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1. Executive Summary

This is Dartford Borough Council’s calculation of its deliverable housing land supply for the period 1 

April 2015 to 31 March 2020, as required by national policy.

The Core Strategy sets the amount of developable housing land in Dartford between 2006 and 2026, 

featuring:

 Policy expressed as an “up to” land capacity figure (totalling up to 17,300) to both meet 

housing needs and to provide an impetus for regeneration of the Borough. Ambitious 

plans to bring forward specific, very large, regeneration sites (many with planning 

consents in place) which provide the means for the “up to” total to be achieved.

 Three large priority areas for regeneration with deliverable sites identified for major 

housing development, at Dartford town, the Riverside and including approximately 400ha 

of allocated land in the Borough now being actively brought forward for development by 

the Ebbsfleet Development Corporation. 

 Ambitious growth and regeneration plans are materialising with improving levels of 

housing delivery and acceleration in sites being prepared for housebuilding. Housing 

completions last year (2015/16) were one of the highest ever recorded in Dartford (or 

Kent) at 971 dwellings, and accords with estimated levels of delivery in the previous (2015) 

Five Year Supply calculations.

Dartford Borough Council’s adopted spatial strategy responds to the specific local context of 

available major sites and areas in need of regeneration; prioritising delivery of particular sustainable 

developments and accommodating increased housing delivery levels up to an environmentally 

acceptable limit, which is set well in excess of Borough housing needs. A robust methodology in line 

with Government guidance and best practice has been adopted.  Dartford’s requirement and 

deliverable five year housing land supply are set out consistent with the Core Strategy. This results in 

a deliverable housing land estimate of 5.8  years in the Borough, as assessed against full delivery of 

the up to 17,300 figure. 
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2. Dartford’s Adopted Local Plan: Housing Strategy  

2.1 Policy CS10:1 (Housing Provision) of the Core Strategy sets out potential capacity for housing 

land as follows: 

2.2 These capacity figures total 17,270 dwellings (rounded to up to 17,300 in Table 2).  Chapter 4 

sets out the Five Year Housing Supply Requirement.

 Dartford’s approach  to identifying land capacity in CS10 supports an ambitious housing target 

reflecting Core Strategy objectives, the  large number of homes that are identified to be 

provided on very large sites with planning consent  for residential and other development, but 

which requires  extensive site preparation and provision of infrastructure at key trigger points, 

and national policy (“planning for larger scale development….follow[ing] the principles of 

Garden Cities” NPPF paragraph 52).  

2.3 In supporting the plan as it seeks to achieve up to 17,300 dwellings (2006 to 2026), the Core 

Strategy Inspector’s Report stated: “That delivery, however, notwithstanding that a high 

proportion of housing capacity making up the supply is in the form of extant planning 

permissions, will depend on the pace of economic recovery and, in the medium to longer 

term, on the availability of infrastructure funding’ (paragraph 26). The Inspector therefore 

recognised that progress towards the 17,300 ‘up to’ total will be contingent on circumstances, 

notably economic and infrastructure determinants. 

2.4 The Core Strategy contains details of how the plan is monitored and managed, ensuring that 

plan objectives are achieved.  The plan operates to make certain local housing needs are met 

over the plan period. 

2.5 The capacity based total in policy CS10 is, therefore, accompanied by a commitment in the 

Core Strategy to manage delivery to ensure that housing delivery at least meets a housing 

need of 11,700 homes over the Plan period. (Latest national forecast growth projections 
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continue to indicate that future local need will be significantly below 17,300 households in the 

period).   

2.6 The Triggers and Management Action Framework sets out the identification of response 

triggers with regard the pace of site delivery and numbers of homes delivered; and 

additionally identifies several potential response actions that could be taken by the Council.  

Policy CS11d) addresses the monitoring and management of housing delivery and refers to the 

Core Strategy’s chapter on Delivery and Implementation (Table 5, p94, Triggers and 

Management Action). Details of monitoring and any management actions undertaken are 

reported in the Council’s annual planning ‘Authorities Monitoring Report’ (AMR). 

2.7 The Core Strategy (policy CS1) identifies the focus for development as maximising specific 

nationally (and previously regionally) recognised regeneration opportunities in the Borough.  

The priority opportunities identified in policy CS1 includes sites with the potential to each 

deliver thousands of homes and is based on bringing forward major identified sites and 

infrastructure, and reuse of developed or despoiled land. These Core Strategy sites underpin 

the approach of the Borough’s spatial strategy to both provide for housing need and to 

provide the impetus for regeneration. The majority of the large sites are and are forecast to 

deliver homes over many years and require extensive land preparation and infrastructure to 

enable sustainable development to take place. In some instances some extensive sites are 

expected to deliver throughout the Core Strategy plan period (and beyond). 

