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CHAPTER 7

Residential Density and the Demand

for Urban Land

INTRODUCTION

7.l The relarionship berween residential density
and the amournt of land needed o accommodare
development has been the subject of long-running
debare in the UK and overseas, PPG1 highliphts
the role of the planning system in securing
ecanaomy and elficiency i the use of land and, as
vur review of developmenr plans shows, making
efficient use of land and reducing pressure for
greenfield development are commonly-staced
purposes tor densiry palicies.

7.2 The 1992 based household projecrions,
which indicare thar an addittonal 4.4m new
hawseholds mighe have to be accommedated in
England between 1991 and 2016, have renewed
mterest in the relationship between density and the
urban footprine,

IN SEEKING TO SECURE THE EFFICIENT
USE OF LAND, THE MOST SIGNIFICANT
LAND SAVINGS ARE TO BE MADE BY
MINIMISING DEVELOPMENT AT THE
LOWEST DENSITIES

7.3 There is a linear relativnship between net
residential density and che amonnr of (residential}
land needed 1o accommodate a given popularion,
but successive increases in ner residential density
praduce dimunishing land savings.

i.4  For example, while increasing ner densiry from
1€ ra 20 DPH would reduce the amount of
resicential land needed ro accommodare [L.000
dwellings from 100ha te S0ha. a gmular 1I0DPH
increase 4t 3 higher densiry — aay, from 40 o 50 DPH
would reduce the land requirement by only Sha.
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7.5  The implication is char, in seeking o secure
the efficient use of land, the mast significant land
savings are to he made by limiting the amount of
developuient below 28 DPH, mther rhan by
increasing ryplcal densities of 40 DPH and higher.
Nevertheless, the ageregate land savings which will
result i the latter case may have to be significant
when viewed ar either a district or materal level,

Il the efficient use of land is an important nbjecrive,
this suggests the need for minimum density standards,
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Residennal Denaity and rhe Demund for Urbas Land

THE DENSITY OF RESIDENTIAL AREAS
CANNOT BE VIEWED IN ISCLATION FROM
THE DEMAND FOR OTHER LAND USES

Area Reguired to Accommodate 400 Dwellings |
at Differant Net Densities

# 7.7 Housing is the predominant land use in maost
town and cities, and the one thrawing up the
W e B i sreatest dewand for new development, bur it
area ] | cannot be viewed in solation from the demand
st 2| tur orher urban land uses.
13
e \'\ 7.8 At rhe local level, residential areas requira
e e i communiry and social facilicies, snch as schools, open
space, health canrres and local shoppmg. The extenr

te which rhese are provided will depend an rhe size
of rhe residenual commumniny and existing provision

nearby. Howewver, the emphasis on reducing tavel

demand and on butldimg sustamable communiries
inderscores the need o ensure rhar people are
provided with gond quality facilines close w home.
79 The pount, in tenins of the relarionship
hetween net residential densiry and che demand to:
land, 15 rhar rhe demand for such facilities, and rthe
e required to svcommodate them, arises mare

from populaton and irs age and social seruceure

Land Required to Accommodate 400 Dwellings

including an allowance for local facilities
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Notes: Social and commurity faciifies inchades provision
for locil plyy, kick about/olaying fleld provison,

710 One way argue thar more public open space

SEDPH - Grovelancs, Sandwel

will be necded where residents have less privace

7.6 As the ollowing sectons show, this basic i Stk conversely that higher densiries may

relationship s subject b a number of largely self- provide appartunities tor economies of provision

evident. but imporeant, caveats Bur as = general princple, the area peeded for 3
‘ primary school, ar fora lacal spen space meeting
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needs for children's play, acrive spores and passive
recreation, will oot vary greatly with the density of
the residennial development.

T Therefore, in locking at the oversl] amount
of land needed to accommodare 2 residential
cotumunity, a proporticn of band given aver to
schoals, ppen space and other comumunity facilities
will remain relarively conscant regardless of densiry.
The implication of thas constant allowance for
sacial and community facilites is that increases in
net residential densicy now produce smaller
marginal land savings than was the case in the first
example where no allowance was made for
supporting facilitics, For example, doubling the ner
density from 1CDPH w 20DPH now produces a
43% land saving compared o 50% before. while
the increase from 400PH o 30DPH saves [5%
compared to 20%.

