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CONSULTATION BY GOVERNMENT: “PLANNING FOR THE RIGHT 
HOMES IN THE RIGHT PLACES” 

1. Summary

1.1 This report is produced in response to the government’s consultation on the 
document ‘Planning for the Right Homes in the Right Places’ (September 
2017). 

1.2 The main proposals: a new method for calculating local housing figures, and 
mandatory Statement(s) of Common Ground between authorities, have 
potentially significant implications for the Council and these are set out in the 
report.

1.3 The recommended response to the consultation questions is set out at 
Appendix A.

2. RECOMMENDATIONS 

2.1 That Appendix A to the report be submitted to government as the Council’s 
official response to the consultation.

2.2   That Cabinet note the proposed introduction in 2018 of mandatory 
Statement(s) of Common Ground, to be negotiated with other Local Planning 
Authorities (see paragraphs 4.10-4.19 of the report).

3. Outline of the Main Proposals  

3.1 This national consultation proposes to change how local planning authorities 
(LPAs) work individually, and in partnership, to increase overall levels of 
house building.  The consultation document ‘Planning for the right homes in 
the right places’ is available in the Members Room and online at 
https://www.gov.uk/government/consultations/planning-for-the-right-homes-
in-the-right-places-consultation-proposals.  It follows ‘Fixing our Broken 
Housing Market’ (the Housing White Paper) from February of this year.

3.2 The consultation covers two important changes in the preparation of Local 
Plans:

 it is proposed to introduce a new standardised methodology to set a 
housing need figure for each district

 detailed guidance is proposed for the preparation of ‘Statements of 
Common Ground’ to enable the redistribution of housing need across 
Housing Market Areas

This report focuses on these two issues as they have important implications 
for plan-making in the Borough.  The consultation also covers technical 
details on a wider range of matters including planning for a mix of housing 

https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals
https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals
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needs, neighbourhood planning, viability assessment and planning fees.  
Responses to these other issues are covered in Appendix A of this report.

3.3 The proposed standardised methodology aims to achieve a level of national 
housing delivery sufficient to meet the level of need, which is assumed to be 
between 225,000 and 275,000 homes a year.  There are three steps in 
calculating the local figure:

a. Setting a baseline derived from projections of future growth in each district 
using official national data. 

b. Adjusting the baseline to take account of affordability in an area.  A house 
price to earnings ratio of four is taken as the baseline, with levels above 
this requiring a proportionate increase in housing delivery.

c. Capping the level of any increase to 40% of the current housing need 
figure set out in the Local Plan. 

3.4 The consultation proposals acknowledge that due to environmental or 
physical constraints, some local authorities may not be able to meet their 
housing needs in full.  In these circumstances, they will need to engage with 
other authorities through the ‘duty to co-operate’ to determine how the need 
can be accommodated and redistributed over a wider area.  The ‘duty to co-
operate’ whereby engagement with neighbouring authorities on cross-
boundary matters, such as strategic infrastructure and meeting housing 
need across the wider area, is already a statutory requirement which is 
tested at the Local Plan examination.  However, the government considers 
this is not working effectively because it is not a transparent process, it is 
tested too late in Plan preparation and there is no legal requirement to reach 
agreement on issues.

3.5 It is proposed to introduce a new requirement for the production of a 
‘statement of common ground’ over the housing market area. Local 
authorities are to have an outline statement in place within 6 months of 
publication of the revised National Planning Policy Framework (expected by 
Spring 2018), with a final statement in place within 12 months.  The 
statements are to be prepared by all local planning authorities irrespective of 
where they are in the plan-making process, so as to provide greater certainty 
and transparency earlier in the plan preparation process.   The outline 
statement will identify key strategic cross-boundary issues being addressed, 
including housing need for the area and proposals for meeting any shortfalls.  
The full statement is to include the process for agreeing the distribution of 
housing need and agreed distributions, as well as a record of whether 
agreements have or have not been reached on key strategic matters.  The 
‘duty to co-operate’ will continue to be tested at Local Plan examination, with 
the ‘Statement’ providing a road map for negotiations and the main evidence 
of compliance with ‘the duty’.

