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Built Environment Forum Scotland (BEFS) is an umbrella body for organisations working in the built
environment in Scotland. Drawing on extensive expertise in a membership-led forum, BEFS informs, debates
and advocates on the strategic issues, opportunities and challenges facing Scotland’s existing built
environment. BEFS is a supporting member of the Climate Heritage Network.

Other relevant consultation responses from BEFS — and the Conservation Officers Group planning authority
forum it facilitates — can be seen below, as many issues overlap and demand associative consideration:

e The Fourth National Planning Framework — Two Years On (2025)

e Can Permitted Development Rights Help Address the Housing Emergency? (2025)
e Permitted Development Rights Review — Phase 3 (2023)

e Permitted Development Rights Review — Phase 2 (2022)

e Permitted Development Rights Review — Phase 1 (2020)

e Permitted Development Rights in Scotland (2020)

BEFS Statement:

We welcome the opportunity to comment on the proposed Permitted Development Rights to Support the
Provision of New Homes, and recognises the wider context - such as the Housing Emergency and Climate
Emergency - within which these proposals sit.

BEFS notes the intentions of the proposed changes, towards easing pressure on planning teams to deliver
ambitious net zero targets, address the housing shortages facing Scotland, and to enable easier
implementation of climate and socially beneficial solutions within planning. The role that our existing
building stock must play, through continued use, re-use, and a maintenance and fabric first approach -
towards cross cutting solutions for people and places - cannot be understated. Appropriate adaptations of
empty and vacant buildings are an important part of this. We however urge caution and consideration of
potential unintended consequences resulting the proposed exemptions.

We have also previously noted the existing protections within the planning system which sit alongside PDR.
BEFS provides secretariat for the Conservation Officers Group, and would support general points made by
this group, worth repeating here in full:

“PDR should not apply to listed buildings, or buildings within the curtilage of a listed
building...we do not agree that changing the exclusion to Scheduled Monuments rather
than Sites of Archaeological Interest. This would undermine the preservation and study of
non-designated assets and wrongly equates non-designated assets as being of lesser
value. Nationally important archaeological remains exist in the HER but not yet as
Scheduled Monuments”

BEFS will be responding to selected questions of the consultation, as below:

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? If so, in what circumstances?

No. BEFS agrees with the Scottish Government’s current view, as stated in the consultation paper:

“..in general, proposals for new-build housing, including through the replacement of existing buildings...
should continue to be the subject of a planning application.”
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http://climateheritage.org/
https://www.befs.org.uk/policy-topics/conservation-officers-group/
https://www.befs.org.uk/wp-content/uploads/2025/03/BEFS-Response-to-NPF4-Call-for-Views.pdf
https://www.befs.org.uk/wp-content/uploads/2025/02/COG-Consultation-Response-PDR.pdf
https://www.befs.org.uk/wp-content/uploads/2023/08/PDR-3-.pdf
https://www.befs.org.uk/wp-content/uploads/2022/08/Permitted-Development-Rights.pdf
https://www.befs.org.uk/wp-content/uploads/2020/11/PDR-Telecom-Agriculture-Bikes.pdf
https://www.befs.org.uk/wp-content/uploads/2020/02/BEFS-PDR.pdf
https://www.gov.scot/publications/permitted-development-rights-support-provision-new-homes-consultation/pages/2/
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The BEFS network is concerned that expansion of Permitted Development Rights (PDR) may have
undesirable consequences for policy targets concerning the existing built and historic environment, cultural
heritage, place-making, productive reuse of vacant and derelict buildings, and net zero. Further we consider
that these could have a negative impact on the character of conservation areas, setting of listed buildings as
well as having a direct negative impact upon potential - and as yet unknown - archaeology. PDR should
especially be avoided with regard to agricultural and forestry buildings with historical significance and
particular meaning to local people, including but not limited to assets with listed status.

Planning permission provides a better mechanism to consider the merit and policy alignment of applications
for new-build development plans in rural areas, and any associated demolition. It also enables community
discourse and assessment towards integration with Local Development Plans.

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? If so, in what type of rural areas and in what circumstances?

No. BEFS and the Conservation Officers Group, a working group of planning authority officials facilitated by
BEFS, believe that new-build housing proposals in rural areas should continue to be subject to planning
assessment.

