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– where major growth should be encouraged; and 

– where appropriate, the need for new centres in areas of planned major growth. 

●	 in broad terms, assess the overall need for additional floorspace over the regional spatial 
strategy period, especially for comparison retail, leisure and office development, and for 
five-year periods within it, and, having regard to capacity and accessibility of centres, 
identify where the identified needs would best be met having regard to the 
Government’s objectives; and 

●	 monitor and regularly review the implementation of the strategy (see Chapter 4). 

2.14 	 The need for major town centre development of regional or sub-regional importance 
should be addressed through the regional spatial strategy. New out-of-centre regional or 
sub-regional shopping centres (see Annex A) have a substantial impact over a wide area and 
can harm the vitality and viability of existing centres within the catchment of the proposed 
development. Having regard to the key objective of the Government’s town centre policy, it 
is unlikely that such new development or the expansion of an existing out-of-centre 
regional or sub-regional shopping centre will meet the requirements of that policy. Were a 
need for a new or an expanded out-of-centre regional or sub-regional shopping centre to 
be identified, it should be addressed through the regional spatial strategy. Proposals to 
renew or replace existing facilities in out-of-centre regional or sub-regional shopping 
centres, where this would involve neither additional floorspace nor additional car parking 
facilities, may, however, be appropriate, subject to the appropriate policy considerations. 
There may be a need to improve public transport to existing out-of-centre regional or sub
regional shopping centres, but this will, in itself, not justify extending them. 

The Role of Plans at the Local Level 

2.15 	 Local planning authorities should adopt a positive and proactive approach to planning for 
the future of all types of centres within their areas. Having regard to the regional spatial 
strategy and reflecting their community strategy, local planning authorities should, 
through the core strategy development plan document, set out a spatial vision and 
strategy for the network and hierarchy of centres, including local centres, within their area, 
setting out how the role of different centres will contribute to the overall spatial vision for 
their area. 

2.16 	 Local planning authorities should work in conjunction with stakeholders and the 
community to: 

●	 assess the need for new floorspace for retail, leisure and other main town centre uses, 
taking account of both quantitative and qualitative considerations; 

●	 identify deficiencies in provision, assess the capacity of existing centres to accommodate 
new development, including, where appropriate, the scope for extending the primary 
shopping area and/or town centre, and identify centres in decline where change needs to 
be managed; 
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●	 identify the centres within their area where development will be focused, as well as the 
need for any new centres of local importance, and develop strategies for developing and 
strengthening centres within their area; 

●	 define the extent of the primary shopping area and the town centre, for the centres in 
their area on their Proposals Map (see Annex A); 

●	 identify and allocate sites in accordance with the considerations set out below 
(paragraphs 2.28–2.51); 

●	 review all existing allocations and reallocate sites which do not comply with this policy 
statement; 

●	 develop spatial policies and proposals to promote and secure investment in deprived 
areas by strengthening and/or identifying opportunities for growth of existing centres, 
and to seek to improve access to local facilities (paragraphs 2.55–2.59); and 

●	 set out criteria-based policies, in accordance with this policy statement, for assessing and 
locating new development proposals, including development on sites not allocated in 
development plan documents. 

2.17 	 In addition to defining the extent of the primary shopping area for their centres, local 
planning authorities may distinguish between primary and secondary frontages (see Annex 
A). These frontages should be realistically defined. Having regard to the need to encourage 
diversification of uses in town centres as whole, primary frontages should contain a high 
proportion of retail uses, while secondary frontages provide greater opportunities for 
flexibility and a diversity of uses. Where frontages are identified the appropriate local 
development documents should include policies that make clear which uses will be 
permitted in such locations. 

2.18 	 Town centre strategies can play an important and complementary role in ensuring the 
continued vitality and viability of centres. They may be part of the evidence base for 
development plan documents, including area action plans and for supporting the use of 
compulsory purchase orders for site assembly. Guidance on design and implementation 
tools will be published separately. Planning Policy Statement 12: Local Development 
Frameworks (PPS12) sets out the Government’s policy on the preparation of local 
development documents. 

Promoting high-quality design and making efficient use of land 

2.19 	 It is essential that town centres provide a high-quality and safe9 environment if they are to 
remain attractive and competitive. Well-designed public spaces and buildings, which are fit 
for purpose, comfortable, safe, attractive, accessible and durable, are key elements which 
can improve the health, vitality and economic potential of a town centre. Policies for the 

9 Local authorities must have regard to their duties under Section 17 of the Crime and Disorder Act 1998, which requires them to exercise their functions with 
due regard to their likely effect on, and the need to prevent, crime and disorder. 
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design of development for main town centre uses, regardless of location, and for 
development in town centres, should promote high quality and inclusive design, in order to 
improve the character and quality of the area in which such development is located and the 
way it functions. 

2.20 	 The Government is concerned to ensure that efficient use should be made of land within 
centres and elsewhere. Local planning authorities should formulate planning policies which 
encourage well-designed, and, where appropriate, higher-density, multi-storey development 
within and around existing centres, including the promotion of mixed-use development 
and mixed-use areas. The considerations in paragraphs 2.19 and 2.20 are also relevant to 
the consideration of planning applications. Guidance on design and implementation tools 
will be published separately. 

2.21 	 Subject to other planning considerations, residential or office development should be 
encouraged as appropriate uses above ground floor retail, leisure or other facilities within 
centres. The inclusion of housing in out-of-centre mixed-use developments should not, in 
itself, justify additional floorspace for main town centre uses in such locations. 

2.22 	 A diversity of uses in centres makes an important contribution to their vitality and viability. 
Different but complementary uses, during the day and in the evening, can reinforce each 
other, making town centres more attractive to local residents, shoppers and visitors. Local 
planning authorities should encourage diversification of uses in the town centre as a whole, 
and ensure that tourism, leisure and cultural activities, which appeal to a wide range of age 
and social groups, are dispersed throughout the centre. 

Managing the Evening and Night-time Economy 

2.23 	 Local planning authorities should prepare planning policies to help manage the evening 
and night-time economy in appropriate centres. These policies should encourage a range of 
complementary evening and night-time economy uses which appeal to a wide range of age 
and social groups, ensuring that provision is made where appropriate for a range of leisure, 
cultural and tourism activities such as cinemas, theatres, restaurants, public houses, bars, 
nightclubs and cafes. 

2.24 	 In drawing up their policies and proposals, local planning authorities should consider the 
scale of leisure developments they wish to encourage and their likely impact, including the 
cumulative impact on the character and function of the centre, anti-social behaviour, crime 
and the amenities of nearby residents. 

2.25 	 Local authorities should ensure that there is an integrated approach to the evening and 
night-time economy, so that their planning policies and proposals take account of and 
complement their Statement of Licensing Policy and the promotion of the licensing 
objectives under the Licensing Act 2003. Local authorities should consider developing a 
local strategy for the evening and night-time economy which, when co-ordinated with 
other local strategies, tackles a range of issues from anti-social behaviour and crime 
prevention to adequate late-night transport provision to support these activities. 
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