7-12 Densiry can however exert an imporant
influence on the ahilivy of an arca t supporr a
range of services {including public wansport) as
well as the parrern of provision and rhus peoples’
access to facilities. For example, an increase in net
residential density from 30 1o 40 DPH would
{assuming an average household size of 1.2 persons)
increase the population living within a 10 minute
walk of a district centre (97.5ha) by around 3,5C0
persans. This could help exrend and suseain the
range of facilities provided not least :n view of the
farecast decline in average household size. Tt could
alzo reduce the amount of land required to
accommodate the population by around 8Cha,

7.13 While rthe majority of new residenrial
development will take place on comparatively
small sites, that will not in weelf require the
pravision af a new school ar a new park, the
development will sull ke coneributing to the
demand for such facilities. [1 would be wrong
thercfore to assume thar provision for supporting
facilities only nesds 1o be raken into account in
large or free-standing developments. Where new
residential development in aggregate is generating
the need of new communiry facilities, the land
needed for them should be tken into secount in
considering rhe impacr of residential density on
overall urban land requeszs,
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7.14 Ac the broader level it is clear that new
residential development — and mote importantly
the people vecupying the housing — can add o the
demand for ather services and facilities, such as
shopping, empleyment, entertainment and leisure
as well as higher order health and educstion
faciliries.

113 The extenr to which new cesidentaal
development resulez in a demand for new urban
land will depend:

® on the extent ro which the residential
development reflects additional or new demand
as opposed o velocazed exsing demand (1Le. the
same population living in mare dwellings); and

® the capacity of exssting facilities to absorb the
additional demands.

7160 Where duresholds are crossed new facilities
will be needed and so the overall demand for urban
land will increase.

7.17 This means that the relationship between
changes in net residencial density and the overall
demand for urban land will be variable,

7.18 Where new residencial development is driven
by population growth, and the addirional demands
created by the increased population lead o
increased demands for other non-residenrial uses,
then the residential comiponent of the tozal urhan
developmenr would be smaller and the impact of
changes in niet residential densities an rthe roral

urban area would be much reduced.

7.19 Conversely, where new residential
development reflects household rather than
population grawth, and existing urban services
(schonls, shops, leisure and enterminment facilicies
etc. ] are able o absorh much of any increassd
demand, then the residential component of the
new urban development will be larger and the
impact of changes in net residential density on the
overall urban area more zignificanr, These
relationships are summansed opposice.
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Hesidenrial Density and the Demand Gor Urbin Lond

THE ABILITY OF NEW DEVELOPMENT TO
UTILISE SPARE CAPACITY IN EXISTING
FACILITIES MAY INFLUENCE OVERALL
LAND TAKE MORE THAN THE DENSITY OF
NEW DEVELOPMENT

7.2C Thas discussion highlights the importance of
Ju- nature of rhe demands generared by new
dwellings and che people occuping them, as well as
the ability of existing facilities and the wider utban
sysrem e absork some or all of these addirional
demands. The key vanable in this, is which
planning policies can influence rhe locanen of new
residenrizl development.

1,21 Indeed, i looking ar the overall demand for
urhan land, the analysis suggesrs that locaring new

residential development in places where 1t can

ulilise spie Capacity may be a3, or me are, wporian
rhan irs densiry in determining rhe overall demand
tor urhan land,



CHAPTER 8

Measuring Density for Ditferent

Purposes

INTRODUCTION

8.1  This chapter is concerned primanly with the
pract:calicies of using densiry as a planning woel.
This mav be

® calculare development land requirements;

® estimate site cspacities; and/or

& control development on sdividual sites,

IE ARy
The research ﬂndings discussed in this
dl&pwindleatnstlm'

e ds om applying the corvect
maasute [ appmmf-. defined

m'maﬂm buz in general:

ala ey %
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M m _A",_use development,

1 OF Major [oum

A bovrhon Sémuy is approprizte
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<@ tgross developrrent density” may  be

©  appropmate where residenrial development is
w0 pike place: on o nuember of adjoining sites
which have not ver been precisely defined:

o fy .h.

a2 ndr dw'.wj)uhic site demsity” iy
.,,np{mfmm ar the level of detailed site
- planning aad development congral, .
_.asﬁeckuly bﬁcm there are areas within 4
. siteyohich are not o be developed: and

—  thé abpropriate defininion of seefdevelnppment

area il vy ac differene seages of the
plantng and development process.

the comrect density measure will also vary
acoording to the leve! and purpase of the
application, but in geneval:

~  dusllings per hectard is the most
approfmate measwre for estimaring
developrnent land requirements, making
" howsing land allocations and munitoring
complencns/take-up:

duellings or habicable roams per hectare is
useful in prownding a voad indicarion of the
imtensity/form of development envisaged on
a site o avea; bue

—  nesther dwellings nor habitable vooms is

effective in predicung or conerolling the
fm-m af development om g sire — planning
stcmfards or Plot ratio (building footpring
and height) are mare effective;

~  nthey measures, such as bedspaces or child
bedspaces, can be wseful in particudar
CHCRINSIENCes )

smudar principles apply o the definition of
azefdevelopment areas for comomercialimixed-
use development; and

|
|
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< rddevelopment volume, especially in areas where

there I 7.0t an existng toumscape contaxt.