3.6 Where statements of common ground are not being produced or maintained, 
a range of sanctions may be imposed by government including a direction to 
amend plan-making timetables to align them with plan production in the 
wider area. It is also likely that a Local Plan submitted for examination in the 
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absence of a ‘Statement’, will be dismissed by a Planning Inspector as being 
unsound.

4. Implications of the Proposals

4.1 The standardised method for calculating housing need is strongly supported.  
However, there are elements of it which cause concern and these are 
covered in more detail below. The new method is to be applied immediately 
(once the revised NPPF is published) if a Local Plan is more than 5 years 
old, as is the case in Dartford.  There are transition arrangements where 
there is a more recent Local Plan. This means that the housing figure 
derived on this basis will underpin the Council’s annually updated ‘Five Year 
Housing Land Supply’ and deliverable sites capable of meeting the figure will 
need to be identified.  Failure to demonstrate a five year supply of sites 
which have reasonable certainty of delivery will undermine the Council’s 
position at appeal.  The housing figure will also inform the review of the 
Local Plan (Core Strategy), for which preparatory work is now starting. The 
level of growth over the 15 year Plan period will be determined on the basis 
of the new methodology, as amended by any cross-boundary agreements.

4.2 As part of the consultation, the government has published illustrative figures 
for each local planning authority, using the new methodology.  These would 
need to be verified and regularly updated.  They are shown below for 
Dartford and surrounding authorities:

          Table 1
LPA Illustrative housing 

need figure p.a
Current local 
housing need 
figure p.a 

Proportion of 
land nationally 
designated

Dartford 778 585 56%
Gravesham 508 363 78%
Sevenoaks 698 620 94%
Bexley 1,723 963 18%
Thurrock 1,158 1,381 72%

4.3 The Dartford figure incorporates 29% uplift from the demographic baseline 
for affordability.  The government data shows the proportion of each LPA’s 
land area covered by national designations such as Green Belt, National 
Parks etc. These do not inform the calculation but are shown to identify 
those authorities that are strongly constrained and where redistribution of 
housing need may be necessary.  It can be seen that Dartford and the 
surrounding authorities, with the exception of Bexley, are heavily 
constrained, with Dartford towards the lower end of the range.

4.4 To put the illustrative figure for Dartford in context:

 The housing delivery figure set out in the Core Strategy of ‘up to’ 17,300 
homes over the 20 year period 2006-2026 equates to an average of 865 
homes per annum. 

 The Core Strategy ‘up to’ figure, higher than the assessed housing need 
figure of 585 homes p.a., was accepted by the Council in recognition of 
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the large-scale regeneration opportunities in the Borough, with the 
majority of these having planning consent.

 The average number of housing completions since the start of the Plan 
period in 2006 is 584 p.a.

 Completion figures over the last 2 years have been 971 and 1162 homes 
p.a. respectively.

 On the basis of known sites and current developer intentions, it is 
projected that an average of approximately 1,200 homes p.a. will be built 
to the end of the Plan period, 2026.

 These recent and future projected higher delivery figures compensate for 
low delivery levels in the early stages of the Plan.  If delivery is in line 
with projections, the 17,300 figure will be met. 

4.5  On the face of it, therefore, the illustrative figure for Dartford does not appear 
to be overly challenging.  However, there are factors outside the Council’s 
control which could affect this and other authorities’ ability to deliver against 
their targets.  The Council has limited control over house-building.  
Experience has shown that even with planning consents in place, delivery 
can be slow.  The Housing White Paper recognised that the structure of the 
house-building industry causes difficulties in increasing housing supply, with 
larger developers dominating the industry and limited innovation in 
construction methods.  The consultation document provides no response to 
these issues and this could undermine the ability to achieve against the 
targets.

