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STARTER HOMES – RESPONSE TO GOVERNMENT CONSULTATION  
 

 
1. Summary 
 
1.1 The government is consulting on a change to national planning policy 

guidance to promote Starter Homes.  This report outlines the proposed 
changes and provides a response to the consultation. 
 

2. RECOMMENDATION 
 
2.1  That Cabinet agrees a response to the consultation, as detailed in Appendix 

A to the report. 

 
3. Background  
 
3.1  The government is proposing a further expansion of national planning 

guidance. This aims to encourage the redevelopment of existing 
employment land for housing specifically targeted at young first time 
home buyers.  

 
3.2  A consultation document has been issued, with twelve consultation 

questions. Following the consultation, a Written Ministerial Statement is 
to be made and, if agreed, the new policy guidance will come into force. 

 
3.3  The new national policy guidance is envisaged to read as follows 

(emphasis added): 
 

Local planning authorities should work in a positive and proactive way 
with landowners and developers to secure a supply of sites suitable for 
housing for first time buyers. In particular, they should look for 
opportunities to create Starter Homes exception sites on under-used or 
unviable industrial and commercial land that has not been 
identified for housing. Where applications for starter homes come 
forward on such sites, they should be approved unless the local 
planning authority can demonstrate that there are overriding 
considerations in relation to health, safety or infrastructure that 
cannot be mitigated. 

 
Planning conditions or obligations should be attached to permissions for 
starter homes on Starter Homes exception sites, requiring that the 
homes are offered for sale at a minimum of 20% below normal market 
price, to people who have not previously been a home buyer, and who 
are below the age of 40 at the time of purchase. They should also 
prevent the re-sale of the properties at market value for a [five to fifteen 
year] period. In view of their contribution to meeting housing needs, 
Starter Homes exception sites should not be required to make 
contributions to affordable housing or be subject to the Community 
Infrastructure Levy. Starter Homes exception sites may include a small 
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proportion of market homes, at the planning authority’s discretion, where 
this is essential to secure the required level of discount for the starter 
homes on the site. 

 
4. Issues Arising and Consultation Questions 
 
4.1  The proposed response to the consultation questions is set out in 

Appendix A. The questions and issues arising are grouped and 
summarised as set out below; relevant government question numbers 
are noted here in brackets eg.(Q1) . 

 
4.2  Overall principle of a new national Starter Homes policy (Q1): The 

challenge facing first time home-buyers given rising house prices, 
mortgage finance restrictions and incomes levels is widely recognised. 
This has to be addressed by public policy, and the planning system is 
one means by which access to housing can be promoted. Therefore the 
principle of a national planning policy supporting Starter Homes is 
supported.  

 
4.3  However, the need for housing at below market levels and the best way 

to provide this is best determined at a local level through a Local Plan. 
The proposed national policy is not considered appropriate to all 
circumstances.    

 
4.4  Location of sites and the exclusive focus on commercial and industrial 

land (Q2-4): The focus on employment land to the exclusion of other 
uses is unhelpful, particularly in areas where there is a need to retain 
and protect employment land from other uses.    

 
4.5  Dartford has benefited from significant job-generating development. This 

however does not mean that this land is immune from pressure for 
speculative development for other land uses of a higher monetary value. 
It is therefore particularly concerning that the government is proposing to 
allow employment premises, potentially including existing businesses, to 
be redeveloped.  This may override an up to date Local Plan that has 
demonstrated retention of land identified for employment purposes is 
necessary, as is the case in Dartford. The proposal may jeopardise the 
Borough’s objectives of providing new jobs along with new housing, and 
undermine national and local economic policy.  

 
4.6  The inclusion of market homes (Q5): Uncertainty and conflict with the 

underlying objectives is created by highlighting that general (full cost 
market housing) may also be included on these sites.  This is considered 
unnecessary and unhelpful, since landowners will simply increase the 
price of their land on the assumption that market homes will be included, 
thereby making their provision inevitable.   

 
4.7  By definition, the policy encourages “windfall” proposals, that is 

unplanned housing sites.  Therefore the Borough would be faced with 
the task of balancing this national policy guidance - which will be keenly 



 

CABINET 

22 JANUARY 2015 

 
explored by developers - against the newly adopted Dartford Housing 
Windfalls SPD. This would also arise when applications refused by the 
Borough are determined by the national Planning Inspectorate. 