DENSITY IS A USEFUL TOOL IN
ESTIMATING DEVELOPMENT LAND
REQUIREMENTS OR SITE CAPACITIES

2.1 The review of current practice i chaprer 4
shows that density assumptions play an important
part in estimaring rhe development land
rch"cm:n‘rs arssing from a new dwelling
requirement/ferecase, bur alse occasionally from
prajections of employment growth

83 Indeed witheur an assumprion about how
many “unies” can be accommaodated in 2 given area
it would be impossible 10 move from forecasr
demand (homes ar jobs) re an estimare of how
much land will be needed.

THE EFFECTIVENESS OF DENSITY AS A
PLANNING TOOL DEPENDS ON APPLYING
THE CORRECT DENSITY MEASURE TO AN
APPROPRIATELY DEFINED
SITE/DEVELOPMENT AREA

R4  While the principle of the approach is
strarghetorwand — o dwelling tequiremenr or a sire
aren is divided or mulnplied by a densicy assumpaon
ra produce an estimate ot the development land
required or a site cagacity - the pracrical

application is more eomplicared zod is dependent
particular an the spproprisce defiznitions of
site/development areas, as well 2z, ra a lesser extent,
on using the correer density measure,

8.5 Selecting rhe apprapriare definition of
site/development ares s important. Where non-
residential vses, such as main roads, rerail,
employment and major open spaces, are being
planned in conjunction with hawsing, an allowance
needs o be made i the density assumption for

the land rhac will be cceupied by these non

residential uses.

Measwring Deasiry for [ifferens Murmases

B.&6  Ar the site-specific level, if density contrals
are (0 produce the expected results, u density
srandard mnst be carefully relared ro rhe area
accommedating the development.

8.7 At different stages in the planning of a

aew developmient area the definition of the
site/development area will be refined from an
overall density which embraces the tull range of
urban uses down ro one which mncludes only the
residential component of an mmdividual sice. As rhe
focus narrows and the area becomes smaller che
reswdential density assumption, in terms of the
pumber of dwellings or habitable rooms per
hecrare, will rise.

THE DEFINITION OF SITE/DEVELOPMENT
AREAS

A “town or district density” is appropriate
where a major mixed use development
such as a new settlement or major town
extension is being planned

548 T esumore the land area required e
accammeadare a muxed-use development with a
given number of dwellings, or the housing capacity
of a Jevelopment area, a residencial densisy, which
allows for the non-residential components of the
scheme will be appropriate. This will rend ro ke 2
low "gross” density, which is perhaps best described
as “rown ar discrice” density,

A “neighbourhood density” is appropriate
where a residential community or urban
quarter is being planned

5% A "neighbourhood density” which makes
allowance for the provision of facilitiesfservices
(such as upen space, play areas, primary schaals and
lecal shops) will ke appropriate where a new
residential community is being planped.

H3.10 As well as being used to estinate a site area
requirement, or dwelling capacity, a neighbourhood
density would be an appropriate way of allocating
Rousing land for development where the
develapment is of 2 scale which requires the
pravisicn of local community and social faciliries.

A.11 As more derailed master planning and design
wark is undertaken and wdividual housing sires are

65



The Use of Densirg in Urban Planning

idencified wirhin the scheme, it will be possible 1o
ascribe more specific "net sice densities” ro them.
However, it 1s imporrant that in identitying!
allocating the overall developmenr areas a densiry
assumprion 1s used that retlects the inclusion of
social and community facilities, open space and
other nen-developable land.

8.12 The danges, of nor ding this, 18 that
provision will not have keen made for the land
needed for supporting facalities and if these are to
he provided (and the number of dwellings s to
remain the same) then eicher the developmenr area
will have to be enlanged or the net residentaal
densiry will have ro be increased so that the
housing element can be saccommodated on a
smaller propottion of the site,

5.13 A neighbourhcad densiey will cherefare
include i additon w residennal land all the gses
needed ro support rhe new housing, These might
include roeds, open space, schools, local health
centres/GPs surgeries, snd local shopping as well as
roads and cycle ways.

