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DARTFORD FIVE YEAR HOUSING LAND SUPPLY 2016-2021

1. Summary

1.1 This report provides an update of the Council’s Five Year Housing Land 
supply 1 April 2016 to 31 March 2021 (Appendix A). It is a requirement of the 
National Planning Policy Framework (NPPF) that this land supply is updated 
and published annually.

1.2 Identification of a five year land supply has major implications for the ability of 
the Council to determine planning applications. 

2. RECOMMENDATION

2.1 That the Council’s Five Year Housing Land Supply for 1 April 2016 to 31 
March 2021 at Appendix A to the report, be noted and agreed for publication.

3. Introduction and Context 

3.1. The National Planning Policy Framework (NPPF) 2012 seeks to 
increase housing delivery levels across the country. It requires that 
Local Plans ensure sufficient land is identified to meet the ‘objectively 
assessed needs’ for market and affordable housing in the ‘housing 
market area’. Dartford’s Core Strategy recognises the opportunities that 
exist in the Borough for development to provide for future housing need 
as well as providing regeneration benefits. Based on the Local Plan 
requirement, local planning authorities must identify and update 
annually, sites which will provide for five years’ worth of housing supply. 
This report sets out the current position in relation to land supply and 
the housing requirement contained in Dartford’s Core Strategy. It 
provides the updated Five Year Housing Land Supply calculations. 

3.2. The NPPF sets out that policies for the supply of housing in a local plan 
will not be considered “up to date” if the authority cannot demonstrate a 
five year supply of deliverable housing sites against their housing 
requirements.  The effect of policies being “out of date” is to require 
decision-makers to reduce the weight applicable to those policies, with 
assessment of applications under paragraph 14 of the NPPF. This 
obliges decision-makers to grant planning permission unless the 
adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the NPPF 
as a whole. 

3.3. The policy requirements set out through Dartford’s Local Plan have 
taken local circumstances into account and are considered to be 
necessary in order to support sustainable development in the Dartford 
context. 
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4. National Policy and Dartford’s Local Plan (Core Strategy)

4.1. The first part of the Local Plan, the Core Strategy, was adopted by the 
Council in September 2011 prior to the publication of the NPPF.   This 
sets out a positive approach to sustainable development and identifies 
development opportunities to meet housing and other supporting needs 
over a 20 year period. These opportunities are moving actively forward, 
as illustrated in the general uplift in housing construction activity seen 
in the Borough, with some prominent examples including sites north of 
Dartford town centre.

4.2. The Dartford Core Strategy was adopted prior to the NPPF and the 
housing requirement was not formulated using current approaches to 
establishing level of housing need.  It identifies land suitable and 
available for up to 17,300 homes to be built in the Borough between 
2006 and 2026. This is based on identified sites which can provide 
housing and the facilities to support development in a sustainable way. 

4.3. Nonetheless, this figure of up to 17,300 homes continues to provide an 
appropriate basis for the annually updated Five Year Housing Land 
Supply and the determination of planning applications.  It will more than 
provide sufficient homes for the growth needs of Dartford households 
and additionally will help with regeneration of areas such as Ebbsfleet. 
An upper threshold of 17,300 homes is set in the Plan because 
assessments concluded that there was uncertainty on the social and 
environmental impacts to address a higher level of housing.  However, 
whilst this capacity level was accepted by the Core Strategy Inspector, 
he also acknowledged that the rate of delivery was dependent on the 
pace of economic recovery and the availability of infrastructure funding. 

4.4. The Core Strategy responds to the uncertainties of the speed of 
housing delivery by setting a performance threshold of 11,700 homes, 
corresponding to the number of homes required to meet local housing 
need.   Failure to meet this threshold will trigger actions by the Council.

4.5. The Core Strategy ‘up to’ figure and this lower trigger point give useful 
guidance on the acceptable range of housing delivery within the 
Borough. At present, given currently available national sources of 
demographic data, officers conclude that a proxy for the Borough’s 
‘objectively assessed housing needs’ (the NPPF formulation for the 
housing need requirement) would almost certainly lie within this range.  
This matter will be more fully explored in the annual Council Monitoring 
Report for Planning which is scheduled to be published shortly.  It is 
likely that the ‘normal’ delivery forecast figure, will be found to be well 
in excess of the latest projections of short term housing need.  There 
is, therefore confidence that housing delivery can comfortably meet 
and exceed local housing needs A full plan review  which will 
incorporate a NPPF compliant housing needs assessment,  is due to 
be commenced over the winter 2016/17.
 



