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1.0  Introduction   

 

1.1 The purpose of this Supplementary Planning Guidance (SPG) is to support and 

provide further direction on the implementation of the retail and commercial 

development policies contained within the adopted (March 2024) Bridgend 

Replacement Local Development Plan (RLDP). It outlines further guidance on 

retail and commercial development to protect the vitality, attractiveness, and 

viability of the designated retail centres in accordance with the approach 

outlined in National Planning Policy. This guidance aims to assist applicants 

and decision makers when considering specific changes of use in retail centres 

and other town centre developments, in accordance with the policies contained 

within the RLDP, National Plan 2040 (Future Wales) and in light of other 

material considerations to ensure the County Boroughôs retail centres are 

sustainable in the long term. 

 

1.2 This SPG will be a material consideration in the determination of all planning 

applications for retail and commercial development including applications for 

renewal of consents.  

 

1.3 Anyone wishing to submit an application for retail and commercial development 

within Bridgend County Borough is urged to consider this SPG and to contact 

the Local Planning Authority (LPA), in advance of submitting a planning 

application, to discuss the issues that are raised in this document on a site-

specific basis.  

 

1.4 The SPG provides specific guidance on: 

¶ Development in commercial centres of Bridgend, Porthcawl and Maesteg 

(including Primary Shopping Areas, Secondary Shopping Areas and outside 

of shopping areas but within commercial centres); 

¶ Non A1, A2 and A3 uses in commercial centres outside of Bridgend, 

Porthcawl and Maesteg; and 

¶ Retail development outside of retail and commercial centres. 
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2.0 Policy and Legislative Context  

 

2.1  The National Planning Policy context for the provision of retail and commercial 

development through the planning system is set out in Future Wales: The 

National Plan 2040, Planning Policy Wales (PPW) and Technical Advice Note 4 

November 2016 (TAN4) Retail and Commercial Development.  

 

2.2 Future Wales: The National Plan is the National Policy framework setting out 

the direction for development in Wales to 2040. óTown Centre Firstô is a key 

policy within Future Wales (Policy 6), and it is recognised that the planning 

system has a long-established role in this respect. Future Wales recognises the 

need to re-think the future of town and city centres, which are moving away 

from their traditional retail roles towards more multi-functional places. Town 

centres remain important focal points of communities and are increasingly 

becoming places to live, centres of community and cultural activity, a focus for 

public services such as health and education, and the location of new co-

working spaces. 

 

2.3 PPW (Edition 12) sets out the National priorities and considerations with 

regards to new commercial and retail development and for managing change 

within existing commercial and retail centres. PPW requires local planning 

authorities to establish through their development plan a clear strategy for retail 

development, supported by policies, to achieve vibrant, attractive and viable 

retail and commercial centres.  The Welsh Government operates a óTown 

Centre Firstô approach in relation to the location of new retail and commercial 

centre development (Policy 6, Future Wales, as referred above). 

 

2.4 TAN 4: Retail and Commercial Development sets out National Policy and 

guidance in relation to the changes of use in Primary and Secondary retail and 

commercial Areas. TAN4 identifies a number of overarching objectives for retail 

and commercial centres where the planning system must promote viable urban 

and rural retail and commercial centres as the most sustainable locations to 

live, work, shop, socialise and conduct business; sustain and enhance retail  
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and commercial centresô vibrancy, viability and attractiveness; and improve 

access to, and within, retail and commercial centres by all modes of transport, 

prioritising walking, cycling and public transport. 

 

2.5 TAN 23: Economic Development (February 2014) defines economic 

development broadly so that it can include any form of development that 

generates wealth, jobs and income, recognising that retail is an economic land 

use.  

 

2.6 Building Better Places: The Planning System Delivering Resilient and 

Brighter Futures - Placemaking and The Covid-19 Recovery (Welsh 

Government, July 2020) recognises that town centres should become places 

where a variety of retail, employment, commercial, community, leisure, health 

and public sector uses come together in a hub of activity to make them viable 

as go-to destinations. Flexible, local co-working spaces could also be a crucial 

new element to increase space to work. Residential uses are also key to the 

vitality of centres, provided that they do not curtail the commercial activities 

which take place and that noise impacts are considered. 

 

2.7 Town and Country Planning (Use Classes) Order 1987 (as Amended) (Use 

Classes Order 1987) identifies uses of land and buildings and places them 

within various categories known as óUse Classesô. The Use Classes Order 

1987 does not contain a definitive list of all the different types of uses of land 

and buildings but provides broad categories to allow developers and decision 

makers to understand which Use Class should apply.  

 

2.8 Table 1 sets out the types of uses which would fall under the retail Use Classes 

contained under Part A Schedule 1 of the Use Classes Order 1987: 
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Table 1: Retail Use Classes 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.9 Town and Country Planning (General Permitted Development) Order 1995 

(as Amended) (GPD Order 1995) identifies that certain types of minor 

development changes can be made to land and buildings without requiring 

planning consent. These are known as permitted development rights and are 

contained within the GPD Order 1995. In relation to proposals involving similar 

types of Use Classes a change of use to the building or land may not require 

planning consent. For example, a hairdressers could be changed to a shoe 

shop without the need for permission as these uses fall within the same óClassô, 

a restaurant could be changed to a shop or an estate agency as the Use 

Classes Order allows this type of change to occur without requiring planning 

permission. 

 

2.10 However, most external building work associated with a change of use is likely 

to require planning permission, for example new advertising for the new use. 

Use Class Examples 

A1 Shops  

Shops, retail warehouses, post office 

(not sorting offices), hairdressing, 

undertakers, dry cleaners, pet shops, 

sandwich bars, showrooms and 

domestic hire shops. 

A2 Financial and professional 

services 

Financial services such as banks and 

building societies, professional 

services (other than health and 

medical services) including estate and 

employment agencies. 

A3 Food and drink  

For the sale of food and drink for 

consumption on the premises ï 

restaurants, snack bars and cafes, 

drinking establishments and take-

aways. 
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Regarding change of uses which fall under the Use Class A retail uses, Table 2 

outlines where a change of use would be considered a permitted development. 

 

 Table 2: Permitted Development, Retail Uses 

 

 

2.11 Please note in some areas of the County Borough permitted development 

rights are more restricted. If the land or building is located in a Conservation 

Area (including Bridgend Town Centre, Porthcawl Town Centre and Maesteg 

Town Centre), planning permission will be required for certain types of 

development works which may not apply in other areas. There are also 

additional restrictions if a building has been designated as a Listed Building. 

Furthermore, the existing use may have been permitted but subject to the 

removal of permitted development rights so that planning consent would be 

required for the changes of use shown in Table 2. In some instances, a use 

may have been restricted to a specific user or subject to other limitations, 

consequently it is important that the planning history of a building or land is fully 

understood before undertaking any type of permitted development. The LPA 

offers a pre-application service (details available on the Councilôs website), 

which offers advice before a planning application is submitted. This will help to 

identify issues that may be of relevance to a particular site.  

 

 

 

 

Existing Use  Permitted Change of Use 

A2 (professional and financial services) 

when premises have a display window 

at ground level 

A1 (shop) 

A3 (food and drink) A1 or A2 

Sui Generis ï Car showrooms and 

Betting Offices only  
A1 Shop 

A1 or A2 A1 plus a single flat above 

A2  A2 plus a single flat above 
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