8.14 The density assumption will depend on the
praportion af nor-residentinl uzes as well as the
density of residential development itzelf. There are
rwa ways in which ae neighbouthood densivy
assumption can be arrived ar. Either by calcularing
the achieved neighbourhood density for developed
areas which have a similar proportion of non-
residential uses, or by going one step aherd and
esumating likely net development densities for the
residenrial sites and then applying the dwelling
number to the neighbourhood area.

8.15 Tf the firsr approach is used it is imparmant
thar the proportion of non residential uses is similar
and that the planning and development standards
applied ra the *model” developmenr are
understoud, If for example, the car parking
standards applied ro the propased developmenr are
hugher thun i the model scheme or the dwelliog
sizes/building foorprine are larger then rhe
resulting character and impression of density may
be higher than anticipated.

5.16 Because of the variables mvolved and because

the area available far development will ofren rend
10 become smaller a5 sice teatures sre wentified, or

e

design srandards increased, it is imporeant in using
a neighbourhood density that a cautious estimate or
range is used which can be refined as more detailed
design work ts undertaken.

Where individual housing sites have yet to
be accurately defined ag “gross
development density” will be appropriate
917 A “gross development density” will he
appropriate where development will take place on a
number of neighkouring sires and where these have
noet yet been accuretely defined. In suck cases rhe
definirion of rhe site/development area will include
site distributor roads, cycle ways and landseape
butfer strips/siructural planting (which may define
the sire houndary/development edge) and the
density assumptien spplied will need ra reflecr the
inclusion of these elements, '

818 As with a neghbournood densiry ir will
usually be prudent to use a cautivus estimate which
provides a degree of Hexihility and reflecrs
uncertainties about, for example, precise road
alignmenrs and juncrion lavours and the area
regquired to accommadare chem.

A “NET SITE DENSITY" WILL

BE APPROPRIATE WHEN INDIVIDUAL
RESIDENTIAL SITES HAVE BEEN
IDENTIFIED

K19 A "ner site density” 15 a more refined estimate
rhan a gross sire denziry and includes only those
areas which will be developed for housing and
direcrly associared uses. This will inelude:

& cres s withivs the site

® privare garden space;

® cor porking areas;

® ncidencal open space anul landscaping; and

& children’s pluy areas where these are to be

{_*ta_‘nfidei‘i.
820 1 therefore excludes:

®  major distriburor roads:



o

® promary schools;
®  ppen spaces sérving a wider area; and
® senificant landscape burfer srrips,

8.21 A netsite density is the most commenly used
approach in allacaring housing land i development
plans and is appropriste tor development on insll
sires where the boundaries of the site are clearly
defined and where only residential uses are

praposed. It is also appropnote where phased
development is aking placa in a major development
atea {perhaps spanning different plan periods) and
individual housing sites have been idenritied.

8.22 Uniike grass, neighbourhood and
rown/district densities, the density assumprion used
does not need to reflect the inclusion of nun-
residential uses, but is salely based on the farm of
housing development envisaged.

A “NET DEVELOPABLE SITE DENSITY"
MAY BE APPROPRIATE AT THE LEVEL OF
DETAILED SITE PLANNING AND
DEVELOPMENT CONTROL

8.23 Wirhin a ner housing site area thers may be
arcas which will not be developed for residencial
purposes such as children’s play aress and meemal sie
fearures such as roads, streams, mature [Fee EROURS of,
on a contaminated site, areas which are to remamn
undeveloped because of ground contaminanon.

8.24 “net develupable sire densiry” discounts thess
elements 1o leave onlv thar area which will
accommodace residental unirs and it will theretore
be of particular inrerest m the houschuilder.