New PDR carry the risk of negative impacts for conservation and heritage, and planning applications provide
a preferable mechanism for assessing the merit of specific proposals, and for allowing the local community
to make their views on these proposals known.

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. BEFS is aware of the problem, also cited in the consultation paper, of demarcating town and city centres
from adjoining urban areas. This is a direct challenge to the proposed use case of PDR set out in the
consultation paper, especially as different town and city centre boundaries are used by different entities.
There are further complexities around the existing character of town and city centres, including land use
patterns, community demands, and conservation areas, which PDR lack the functionality to deal with.

Furthermore, the introduction of such PDR would not remove the need for Listed Building Consent and
therefore does not streamline the process any further than existing. It is also vital that the historical
significance, pride of place and economic value of traditional shopfronts and other ground level forms of
town and city centre architectural heritage is not damaged or diminished by the introduction of new PDR. As
highlighted in a recent BEFS Working Group, many tourists visit towns and cities specifically to enjoy and
engage with the historic environment of the ‘old’ town, rather than new-build architecture.

Planning assessments already provide a better way of considering the impacts of conversion plans for
ground floors and entire buildings in Scotland’s town and city centres.

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 the consultation? If yes, what matters do you
consider should potentially be subject to prior approval?

No. To echo our response to Q10, planning assessments provide a more comprehensive and holistic
alternative to PDR in considering new-build housing and residential redevelopment in Scotland’s town and
city centres in a wider value context. Regardless of the addition of prior notification and approval obligations
to new PDR, they should not replace the existing planning permission process.
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Question 17. Please provide any other comments regarding the potential options to introduce PDR for
‘town centre living’ proposals as discussed in the consultation.

As BEFS argues in its 2026 Manifesto: Building Foundations for a Better Scotland, increased town centre
living aspirations can be delivered through a range of practical policy changes, including action in: training
and skills; repair, maintenance and retrofit; heritage project funding programmes; bringing vacant and
derelict buildings back into use at scale; and integrating built heritage activity into emerging Community
Wealth Building action plans.

PDR do not offer practical support for stakeholders seeking to make town and city centres more desirable
places to live, or better outcomes as compared to planning assessments. As a result, new PDR are unlikely to
deliver positive impacts for town centre living. BEFS would instead encourage policy-makers to look at
holistic, cross-policy approaches to delivery and implementation in town centre living.

BEFS acknowledges the planning capacity pressures that exist at present, leading to planning authorities
being overstretched, and the in-house experts that are required to support some planning process
requirements, such as archaeologists and ecologists, often being under-resourced or unavailable. Statistics
from BEFS Members Royal Town Planning Institute (RTPI) Scotland highlight a 28.6% reduction in planning
spend from 2010-23, while duties placed on planning authorities have increased in the same period.

This situation may point policy-makers towards PDR as a way of easing pressures, but BEFS argues that PDR
do not provide a solution in the context of the potential for unintended consequences, disconnection from
existing planning policy, and inability to contribute effectively to wider National Performance Framework
outcomes.

An alternative approach is to build on the establishment of a National Planning Improvement Hub in
Scotland, and in related investments in the Scottish Planning system that are set to create a pipeline of new
planners via bursaries, graduate programmes, and the creation of a Town Planning School in the University
of the West of Scotland. BEFS Members and stakeholders have some optimism that these investments will
help alleviate capacity pressures and improve skills and experience in planning authorities.

Strengthening the existing planning system will deliver far more public policy value than expanding PDR, as it
enhances planning authority engagement and supports wider policy integration in decision-making around
town centre living projects.

BEFS responses to a number of Consultations in relation to the Built Environment can be found at:
https://www.befs.org.uk/resources/consultations/
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The Scottish Government would like your permission to publish your consultation response. Please indicate
your publishing preference: Publish response with name

We will share your response internally with other Scottish Government policy teams who may be addressing
the issues you discuss. They may wish to contact you again in the future, but we require your permission to
do so. Are you content for Scottish Government to contact you again in relation to this consultation
exercise? YES

| confirm that | have read the privacy policy and consent to the data | provide being used as set out in the
policy. | CONSENT
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