: Do you consider that the maximum limit in Classes 18B and 22A of five residential units per agricultural unit or forestry building should be changed? 

Unsure.

[bookmark: _Int_SjsVniIb]If so, in what way? Please explain your answer including (if appropriate) how you consider the limit should change.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 2. Do you believe the current floor space maximum of 150 square metres in Classes 18B and 22A should be removed or increased? 

Unsure

Please explain how and why.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 3. Do you believe that small extensions and/or separate buildings should be allowed as part of the conversion of an agricultural or forestry building to residential use under PDR? 

Unsure

Please explain your answer.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 4. Do you consider that any of the current location-based restrictions in relation to Classes 18B and 22A should be removed and if so, which? 

Unsure

Please explain your answer.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 5: Do you consider the prior notification and approval mechanism (including the relevant matters and fee) associated with Classes 18B and 22A should be changed? 

Unsure

Please explain your answer.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 6: Do you consider that PDR should allow the change of use of any other buildings on agricultural/forestry land to residential? 

Unsure

If so, to which type(s) of building should the PDR be extended, and why? 

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 7: Do you consider that the PDR under Classes 18B or 22A should be expanded or revised in any other way? 

Unsure

Please explain your answer.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Potential for PDR for new-build homes in rural areas

[bookmark: _Int_n5LwYrh8]Question 8: Do you believe that there should be new PDR for the replacement of agricultural and forestry buildings with new-build homes in particular circumstances?

Unsure

If so, in what circumstances? Please explain your answer. 

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

Question 9: Do you believe that there should be new PDR for new-build homes in any particular types of rural areas in particular circumstances? 

Unsure

If so, in what types of rural areas and in what circumstances? Please explain your answer.

CAMRA does not take a view on conversion of agricultural and forestry buildings and will not be answering questions 1 – 9.

[bookmark: _Int_aTa4eXE8]Permitted development rights for town centre living

Question 10: Do you consider that proposals to convert the ground floor or entirety of buildings in town and city centres to residential use should benefit from PDR? 

No.

Please explain your answer.

CAMRA does not want to see public houses included in any Permitted Development Right for converting the ground floor or the entirety of buildings in town and city centres to residential use.
 
This is because we believe it is a fundamental principle that local communities should be consulted through the planning system, if it is proposed to convert or demolish a pub.
 
It is vital that any attempt to change the use of a public house – in any community be that rural, suburban, urban or in a town or city centre – requires planning permission.
 
Pubs in town centres and urban settings are just as vital to their communities as rural pubs and in many cases just as at risk. The key is not the location but the function of the pub as a centre for social interaction, promoting community cohesion, and the wellbeing of residents.
  
CAMRA recognises the rationale for allowing greater flexibility for changes to help sustain vibrant town centres across the country. However, it would be unacceptable for there to be further relaxations in the planning rules relating to pubs. Given the continued rates of pub closures and loss of amenity to the communities those pubs serve, the Scottish Government should ensure that public houses are always protected and can only be converted to another use, or demolished, by obtaining planning permission.
 
We do not believe that allowing a public house to be converted to another use under a Permitted Development Right would be fair or reasonable, and fear that this would lead to further closures of pubs without local communities being able to have a say over their future.
 
Pubs are key to increasing footfall and have a positive impact on shops, services and the local economy in town centres across the country.
 
Pubs are also a vital part of our social fabric and are key to tackling loneliness and social isolation. The ‘Friends on Tap’ Report produced by Professor Robin Dunbar of Oxford University found that people who identify as having a ‘local’ pub have more close friends and feel more engaged with their local community. One of the key recommendations of the report was that ‘city planners and developers make greater efforts to ensure that communities have local pubs readily available to them’, recognising the vital role that the planning system has to play in the retention of pubs.

