Supporting the delivery of high quality development and
infrastructure
Many local authorities across the country are
considering the inclusion of large scale allocations
within Local Plans as an effective approach to
delivering challenging local housing requirements and
providing associated infrastructure. However, the
complexity in planning for large scale developments
can often lead to significant delays in the production of
Local Plans, as well as delays to the consideration and
determination of planning applications further down
the line.
DAC Planning investigates the challenges faced by
local authorities in seeking to deliver demanding
housing requirements and infrastructure and considers
how local authorities can overcome these challenges.

Background
The National Planning Policy Framework
(NPPF, July 2018) requires Local Plans to
meet the objectively assessed housing needs
of the area (paras 11 and 35) by identifying
specific deliverable sites within the first five
years of the Plan, and developable sites or
broad locations for growth for a further 10year period (para 67). A key objective of the
NPPF is to significantly boost the supply of
homes nationally (para 59), and it is
recommended that this should be achieved
by planning for both small scale and largescale developments. The NPPF notes that
the supply of large numbers of new homes
can often be best achieved through planning
for larger scale development, such as new
settlements or significant extensions to
existing villages and towns (para 72).
The NPPF outlines that Local Plans should
be prepared in a positive manner which is
aspirational but deliverable (paras 16 and
35), and that pre-application engagement and
front-loading is encouraged to enable better
coordination between public and private
resources and improved outcomes for the
community (para 39).

The NPPF also supports the use of planning
performance agreements in seeking to
achieve a faster and more effective process
for large and complex planning applications
(para 46). Where strategic policy within a
Local Plan potentially has implications on
neighbouring administrative areas, the NPPF
requires effective and ongoing collaboration
to take place through the Duty to Cooperate
to ensure the deliverability of the Plan (para
24).
The Planning Practice Guidance (PPG)
further clarifies that Local Plans should meet
the infrastructure needs of the area, and
should outline what infrastructure is required,
who is going to fund and provide it, and how
it will be phased alongside housing growth.
The PPG states that Supplementary Planning
Documents (SPDs) can be used to build
upon and provide more detailed advice or
guidance on policies in the Local Plan. For
example. the promotion of good design can
be presented through masterplans and briefs.
Masterplans can set out the strategy for a
new development including its general layout
and scale and other aspects that may need
consideration.

Challenges faced by local
authorities in meeting the
requirements of the NPPF and
PPG
Identifying a deliverable approach to meeting
housing requirements
Identifying a sufficient supply of deliverable
housing sites for the first five years of the
Plan and identifying developable sites or
broad locations for growth for a further 10year period, can be an extremely difficult
task. In areas with high housing
requirements, the most effective approach to
delivering housing is often through large
scale new settlements or expansions to
existing settlements. However, seeking to
meet housing requirements through large
scale allocations can present significant
challenges.
Working with landowners, promoters,
developers, and infrastructure providers
Large scale development sites often have
complex land ownership arrangements,
significant infrastructure requirements and a
range of environmental constraints. To
allocate large scale areas for development
within a Local Plan, local authorities need to
work with landowners, promoters, developers
and infrastructure providers to demonstrate
the availability and deliverability of proposed
sites and identify infrastructure needs and
potential deliverability constraints. Significant
cooperation is required with all parties to
bring forward large scale sites as deliverable
allocations within a Local Plan.
The Duty to Cooperate
Large scale housing allocations are likely to
have a wider impact on the surrounding area,
which could affect neighbouring local
authority areas. Any potential impacts on
neighbouring areas will require regular
meetings with councillors and officers of all
affected authorities, joint studies, potentially
joint policies, and the production of
memorandums of understanding.

Responses to proposed housing growth
However sensitively engagement is
undertaken, proposing large allocations
within a Local Plan can produce a particularly
vociferous response from the local
community, where the potential impacts are
likely to be daunting and unwelcome.
Increased public awareness of proposed
Local Plan allocations will undoubtably create
major challenges politically. Councillors will
often need to balance the needs of the
District or Borough as whole to produce a
Local Plan and bring forward much needed
new housing, against addressing the
concerns of local constituents who may be
deeply concerned or opposed to proposed
growth in their local area.
Speculative planning applications
Identifying and seeking to address housing
needs in an area will create significant
interest from landowners who are keen to
promote their land for development. Not all
potential housing sites will be appropriate for
inclusion within a Local Plan, which can lead
to a significant increase in speculative
planning applications being submitted to the
Council. During the production of a new
Local Plan it is likely that some policies from
the previous Plan may be out of date, and it
may be difficult for the Council to
demonstrate a five-year supply of deliverable
housing sites. In these circumstances it can
be extremely challenging and resource
intensive for the local authorities to fend off
speculative planning applications at the same
time as progressing a Local Plan, particularly
where the approval of such schemes could
have damaging implications for proposed
allocations within an emerging Local Plan.
Planning for the delivery of infrastructure
‘strategically’
Local authorities and local communities
rightly expect to maximise developer
contributions towards infrastructure to
support planned growth. However, in
practice it can be highly challenging and
complex to plan for infrastructure
requirements, particularly where a Local Plan
includes a large number of allocations which
will need to contribute.