2.8 Three major priority areas are identified in CS1 and details for delivery set out: Ebbsfleet to 

Stone, The Thames Waterfront, and Dartford Town Centre & Northern Gateway, all of which 

are in progress. 

2.9 Since the adoption of the Core Strategy, several large scale sites identified, have come forward 

and are delivering new homes at pace (for example north of Dartford town centre) and other 

major sites in and around the town are advancing to completion/ delivery.  These sites provide 

a significant component of Dartford’s Five Year Housing Supply. 

2.10  In addition  further major sites, notably at Ebbsfleet,  that were envisaged to provide another 

significant component of the housing capacity set out in CS10 are now being actively been 

advanced through national Government intervention. This includes major infrastructure 

improvements, but most notably, the creation of the Ebbsfleet Development Corporation to 

bring forward land and key infrastructure for major housing and other development. 
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2.11 Housebuilding is underway at sites and phases in Ebbsfleet, and the Corporation is actively 

working to further increase housing and regeneration delivery rates. The foreword to the 

Ebbsfleet Development Corporation’s Corporate Plan (2015-2018) states: “The Corporation 

can provide the direction, focus and expertise necessary to coordinate investment and 

facilitate quality, new development – at pace - which meets the needs of both residents and 

businesses and acts as the catalyst for the regeneration and development of the area. “The 

Corporation is therefore providing an additional impetus to housing deliver in the Borough. 

2.12 The Borough’s Deliverable Housing Sites are outlined in chapter 3 and Appendix 4.

2.13 Therefore, the planned housing provision in the Core Strategy includes:

 Policy expressed as an “up to” land capacity figure (totalling up to 17,300).

 Bringing forward very large scale housing led development sites (most of which are 

underway), assisted by the Ebbsfleet Development Corporation in particular, in order for 

the “up to” total to be achieved.

 A Strategy that monitors housing delivery and that sets appropriate local triggers for 

management action to ensure development is sustainable and that delivery will not fall 

below local housing needs. 

. 
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3. The Deliverable Housing Sites 

3.1 The 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 framework 

states that to be considered deliverable, sites should:

 available now

 currently offer a suitable location for development

 have a realistic prospect of delivering housing in the next five years, in particular that 
development of the site is viable

3.2 Under national policy, sites with planning permission are likely to be deliverable. However 

guidance adds that planning permission or allocation in a development plan is not a 

prerequisite for a site being deliverable in terms of the five-year supply.

3.3 Appendix 3 and the map attached to this document detail the sites included in the deliverable 

supply, and their status.  A large supply of suitable developable land for housing was identified 

in the Council’s SHLAA and this is expected to provide capacity well beyond 2026. 

3.4 The sites in this Five Year Supply are drawn from careful consideration of the land identified in 

the SHLAA, and selectively include additional sites where planning permission has been 

granted or a planning application submitted.  In updating the land supply, current 

deliverability of the previously identified sites; the currently anticipated trajectory, associated 

risks, and an assessment of the local delivery record are considered as required by national 

guidance. (See Appendix 1 for discussion of past rates of delivery). The supply featured here 

reflects input from developers including a technical consultation held with developers/ 

landowners and infrastructure providers. 

3.5 Table 1 below summarises estimated delivery over the period. It acknowledges lack of 

certainty about the rate of acceleration of the market by providing lower and higher level 

figures at some of the very large sites.  This is particular to Dartford’s circumstances, given 

that housing supply comprises very large sites -where  there is a risk of variations in rates of 

delivery (due to economic conditions, unforeseen issues arising in site preparation and/or 

timely provision of infrastructure required to support residential development) result in the 

potential for significant variations in projected aggregate outputs. 

3.6 The lower delivery level (‘normal’ delivery) is based on a traditional pattern of delivery by 

housebuilders, where pace of housebuilding is based on investment confidence and national 
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economic factors.   It reflects current market confidence in Dartford based on intelligence 

from developers and the step change in housing delivery over the last year in the Borough.  

This is set to continue taking into account the number of homes under construction, observed 

in the Council’s recent annual housing supply survey.  The ‘normal delivery’ assessment 

identifies capacity for at least 5731 deliverable dwellings.

3.7 Looking at the higher delivery forecast, the ‘with interventions delivery’ this takes into 

account the additional benefit of government funding support  and targeted interventions as 

currently being progressed at Ebbsfleet by the Ebbsfleet Development Corporation(EDC). 

Under this assessment, which is considered to reflect actual current circumstances, there is 

potential for up to 7781 homes to be delivered over the five year period.  On some major 

sites, the higher delivery estimate reflects  the potential, and proposals, for multiple 

housebuilders on site; plus housing delivery addressing different market sectors, including 

affordable housing, custom build, institutional private-rented as well as conventional 

commercial build housing.   