Across different areas of policy the Scottish Government recognises the community benefits of pubs. For example, the Finance Secretary announced a 40% relief on non-domestic rates for pubs and the Scottish Government introduced the new Scottish Pubs Code and Adjudicator in order to “make it easier to do business” and provide benefits to pub tenants and consumers, including by making pub businesses more sustainable. It would not make sense for the Scottish Government on one hand to be supporting pubs through fiscal and regulatory measures but on the other hand to be weakening support and protections for pubs by including them in any new Permitted Development Right.

In addition, we would like the Scottish Government to use this opportunity to close the existing loophole which allows freestanding pubs to be demolished without the need for planning permission. This has allowed the loss of community pubs without giving residents a say through the planning system or the opportunity to bid to take over the running of the pub as a community-owned asset.

[bookmark: _Int_zq9Ho0to]Question 11: Do you consider that there should be PDR for the change of use of properties above Use Class 1A premises to residential use? 

Unsure.

Please explain your answer. 

CAMRA does not have a view on this question as Use Class 1A premises do not include public houses.

Question 12: Do you have any comments about the prospect that the PDR would allow a change of use to residential from any existing use? 

Yes. 

Please explain your answer.

[bookmark: _Int_oMreqT3N]If pubs are included, there would be a lack of planning control leading to the loss of public houses. The provisions risk seeing the loss of pubs as community facilities.

For the reasons outlined above in response to Question 10, CAMRA and our members are urging the Scottish Government to exclude public houses from any permitted development rights to ensure that communities can always have their say, through the planning system, if a developer wishes to convert a pub to another use.

Protections for public houses by always requiring planning permission for conversion or demolition have been introduced in other UK jurisdictions in recent years in recognition of the importance of pubs. Requiring planning permission also gives communities a chance to put together bids to take over a pub as a community-owned business, which the Scottish Government supports.

Including pubs in any permitted development rights would damage the ability of communities to save their local pub as a community asset and create an unfair two-tier system between urban and rural pubs where some communities have more resources to protect their locals than others.   


Question 13: Do you think PDR for the change of use of properties above Use Class 1A premises to residential use should include any limits on the minimum or maximum floorspace, size and/or number of residential units that can be formed? 

Unsure.

Please explain your answer and describe what you think the limits should be, if any.

[bookmark: _Int_VusBUm0t]CAMRA does not have a view on this question as Use Class 1A premises do not include public houses.

Question 14: What other potential limits, restrictions and exclusions to such PDR should be considered?

CAMRA and our members believe that public houses must be excluded from any such Permitted Development Right.

We do not believe it is acceptable for a pub to be converted into housing or any other use without local people being able to have their say on that decision through the planning permission process.

[bookmark: _Int_vV7Bcm0t]It is an established principle in the planning system and more widely through government policy that pubs are recognised for their community, social and economic value. It would not be acceptable for some pubs to have protections in the planning system from conversion against the wishes of the local community, but for other pubs in town or city centres to be subject to a Permitted Development Right. Including pubs in a Permitted Development Right would deny local communities their say in the planning process and would hamper efforts to save and take over pubs as community-owned businesses.

Given the continued rates of pub closures and loss of amenity to the communities those pubs serve, the Scottish Government should ensure that public houses are always protected and can only be converted to another use, or demolished, by obtaining planning permission.
 
Question 15: Do you consider that a prior notification and approval mechanism should be required in respect of a PDR for ‘town centre living’ as discussed in this chapter? 

Yes

If yes, what matters do you consider should potentially be subject to prior approval? Please explain your answer.

Whilst we do not believe that a Permitted Development Right for town centre living should be granted to pubs, social clubs and brewery taprooms for the reasons outlined elsewhere in this consultation, if this was to go ahead then requiring prior approval for conversion of a public house would give local authorities, and in turn communities, more information about a developer’s intentions and assist those wishing to launch a bid for community ownership of the pub before it is converted. 

However, this would not be an adequate or acceptable substitute for requiring the conversion of a pub to always require planning permission in every situation and in every location.

[bookmark: _Int_nGY3avsr]Question 16: Should any such PDR (permitting the change of use of floors above Use Class 1A premises) also permit certain external alterations of a building to facilitate the conversion to residential use, if so what alterations? Please explain your answer.