4.6 Whilst Dartford’s housing figure currently appears achievable, this figure 
could change.  The housing needs figure will need to be regularly updated at 
key points in plan preparation and when new national projections of 
demographic growth are made available. Looking forward, the Borough 
benefits from long-term regeneration locations such as Dartford town centre 
and Ebbsfleet that are expected to carry on building out post 2026. There is, 
though, uncertainty as to whether or not these and other currently identified 
sites would provide sufficient long-term capacity to continue to 
accommodate the proposed future housing level. This will need to be 
considered in detail in preparing the review of the Core Strategy leading to a 
new Local Plan for the Borough.

4.7 The demographic element of the methodology has the biggest influence on 
the final housing figure.  It is based on relatively short term demographic 
trends (five years) reflecting recent population changes due to natural 
changes (births and deaths) as well as people moving in to the Borough. 
This results in local authorities which have recently been ambitious in their 
plans, as has Dartford, having higher requirements in the future and this 
becomes self-perpetuating.  The demographic growth trend for Dartford will, 
therefore, increase at an above average rate. The formula appears to reward 
those areas that have been unambitious in the past, sending the wrong 
signals if increased growth is to be achieved across the board.

4.8 The affordability uplift of the housing calculation (currently a 29% uplift)  also 
has the potential to significantly increase Dartford’s housing figure in the 
future if house prices continue to rise relative to workplace incomes.  This 
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element of the methodology has been applied on the basis that increasing 
the amount of homes built will improve affordability. The consultation paper 
relies on two theoretical sources of evidence in support - this is considered 
to be an inadequate basis for a methodology which has such critical 
implications for local areas. The evidence on the ground in Dartford 
contradicts the theory, with increased housing delivery being accompanied 
by house price growth (see Appendix A, response to Question 1).  There is 
strong objection to this element of the proposals.  

4.9 The final stage in the setting of a housing figure is a cap on the increase for 
LPAs that have relatively low current Local Plan targets and where the new 
figure would result in a housing need figure increased by over 40%.  This is 
considered inequitable and rewards those authorities where Local Plans 
have not been as ambitious as required in the past, again at the expense of 
those places that have ‘done the right thing’.

Statements of Common Ground

4.10 There is particular uncertainty around the consequences of the proposals set 
out for Statements of Common Ground and how these may impact on plan 
preparation and the eventual housing target.

4.11 There are current legal requirements under the Duty to Cooperate, posing a 
potentially significant risk and resourcing factor in getting new Local Plans in 
place. The Council experienced this in relation to the Development Policies 
Plan, which was adopted in July. The Plan was only declared sound 
following extensive preparation of evidence demonstrating to the Planning 
Inspector that strategic retail matters (Bluewater impact) had been fully 
explored and addressed in working up the Plan with objecting LPAs and that 
the Council had acted reasonably.

4.12 The current proposals represent a step change in Duty to Co-operate 
requirements with a need to address the distribution of development across 
LPAs, so as to meet the new aggregate housing totals.  Whilst there is not 
an absolute imperative to reach agreement on housing numbers across a 
housing market area, a Local Plan is unlikely to progress to adoption without 
having done so. The proposals increase the risk of successfully taking an 
essential Local Plan through to adoption.

4.13 The cumulative implications of the government proposals for housing 
delivery can be seen from the figures at Table 1, paragraph 4.2 above. This 
set of adjoining authorities is unlikely to be seen as a housing market area; 
however, for the purposes of illustration, it shows that the housing need 
figure for this area has gone up by 24% from previous local assessments to 
nearly 5,000 homes a year.

4.14 The consultation notes that whilst some areas may not have enough room to 
meet local need due to constraints, neighbouring authorities may be able to 
take on the unmet need.  In Dartford’s case, although 56% of its area is 
designated land (Green Belt), this is lower than for the adjoining authorities 
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of Sevenoaks and Gravesham.  This fact is likely to be raised in any Duty to 
Cooperate discussions with the Borough. 

