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1. Executive Summary

1.1 This is Dartford Borough Council’s calculation of its deliverable housing land supply required 

by national policy. It covers the period 1st April 2018 to 31st March 2023.

1.2 A revised National Planning Policy Framework (NPPF) was published in July 2018 that indicates 

that Local Planning Authorities are required to provide an annual update of deliverable sites 

to provide sufficient housing over a minimum of five years against a housing requirement. This 

requirement is to be set out in strategic policies, or if these are out of date (more than 5 years 

old) and have not been found to be out of date via a review, then the new standardised 

methodology for calculating Local Housing Need (LHN) should be used1.

1.3 Therefore, under the NPPF and the Planning Practice Guidance it is determined that for this 

Five Year Supply Statement the LHN should be used to calculate the housing requirement. 

Government have recently (October 2018) published further consultation on how to calculate 

LHN, proposing that the 2014-based household projections should be used as a baseline in 

order to help meet the Government’s target for homes in the right places. This has been 

applied. 

1.4 Within Dartford, major growth and regeneration plans are set out in the Core Strategy across 

three priority areas, at Dartford town centre/ Northern Gateway, the Thames Waterfront and 

Ebbsfleet to Stone, which includes large consented sites now being delivered by the Ebbsfleet 

Development Corporation (EDC). Housing completions last year (2017/18) continued to be 

high, with 1,031 dwellings completed. Starts on sites recorded in 2018 indicate that recent 

high delivery levels should be maintained.

1.5 Utilising the LHN standard methodology and Government guidance, Dartford has a five year 

deliverable land supply of 6.4 years (this includes a 5% buffer requirement). This leaves an 

additional reserve of other sites with planning permission. 

2. Housing Requirement  

1 NPPF, Paragraph 73. July 2018. 
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2.1 Dartford has 2011 Core Strategy and 2017 Development Policies Local Plan documents in 

force. Dartford’s housing strategic policies are more than five years old and therefore to 

establish a five year housing requirement, the standardised local housing need methodology 

should currently be used to calculate a LHN figure. This is because whilst a review of the 

existing strategy has commenced it has not yet concluded (see NPPF footnote 37).

2.2 Appendix 1 outlines the calculation of the LHN for Dartford using the currently available data. 

For the period 1st April 2018 to 31st March 2023 there is a requirement for 4,085 homes (net) 

to be built within Dartford Borough, equating to 817 homes per year.

2.3 The NPPF2 also states that the supply of specific deliverable sites should include a buffer of:

a) 5% to ensure choice and competition in the market for land; or

b) 10% where the local planning authority wishes to demonstrate a five year supply 

of deliverable sites through an annual position statement or recently adopted 

plan, to account for any fluctuations in the market during that year; or 

c) 20% where there has been significant under delivery of housing over the previous 

three years, to improve the prospect of achieving the planned supply.

2.4 The 2018 NPPF also includes a new Housing Delivery Test. This is now the basis for considering 

past delivery. Dartford easily meets this Test and therefore (c) above is inapplicable, and as 

Dartford is not adopting (b) the new “annual position statement” optional process, a 5% buffer 

to the Dartford LHN applies. This increases the total requirement to 4,289 dwellings.

2.5 The Housing Delivery Test is based on actual levels of completions over the past three years. 

These are included in the table below, which for context sets out total net completions over 

the past five years. A break down for Core Strategy locations within the Borough is also 

indicated, demonstrating the delivery levels at adopted Strategic Sites.