 
4.8  How it will operate and who will occupy Starter Homes (Q6-8): The 

proposal is not based on targeting general housing need and application 
of established housing allocation policies.  It will require different 
assessment processes.  There are concerns over the burdens arising 
from the new processes required, including deciding who is eligible 
under the scheme.  Once constructed, it is considered that the public 
benefit derived from the exception policy and waiving of Dartford’s 
Community Infrastructure Levy (CIL) requirement and S106 contributions 
should be applicable indefinitely.  It is not considered an effective use of 
public subsidy that this should be a one-off benefit to an individual.   

 
4.9  Contributions to infrastructure (Q9-10): The government sees this form 

of housing site as being additional to current sources of affordable 
housing, and under this logic it seems appropriate to waive Local Plan 
policy requirements for a proportion of houses on developments to be 
affordable. However it is considered completely inappropriate to waive 
CIL requirement. The dwellings will still generate demands on, and 
should contribute to, community infrastructure projects in the Borough.  

 
5. Conclusion and Summary Concerns 
 
5.1  The difficulty facing prospective first time home buyers has been a 

growing issue. As with the high levels of overall housing need in the 
country, the causes are multiple.  

 
5.2 Dartford is tackling head on the need for significant new housing and 

taking action to deliver homes that are affordable (both in terms of open 
market cost, discount market housing, and other housing tenures). In 
particular the volume of house building set out in the Dartford Core 
Strategy, and that can occur at Ebbsfleet Garden City, will make a 
substantial contribution towards meeting local housing need. Under a 
competitive housing market, an increase in supply should be the most 
efficient means of managing house price increases.  Moreover, 
Dartford’s Local Plan (the Core Strategy) sets a requirement for 30% of 
housing on private sites to be delivered as affordable housing.  With the 
large amount of housing coming forward, the numbers of affordable 
homes can be significant.   

 
5.3  The government’s proposed intervention aims to secure relatively low 

value land to enable the construction of Starter Housing at below market 
level prices. In conclusion, the principle of this provision is supported.  
However, some major concerns arise about the proposed approach: 

 

• The prescriptive nature of the proposals may not be appropriate to 
some local circumstances. 
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• The proposals could undermine carefully considered local policies and 
objectives set out in Local Plans.  This applies, for example, to 
maintaining land for employment generating uses. 

• The proposals promote the use of ‘windfall’ or unplanned sites for 
housing.  Again, this may undermine the Council’s approach to co-
ordinating community and physical infrastructure with planned housing 
development. 

• The concessions proposed for these developments in order to ensure 
they are economically viable will significantly reduce the public benefit 
they provide.  These include exemption from developer contributions, 
potential to include market-priced housing and a limited period to which 
the discount would apply.    

• The promotion of ‘windfall’ sites on employment land, and the 
bypassing of a democratic housing site identification process through 
plan-making and public consultation, raises concerns over eroding the 
coordination of housing, jobs and infrastructure to maximise economic, 
social and environmental benefits.  

 
5.4  It is therefore proposed that, notwithstanding the principle of 

encouraging lower cost housing to enable first time buyers to get onto 
the housing ladder, concerns are raised within the Council’s response 
about the proposed approach. 
 

6. Relationship to the Corporate Plan 

6.1  New housing relates to the following Strategic Aims and Objectives from 
the Dartford Corporate Plan, including: 

 
To facilitate quality, choice and diversity in the housing market 
To meet the housing needs of the Borough 

 
7. Financial, legal, staffing and other administrative implications and risk 

assessments 
 

Financial Implications No financial implications in responding to the 
consultation. 

Legal Implications No legal implications in responding to the 
consultation. 

Staffing Implications No abnormal staffing implications in responding 
to the consultation 

Administrative 
Implications 

No administrative implications in responding to 
the consultation. 

Risk Assessment No uncertainties and/or constraints in 
responding to the consultation. 

  
8. Details of Exempt Information Category 
 
 Not applicable. 
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9. Appendices 
 

Appendix A: Proposed Response 
 
 

 
BACKGROUND PAPERS 

 
Documents consulted Date / 

File Ref 
Report Author Section and 

Directorate 
Exempt 

Information 
Category 

 

DCLG (Dec. 2014) 
‘Stepping onto the property 
ladder’  

 Mark Aplin 
(01322) 343202 

Regeneration 
Services, 
Strategic 
Directorate 
(External 
Services) 

N/A 

 


