DM12 ChangesofUsewithin-Regional, Town, District and Local
Shopping Centres




Commercial, business and service uses (use class E), learning and non-
residential institutions (use class F1) and local community uses (use class F2)
will be supported within the city’s defined Regional, Town, District and Local
Centres (as set out in CPP1 policy CP4 and as shown on the Policies Map).

1. Proposals for other uses will be permitted where it can be demonstrated that
the scheme meets all of the following criteria;

i, The proposal will maintain and enhance the vitality, viability and

the character of the shopping area;

i The proposal will retain active ground floor uses and frontage and
provide a direct service or sales to visiting members of the public;

fii. The proposed development or uses will not have a harmful impact
on the amenity of local residents due to noise, odour, disturbance
or light pollution (see DM21, DM40); and

V. Where appropriate shop front design should be in accordance
with the council’s shop front policy (see DM23).

2. In addition to criteria a-d) above, proposals within the Lanes® and North
Laine? areas of the Regional Centre should not result in the amalgamation of
three or more adjoining units resulting in an overly dominant unit, in order to
retain the unigue character of the area.

3. Residential use may be appropriate above or to the rear of units in shopping
centres provided the active frontage is not compromised and that satisfactory
residential amenity can be achieved.

4. Temporary and ‘meanwhile’ use of vacant buildings and sites by start-up
businesses as well as creative, cultural and community organisations will be
considered-supported particularly where they help activate and revitalise retat
centres_and can generate increased footfall.

As an update to the hierarchy of shopping centres as set out in policy CP4 of
the City Plan Part One, the secondary frontage of the Regional Centre has

L Within the Lanes area this includes frontages within Market Street, Bartholomews, Meeting House Lane, Nile
Street, Brighton Square, Union Street, Ship Street (east), Prince Albert Street, Brighton Place, Hanningtons
Lane and Clarence Yard.

2 Within the North Laine area this includes frontages within Bond Street, Gardner Street, Church Street, North
Road, Kensington Gardens, Sydney Street, Gloucester Street and Trafalgar Street.




been amended to facilitate a new centre called Brunswick Town Local Centre.
This centre is shown on the updated Policies Map.

Residential use may be appropriate above or to the rear of units in shopping
centres provided the active frontage is not compromised and that satisfactory
residential amenity can be achieved.

Temporary and ‘meanwhile’ use of vacant buildings and sites by start-up
businesses as well as creative, cultural and community organisations will be
considered particularly where they help activate and revitalise retail centres.

As an update to the hierarchy of shopping centres as set out in policy CP4 of
the City Plan Part One, the secondary frontage of the Regional Centre has
been amended to facilitate a new centre called Brunswick Town Local Centre.
This centre is shown on the updated Policies Map.

Supporting Text

Policy DM12 supports the City Plan Part One policy CP4 Retail provision and SA2

Central Brighton, as the focus of commercial activity in the centres identified in the
Retail Hierarchy of Brighton & Hove. The policy contributes towards maintaining and
enhancing the attractiveness of town centres by encouraging more people to use
these locations. The main uses encouraged within these ground floor frontages to
support footfall will be class E (‘commercial, business and service’).

Over recent years the increasing importance of internet shopping has changed the
focus of shopping in town centres. The Covid-19 pandemic has exacerbated this
trend and a change has been seen in primary shopping areas of the city as retail
stores have closed and many national companies have downsized or ceased to
trade.




Increasing economic activity within town centres supports high street vitality. The
council will therefore be supportive of alternative uses where proposals enhance the
vitality and viability of the centre, provide services or sales to visiting members of the
public, maintain an active ground floor use and frontages such as commercial
window displays and sight of a reception or arrivals area. Where appropriate
proposals should be in alignment with the council’'s shop front policy DM23.
Recognising that our town centres also have a high residential population, the
council will ensure that proposals will not have a harmful impact on the amenity of
local residents.

Appropriate alternative uses which could contribute to vitality and viability may
include sui generis uses such as launderettes, takeaways, pubs, bars, and cinemas
which help generate footfall to an area.

Proposals within the Regional Centre

One of the council priorities is to maintain central Brighton’s role as the city’s vibrant,
thriving Regional Centre for shopping, leisure, tourism, cultural, office and
commercial uses.

The different but interconnecting shopping areas within the Regional Centre are
identified and described in the Retail Study Update 2011. There is active support for
the protection of existing and provision of new small unit space, largely catering for
local independent traders, located within the Lanes and North Laine areas.

The availability of small units provides improved choice for business location and
affordability. This is turn provides choice for consumers and this contributes
significantly towards maintaining and enhancing the attractiveness and viability.
Small units are often more affordable and encourage more specialist or independent
retailers. Therefore in order to assist in maintaining the unique/niche/independent
retailers in the Lanes and the North Laine as well as the supply of smaller units,
changes of use should not result in the amalgamation of three or more adjoining
units in order to create a larger unit.

Primary Shopping Area

2.107 In the case of the Regional, Town and District Shopping Centres, the Primary
Shopping Area is the extent of the identified primary and secondary frontages.




Local Centres tend to be small, therefore they do not have distinctive primary and
secondary frontages.

2.104 In 2017 a review was undertaken of the primary and secondary shopping
frontages of the current hierarchy of shopping centres in the city. As part of the
review some frontage designations have now changed between primary and
secondary designation and a new Local Centre in Brunswick Town and some newly
identified Important Local Parades have been included within the retail hierarchy.
New developments adjacent to shopping frontages have also been designated
where it was appropriate to do so. The review’s recommendations are now reflected
in the updated Policies Map.