Dartford completions (net) 2013/14-2017/18 3

2013/14 2014/15 2015/16 2016/17 2017/18Year / Core Strategy 

Priority Area for 

Development

Pre-HDT Housing Delivery Test (HDT) applies

2 NPPF, Paragraph 73. July 2018.
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Dartford Town Centre 
Priority Area

3 5 1 18 8

Northern Gateway 
Strategic Site 

16 38 421 273 377

Thames Waterfront 
Priority Area 377 212 236 309 124

Ebbsfleet to Stone Priority 
Area 78 158 77 176 112

Ebbsfleet Valley Strategic 
Site 0 40 80 214 341

Other Sites 128 112 156 172 69

Borough Completions 602 565 971 1,162 1,031

2.6 The Borough’s Deliverable Housing Sites are set out in Appendix 3 and the next chapter. 

3. The Deliverable Housing Sites 

3.1 As shown by the sustained uplift in housing completions in recent years in the Borough, large 

scale sites identified in the Core Strategy have commenced construction and are delivering 

new homes at pace, for example sites to the north of Dartford town centre (Northern 

Gateway/ Thames Waterfront e.g. ‘The Bridge’ development).  Further major sites are now 

3 Further information on completions and housing types can be found in Dartford’s AMRs released 

annually here.

https://www.dartford.gov.uk/by-category/environment-and-planning2/new-planning-homepage/planning-policy/five-year-housing-land-supply
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being advanced at Ebbsfleet through the interventions of the EDC with delivery continuing to 

gain momentum, and further site preparation and infrastructure provision for further phases 

now taking place.

3.2 The revised NPPF requires that local planning authorities identify a supply of specific 

deliverable sites to provide five years’ worth of housing against their housing requirement. 

The revised framework defines deliverable as the following:

To be considered deliverable, sites for housing should be available now, offer a suitable 
location for development now, and be achievable with a realistic prospect that housing will 
be delivered on the site within five years. Sites that are not major development, and sites 

with detailed planning permission, should be considered deliverable until permission 
expires, unless there is clear evidence that homes will not be delivered within five years (e.g. 

they are no longer viable, there is no longer a demand for the type of units or sites have 
long term phasing plans). Sites with outline planning permission, permission in principle, 
allocated in the development plan or identified on a brownfield register should only be 

considered deliverable where there is clear evidence that housing completions will begin on 
site within five years. (NPPF Glossary, page 66)4

3.3 Under national policy, sites with detailed planning permission or sites that are not major 

development (fewer than 10 dwellings) are considered to be deliverable. Guidance states that 

sites with outline planning permission; permission in principle; a Plan allocation; or are in the 

brownfield land register do not automatically indicate a site being deliverable in terms of the 

five-year supply.  Evidence is required as to the expected volume of completions within the 

five year period for these sites.

3.4 The sites in this Five Year Supply are drawn from careful consideration against new national 

policy of sites that are major and without detailed permission, including land identified in the 

SHLAA, selectively including additional sites with planning permission or in some instances a 

planning application submitted/ discussions in progress. In updating the land supply up-to-

date evidence of deliverability of the identified sites and progress on current applications and 

formal pre-applications has been secured.

3.5 Certainty in delivery of the strategic sites in Dartford is now at high levels with significant 

progress both at planning and construction stages by the private and public sector. With this 

established trend and investment in progress, the projected delivery level reflects market 

4 The October 2018 technical consultation on updates to national planning policy and guidance proposes to 
amend the definition of deliverable to clarify its intended application. 

https://www.gov.uk/government/consultations/changes-to-planning-policy-and-guidance-including-the-standard-method-for-assessing-local-housing-need
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confidence in Dartford based on intelligence from developers, up to date contact with 

applicants, and housing delivery levels in recent years in the Borough.  

3.6 The underlying confidence in a strong continuing demand for housing in Dartford remains. This 

is due to both the success of the local market and planning system with a track record of 

delivery; and the long-term appeal of investing or relocating in Dartford due to its major 

employment growth and excellent communications and location adjoining London. Demand has 

therefore continued to further push up average house prices during 2017/185.

3.7 The forward phasing takes into account the government funding support and targeted 

interventions being progressed at Ebbsfleet by the EDC. On some major sites, the delivery 

estimate reflects the multiple housebuilders on site; plus housing delivery addressing different 

market sectors, including affordable housing, other additional housing products promoted by 

government, as well as conventional commercial new-build housing. Nevertheless Dartford 

Borough Council has still fully applied the new definition of “deliverable” within the Ebbsfleet 

area. 

