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2. Planning Policies 

Housing 

12. Policies on the development of housing are set out in PPG3 on Housing (March 2000). 
What follows draws out some of the implications for transport. 
13. To promote more sustainable patterns of development and make better use of 
previously developed land, the focus for additional housing should be existing towns and 
cities. PPG3 requires local planning authorities to build in ways which "exploit and deliver 
accessibility by public transport to jobs, education and health facilities, shopping, leisure 
and local services". PPG3 also requires local authorities to "place the needs of people 
before ease of traffic movement in designing the layout of residential developments" and 
to "seek to reduce car dependence by facilitating more walking and cycling, by improving 
linkages by public transport between housing, jobs, local services and local amenity, and 
by planning for mixed use"3. 
14. In identifying sites to be allocated for housing in local plans and UDPs, local planning 
authorities should follow a search sequence, starting with the re-use of previously-
developed land and buildings within urban areas, then urban extensions, and finally new 
development around nodes in good public transport corridors. Local planning authorities in 
assessing the suitability of sites for housing development should, amongst other things, 
consider their location and accessibility "to jobs, shops and services by modes other than 
the car, and the potential for improving such accessibility"4. 
15. Local planning authorities should make sufficient land available either within or 
adjoining existing villages to meet the needs of local people but villages will "only be 
suitable locations for accommodating significant additional housing" where it can be 
demonstrated that additional housing will support local services, such as schools or 
shops, which could become unviable without some modest growth (this may particularly 
be the case where the village has been identified as a local service centre in the 
development plan), additional housing is needed to meet local needs, and the 
development can be designed sympathetically and laid out in keeping with the character 
of the village5 . 
16. To promote more sustainable residential environments local planning authorities 
should "avoid the inefficient use of land" (avoiding developments of less than 30 dwellings 
per hectare net), encourage housing development which makes more efficient use of land 
(between 30 and 50 dwellings per hectare net) and "seek greater intensity of development 
at places with good public transport accessibility, such as city, town, district and local 
centres or around major nodes along good quality public transport corridors". Local 
planning authorities should "examine critically the standards they apply to new 
development, particularly with regard to roads, layouts and car parking, to avoid the 
profligate use of land"6. 
17. PPG3 requires parking policies to "be framed with good design in mind, recognising 
that car ownership varies with income, age, household type, and the type of housing and 
its location". They should not be expressed as minimum standards. Local authorities 
"should revise their parking standards to allow for significantly lower levels of off-street 
parking provision, particularly for developments in locations, such as town centres, where 
services are readily accessible by walking, cycling or public transport"7. 



General Principles on Jobs, Shopping, Leisure and Services 

18. The overall approach on jobs, shopping, leisure and services (which includes 
education and health uses) outlined below, should be applied by all authorities in the 
preparation of RPG, when preparing or amending their development plans, and in 
determining planning applications for such uses. It is complementary to, and does not 
replace, the guidance in PPG6 on Town Centres and Retail Developments. Additional 
specific advice relating to particular uses is given in paragraphs 32 to 39 of this guidance, 
and on the use of travel plans in paragraphs 87 to 91. Local circumstances will influence 
how best to implement the policies, and paragraphs 40 to 44 provide additional advice on 
the approach to be taken in rural areas. This overall approach does not apply to 
warehousing and distribution uses; guidance in relation to these is provided in the section on 
freight in paragraphs 45 to 47. 

Accessibility 

19. A key planning objective is to ensure that jobs, shopping, leisure facilities and services 
are accessible by public transport, walking, and cycling. This is important for all, but 
especially for those who do not have regular use of a car, and to promote social inclusion. 
In preparing their development plans, local authorities should give particular emphasis to 
accessibility in identifying the preferred areas and sites where such land uses should be 
located, to ensure they will offer realistic, safe and easy access by a range of transport 
modes, and not exclusively by car 8 (rural authorities should take note of the advice in 
paragraphs 40 to 44). RPG should set a strategic framework for this exercise through the 
use of public transport accessibility criteria for regionally or sub-regionally significant levels 
or types of development. 

Linking Planning and Transport 

20. Local authorities should seek to ensure that strategies in the development plan and 
the local transport plan are complementary: consideration of development plan allocations 
and local transport priorities and investment should be closely linked. Local authorities 
should also ensure that their strategies on parking, traffic and demand management are 
consistent with their overall strategy on planning and transport. In developing the overall 
strategy, local authorities should: 

1. focus land uses which are major generators of travel demand in city, town and district 
centres and near to major public transport interchanges. City, town and district centres 
should generally be preferred over out of centre transport interchanges. Out-of-town 
interchanges should not be a focus for land uses which are major generators of travel demand; 

2. actively manage the pattern of urban growth and the location of major travel 



generating development to make the fullest use of public transport. This may require 
the phasing of sites being released for development, in order to co-ordinate growth with 
public transport improvements, and ensure it is well related to the existing pattern of 
development; 

3. take into account the potential for changing overall travel patterns, for instance by 
improving the sustainability of existing developments through a fully co-ordinated 
approach of development plan allocations and transport improvements; and 

4. locate day to day facilities which need to be near their clients in local and rural 
service centres, and adopt measures to ensure safe and easy access, particularly by 
walking and cycling. Such facilities include primary schools, health centres, 
convenience shops, branch libraries and local offices of the local authority and other local 
service providers. 

Local planning authorities should also encourage the provision of leisure and entertainment facilities serving 
local catchments and make provision for attractive local play areas, public open space and other 
recreational facilities in locations likely to be accessible without use of a car. 