Table 3 — Brighton & Hove’s Retail Hierarchy (adopted City Plan Part 1 Policy
CP4 Retail Provision)

Centre Definition | Defined Centres Linked City Plan
Part 1 Policies

Regional Centre Brighton DA1l, SA2, CP4

Town Centres Hove CP4




London Road DA4, CP4

District Centres St James'’s Street CP4
Lewes Road DA3, CP4
Boundary Road/Station Road DAS8, CP4
Local Centres Mill Lane, Portslade SAG6, CP4
Portland Road, Hove (all centres)

‘The Grenadier’, Hangleton Road
Richardson Road, Hove

Eldred Avenue, Withdean

Old London Road, Patcham
Ladies Mile Road, Patcham
Seven Dials

Fiveways

Hollingbury Place, Hollingdean
Beaconsfield Road, Preston Park
St George’s Road, Kemptown
Warren Way, Woodingdean
Whitehawk Road, Whitehawk
High Street, Rottingdean
Lustrell’s Vale, Saltdean
Longridge Avenue, Saltdean

Brunswick Town

Implementation and Monitoring

2.114 The long-term impact of the pandemic on our town centres is not fully know at
this stage and therefore it is critical that the council continues to monitor the impacts
in_cooperation with other internal teams as well as external organisations.
Implementation of the policy will be assisted by continuing to monitor arumbers-of
retail-units-uses and vacancy levels within defined shopping centres to be reported in

the Authorltv Monitoring Report Iheuee&nelmﬂu—useuretau—suwe%da{a—theﬁmm




to-and-fromretail-have-beenintroduced-inrecent-years—-Where prior approval is
needed, the Council will interpret ‘key shopping areas’ referred to in the General

Permitted Development Order as being designated Primary and Secondary
Shopping Frontages.

New Development in Centres

2.119 The policy will be applied to new units that are constructed within designated
frontages or where they form a logical extension to an existing frontage. Due to the
predominance of larger units in the Primary Frontages, proposals for larger format
retail will generally be suited to these defined areas.




2.120 Residential development contributes to the overall health of centres and to
meeting the city’s housing target. There is scope to increase housing stock in the
centres, by increasing densities or by introducing housing on upper floors, or to the
rear of commercial properties, provided that this does not lead to amenity issues or
an unacceptable loss of commercial space and that the commercial uses on the
ground floor remain of a viable size to include adequate storage space and staff
facilities.

2.121 From time to time, temporary uses are sought for vacant buildings or cleared
sites that are awaiting redevelopment. Although temporary in nature and therefore
often lacking the standards of design and finish that would usually be expected from
permanent development, such uses can provide jobs and add much to the vitality
and vibrancy of an area in the meantime.



DM13 Important Local ParadesNeighbeourhood-Paradesand-tndividual
Shop-Units

Artmportant Local Parades

The following-shepping areas are designated as Important Local Parades?®
within the retail hierarchy as shown on the Policies Map;

e Cowley Drive, Woodingdean

e Goldstone Villas, Hove

e Hove Park Villas, Hove

e Islingword Road, Brighton

e Old Shoreham Road/Sackville Road, Hove
e Preston Drove, Preston Park

e Valley Road, Portslade

e Victoria Terrace, Hove

e Warren Road, Woodingdean

e Woodland Parade, Hove

Commercial, business and service uses (E Use Class) will be supported within
Important Local Parades.

Proposals for other uses will be permitted where it is demonstrated that the
scheme meets the following criteria:

a) The proposal will maintain and enhance the vitality, viability and the
character of the Important Local Parade;

b) The proposal will retain an active ground floor use and frontage and
provide a direct service or sales to visiting members of the public;

c) The proposed development or use(s) will not have a harmful impact on the
amenity of local residents, due to noise, odour, disturbance or light
pollution; and

d) Where appropriate shopfront design should be in accordance with the
council’s shop front policy (DM23).

3 As designated on the Policies Map.



Changes of use at ground floor to residential will be permitted to the rear or on
upper floors in Important Local Parades-

Temporary and ‘meanwhile’ use of vacant buildings by start-up businesses as
well as creative, cultural and community organisations will be eensidered
particularly where they help activate and revitalise retai-eentres-parades and
can generate increased footfall.

Supporting Text

2.122 The term ‘Important Local Parades (ILPs)’ as defined on the Policies Map
refers to a group of shops (five or more). ILPS have a key role in contributing to
sustainable development, providing access to day-to-day necessities such as a
newsagent, convenience store off-licence, pharmacies and post offices, which are
easily accessible to people without a car or with restricted mobility-within-walking
distance-from-home. Access to these local facilities have become more important
during the Covid-19 pandemic. Parades complement the local shopping facilities
provided in the city’s designated centres and ensure that local convenience shopping
facilities are within walking distance to residential areas.

An assessment of 35 shopping parades was undertaken in 2017 and reviewed in
2019 in order to identify areas that could be designated as Important Retail Parades
in City. The assessment was set out in the council’s Shopping Frontage Review
Paper (April 2020) and its subsequent amendments.

There may be some circumstances where alternative uses will be acceptable such
as when they also provide services or sales to visiting members of the public,
maintain an active ground floor use and frontages such as commercial window




displays and sight of a reception or arrivals area. Where appropriate proposals
should be in alignment with the council’s shop front policy DM23. Recognising that
Important Local Parades tend to be in close proximity to residential areas, the
council will ensure that proposals will not have a harmful impact on the amenity of
local residents.







