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Chapter 1

Introduction

1.1	 The Government believes that everyone should have the opportunity of a decent 
home. Decent homes are a key element of any thriving, sustainable community.  
This is true for the settled and Gypsy and Traveller communities alike.

 1.2	 Planning Policy Statement 3: Housing (PPS3) sets out the Government’s national 
planning policy framework for delivering its housing objectives. It applies equally  
to site accommodation provided for the Gypsy and Traveller communities.

1.3	 Paragraphs 12-19 of PPS3 stress the importance of good design in developing 
high quality new housing and identify the key issues which must be considered 
to achieve this. Paragraphs 20 to 24 identify the key characteristics of a mixed 
community and make it clear that this can only be secured by achieving a good mix 
of housing, including accommodation for Gypsies and Travellers.

1.4	 The guidance contained in this document is intended to concentrate more closely 
on these issues, in the context of Gypsy and Traveller site provision, to familiarise 
developers with the key elements necessary to design a successful site and to 
identify good practice using case study examples to illustrate different approaches. 

1.5	 In particular, this guidance is intended to help: 

•	 Local authorities who wish to develop a new site, or refurbish the whole or part 
of a site

•	 Registered social landlords who wish to develop or refurbish a site

•	 Private developers or architects working with site developers

•	 People who will be living on a site and are participating in its design. 

1.6	 It will be particularly relevant to local authorities and registered social landlords 
wishing to bid for Gypsy and Traveller Site Grant. In assessing applications for grant 
in future bidding rounds, we will consider whether the elements identified in this 
guidance as essential are met, and how the remainder of the guidance is addressed.
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1.7	 This guidance makes clear that there is no single, appropriate design for sites, any 
more than there is for general housing development. Early and regular consultation 
with prospective residents is a crucial element in getting the design right for any 
new site, taking into account the needs of residents and the physical characteristics 
of the site itself. 

1.8	 This guidance has been developed in consultation with members and 
representatives of the Gypsy and Traveller communities, together with those 
managing public sites. It draws attention to those elements which have been found 
to work best in developing sites which will be sustainable in the long term, and 
which meet residents’ traditional and cultural needs. 

1.9	 Good practice in site design will evolve in the light of experience as it does for 
housing generally. As authorised site provision increases, new ideas, modern 
methods and innovations should arise. This document will be revised from time 
to time to reflect these. Updates will be provided on the Communities and Local 
Government website.

Context

1.10	 There are currently around 300 socially rented Gypsy and Traveller sites in England. 
However, there is a national shortage of authorised sites, with around one in four 
Gypsy and Traveller households having nowhere to call home. The Government 
has established a new framework of housing and planning systems designed to 
increase site provision to meet the accommodation needs of Gypsies and Travellers, 
reducing the number of unauthorised sites and promoting good relations with the 
settled community.

1.11	 In addressing this challenge it is important to ensure that these sites: 

•	 Are sustainable, safe and easy to manage and maintain

•	 Are of a decent standard, equitable to that which would be expected for social 
housing in the settled community

•	 Support harmonious relations between Gypsies and Travellers and the settled 
community. 

 1.12	 It is recognised that it will not be possible to meet all aspects of this guidance in 
every respect on every site. Local authorities and registered social landlords will 
need to take decisions on design on a case by case basis, taking into account local 
circumstances such as the size, geographical and other characteristics of the site 
or prospective site and the particular needs of the prospective residents and their 
families. 
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1.13	 In the case of small private site development there will be similarities but it should 
be recognised that those sites are designed to meet the individual and personal 
preferences of the owner and may contain elements which are not appropriate or 
popular for wider application in respect of social provision. It would not therefore 
be appropriate to use this good practice guidance in isolation to decide whether 
a private application for site development should or should not be given planning 
permission.

Scope 

1.14	 The guidance is primarily intended to cover social site provision for Gypsies and Irish 
Travellers and covers a range of sites including: 

•	 Permanent sites – providing residents with a permanent home. The bidding 
guidance for Communities and Local Government’s Gypsy and Traveller Site 
Grant explains that for permanent sites ownership should remain with the 
local authority or registered social landlord and continue in use as a Gypsy and 
Traveller site for at least ten years, although consideration will be given to sites 
of a shorter term nature where there is a sound business case that demonstrates 
value for money. 