3.8 The supply featured here reflects input from developers, including through consultation held 

with developers/ landowners and infrastructure providers in June - July 2018 as part of the new 

Local Plan consultation. Responses to this consultation are set out in Appendix 4.

3.9 These activities and the site specific evidence supports the projected delivery of 5,492 

dwellings (Appendix 3). There is no reliance on any C2 development or student accommodation.

3.10 In total, 3,880 dwellings are forecast at sites that are already under construction, equalling 71% 

of the forecast. 

3.11 Appendix 3 and the attached map detail the sites included in the deliverable supply, and their 

status (deliverability rationale). This includes an indication of the evidence, where required, that 

supports delivery of sites within the period.

3.12 The list of sites in Appendix 3 omits some further prospective major developments.  These 

include sites that are developable and potentially deliverable; but do not currently have 

evidence available to the Council to demonstrate the high level of certainty necessary to fulfil 

the requirements of the new stricter definition of ‘deliverable’. 

5 ONS UK House Price Index, April 2018
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3.13 In terms of other sites with permission, it is apparent there is strong potential for at least some 

of these to be brought forward in the five year period. For example, there are zero dwellings 

counted to 2022/2023 from the very large development with outline permission at Ebbsfleet 

Central. These further sites provide an additional possible land source and extra potential 

choice, further increasing the high level of certainty that the housing requirement will continue 

to be met in future.

4. Conclusions

4.1 The track record of delivery in Dartford is evident from successive years of high housing delivery 

in the Borough. 

4.2 With the development pipeline, current construction, and the focused interventions of the EDC 

this Five Year Supply anticipates specific sites to support continued levels of delivery at this rate. 

4.3 It is further shown this is consistent with the new definition of a “deliverable” site.
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4.4 Dartford Borough’s 5,492 deliverable dwellings in the period equates to more than five years 

supply of deliverable housing sites measured against the LHN derived from the government 

standard methodology. The deliverable five year housing land supply is confirmed as 6.4 years.  
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Appendix 1: Local Housing Need Calculation

 National government have developed a standardised methodology for calculating housing need. 

 The methodology uses a calculation from national household projections and an adjustment 

ratio to take account of market signals (done through using a ratio of house price to earnings of 

four). The need figures are capped at an increase of up to 40%. This methodology is set out fully 

in PPG6. Government has indicated7 that in the interim the 2014-household projections should 

be used to calculate LHN.

 The LHN calculation for Dartford:

Step 1: Using the 2014-based household projections (September 2016) from the current 

year over a ten year period (2018-28) indicate an increase of 595 households per year.

Step 2: This is adjusted using most recent median workplace-based affordability ratios. This 

is currently 9.97 as per the March 2018 release8. The following calculation is then applied:

Once calculated, the adjustment factor equals 0.373: ((9.97 – 4) / 4) x 0.25. 

Annual local housing need figure = (1 + 0.373) x 595 = 817

Step 3: The capped figure (595 x 1.4 = 833) is greater than the annual local housing need 

figure so a cap does not apply.

 Under this new methodology, there would be a requirement of 4,085 homes over 5 years. 

 Once a 5% buffer is applied (4,289 homes), Dartford has a 6.4 year supply based on a 5,942 

completions in the five year period, set out below.

Appendix 2: Deliverable housing sites

6 MHCLG, Housing need assessment, Planning Practice Guidance

7 MHCLG, Changes to planning policy and guidance including the standard method for assessing local housing 
need. October 2018.

8 ONS, Ratio of median house price to median gross annual (where available) workplace-based earnings by 
local authority district, England and Wales, 1997 to 2017. March 2018.