4.15 The Council has been proactive in setting out key aspects of productive 
cooperation in the Protocol for Action and Communication (approved by 
Cabinet December 2015). It has also engaged fully and positively in 
collaborative discussions, for example concerning Ebbsfleet, and over 
strategic infrastructure (Lower Thames Crossing, possible Crossrail 
1/Elizabeth Line extension).

4.16 This will have to be taken further to agreed formal Statements of Common 
Ground between parties. The Council will have to consider very carefully its 
approach to negotiating Statements, producing its new Local Plan, and 
responding to Local Plans being drafted elsewhere. The uncertainty around 
‘the Housing Market Area’ in this area (i.e. the complex geography of 
household movements between Kent and London) may mean that there are 
a number of options for determining the appropriate parties with which to 
enter into a Statement of Common Ground.

4.17 If agreements are to be reached on an authority ‘exporting’ housing numbers 
to a ‘receiving’ authority, clarity will be needed on a number of issues. This 
might include financial arrangements between the authorities, infrastructure 
funding matters, and Local Plan policies allowing suitable development 
management arrangements for relevant planning applications. The 
consultation offers no mention of mitigations, let alone specific “carrots”, for 
any receiving authority therefore these will have to be a focus of local 
negotiations.  The consultation is unclear whether recipient authorities might 
be penalised at appeal for under-delivery which relates to the ‘additional’ 
growth and clarification is sought on this matter (Appendix A, response to 
Question 7a). 

4.18 The government has not followed the advice of the expert group it set up to 
look at duty to co-operate issues that advised it would be helpful for 
government to confirm the geographic extent of local Housing Market Areas. 
This would remove substantial uncertainty and enable both clearer 
assessment of the scale of demand, and facilitate joint working between 
identified authorities. This solution is put forward in response to Question 7a.

4.19 In some places the geographic extent of Housing Market Areas - and 
therefore the basis for Duty to Cooperate negotiation – is fairly readily 
apparent. However in key areas where demand is greatest, particularly in 
London and the South East, the situation is much more complex. Longer 
distance house moves by households, and commutes by individuals cut 
across multiple administrative boundaries (both between Boroughs and 
across higher tier authorities e.g. Greater London and Kent/Essex, and 
unitary councils). In Dartford’s case, lying on the boundary of London and 
with strong migratory and commuting links, this will add to the difficulty of 
identifying the appropriate Housing Market Area and the complexity of 
negotiations.
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4.20 On a positive note, the consultation proposes a further 20% fee increase 
(over and above that to be implemented for all authorities) for those 
authorities that are delivering homes at or above the level of local housing 
need.   This is supported but it is not thought it should be based on the 
housing numbers delivered as this is subject to developer decisions and may 
not recognise the work of planning authorities who deliver permissions but 
where market forces might delay delivery on-site. The government should 
also recognise that a significant level of workload in Development 
Management now results from the range of Prior Approvals that have been 
introduced, where there is minimal or no fee.  It is suggested that the fees for 
Prior Approvals are reconsidered and increased by more than 20% 
(Appendix A, response to Question 18).

4.21 A report will be brought to Cabinet in early 2018 on the proposed first 
consultation on Dartford’s new Local Plan.  These new government 
initiatives will need to be taken on board in preparing the Plan.

5.   Relationship to the Corporate Plan

5.1 To ensure that regeneration in Dartford is sustainable and of benefit to all of 
our communities. 

5.2 To facilitate quality, choice and diversity in the housing market, to create 
strong and self-reliant communities and deliver high quality services to service 
users. 

6. Financial, legal, staffing and other implications and risk assessments

Financial Implications No implications of responding to the consultation. 

Legal Implications No implications of responding to the consultation.

Staffing Implications No implications of responding to the consultation.

Administrative Implications No implications of responding to the consultation.

Risk Assessment No further uncertainties and/or constraints

7. Details of Exempt Information Category

Not applicable

8. Appendices

Appendix A: Proposed response to consultation questions
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