•	 Transit sites – permanent sites used to provide only temporary 
accommodation for their residents. Lengths of stay can vary but are usually set 
at between 28 days and three months, although practice on private transit sites 
tends to be more relaxed in respect of the amount of time people are permitted 
to stay. The requirements for transit sites reflect the fact that they are not 
intended for use as a permanent base for an individual household. 

•	 Temporary stopping places – pieces of land in temporary use as authorised 
short-term (less than 28 days) stopping places for all travelling communities. 
They may not require planning permission if they are in use for fewer than 28 
days. The requirements for emergency stopping places reflect the fact that the 
site will only be used for a proportion of the year and that individual households 
will normally only stay on the site for a few days.

1.15	 This guidance may not be appropriate for all New Traveller sites and early and 
regular consultation should be conducted with members of this community where 
they are prospective residents of a site, to ensure it contains the key elements which 
meet their particular needs.

1.16	 Further material on the development of sites designed specifically for travelling 
showpeople will be produced at a later date. 
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How this guidance was developed 

1.17	 This guidance is based on work undertaken initially by consultants which 
considered:

•	 Existing research on the design features that work effectively on Gypsy and 
Traveller sites

•	 Views of residents drawn from visits to a range of sites

•	 Consultation with organisations representing the views of Gypsies and 
Travellers

•	 Interviews with site managers and developers from the social housing and 
private sectors

•	 Interviews with professionals and organisations working with Gypsies and 
Travellers, including traveller education services, health advocates, planners, the 
police, fire and other emergency services.

	 and a consultation exercise on the outcome of that work with stakeholders. 

1.18	 It is intended to incorporate standards that are comparable to those required of 
publicly funded developments of housing for the rest of our society. The main 
source of guidance on this has been the Scheme Development Standards required 
of new social housing developments funded by the Housing Corporation. In 
translating the standards for social housing to Gypsy and Traveller sites we have had 
regard to: 

•	 The different demographic profile of Gypsy and Travellers

•	 The cultural needs of Gypsies and Travellers 

•	 The intended use and longevity of the site (normally a minimum of ten years 
unless the land is only available for a shorter period

•	 The need to make best use of land and other resources available to develop sites 

•	 The need for site design to facilitate economic and effective management of the 
site

•	 The Model Standards for Park Homes, and in particular the standards to apply to 
sites accommodating dwellings made from combustible materials. 

1.19	 The case study below shows that an old site can be successfully refurbished to meet 
the types of modern day design standards included within this guidance. 
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Case Study 1

Star Hill, Hampshire 

The Star Hill site in Hampshire is a long established county council run 
permanent site which was recently refurbished to bring it up to modern day 
standards. 

Existing residents were extensively consulted about the refurbishment plans 
before commencement. Now, each of the 20 pitches can accommodate two 
trailers/caravans and has ample parking space. Every pitch has a brick built 
amenity building containing high standard facilities and incorporating good 
insulation and heating. Each one has a bath, shower, toilet, kitchen and airing 
cupboard. There is space and connections for washing machines and freezers. 

Each pitch is demarcated by a 4ft wooden fence and has gated access. The 
fence height is increased to 6ft between amenity buildings to ensure privacy. 
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Chapter 2

Context

Addressing the shortage of sites

2.1	 It is widely accepted that there is a national shortage of authorised sites for Gypsies 
and Travellers. This has led to an increasing incidence of both unauthorised 
encampments and unauthorised developments and has sometimes created 
tensions between Gypsies and Travellers and the settled community.

2.2	 The Government has introduced a number of measures to address this.

2.3	 The Housing Act 2004 introduced a new obligation on local housing authorities 
to assess the accommodation needs of Gypsies and Travellers in their areas, and to 
develop a strategy to address these needs. 

2.4	 Office of the Deputy Prime Minister Circular 01/20061 explains that Regional 
Planning Bodies must determine how many pitches are needed and, through the 
Regional Spatial Strategy, how many are needed in each local authority area. Local 
planning authorities must identify sites in Development Plan Documents and if they 
fail to do so they can be directed by the Secretary of State. 