8.25 However the deftiution of o ner developable
arca requires a detziled knowledge of the site and
irs features, Therefare a net developable site area
will prohably only be defined where a scheme has
heen designed for the site, or where an aurharity
have prepared a detailed design brief. Where this
work has heen done ir can be wsed in allacating
housing land, but i majoniey of cases a less refined
definition such as net or gross densiry will be used -

Measiring Denisiry tor Different Purpases

but rhis must be in conjuncrion with a density
assumpeion which reflecrs rhe differences between
the defimtion of site arcss,

DENSITY MEASURES

5.26 As with the definition of site or development
arcas the appropriare density measure will vary
according o the level and purpase of analysis,

DWELLINGS PER HECTARE IS THE MOST

APPRCPRIATE MEASURE FOR

ESTIMATING DEVELOPMENT LAND
REQUIREMENTS, MAKING HOUSING LAND
ALLOCATIONS AND MONITORING TAKE-
UP/ COMPLETIONS

8.27 Dwellings per hecturefarea is well 2stablished
as the preferred measure in using density to
estimate developmenr land requiremeruts, allocaring
nousing land and in monitonng achieved
densiries/completions. Given rhar housing deanld
is expressed in rerms of household forecasts and
dwelling requirements and sausfied by the
provision of dwellings, it is difticult to see any other
density measure better sutted o this straregic role
than dwellings.

DWELLINGS OR HABITABLE ROOMS PER
HECTARE CAN BE USEFUL IN PROVIDING
A BROAD INDICATION OF THE
FORM/INTENSITY OF DEVELOPMENT

.28 It is imporrant that planners, architects,
councillors, developers can visualise whar differenc
densiaes of developmenr will look like when they
are conzidering proposals and alternative
design/policy approaches.

5.29 While neither dwellings tor habitable rooms
can accurately predict building form, especially at
hughier densities (see below and chapter 8), they
can be a wseful measure in armcularing rhe torm
ard sarure of development envisaged, and
parricularly in low to mediom densiry development,

B



The Use of Densiry in LUrhan Mlanning

NEITHER DWELLINGS OR HABITABLE
ROOMS IS EFFECTIVE IN PREDICTING OR
CONTROLLING THE FORM OF
DEVELOPMENT ON A SITE

8.30 The rescrrch findings presenced in chaprer &
“Deensity and Butlt Form™ show that neicher
dwellings or habirable roams are effective in
controlling building volume or huilt form ar the
sire-specific level,

#31 A key difficuley is char the fioor area or
dwellings and habitable rooms can vary
sunstantially and dus results in a potential
variation in the huilding footprint/volume which is
possible within a given density range.

8.32 This can be exacerbared hy rhe way
developers (subject to local marker condirians)
respond to different density measures — for example,
hutlding rhe largesr honses ar rhe maximum
pennitted density where densiey s expressed in
dwellings.

8.33 An alternative system of huilding faorprine
and heighr plot ratio ~ (which s widely used
elsewhere, sce Chaprer 3) does accurarely define
building volume, While thes is not commonly use
o control residential development n the UK, s
more effective than currenr approaches and
especially where higher density housing 15 being
develaped (ie because rhe variations in floor area
within individual dwellingghabitable reoms are
increasingly multplied us density nses),

OTHER DENSITY MEASURES CAN BE A
USEFUL TOOL IN PARTICULAR
CIRCUMSTANCES

8,34 Dwellings, habivable rooms and plot
ratio/planning scandards are concerned with rhe
quantity and physical form of development, but the
demand for services and needs of a residencial arca
are largely detetmuined by the people who live
the houses.

8.35 A fundamental proklem s thar densiry
medsures can only crudely predice coccupancy and
rhis will vary aver the lifetime of a develepment, a5
the lite cvele of residents change,

836 More refined “potental occupancy measures™
sich a5 bed spaces or child hed spaces can be useful
in pauging the petential demend for faciliries such
as schools amd cluldren'’s play, While there is no
guaranree thar bed spaces will he filled, an analysis
of the potenual cecupancy especially by children is
impartant in ensuring thar their needs are properly
provided tor.

SIMILAR PRINCIPLES APPLY TO THE
DEFINITION OF SITE DEVELOPMENT
AREAS FOR COMMERCIAL/MIXED-USE
DEVELOPMENT

837 The same basic principles about relating the
correct density measure ta an appropriately defined
sitefdevelopment area, apply o cammercial/mived-
wse developent as have been described for
rezidential developmenr.

.35 A gross development densiey will be
appropriare were a major commercial development
- such as a business park ~ is being planned, and
where the density assumption needs to reflect the
non-commercial elements within the scheme, such
s distoibutor roads, open space, landscaping and
car parking. The volume of development may be
expressed in terms of the percenmage sire coverage
ur as a plot rato.