CABINET
28 JULY 2016

4.6. Notwithstanding the need to carry out an updated full and robust 
assessment of housing need in the Borough, for the purposes of 
meeting local housing need, NPPF requirements and identifying future 
land supply for the next five years, sufficient land capacity has been 
identified to meet the ‘up to’ Core Strategy requirement  for the period 
April 2016 to March 2021. 

5. Dartford 2016 Housing Supply and Sites 

5.1. The Council is required to set out its 2016 Five Year Housing Supply, 
reflecting all the available up-to-date market information and local 
evidence. There is a need to provide a robust assessment of the five 
year supply in order that planning applications can continue to be 
assessed against the Local Plan policies.

5.2. The very high 2015/16 level of housing completions (971 homes) 
demonstrates substantial progress in regenerating brownfield sites in 
the Borough. 

5.3. However the nature of the local housing market, levels of development 
activity, and precedent and case law on the implementation of national 
planning policy remains extremely dynamic. Therefore, a number of 
information sources are pertinent in support of the Five Year Supply.

5.4. Given the importance of private sector decisions with regard to build 
out rates, early information was sought, and a technical consultation 
held, on draft delivery estimates. As well as developers this also 
included infrastructure/ service providers and government agencies 
(including the EDC). Any key outcomes of this consultation, resulting in 
the need to adjust projected rates of completion will be reported to 
Members verbally. 

5.5. Appendix A sets out a list of sites in the Borough that are anticipated to 
deliver housing completions in the period to 31 March 2021 based on 
sites identified through the Core Strategy process and additional sites 
with planning consent. 

5.6. The projected number of houses to be constructed in the five year 
period is set out as up to 7,781 homes. This ‘higher’ estimate takes 
account of various factors that are considered to provide for uplift in 
housing delivery.  However, a further estimate based on ‘normal’ 
delivery rates has been provided within the document. This estimates 
that at least 5,731 homes will be delivered.  This range is necessary 
because of the uncertainty of the likely rate of delivery, which is 
dependent on market conditions and timely provision of infrastructure.   

5.7 The upper level for sites within the EDC area is considered consistent 
with most recent information from the EDC on projected deliver rates 
with a package of EDC intervention measures.

5.8 It is also important to highlight that the higher delivery level of the 
Dartford Five Year Housing Supply range is based on faster build-out 
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rates rather than identification of additional sites for development. This 
has the advantage that the benefits for the local community associated 
with the Core Strategy identified schemes, such as affordable housing, 
community facilities and open spaces will come forward more quickly. 

5.9 Against a Core Strategy five year requirement of up to 6,667 dwellings 
(based on up to 17,300 dwellings 2006-2026) the higher and lower 
delivery levels equate to  5.8 and 4.3 years supply respectively. The 
latter figure is based on housing delivery which does not take account 
of EDC interventions and the current strong demand for homes in the 
Borough.  It is therefore, the less likely scenario.   

5.10 The housing delivery estimates are considered to represent a robust 
assessment of the deliverable supply, informed by an understanding of 
the factors at play in Dartford and with the benefit of first hand 
intelligence of local house-builders and developers.

5.11 This approach is considered wholly consistent with the aims of the 
NPPF, albeit that the Core Strategy ‘up to’ policy aspiration is not 
based upon a current SHMA assessment of the full objectively 
identified housing need. This will be addressed in technical work to be 
commissioned for the new Local Plan set to commence in late 2016/ 
early 2017, in discussion with the Local Plan Members Working Group.  

6. Relationship to the Corporate Plan

6.1 The following Strategic Aims from the Dartford Corporate Plan are     
relevant: 

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

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.

To promote an environment which is attractive, adapted to 
climate change and which provides a realistic choice of travel 
options.

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

Financial Implications None

Legal Implications See Risk Assessment. 

Staffing Implications None

Administrative Implications The assessment has to be updated 
annually 
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Risk Assessment Failure to demonstrate sufficient housing 
land supply may undermine the primacy of 
the Development Plan in the 
determination of planning applications, 
and put at risk the successful progress of 
the Development Policies Plan through 
examination.

8. Details of Exempt Information Category

Not applicable

9. Appendices

Appendix A – Proposed Five Year Housing land Supply for 1 April 2016 
to 31 March 2021

BACKGROUND PAPERS

Report Author Section and
Directorate

Exempt
Information 
Category

Mark Aplin (01322) 
343202

Planning Policy, 
Regeneration

N/A