2.5	 Communities and Local Government provides Gypsy and Traveller Site Grant for the 
provision of new sites, and the refurbishment of existing sites. The grant is available 
to local authorities and registered social landlords. Where potential developers have 
little experience in the provision of Gypsy and Traveller sites, they may wish to work 
with neighbouring local authorities or other RSLs that have greater experience in 
this area.

1  Local authorities and Gypsies and Travellers – Guide to responsibilities and powers, ODPM
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The need for site design guidance

2.6	 The Select Committee for the Office of the Deputy Prime Minister: Housing, 
Planning, Local Government and the Regions Thirteenth Report2 (October 2004) 
concluded that:

	 “The current guidelines relating to site design and standards urgently need 
updating in the light of modern space standards and services, health and safety 
provisions and requirements for catering for disability.” 

	 The Committee recommended that the guidance should cover residential ie 
permanent sites, transit sites and stopping places. 

2.7	 In October 2004, research showed that many existing local authority sites were 
of a poor standard. The estimate for maintenance and improvement of these 
sites to bring them up to standard and to maintain them was £16.7m over the 
next five years. Research has also showed that skimping on initial site design and 
construction often means more investment is needed later to rectify problems 
arising from this3. 

2.8	 The guidance issued by Government recognises the specific cultural and 
accommodation needs of Gypsies and Travellers, as well as the increasingly settled 
lifestyle of some Gypsy and Traveller households that facilitates, for example, 
access to education for families with children. This creates challenges for site design 
because of the need to incorporate features that not only facilitate continued 
periods of travelling but are also consistent with settled living. Many older sites 
were developed on an assumption that households would not live on them for 
long periods, and the facilities on those sites are increasingly out of keeping with 
accepted standards for family living. 

2  Paragraph 163
3 � Niner, P (July 2003) The provision and condition of Local Authority Gypsy/Traveller sites in England, ODPM – summary of full report 

Local Authority Gypsy/Traveller sites in England 
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Chapter 3 

Site location/selection –  
permanent sites

Location 

3.1	 Selecting the right location for a site is a key element in supporting good community 
relations and maximising its success. As with any other form of housing, poorly 
located sites, with no easy access to major roads or public transport services, will 
have a detrimental effect on the ability of residents to:

•	 Seek or retain employment 

•	 Attend school, further education or training

•	 Obtain access to health services and shopping facilities.

3.2	 Easy access to local services, and to social contact with other residents in the 
community, should help deal with the myths and stereotypes which can cause 
community tension and instead encourage a greater sense of community with 
shared interests.

3.3	 It is essential to ensure that the location of a site will provide a safe environment 
for the residents. Sites should not be situated near refuse sites, industrial processes 
or other hazardous places, as this will obviously have a detrimental effect on the 
general health and well-being of the residents and pose particular safety risks for 
young children. All prospective site locations should be considered carefully before 
any decision is taken to proceed, to ensure that the health and safety of prospective 
residents are not at risk.

3.4	 Office of the Deputy Prime Minister (now Communities and Local Government) 
Circular 01/2006 Planning for Gypsy and Traveller Caravan Sites provides advice 
on site location and selection. It identifies factors which are important for the 
sustainability of a site, for instance:

•	 Means of access, availability of transport modes and distances from services 

•	 Promotion of integrated co-existence between the site and local community

•	 Easy access to General Practitioner and other health services
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•	 Near to a bus route, shops and schools

•	 Ground conditions and levels of land

•	 Not locating sites in areas of high flooding risk (for medium and low risk areas 
see paras 3.21–3.23).

3.5	 It should also provide visual and acoustic privacy, and have characteristics which 
are sympathetic to the local environment. When selecting locations for permanent 
sites, consideration needs to be given to the relatively high density of children likely 
to be on the site. 

3.6	 Sites should not be identified for Gypsy and Traveller use in locations that are 
inappropriate for ordinary residential dwellings, unless exceptional circumstances 
apply. These circumstances would be where the location is unsuitable for housing, 
for practical or technical reasons which would not adversely affect the health and 
safety of Gypsy and Traveller residents or the sustainability of the site, and where 
the location has prospective residents’ support. This could relate for example to a 
situation where:

•	 Prospective residents are happy to live in a location which is not attractive to 
housing developers

•	 Existing land is available to meet immediate need on a short term interim basis, 
pending a longer term solution, but not be available for a long enough period to 
justify housing development

•	 Land is suitable for low level single storey development but not for multi storey 
construction requiring deeper foundations.