%39 A ner development densicy will be
appropriate whers ndividual site areas have been
defined and will relare the volume of development

to the site ares

PLOT RATIO IS AN EFFECTIVE MEANS OF
CONTROLLING THE VOLUME OF
COMMERGIAL DEVELOPMENT

240 Plot raue, whnckhs relates the volume of
development permitted to the site area direcrly
controls the volume of development, although
further specification of building faorprine and
building heighe are needed o influstsce built fonn

841 Plot ratie can be purucularly useful in a2 new
development area where there is no established
development context It also relates directly to
value of camplered developmenr (e



fettablefsellable flourspace ! and, through the
applicarion of differenrial plot ratios, it can be
effective in encouraging development eicher oo
locate in parvicular lecations (e.g. town centres ur
transport nodes) of t include 2 contribution
rowards unproverments to public rransport
accessibility that would enable higher plot ratics m
he developed. The London Borough of
Hammersmith and Fulbarm, for example, has
adopred an approach which rewards better levels of
public transport accessibility by permirting higher
plot ratios. Six bands of accessibiliry (based on
walking times to public transport and che level of
service provided) have been calculared. These
accessibilicy lands have then keen used 1o define
car parkimng standards and the development
densities allowed. Hence, the berrer the public
iransparr accessibility the higher the plot mario and
vice versa,

Mensuring Densivy for Different Purposes

49



CHAPTER 9

Conclusions and Recommendations

on Planning Policies and Practice

INTRODUCTION

91 The new sustainable development agenda has
Frought density back 1o che forefronr of planning
dehare. Naw rradirianal densiee concems about
adequate living space are matched by concerns r
reduce reavel demaid and make efficient use of

land resnurces.

0.2 The balance 1o be sonuck berween rhese
porentially eonflicring ehjecrives is hotly debated
Upinion is divided between those who view
mcreased densicy as fundamental o achicving more
sustainahle patterns of living and those who see
this approach as leading 1o reduce living standards,

0.3  We have encountered chis debate s il

levels:

® herween straregic and disrrice level auchorites;

between development planners and
development controllers; and even

® between different generations of planners.

94  This study has specitically not sought 1o take
2 view on where the balance should lie - buc it
does seek o throow lighr on the debare, by

® esesrching the relatonship between densiry
and a number of key issues and objectives on
which it touches; and

®  ara more mundane, oal v:qu;dli'; unporiant
level, conswdering haw densiry can ke used
mare efficiently and effectively 1o achieve

objectives, whatever the policy approach.

mn

9.5 This final chapeer of the report presencs the
conclusions of the research and sets our some of the
key implicarions and, where appropriate,
recommendations for planning policies and
practice. An overall study conclusion is followed,
first by conclusions an the use of density to achieve
planning pulicy objectives, and then by
recommendarians on how densiry can be measured
for different purposes.

Competing theories on the impact of

increasing residential density
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Conclusions wd Hecommendstions oa Plarning Policies snd Practice

Overall Study Findings

96  Arthe most general level rhe research shows
rhar density is a useful concept in addressing a
number of key policy objecrives and as a planning
roal.

9.7  Bur, density cannor be viewed or applied in
isalation from:

¢ gther planning policy ohjecrives;
o other planning ools or approaches; and

® rhe particular opporrunices andfor constraants
presented by 2 site arca

0.8 In short, density can be an aid o good
planming pracrice at the strategic and local levels,
hur it cannot be @ subsrirure for i, Used
simplistcally or wirhoue an undessranding of its
unglicarians, density can resulr in unimntended and
undesirable effects.

Density and Planning Policy Objectives

9.9 A particular approach to density which
supports nne policy objective May compromise
arher pelicy objectives. The classic example is
where 2 policy encouraiping hugher-density
development close Lo town centresfpublic transport
could conflict with an ahjective of protecning
existing character {or vice versa).

910 But even a single policy approach can resule
i conrmdicrory effects il 1t is not properly tarpgeted
For example, while increasing residential densiry
close 1o the public rrangport and local facilities will
increase the number ol peaple wich the opportuniry
ro meet their daily needs an tout or by public
transperr, increasing densities in areas away from
facilities and pultlic transparr could turther
stimnulate car dependency, if the development were
insufficient to suppart local facilities and public
ICANSPOIT Services,

9.11 The mle and contribution of density, in
achieving the various planning policy objectives
idenufied by authorties in thear local development
plans i variable. Local autharities need 1o focus
sheir use of density wherz ir has a real role 1o play
parricularly:

¢ in seeking to reduce travel demand: and
® i promoting economy in the use of land.

9.12 In respect of other stated ahjectives, such as
prometing sifardable hausing, protecting open
space, maintamning character or encouraging good
design, density may have a supporting role w play,
bt its inlluence will be less direct and ather
policies and approaches will be more effective.