CAMRA does not have a view on permitting change of use above Class 1A premises. 

[bookmark: _Int_yNDs0jRf][bookmark: _Int_tSpiZKYD]Question 17: Please provide any other comments regarding the potential options to introduce PDR for ‘town centre living’ proposals as discussed in this chapter.

If the Scottish Government goes ahead with introducing a Permitted Development Right of this nature, then pubs should be excluded.

It should be an important principle in the planning system that public houses always require planning permission before they are converted into another use or demolished.

This gives communities a chance to have their say through the planning permission process. Requiring permission allows local community groups the opportunity to save the pub by seeking to have planning permission for change of use rejected, or to have the time to form a local group to take over the pub as a community-owned business.

This important principle should apply to all pubs in Scotland, no matter their location. The Scottish Government should avoid creating a two-tier system for pub protection where rural pubs have greater safeguards than urban pubs.

Pubs in town centre, urban, suburban and rural communities play an important role in their local communities. It would be unacceptable for pubs as vital community assets and meeting spaces to be lost to housing against the wishes of local communities. 

We therefore urge the Scottish Government to exclude public houses from plans for new Permitted Development Rights.

Other considerations and options

Question 18: Do you consider that any expanded PDR for rural homes (described in chapter 2) should be subject to a condition prohibiting the use of the new units for short-term letting? 

Unsure. 

Please explain your answer. 

CAMRA does not have a view on this question.

Question 19: Do you consider that any ‘town centre living’ PDR (described in chapter 3) should be subject to a condition prohibiting the use of the new units for short-term letting? 

Unsure. 

Please explain your answer

CAMRA does not have a view on this question.

Question 20: Do you consider that it would be appropriate to amend PDR for existing dwellinghouses, to allow homeowners to make better use of their existing properties? 

Unsure. 

Please explain your answer.

CAMRA does not have a view on this question.

[bookmark: _Int_Kk2W6n7x]Question 21: Do you consider that the reference in the PDR for domestic air source heat pumps (ASHPs) should be revised to make it clear that the installation must comply with Microgeneration Certification Scheme (MCS) 020 a)? 

Unsure. 

Please explain your answer.

CAMRA does not have a view on this question.

Question 22: Do you consider that air source heat pumps (ASHPs) installed on domestic properties under PDR should be permitted to be used for heating and cooling but not solely cooling? 

Unsure. 

Please explain your answer. 

CAMRA does not have a view on this question.

[bookmark: _Int_j1drZ1Mb]Question 23: Do you consider that the PDR for domestic ASHPs in Scotland should be amended to allow for the installation of up to two ASHPs on a detached dwellinghouse? 
Unsure. 

Please explain your answer. 

CAMRA does not have a view on this question.

Question 24: Do you consider that proposals that would result in more than one ASHP being installed on flatted buildings or on terraced or semi-detached properties should continue to be assessed on a case-by-case basis by planning authorities? 

Unsure. 

Please explain your answer. 

CAMRA does not have a view on this question.

Question 25: Do you consider that any other changes should be made to the existing PDR for the installation of ASHPs in Scotland? Please explain your answer.

CAMRA does not have a view on this question.

Question 26. Do you consider that it would be appropriate to have PDR for the installation (and subsequent repair and maintenance) of connections from individual buildings to heat networks? 

Unsure. 

Please explain your answer.

CAMRA does not have a view on this question.

Assessments

Question 27: What are your views on the accuracy and scope of the environmental baseline set out in the environmental report? 

CAMRA does not have a view on this question.

Question 28: What are your views on the predicted environmental effects of the proposals as set out in the environmental report? Please give details of any additional relevant sources. 

CAMRA does not have a view on this question.

Question 29: What are your views on the assessment of alternatives as set out in the environmental report? 

CAMRA does not have a view on this question.

Question 30: What are your views on the proposals for mitigation, enhancement and monitoring of the environmental effects set out in the environmental report?