	 In such rare cases prospective residents should be made aware of these exceptional 
circumstances at the outset. 

3. 7	 Where possible, sites should be developed near to housing for the settled 
community as part of mainstream residential developments. As one way of helping 
to address shortages of site provision local authorities and registered social landlords 
can consider the feasibility and scope for providing a site for Gypsies and Travellers 
within their negotiations to provide affordable housing as part of significant new 
build developments. Even where smaller scale developments are planned they could 
consider including a small scale site of three to four pitches which are known to 
work well for single extended families.
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	 Evidence provided to Select Committee on the importance of site location: 

	 “What is working [in Ireland] are small sites. And they are not placed under flyovers 
or pylons, or beside sewers, canals or tips; they are placed on proper positioned 
land, bang within the middle of a settled community, and they are working.”204] 

	 “We would make a strong plea for safeguards to be put in place to ensure that 
future site development is not located in polluted or hazardous locations, as…
many sites are. Not only does this have a negative impact on Gypsies and Travellers 
health and access to services but it has a profound impact on how they feel they are 
perceived and treated by the wider community, likewise such locations reinforce 
the prejudiced perceptions that many in the settled community have of Gypsies and 
Travellers, such locations are therefore a major impediment to the social inclusion of 
Gypsies and Travellers.”[205] 

Relationship to surrounding land use 

3.8	 Consideration must be given to the relationship of sites to the surrounding 
community. For this purpose it is important to ensure that proposals to develop a 
site link in with other broader strategies in place for improving community cohesion 
and be regarded as a key issue within them.

3.9	 The site must be sustainable, offering scope to manage an integrated coexistence 
with the local community. This will include consideration of noise and possible 
disturbance to Gypsy and Travellers living on the site, and possible noise and 
disturbance to the wider community, in particular from movement of Gypsy and 
Traveller vehicles. 

3.10	 Many Gypsies and Travellers express a preference for a rural location which is on 
the edge of or closely located to a large town or city consistent with traditional 
lifestyles and means of employment. However, characteristics that make a location 
unpopular for the settled community are likely to hold similar fears for Gypsies and 
Travellers. Sites adjacent to light industrial areas therefore tend not to be popular 
because of their isolation, distance from local facilities and because of safety fears 
(when walking home at night for instance). 

3.11	 Similarly, where joint commercial/residential use is envisaged for a site (as in the 
case of showpeople’s sites because of the need for residents to store and maintain 
fairground equipment), it is important that the compatibility of both of these uses 
with the surrounding land uses is given careful consideration. 
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3.12	 The case study below is a good example of a site integrated into the heart of an 
urban community.

Case Study 2

Wallman Place, London 

The Wallman Place site is in Haringey, North London, and was refurbished in 
1996 to provide a six pitch site for an extended family. 

It is behind the civic centre, next door to a school, opposite a health centre, and 
close to a wide range of shops. 

The site has a single access road through the middle, with three pitches on each 
side. There is space for a trailer, touring caravan and amenity building on each 
pitch. The brick built amenity buildings include central heating, bathroom and 
toilet facilities. 

Whilst being close to all facilities the site also provides privacy for its residents 
and is well integrated into the surrounding community.

Scope to provide essential services 

3.13	 It is essential that sites are provided with access to mains water, electricity supply, 
drainage, and sanitation. Chapter 5 considers this in detail in respect of individual 
pitches. 

3.14	 Sewerage for permanent sites should normally be through mains systems. 
However in some locations this may not always be possible and in that case suitable 
alternative arrangements can be made, for example a biodisc sewage plant system. 