 3.8  The list of sites in Appendix 3 omits a number of further prospective large developments.  

Based on pre-application advice provided, it is considered that there is strong potential for at 

least some of these to be brought forward in the five year period.  However, the deliverability 

of these sites cannot be fully assessed at present.    In addition to the healthy supply of 

specifically identified sites at Appendix 4, this further capacity provides a realistic prospect 

that the Core Strategy identified capacity can be fully achieved, irrespective of market 

conditions.  These further sites provide an additional ‘buffer’ of land ensuring choice and 

competition in the market for land, as required out by the NPPF (Para 4.3 and Appendix  1 

discusses applicability of a proportionate buffer). 

Table 1: Estimated Housing Supply Year-by Year

Year 2016/17 2017/18 2018/2019 2019/20 2020/21 TOTALS

With 
‘interventions’ 
delivery

1397 1645 1734 1485 1520 7781

‘Normal ‘ 
delivery 

1117 1189 1237 1005 1183 5731
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3.9 Appendix 3 breaks down Table 1’s figures site-by-site.  It shows ‘normal delivery’ and ‘with 

interventions delivery’ estimates by site, with some large sites showing a range of delivery in 

the five year period. 

3.10 As was reported in last year’s Five Year Housing Land Supply there has been impetus for 

delivery from a very much improved local housing market.   The consequent growth in 

completions at large sites has resulted in just under 1000 new homes being delivered in the 

Borough in the last year.  ‘Rightmove’ reported in February 2016 Dartford was the quickest 

place in the country to secure a house sale with an average period of 16 days1 (excluding 

London, all properties not just new build).      

3.11 In terms of current activity, up to 4395 dwellings are forecast at sites that are already under 

construction (57% of the 7,781 ‘with intervention’ delivery five year forecast).   Adding the 

other sites expected to commence shortly (deliverable planning permissions), increases the 

total to 6,522 dwellings (84% of the ‘with intervention’ figure) with permission/ under 

construction. This is set out in the categories of site delivery in Appendix 3. 

3.12 The uplift in the ‘with interventions’ forecast is primarily focused at sites within the EDC, 

which as discussed in para 2.10 is actively seeking to achieve ‘development at pace’. To place 

the importance of the Corporation and its role in accelerating development in context, over 

the 5 year supply period, 48% of anticipated Borough housing supply is anticipated to be on 

deliverable land within the Corporation’s area (3,760 out of the 7,781 dwellings). 

3.13   The Council has expedited a large volume of permission for dwellings, which provide for 

dwellings substantially in excess of those assumed in the ‘normal delivery’ figure.     The scale 

of delivery set out in Appendix 3 is supported by clear current evidence of the improvement in 

the ability and appetite of the market to bring the permitted sites forward and continuing 

momentum in improving market confidence. These factors provide the potential for homes to 

be delivered at an increasingly rapid rate and for the ‘normal delivery’ forecast to be 

exceeded, notwithstanding further interventions, over the five year period.  

1 www.telegraph.co.uk/property/house-prices/dartford-and-crawley-named-as-fast-selling-property-hotspots/
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4. The Five Year Housing Requirement

4.1 The Core Strategy’s spatial strategy and policy approach to monitoring delivery has been 

explained in Chapter 2. Full details of the resulting Core Strategy ‘up to’ requirement and how 

it has been calculated for the five year period is set out in Appendix 1. 

4.2 Housing supply against the ‘up to’ (17,300) figure indicates the sustainable level of delivery as 

the Core Strategy sought to optimise the level of development to deliver regeneration, above 

and beyond identified local needs. It would be a misinterpretation of Core Strategy policy and 

contrary to the sustainable growth strategy set out in the Plan to apply the 17,300 figure as if 

it were an absolute requirement that is intended to be precisely achieved for local need to be 

met, or a figure that should be exceeded. 

4.3 Calculations addressing the up to 17,300 dwellings policy in Appendix 1 therefore do not add a 

nominal buffer to the ‘up to’ five year supply, as this would risk contravening Dartford’s Core 

Strategy housing supply policy CS10.

4.4  The resulting ‘up to’ 6,667 five year requirement to meet policy on the ‘Liverpool’ 

methodology (not addressing all under-supply due to the recession within the five year 

period), is appropriate, given the levels of growth the Borough will accommodate, and is 

based on bringing forward large previously developed sites requiring major site preparation 

and new infrastructure over the whole plan period (or beyond). These circumstances are 

highly relevant (a principle recognised in a number of recent appeal decisions), and there is no 

single prescribed approach to each locality set in national policy.