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/government/consultations/changes-to-planning-policy-and-guidance-including-the-standard-method-for-assessing-local-housing-need
https://www.gov.uk/government/consultations/changes-to-planning-policy-and-guidance-including-the-standard-method-for-assessing-local-housing-need


11

Sources and deliverability of sites identified in the 5 year supply:

Source of site Deliverability Assessment

Sites under 
construction

All assessed as deliverable. In the case of large sites with long-term 
phasing plans, only the portion considered deliverable within 5 
years has been included.  This has been assessed on the basis of 
information from house-builders about future estimated annual 
delivery rates and emerging evidence in connection with the 
delivery of Ebbsfleet Garden City. In addition, current evidence of 
delivery and occupancy rates at these and other recently active 
sites has been taken into account, as well as proposals for multiple 
house-builders or phases on-site concurrently.

Sites with planning 
permission

Most assessed as deliverable.  The NPPF now states that “Sites that 
are not major development, and sites with detailed planning 
permission, should be considered deliverable until permission 
expires, unless there is clear evidence that homes will not be 
delivered within five years”.  In some cases the five year supply 
shown may reflect only initial phases of a scheme.

Other Identified sites A small number of sites are included that are not in the sources of 
supply above, these all have a planning applications submitted or 
are at the advanced pre-application stage. The sites are identified 
in the council’s SHLAA. Revised delivery estimates have been 
derived from discussions with landowners and developers 
including pre-application discussions. 

Small sites There are currently 109 dwellings on small sites with permission, 
24 of which are under construction (as of April 2018).

Based on historic trends, a conservative 30 units per year on 
average have been completed on small sites (under 5 dwellings). 
Therefore an amalgamated figure of 150 over 5 years is included 
for small sites. 

These are then split in Appendix 3 depending on if they are under 
construction, with permission or as a residual, to total 150. 
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Appendix 3: Deliverable Sites in the 5 year supply (2018/19 to 2022/23):

Site 

Reference
Site Name

5 Year 

Delivery
Planning Status Deliverability Rationale Application

Sites Under Construction

2 The Bridge 93
Detailed Planning 

Permission
Under construction 11/01399/REM

11 Hedge Place Road 56 Detailed Planning Under construction 12/01150/FUL

14 Orchard Street/Kent Road 6 Detailed Planning Under construction 88/00341

28 Land at Coleridge Road, 
Temple Hill 51 Detailed Planning Under construction 15/00084/FUL

34 Northern Gateway East 
(GSK) and Mill Pond 318 Detailed Planning Under construction 14/01213/REM

15/00625/REM

45 Eastern Quarry 2162
Part Detailed Planning, 

Part Outline Planning

Under Construction, Clear evidence 

provided by the EDC1

12/01451/EQVAR 
and various 

reserved matters

47 Northern Gateway West 
Abbott Murex 403 Detailed Planning Under construction 16/01601/FUL

88 St Clements Valley 32 Detailed Planning Under construction 14/01344/FUL
16/01913/FUL

91 Ebbsfleet Green 600
Part Detailed Planning, 

Part Outline Planning

Under Construction, Clear evidence 

provided by the EDC1

05/00308/OUT 
and various 

reserved matters

128 Darenth Road 82 Detailed Planning Under construction 14/01653/REM

284 Empire Sports Ground 29 Detailed Planning Under construction 15/01497/REM

521 Depot Rear of 2 Temple Hill 6 Detailed Planning Under construction 16/00464/FUL
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530 Fox and Hounds, Green 
Street Green 6 Detailed Planning Under construction 16/01120/FUL

531 165 - 173 Hawley Road 12 Detailed Planning Under construction 18/00282/P3O

Small sites total (sites under construction 

that are under 5 units)
24 Detailed Planning Under construction

TOTALS 3,880

Site 

Reference
Site Name

5 Year 

Delivery
Planning Status Deliverability Rationale Application

Sites with Planning Permission

3 Ingress Park - Eastern 
Extension / Pier 151

Detailed Planning Permission, 

New Detailed Planning 

Approved Subject to S106.