3.15	 All sanitation provision must be in accordance with current legislation, regulations 
and British Standards.

Health and safety considerations 

3.16	 Sites must not be located on contaminated land. Only where land has been properly 
decontaminated should development be considered on that land. Remedial work 
should only be undertaken by approved contractors in accordance with relevant 
standards, to ensure the contamination has been remedied to the standard on 
which housing development would take place. These processes can be prohibitively 
expensive and should be considered only where it is financially viable from the outset. 
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3.17	 Brownfield sites may be suitable; however the same considerations should apply 
when appraising such sites as for conventional residential housing. For instance, 
sites adjacent to a rubbish tip, on landfill sites, close to electricity pylons or any heavy 
industry are unlikely to be suitable.

3.18	 When considering sites adjacent to main roads, flyovers and railway lines, careful 
regard must be given to:

•	 The health and safety of children and others who will live on the site; and 

•	 The greater noise transference through the walls of trailers and caravans than 
through the walls of conventional housing, and the need for design measures 
(for instance noise barriers) to abate the impact on quality of life and health. 

3.19	 The proposed site must be relatively flat and suitable for purpose. Sites should 
not be developed on exposed sloping sites where there is risk of caravans being 
overturned or where there is a high probability of flooding risk. 

3.20	 Where there is a risk from flooding the degree of risk must be determined prior 
to considering allocation or development of a site by reference to Planning Policy 
Statement 25: Development and Flood Risk (PPS25), the Environment Agency’s 
Flood Map and the local planning authority’s Strategic Flood Risk Assessment.

3.21	 Annex D of PPS25 sets out a risk based sequential approach to be applied at all 
stages of the planning process. A Sequential Test is to steer new development to 
areas at the lowest probability of flooding. Table D.1 of that annex specifies three 
flood zones of low, medium and high probability. PPS25 table D.2 makes it clear 
that caravan sites for permanent residence are considered “highly vulnerable” and 
should not be permitted in areas where there is a high probability that flooding will 
occur (Zone 3 areas). Caravan sites which are occupied on a short term occupancy 
basis are classified as “more vulnerable” and proposals for their development in 
Zone 3 areas would need to pass the Exception Test outlined in PPS25, Annex D, if 
there are no other sites at a lower flood risk.

3.22	 It is recognised that in some areas a high proportion of land is at risk from flooding 
(Flood Zones 2 and 3) but the requirements of PPS 25 should still be taken fully into 
account before taking any development proposal forward. Where a flood risk exists, 
advice from the Environment Agency should be sought at the earliest possible stage 
on the likelihood of flooding, depths and velocities that might be expected and the 
availability of warning services, to see whether the proposals might be acceptable.
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3.23	 Where the Exception Test needs to be applied there may be opportunities to 
consider design issues, such as raising the level of a site so that accommodation will 
be above the expected flood level, taking climate change into account. This would 
protect amenity buildings, service provision etc that cannot be removed from the 
site when a flood warning is issued. However, a key consideration is that residents 
can safely evacuate the site in response to flood warnings and that emergency 
services would be able to reach the site to ensure residents’ safety. This is an essential 
requirement to pass the Exception Test. 
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Chapter 4 

Site layout, access and orientation – 
permanent sites 

Introduction 

4.1	 Sites should be developed in accordance with existing planning policies and 
designations, with particular regard made to: 

•	 Convenience for residents

•	 Safety for residents

•	 Visual and acoustic privacy – both for people living on the site and those living 
nearby

•	 Aesthetic compatibility with the local environment

•	 Scope for social integration with the local community. 

4.2	 This is an area where consultation with the local community of Gypsies and 
Travellers and with members of the settled community living in close proximity 
to a site can be particularly valuable and ensure best and most convenient use of 
available space. 

Size and layout of site 

4.3	 For practical reasons, caravan sites require a greater degree of land usage per 
household than for smaller houses and Gypsy and Traveller sites are no exception. 
In making comparisons it needs to be recognised that there is for example no 
equivalent on a site to two or more storey accommodation in housing.

4.4	 Gypsy and Traveller sites are designed to provide land per household which is 
suitable for a mobile home, touring caravan and a utility building, together with 
space for parking (see also Chapter 7 regarding individual pitches). Sites of various 
sizes, layouts and pitch numbers operate successfully today and work best when 
they take account of the size of the site and the needs and demographics of the 
families resident on them. 
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4.5	 Consultation on this guidance has shown that many Gypsies and Travellers prefer a 
circular or horseshoe design rather than the more traditional linear layout of pitches. 
An example of a circular site, the result of close consultation between a local 
authority and representatives of the prospective residents for that site is featured at 
Annex B.1 of this document. This was originally intended to be a horseshoe site but 
was later extended to produce further pitches and the circular design resulted. An 
example of a more traditional site design is featured at Annex B.2 although these 
can differ considerably depending on the particular characteristics of the available 
land.