2.13 For example, the research tindings reporred in
Chapter & show thar current approaches o the
measurement and expression of residenoal densiry
are meffective in predicting rhe volume and bailt
form of development on and mdividual sice and
tend, together with standards on overlooking
distances, mads and car parking, 1o preduce
uridisringuished residencial environments. Rather
rhan using Jdensity pelicy and geperally appiied
stundards, desipn quality objectives may be berrer
addressed chrough Incal and design guides and
through site-specific design briefing which reflects
the particuiar chamactenstics and opportunities!
constraints of a site.

2.14 Ii developing and implemennng planning
paliey, local authorities should ask themselvas:

® cun densiry make a significant coneribution o
achieving the desited policy objective!

® e there other policy objectives which may be
undermined or threarenad by a particular
approach 1o densicy?

® does the success of [ailure of the palicy
approach depend upon other favtors and
policies! and

® arc there other more cffective ways of achieving
the ohjecrive!

9.15 So, while densiry will generally have only a
supporring role to play in respecr of some policy
objecuves, i can make a significant contribution wo
reducing mororised travel demand and secuning
ethciency and econamy in the usé of land, but even
here its role requires more derailed atcention.

-
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Density and Demand for Urban Land

916 The research findings reported in Chapter 7
shaw, not surpeisingly, that imcreases in ner
residential densiry reduce the amount of residential
land needed 1o accommodare a given number of
dwellings.

.17 However, it highlizhss rwo key gualifications
o thes: ficst, that successive incroases in ner
residenrial densicy produce diminishing land
savings, and second thar the density of residenitial
areas cannot be viewsd in isolation from rhe orher
urhan land uses nesdsd o support them.

4,18 Both these qualifications have important
unglications for planning palicies ar che seraregic
and [ocal levels:

® che fimr = chat successive increases in ner
residential density produce diminishing land
savings — indicates that the most significant
land savings are ro he achieved by minimising
the amount of development below 20 DI'M;
and

& che second — thar the denzity of rezsidential
areas cannot be viewed iy solation from other
urhan uses needed to support them - indicares
that locating new residenrial development
where it can tuke advantage of spare capacity i
existing sacial! community facilities and arher
urban services (&g shops, employment, ledsure
ecc) will reduce the need for other, non-
residential, usez and rhus rhe overall demand
fur urban land.

Density and Reducing the Need to Travel
9.19 Density s an important varizble in
intfluencing rravel demand, bur 1ts significance
depends on accessibility o public mansport and o
at least local facilities.

9.20 o areas where people can walk to at least
lacal facilicies and ro public rransparr, promoring
hugherdensity residential development {ie of 40-50
PH and aver) will increase the number of peaple
who have the opportunity to meet meny of their
daily needs on foat or by public rransporr.

821 But, where public transport sccessibnlity 1s
poor or where faciliries are lacking — increasing the

density of development may well be
counterprisductive. Not oaly will ir increase the
number of people who are car dependent, but
where thev continue to rely an town and district
centres for emplovment and services, it mav
through increased raffic levels undermine the
residential potential of town and districr cenrres.

822 Our conclusion abaur the use of density in
addiessing these two key policy objecrives s thart
there is a very strong locational component to its
effectiveness in practice.

9.23 Arasrraregic level, most larger wowns and
cities have the patential to offer the [rre-existing
social and transport infrastructure, which means
rhar higher populations can be accommodated
without pro-raca increases in mararised reavel and
demand for support facilities,

Q.24 Aralocal level, wirkin rhe towns and cities
thenwelves, local authorities still need to consider
whether a development can urilise space capacity
—nat all local ceneres within a scrarepically
appropriate location will be able w ether absorb
addirional households or meer the travel demand
and land supply tests

2.25. In many other locations, particulacly those
with poor public transport or a lack of existing
fucilities, raising densiries is likely often to be
irrelevant to the aims, and even in some cases
damaping because it is being applied without
regard 1o the locarional dimensions: More
heuseholds will mean more land for addirional
facilities (su increases in net residential densicy
will have a less significanr impace on toral land
demand), and car dependency will. if anvthing,
be reanfarced.

The Measurement of Density for Different
Planning Purposes

926 The seview of current practice shows thar
authoriries adopr different approaches and
assutnptions inousing density to estimate
development land requiremenrafsite capaciries
ard to control development un individual sites.
Wartarions exisr in rerms of the exrent ro which
non residential uses are taken into account in the
density assumprions made, 2z well as in the

T v
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Jetailed definition of sicefdevelopable arcas for
density purposes.