The impact on local authority resources
An outcome of all these challenges is an
increased demand on resources within local
authorities. At the outset of producing a
Local Plan, it can be difficult to fully account
for the time implications of liaising with
landowners, developers, promoters and
infrastructure providers, addressing the
concerns and questions of members of the
public and councillors, and workloads
associated with speculative planning
applications and potentially lengthy and
complex planning appeals.

In many cases local authorities are yet to
introduce the Community Infrastructure Levy,
either because of uncertainty surrounding
future Government policy, or due to the lack
of an up to date Local Plan. This means that
local authorities are required to
predominantly rely on Section 106
agreements to secure developer
contributions towards infrastructure provision.
However, the ‘pooling’ restrictions imposed
under the CIL Regulations (Regulation 123)
prevents a Council from collecting more than
five separate planning obligations for a
project or type of infrastructure. This can
create major practical difficulties in planning
to deliver infrastructure.
Changing national requirements and case
law
Planning at a local level is significantly
affected by changes to the content or
interpretation of the NPPF, PPG, and case
law. Due to the time required to produce a
Local Plan, it is highly likely that there will be
changes to national planning policy which will
require some amendments to the Plan.
Irrespective of the stage of production, local
authorities will need to address any changes
to the Plan through amendments which could
result in additional consultation and new or
significantly amended policies. Local
authorities need to have a good
understanding of the implications of changing
national planning policy and adapt Plans
efficiently and effectively to reduce any
potential delays to the Local Plan work
programme.

Trying to address all of these challenges,
alongside constraints on local authority
budgets and the time-consuming and
unpredictable nature of staff recruitment can
often result in significant delays to the Local
Plan work programme, stretched and
overwhelmed planning teams, and low staff
morale.

How local authorities can
successfully meet these
challenges
Production of masterplans
Local Plans can require the production of
masterplans to guide the development of
large scale allocations and infrastructure.
The production of a masterplan or brief will
be most effective if it is undertaken
collaboratively between the Council,
landowners, infrastructure providers and
other stakeholders.
Stakeholder engagement and public
consultation should be integral to the
process. This can help to front-load the
planning process by ensuring that
stakeholders can make a significant
contribution towards determining key aspects
of the proposed large-scale development.
This approach is not only helpful in providing
greater planning certainty in relation to the
requirements for the eventual scheme but
can also help to foster greater understanding
and support for large scale development
proposals locally.

The production of a masterplan can assist in
improving the overall design of development
through the incorporation of design guidance
or codes, and also assist in planning for the
phasing and delivery of required
infrastructure alongside large scale
development proposals through the
production of an Infrastructure Delivery and
Phasing Plan alongside the masterplan.
Collaborative working in developing a
masterplan can assist in considering and
resolving complex infrastructure planning
issues prior to the submission of planning
applications. This can include consideration
of how Section 106 contributions will be
‘pooled’ most effectively across different
development sites in order to maximise
contributions whilst maintaining viability.
The assurances of good quality design and
appropriate infrastructure to support growth
can also be important features in seeking to
gain support or greater appreciation for large
scale development proposals.
The production of a masterplan can be
beneficial to the progression of planning
applications associated with large scale
allocations in a Local Plan, providing a clear
framework for the production of an
application, and clearly outlining what
supporting infrastructure should be provided
alongside proposed growth. This will assist
in demonstrating the deliverability and likely
progression of sites allocated in a Local Plan
to boost the housing supply, whilst also
helping to fend off speculative planning
proposals for sites that are not proposed for
allocation.
Regular working groups or forums with
landowners, promoters, developers, and
infrastructure providers
A greater level of joint working and
agreement between the local authority,
infrastructure providers, landowners,
promoters, and developers at an early stage
in the process will provide significant benefits
(and save time and cost) at the examination
of a Local Plan and when planning
applications are being submitted. Regular
working groups or forums can provide the
opportunity for all parties to share
information, reach agreements on key issues,
and positively work together to ensure the