Detailed Planning Permission 08/01601/FUL
17/01814/FUL

7 Craylands Lane 100
Outline Planning Permission, 

Detailed Planning Submitted

Clear evidence provided by 

EDC1
14/01689/OUT
EDC/18/0033

8 Greenwood 5 Detailed Planning Permission Not Major Development 17/01519/FUL

12 St Marys Church Hall, Church 
Hill 6

Outline Planning Permission, 

Detailed Planning Submitted
Not Major Development 14/01805/OUT

18/01044/REM

19 Rear of 131 The Brent 6 Detailed Planning Not Major Development 15/00769/REM
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20 Knockhall Road 64

Part Detailed Planning 

Permission, New Detailed 

Planning Submitted

Detailed Planning Permission, 

Clear evidence provided 

through recent Reserved 

Matters application and agent 

discussion1

13/01522/OUT
15/00240/REM
18/00958/REM

32 Lowfield St Redevelopment 
site 400

Hybrid Planning Permission 

(Part Detailed, Part Outline)

Detailed Planning Permission, 

Part Reserved Matters 

Submitted. Clear evidence 

provided through recent 

application and developer 

discussion1

16/01919/FUL
18/00530/REM

42 Two Brewers public house 11 Detailed Planning Permission Detailed Planning Permission 14/00615/FUL

295 Land North of Cotton Lane 16 Detailed Planning Permission Detailed Planning Permission 14/00028/FUL

517 Land South Of St Mary’s 
Road, Stone 70 Detailed Planning Permission Detailed Planning Permission 17/02082/FUL

525 Land North of St Mary’s 
Road, Stone 152

Outline Planning Permission, 

Reserved Matters Submitted

Clear evidence provided from 

recent discussion and 

submission of Reserved 

Matters application1

15/01857/OUT
18/01341/REM

526 Instone House, Instone Road 8 Detailed Planning Permission Not Major Development 17/00043/P3O
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527 Cressener Place 5 Detailed Planning Permission Not Major Development 16/00784/FUL

529 1st-3rd Floors,  27-31 High 
Street, Dartford 13 Detailed Planning Permission Detailed Planning 17/00871/P3O

531 Land Adjacent 33 St Marys 
Road, Stone 12 Detailed Planning Permission Detailed Planning 17/02042/FUL

532 Land Rear Of 37-41 
Brentfield Road 6 Detailed Planning Permission Not Major Development 18/01018/FUL

Small sites total (sites with permission 

under 5 units)
85 Detailed Planning Permission Not Major Development

TOTALS 1,110

Site 

Reference
Site Name

5 Year 

Delivery
Planning Status Deliverability Rationale Application

Sites with Application Submitted or Expected

4 Former Croxton and Gary 
site 220

Outline Planning Approved 

Subject to Section 106. Pre-

application discussions 

advancing positively with a 

house builder.

Allocated Site. Clear 

evidence provided by the 

EDC1

EDC/17/0110  

38 Former Co-op Site, Dartford 
Town Centre 120

Advanced pre-application 

discussions

Allocated Site. Clear 

evidence provided through 

pre-application process 
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and signed development 

agreement between DBC, 

Homes England and 

developer1

43 Vauxhall Farm 70
Advanced pre-application 

discussions 

Allocated Site. Clear 

evidence provided though 

pre-application discussions. 

87 Stone Lodge 45
Outline Planning application 

submitted

Clear evidence provided1  

and land made 

unconstrained through site 

being first brought forward 

for other compatible 

buildings (deliverable 

school) in the masterplan. 

A Planning Performance 

Agreement is also in place. 

18/01074/OUT

503 Land at Beacon Drive, Bean 6
Detailed Planning Approved 

Subjection to Section 106
Not Major Development 16/01126/FUL

Small unidentified sites allowance 
(expected units) for 2021/22 and 

2022/23
41

Not Major Development / Trend based calculation amounting to 30 units per year on 

average

TOTALS 502
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Evidence

1 Clear evidence has been demonstrated that the site will likely produce housing completions within 5 years through one of the following (as 
presented through PPG):

i. Any progress being made towards submission of an application
ii. Any progress with site assessment work; and

iii. Any relevant information about site viability, ownership constraints or infrastructure provision. 