CAMRA does not have a view on this question.

[bookmark: _Int_FTIVD3Ke]Question 31: Please provide any comments on the partial Business and Regulatory Impact Assessment (BRIA) and information on the potential business or regulatory impacts of any of the options identified in this consultation.

[bookmark: _Int_LWTNfxKF]We do not believe that the negative impacts of Option 4 and 5 have been explored if these Permitted Development Rights were to apply to public houses. Pubs are a big driver for footfall in city, town and village centres. 

[bookmark: _Int_bgEKypse]We believe that, contrary to the partial Business and Regulatory Impact Assessment, including pubs in a new town centre living Permitted Development Right would be detrimental to footfall and vibrancy in town centres. Indeed, if the new town centre living Permitted Development Right is introduced above Class 1A properties then pubs will be more important than ever as third spaces where those living in city centres can meet to socialise and interact with family and friends.

The housing crisis means that pub buildings are often worth far more once converted into housing, and unfortunately, unscrupulous developers are willing to go to extraordinary lengths for a short-term payout regardless of whether it robs a community of their local.  It is therefore essential that better protections are kept in the planning system to ensure the long-term benefits to communities, local economies and the wider business community of keeping pubs open.

We agree with the BRIA that new residential developments near existing businesses may lead to complaints or mitigation measures. 

We therefore agree with the proposal to ‘protect existing businesses from adverse impacts’. CAMRA believes that the ‘agent of change’ principle should apply so that existing pubs and social clubs are not disadvantaged, or their businesses put at risk from complaints from new housing.

We urge the Scottish Government to exclude pubs from any new Permitted Development Right to ensure that the community always has a say, through the planning permission process, on whether a pub should be converted to another use.

[bookmark: _Int_bPUWtGyN][bookmark: _Int_58X8sLxM]Question 32: Are you aware of any examples of how any of the options identified in this consultation may affect, either positively or negatively, those with protected characteristics? If yes, please provide further detail.

No.

[bookmark: _Int_nLNnob61]Question 33: Please provide any comments or information on the potential impacts on children’s rights and wellbeing of any of the options identified in this consultation.

None.

Question 34: Do you have any information or comments on the potential impacts on island communities of any of the options identified in this consultation? If yes, please provide further detail.

Pubs are at the heart of community and economic life on island communities. The Scottish Government has already recongised the community value of island pubs by giving them extra support with business rates. 

Permitting pubs in island, or any other, communities to be converted into other uses through permitted development rights will exaccerbate rates of pub closures, meaning communities lose vital spaces for meeting with each other. It also means the loss of safe, regulated setting to enjoy a drink, leading to more people choosing to drink cheaper supermarket alcohol at home.

[bookmark: _Int_K7y2FaLX]Question 35: Are you aware of any examples of potential impacts, either positive or negative, that the options identified in this consultation may have on groups or areas at socio-economic disadvantage (such as income, low wealth or area deprivation)? If yes, please provide further detail. 

[bookmark: _Int_tYBExvn9]Pubs in areas at socio-economic disadvantage often have poorer levels of social infrastructure. This often means that pubs and social clubs play an even more important role in bringing people together and tackling loneliness and social isolation. In these communities it is more important than ever that pubs should be protected as vital community assets and excluded from any new Permitted Development Rights as a result.

Pubs also provide a safe, regulated environment in which to drink alcohol. Without these venues, people may have no other option to drink cheaper supermarket alcohol at home without any oversight or regulation and without the wellbeing and social benefits of pub-going.

Question 36: Do you agree that a Fairer Scotland Duty assessment is not required in relation to the options set out in this consultation?

We believe that pubs and social clubs are a vital part of the social fabric of communities. Any policy decision to make it easier for these institutions to be lost to communities through conversion, without local people being able to have a say, would lead to fewer opportunities and a poorer quality of life for local residents, particularly those facing socio-economic disadvantage. Therefore, if proposals in this consultation apply to public houses, then we believe a Fairer Scotland Duty assessment may be needed.
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