4.6	 Consultation with the local Gypsy and Traveller community is crucial in deciding 
how best to proceed with the overall layout of the site and to get full value from 
the investment in it. It is a key element in obtaining the trust and full support of the 
prospective residents at the very outset of the project and can help deal swiftly with 
subsequent consultation on individual aspects of the design as and when they arise. 

4.7	 There is no one ideal size of site or number of pitches although experience of site 
managers and residents alike suggest that a maximum of 15 pitches is conducive to 
providing a comfortable environment which is easy to manage. However, smaller 
sites of 3-4 pitches can also be successful, particularly where designed for one 
extended family. These can be advantageous in making good use of small plots 
of land, whilst retaining the qualities described in this guidance and expected by 
families on modern sites. An example of a small scale site, in an urban environment, 
is featured at Annex B.3. 

4.8	 Sites should ideally consist of up to 15 pitches in capacity unless there is clear 
evidence to suggest that a larger site is preferred by the local Gypsy or Traveller 
community. Nevertheless, where a larger site is unavoidable, or where one 
exists already, in a few cases smaller ‘closes’ have been created within the site 
for extended families, thereby retaining the sense of community and creating 
defensible space. 

4.9	 An example of this design approach is at Annex B.4. This arrangement could also 
open up possibilities for facilitating inter site transfers, where for example families 
may be offered the opportunity to move closer to other family members or elderly 
and dependant relatives where a pitch in a certain close may become available. 

Site perimeter boundaries

4.10	 The site boundary must provide clear demarcation of the perimeter of the site, so 
as to prevent nuisance for existing residents created by others seeking to move on 
to the site without permission. Boundaries should take into account adjoining land 
uses, and be designed with the safety and protection of children in mind. 
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4.11	 Where an existing site may be located near an industrial area or process, or a main 
road, fencing and planting may be used to screen out unpleasant characteristics. A 
range of different boundaries may be used including fences, low walls, hedges and 
natural features. The aim should be to achieve a boundary that is sympathetic to, 
and in keeping with, the surrounding area. Boundaries can also be used to provide 
shelter for more exposed sites. 

4.12	 More open boundaries may be used in residential areas so as to promote integration 
and inclusion with the surrounding community, although the degree of integration 
which can be achieved will be in part governed by the degree of community 
cohesion already experienced in that location. A balance needs to be struck 
between providing privacy and security for the site residents and avoiding a sense of 
enclosure through for example, the use of high metal railings.  

4.13	 Measures to protect the safety of site residents from fire are of paramount 
importance, and it is essential that a clear gap of 3 metres4 is provided within the 
inside of all site perimeter boundaries as a fire prevention measure. Where owners 
of existing sites are experiencing difficulties in achieving this requirement because 
of current space constraints it is strongly advised that they consult their local fire 
authority as a matter of urgency to identify ways in which the residents safety can be 
properly safeguarded.

Orientation of pitches

4.14	 As with housing for the settled community, site layout and design should ensure 
a degree of privacy for individual households (for instance by ensuring that 
neighbours cannot directly overlook each other’s living quarters), but without 
inhibiting the important sense of community. 

4.15	 Consultation has identified that in general terms, particularly where site residents 
are members of an extended family, there is a preference for members of individual 
households to be able to have reasonable vision of the site in general to help 
improve security. This is an advantage of the circular or horseshoe site see example 
at Annex 1 which also allows clear views of the central play area to ensure children 
are safe (for more information on play areas see paras 4.38–4.41.).

4.16	 On larger sites however, or those with a broader spectrum of residents, more seclusion 
and privacy may be preferred. In these cases, and irrespective of the general layout, 
preferences over the degree or privacy required can be addressed in part by the 
height of fencing provided between individual pitches, particularly to shield the 
amenity building, and by use of other soft landscaping approaches (see Chapter 7).

4  Model Standards for Park Homes