deliverability of the Local Plan and associated
large scale allocations.
Planning Performance Agreements
Strong relationships with landowners,
promoters, and developers should be
maintained during the production and beyond
the completion of the Local Plan to ensure an
effective and efficient approach to
progressing planning applications relating to
large allocations in the Local Plan, and
ensuring that the Council can maintain a five
year housing land supply. Planning
Performance Agreements can be used to
establish a work programme for progressing
masterplans and / or planning proposals.
This enables a considered project managed
approach to ensure collaborative and
effective working between the developer and
local authority, providing assurance that local
authority resources will be made available
when required, and to support the timely
delivery of high quality proposals.
Public consultation strategy
Regular and well managed public
engagement is key in seeking to address
local concerns and ensure all residents are
well informed. A communications strategy is
essential in setting out a long-term strategy of
engaging with the local community and
raising awareness. Masterplan workshop
events can assist with this, as well as other
public consultation events, press releases,
leaflets and information boards in public
areas. Up to date information within
dedicated pages on the Council’s website
and on social media also helps to share
information and progress updates with the
local community. It is important that the
Council can ensure the dissemination of
accurate and timely news and updates,
otherwise suspicion locally can quickly gather
momentum.
Council engagement strategy
Regular and well managed engagement with
officers and councillors is vital in ensuring
that the Plan and proposed allocations
progress through the necessary internal
approval stages. The support of senior
politicians and Council officers is vital. There
must be corporate support and responsibility

for the Local Plan and for any strategic
growth plans identified within it. Council
planning officers alone will not be able to
deliver what is required. The Senior
Management team within the Council must
take ownership and responsibility for
delivering the Plan and provide ongoing
support throughout the process.
Regular Council member briefing events can
ensure that all members understand the
importance of large scale allocations in the
Local Plan, as well as how the sites will be
delivered alongside essential infrastructure.
Regular briefings should also be held for local
ward members and parish or town councillors
to ensure that they are aware of progress in
relation to any detailed issues associated
with the masterplan.
The Council should also ensure that
mechanisms exist to allow all relevant
Council officers to be kept involved and
updated on progress.
Duty to Cooperate strategy
A well-planned approach to liaising with
neighbouring areas is vital to ensure that the
Duty to Cooperate is met, and that any crossboundary strategic planning issues are
carefully considered in a collaborative fashion
with other Councils. The Council should
keep a detailed audit trail of discussions that
take place (including minutes of meetings), to
ensure that a report can be produced which
outlines the outcomes of meetings,
memoranda of understanding, and joint
studies. This will help to demonstrate to a
Local Plan Inspector that the requirements of
the Duty to Cooperate have been met, cross
boundary issues have been identified, and
agreements have been reached to mitigate
any potential impacts.

Seeking additional resources
There is no one size fits all approach.
However, following the recommendations
identified above will assist local authorities
seeking to deliver well designed and
coordinated large scale allocations and
infrastructure delivery, as well as progressing
the production of a new Local Plan in an
efficient and effective manner.
Although the suggested approach of planning
for large scale housing development is set
out within national planning policy and would
appear to be an effective tool in meeting local
housing requirements, in reality it is often
extremely difficult for local authority planning
teams to find the time and appropriately
skilled staff to undertake all the tasks
identified above alongside the production of
the Local Plan.
Seeking to appoint appropriately qualified
and experienced staff to undertake complex
tasks alongside the production of the Local
Plan can be time consuming, expensive, and
challenging. If the skills and resources are
not available internally within the Council, it
may be necessary to seek external
consultancy support, or secondments from
other local authorities.

How DAC Planning can support local authorities in delivering high
quality growth and infrastructure plans
DAC Planning can assist local authorities by providing targeted cost-effective support, either on a
short-term or long-term basis, to assist with the successful progression of Local Plans and the
delivery of large scale allocations and infrastructure. We have a strong track record in successfully
working with a number of local authorities in the production of Local Plans, masterplans, and
infrastructure delivery plans.
DAC Planning can offer a range of support to local authorities, including:
 Providing expert advice on approaches to planning for large scale developments within
Local Plans, taking into account up to date national planning policy and case law;
 Establishing and managing regular working groups / forums with landowners, developers,
promoters and infrastructure providers;
 Facilitating engagement and collaborative working practices between landowners,
developers, promoters and infrastructure providers;
 Building capacity and skills corporately and in planning teams in order to facilitate the
successful delivery and implementation of growth and infrastructure plans;
 Drafting Local Plan policies associated with large scale housing allocations;
 Supporting the Council in the production of Housing Implementation Strategies, and
establishing a robust approach to future housing trajectories, including consideration of the
Housing Delivery Test;
 Supporting the Council in the production and implementation of Infrastructure Delivery
Plans;
 Advising on how to plan effectively for infrastructure delivery, either through S106 or the
introduction of CIL, taking into account legislative requirements and regulations;
 Establishing and managing an approach to meeting the requirements of the Duty to
Cooperate;
 Managing the production of a masterplan or brief, including stakeholder engagement,
workshops and public consultation;
 Creating and managing public consultation and Council member engagement strategies to
support the progression of a Local Plan and / or masterplan; and
 Overseeing the introduction of Planning Performance Agreements which can be used by
the Council for all future large-scale and complex development proposals.
Further information about the services provided by DAC Planning is available through our website
www.dacplanning.com
Please do not hesitate to contact us if you would like to discuss how DAC Planning can support the
successful progression of Local Plans and the delivery of large scale allocations and infrastructure.
Email: david@dacplanning.com
Telephone: 01787 275559