Key Sites 

21. Local authorities should seek to make maximum use of the most accessible sites, such as 
those in town centres and others which are, or will be, close to major transport interchanges. 
These opportunities may be scarce. They should be pro-active in promoting intensive 
development in these areas and on such sites. They should develop a clear vision for 
development of these areas9, prepare site briefs and, where appropriate, consider using 
compulsory purchase powers to bring development forward. Local authorities should review 
their development plan allocations and should: 

x allocate or reallocate sites which are (or will be) highly accessible by public transport for 
travel intensive uses (including offices, retail, commercial leisure, hospitals and conference 
facilities), ensuring efficient use of land, but seek, where possible, a mix of uses, including 
a residential element; and 

x allocate or reallocate sites unlikely to be well served by public transport for uses which are 
not travel intensive. 

Partnership 

22. Good partnerships between local authorities, transport providers and operators, 
developers, businesses and local residents are essential to achieving the objectives of 
this guidance. Local authorities should work with business, community and transport 
interests to ensure that plans and proposals are feasible. Likewise developers should 
discuss proposals with the local authority and transport providers and operators at the earliest stage. 



Assessment 

23. Where developments will have significant transport implications, Transport 
Assessments should be prepared and submitted alongside the relevant planning 
applications for development. Transport Assessments replace Traffic Impact 
Assessments, and the Department will issue good practice advice on their content and 
preparation. The coverage and detail of the Transport Assessment should reflect the 
scale of development and the extent of the transport implications of the proposal. For 
small schemes, the Transport Assessment should simply outline the transport aspects of 
the application. For major proposals, the assessment should illustrate accessibility to the 
site by all modes and the likely modal split of journeys to and from the site. It should also 
give details of proposed measures to improve access by public transport, walking and 
cycling, to reduce the need for parking associated with the proposal and to mitigate 
transport impacts10. Where appropriate, a travel plan should be included. 
24. These assessments enable local planning authorities better to assess the application 
and provide a basis for discussion on details of the scheme, such as the level of parking, 
the siting of buildings and entrances, and the need for further measures to improve 
access arrangements to the site. Details of any firm proposals to improve the access to a 
site (particularly where included in the local transport plan) should be taken into 
consideration when assessing the suitability of a site for development. 
25. Prospective developers should hold early discussions with the local authority in order 
to clarify whether proposals are likely to be acceptable in transport terms and to scope the 
requirements of any Transport Assessment. Where proposals are clearly in line with 
planning policy (for instance where they accord with the preferred locations in the 
development plan and include measures to improve access by non car modes) it should 
increase the likelihood of a planning permission being granted without undue delay. In 
these circumstances, the local authority may want to reduce the requirements and 
coverage of the Transport Assessment to deal with those aspects necessary to finalising the 
scheme. 
26. Development comprising jobs, shopping, leisure and services should offer a realistic 
choice of access by public transport, walking, and cycling. This should be assessed in 
terms of how easy it is to get to the site comparing the different modes (taking into 
account journey times, public transport frequency, quality, safety, and access for disabled 
people). Development comprising jobs, shopping, leisure and services should not be 
designed and located on the assumption that the car will represent the only realistic 
means of access for the vast majority of people. 
27. Developers putting forward large development proposals (possibly incorporating a 
number of individual elements) which involve major generators of travel demand need to 
be flexible in terms of considering the potential for tailoring, reducing, or splitting projects 
so that they can be accommodated in the preferred locations in the development plan or 
other sites which are highly accessible by non car modes. Where a development 
comprising jobs, shopping, leisure and services is proposed outside the preferred 
locations identified in the development plan, the onus will be on the developer to 
demonstrate why it cannot fit into the preferred locations, and to illustrate how the 
accessibility of the proposed development by all modes compares with other possible sites. 



Design, Safety and Mix of Uses 

28. The physical form and qualities of a place, shape - and are shaped by - the way it is 
used and the way people and vehicles move through it. New development should help to 
create places that connect with each other sustainably, providing the right conditions to 
encourage walking, cycling and the use of public transport. People should come before 
traffic. Places that work well are designed to be used safely and securely by all in the 
community, frequently for a wide range of purposes and throughout the day and evening. 
Local authorities in partnership with the police should promote designs and layouts which 
are safe (both in terms of road safety and personal security) and take account of crime 
prevention and community safety considerations. Places Streets and Movement: a 
Companion Guide to Design Bulletin 32 (Residential Roads and Footpaths) provides 
advice on the design of residential areas, but the approach set out in this publication 
should be applied more generally11. 
29. The Government places great emphasis on people being able to travel safely 
whatever their chosen mode12. The planning system has a substantial influence on the 
safety of pedestrians, cyclists and occupants of vehicles through the design and layout of 
footpaths, cycleways and roads. Planning can also influence road safety through its 
control of new development. When thinking about new development, and in adapting 
existing development, the needs and safety of all in the community should be considered 
from the outset, and addressed in the Transport Assessment accompanying development 
proposals, taking account of the importance of good design. 
30. Mixed use development can provide very significant benefits, in terms of promoting 
vitality and diversity and in promoting walking as a primary mode of travel. However, it 
should not be assumed that the juxtaposition of different uses will automatically lead to 
less car dependency. Planning policies should therefore aim to: 

1. produce a broad balance at the strategic level between employment and housing, 
both within urban areas and in rural communities, to minimise the need for long distance 
commuting; 

2. focus mixed use development involving large amounts of employment, shopping, 
leisure and services in city, town and district centres, and near to major public transport 
interchanges (see paragraph 20); and 

3. encourage a mix of land uses, including housing, in town, suburban and local centres 

Mobility Issues 

31. The Government wants to promote public transport that is accessible to disabled 
people and a pedestrian environment that enables them to make use of it. However, for 
some disabled people there is no substitute for the private car. Local authorities, 
developers and transport providers should work together to seek to meet the accessibility 