427 The appropriate approach to densicy will
vary acconding ro the stage in the plnning afyl
Jevelopmenr process, and the purpose for which
density is being used, ax well as sometimes the
particular charactenstics of che sice or area.
However. it is important that the correct
combination of site definitionfarens, density
assumptions and measures are used and that the
approaches and assumptions adopted are
transparent.

424 Chapter 8 has considered, in some derail, the
kev issues 1o be considered i defining
sitefdevelopment arcas at different stages in the
develapmenr process and for different purposes
Fut, it summary i1 is recommended thar:

® 4 “toum or disrict densiny” (s appropriate where 2
mujar mixed use development, such az & new
sartlemment ar major town extension ix being

nlarined;

® 1 “neiphbaurhood densiny™ 1 appropriate where &
sesidential neighbourhood nr urban quarter &
being planned:

® & “gross development density” may ke appropriate
where residenrial develnpment s 10 take piace
an g numher of adjoining sites which have not
vet been precisely defined;

® 1 “net site density” is appropriate where anly
residential uses are being planned on a site; and

® 4 "net develnpable sue densicy” s appropriane at
the level of derailed sive planning and
development contral, especially where there an
areas within a site whicks are not to be
Jeveloped.

9.29 This framework of densiry terms and levels
can provide rhe basis for 3 more consisrent
appreach o (he measurernent of density, bue
wljusTIenTs may be needed o cellect particular
circumstances. The key painr is chat the approach
wsed ard rhe assumpeions mmade must be clearly
explained s that users understand the basis of 4
dersicy calculationfesurmate.

030 There is less variation in practice in remms of
the density measures used, and while the choice of
measure can influence effectiveness its impact will
generally be less signiticanr than, for example,
confusing a net density assumprion with a gross site
area, Nonetheless, it is impartant that the relative
strengths and weaknesses of different measures
are understond and reflected in practice.

0.3} The research findings discussed in derail in
chapter 8 confirm that:

o dwellings per hecrare is the most appropnare
measire for estimating development land
requirements, making housing land allocations
and menitoring up tabe/completions;

o dwellings ar habitable rooms per hectare is
usetul in providing a broad indication of the
mtensicy/form of development envisaged on a
sire or atea; bue

o nether dwellings nur hakitable rooms i
effective in predicting or conrralling the form
of development on a site — planning scandards
or plot ratio approaches are wore effective; and

® other measures, such as bedspaces or child
bedspaces, can be useful in particular
circumstances,

932 The research findings discussed in chapters Z,
3 and 8 confirm thav

® there is widespread recognition of the need o
standards 1o contmul non-residenrial and mixed-
use building volume, especially where rhere s
w esrablished development contexr; howsver

® in England, in contrast w pracrice in the
Ugited States and much of Europe, rhere 2
uncertainty concerning the need for building
volume contrals for non-residential
development, and as 2 consequence few local
authorities now include plor rano densiry
provizions in their developmene plans. Ths iz
unfortunace, given that research shows chac plot
ratia is an effective means of controlling e
volume of development. For example, it is also
Leing used by the London Botough of
Hanuuersmich and Fulham w relare the
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amount of developmenr that will be permirred
to the level of public mansparr accessibility,

Hence, it has the potential to encourage
development to take place in suitable locauons
such as where public trarsport accessibiliny is hugh,

IN CONCLUSION

9.33 It 1s widely recogmised that density conrral
and policy have a role to play in achieving more
sustainahle patrerns of development. Bur rhe
resulting policy thrust, which tends we favour
increasing residential density, has given rise w
considerzble debate about the porential conflicrs
with the wish ro mainrain and unprove the qualicy
of life in urban areas — alzo a fundamental chiective
of sustainable planuing policies. Untortunarely, hur
pethaps not surprisingly, the debate has tended to
became emotive and polanised and lirfle consensus
has been achieved.

%34 We hope thac rhis report has been ahle 1o
theow some light on the complex and tangled issues
raised by densiry control and policy, so rhat policy
mukers can beteer undersrand where and in whar
circumstances density policies have a significant
role to play; where irs tnfluence will be secandary
w other policies and approsches; and where they
may be irrelevanr or counter productive.

#.35 We hope oo that the advice nn the
measurement and analvsis of densicy will help to
clarify practice in this aren: barh in the day o day
pracrice of development control by local authorities
and in coneributing o an agreemen: by all sides of
the urban capacity debate shour the rechnical basis
on which the debare shuould be held.
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