This includes evidence provided through recent pre-application discussions, input from developers and landowners, and input from the 
EDC.

Additional Information 

Demolitions 

There are no major planned housing demolitions forecast, the figures set out above are net so any minor demolitions are taken into account already. 

Deliverable Sites Trajectory (2018-2023)

Year 2018/19 2019/20 2020/21 2021/22 2022/23

Sites under construction 975 876 720 705 604

Sites with planning permission 27 214 392 275 202
Sites with application submitted or 

expected 0 55 121 151 175

Total Forecast Completions 1,002 1,145 1,233 1,131 981
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Appendix 4: Responses to Comments on the earlier draft 5 Year Supply 

(made during new Local Plan Consultation June/ July 2018)

Note: These comments were made as part of the Local Plan consultation after a SHLAA ‘call for site’s exercise - published on the web here. (Other supportive 

comments on housing delivery can be seen here). The draft Five Year Supply available then pre-dated the new NPPF. This current Five Year Supply has 

therefore taken a fresh approach compared to the one subject to comments below.  

Respondent Summarised Rep Response

Holbrook Griffith 
Development Ltd

Provided comments on how draft Five Year Deliverable Housing 
Land Supply 2018 was presented and calculated. They considered 
that:

1. They have been historically incorrectly reported
2. That the current calculation is not based upon a true baseline 

position and
3. That the current proposed method of calculation is incorrect 

as it does not accord with government guidance. 
4. The appropriate Core Strategy target needs to be used.
5. A backlog should be included and fully addressed using the 

Sedgefield method. 
6. Large sites should not be relied on in full. 

A different calculation for the five year supply and other analyses 
also provided.  

The new Supply document has been revised 
in light of the new 2018 NPPF and NPPG 
utilising the new standard method. Dartford 
has made some accurate predictions of 
delivery recently, although the criteria have 
been tightened further in line with the thrust 
and requirements of new guidance.
The application of the national LHN 
requirement here results from the Core 
Strategy being under review as more than 5 
years old, a statutory requirement.
Government (MHCLG) officials have advised 
officers, including from Dartford, at national 
events that as this is a new methodology that 
accounts for past delivery levels no backlog 
can currently be calculated. Backlog is 
addressed through the HDT.
The new definition of deliverable has meant 
that an extensive look at the deliverability of 
large sites has taken place, with the Supply 
document amended accordingly. 

https://www.dartford.gov.uk/by-category/environment-and-planning2/new-planning-homepage/planning-policy/new-local-plan/2018-regulation-18-representations
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Kitewood Estates Provided comments regarding the housing need and the housing 
supply. They considered that due to some sites not having 
planning permissions there was significant doubt that they would 
deliver and that the number would be around 5,910.  

Noted. The supply has been updated in 
accordance with the new NPPF and NPPG 
regarding both housing need through the 
standard methodology and subsequent 
Government consultation, and housing 
supply through the new definition of 
deliverable. Subsequently some sites have 
been removed from supply where there was 
not sufficiently clear evidence. 
The projected supply under the new 
definition in this document is now lower than 
the total level the objector considers 
deliverable. 

PMG Regeneration Ltd Indicated that their clients considered the draft Five Year 
Deliverable Housing Land Supply 2018 failed to provide a sufficient 
level of detail to demonstrate a 5 year supply of deliverable 
housing sites. They also contend that specifically, and contrary to 
current guidance set out in the NPPG it failed to include the 
information to be contained in annual reviews of five year land 
supply .e.g. additional factual details.

Noted. The new Supply document has been 
revised in light of the new 2018 NPPF and 
NPPG. 
Significant additional site specific details are 
made available in this document and 
elsewhere.

Ebbsfleet Development 
Corporation

Provided EDC’s forecast for housing delivery based on a 
combination of latest information provided by developers and 
their own assumptions.

Noted and acted on, with numbers and 
phasing adjusted accordingly. Extensive 
further communication has occurred to full 
understand the latest EDC information. 
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Map of sites of five units or more in the Dartford Five Year Land Supply 2018