4.5 The five year housing requirement in Dartford from April 2016 to March 2021 is therefore up 

to 6,667 homes. 
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5. Conclusions

5.1 Dartford Borough Council’s adopted spatial strategy responds to the specific local context of 

major sites and areas in need of regeneration; prioritising delivery of particular sustainable 

developments and accommodating increased housing delivery levels far in excess of Borough 

housing needs. The realisation of substantial development planned in the Borough is occurring 

as shown in 2015/16 completion levels, and now facilitated through the focus and resources 

of the Ebbsfleet Development Corporation. 

5.2  As set out previously, the Core Strategy approach is considered to ‘boost significantly the 

supply of housing’ and provides sufficient land to enable ‘meeting the full, objectively 

assessed needs for market and affordable housing…’ (NPPF paragraph 47).   

5.3 The five year forecast of delivery demonstrates clear potential, particularly taking into account 

the number of sites under construction and with planning permission, for new homes to be 

provided at sites that would enable the quantum of land supply set in Core Strategy Policy to 

be achieved.   

5.4 As set out in chapter 3, the projected housing delivery results in higher and lower totals of 

7,781 and 5,734 respectively. This delivery range provides sufficient scope to meet Core 

Strategy objectives, and certainty that forecast housing ‘need’, is met.  The higher delivery 

figure of 7,781 dwellings projected exceeds the ‘up to’ capacity based requirement and 

planned regeneration levels.  It therefore provides a buffer in the event of slower delivery on a 

number of sites,  alongside strong potential of  other sites, currently not identified in Appendix 

3, to provide a further buffer (see para 3.8). 

5.5 Dartford Borough has more than five years supply of deliverable housing sites measured 

against the Core Strategy ‘up to’ policy ambition.  (Table 2).  

Table 2: Summary Range of Outcomes

Core Strategy  
Requirement

up to 6,667: ( to provide for housing need 
plus regeneration) 5 year 

requirement

‘With 
interventions’ 

delivery  forecast
7,781 homes 5.8 years 

supply
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‘Normal’ delivery 
forecast 5,734 homes 4.3 years 

supply

5.6 There is deliverable land against the Core Strategy  requirement equating to 5.8 years using 

the ‘with intervention’ delivery forecast (or 4.3 years using  the ’normal’ delivery forecast). 

The Council is confident given recent performance, current construction, developer 

intelligence, the development pipeline and the focused interventions of the EDC that there is 

sufficient potential for deliverable sites over the five year period to achieve the full capacity 

set out in Core Strategy policy.  

5.7 The Council’s planning Annual Monitoring Report will consider whether management actions 

should be triggered to ensure that housing need is met (as described in para 2.6).  At this point 

the ‘normal’ delivery forecast is likely to be well in excess of short term estimates of housing 

need, taking into account any backlog; and in any case the recently updated Dartford Local 

Development Scheme indicates a full plan review will be commenced shortly notwithstanding 

management actions being triggered. 

5.8 The deliverable housing land supply is calculated as totalling 5.8 years as assessed against 

achievement of the full ‘up to’ 17, 300 housing figure identified in the Core Strategy.   

However it should be noted that this scale of delivery would be significantly be in excess of 

local housing need and is associated with major regeneration continuing to take place, as 

envisaged by the Core Strategy, within the Borough. 



14

Appendix 1: Required dwellings (Housing Need plus Regeneration basis)

A. Completions 2006/7 to 
2015/16

5267 =4296+971: 
past plus 2015/16 completions

B. Core Strategy planned total 
2006/7 to 2015/16

Up to 7400 =2300+ 5100: 
see phasing in CS Table 2

C. Shortfall 2006/7 to 2015/16 Up to 2133 =B-A
D. Core Strategy planned total 

2016/17 to 2020/21
Up to 5600

see phasing in CS Table 2
E. Address shortfall 1067 =[5*(2133/10)]:  C annualised over remaining 

plan years and then multiplied by 5 to provide a 
proportion of the shortfall to be met within the 
five year period. 

F. TOTAL Up to 6667 =D+E. 

 This is a land capacity-based rather than a housing needs based requirement.  It is not stated 

in the NPPF but government guidance states: “Local planning authorities should aim to deal 

with any undersupply within the first 5 years of the plan period where possible.”   However 

practice demonstrates and case law that in some circumstances it is accepted that a longer 

term view of dealing with undersupply is acceptable. Since the Core Strategy ‘up to’ figure is 

not  only based on housing needs, the rationale for meeting the backlog of need in as short a 

time as possible in order to address unmet need, is not applicable.  Indeed the higher level 

of delivery during this monitoring year significantly reduces the housing need undersupply 

set out in the 2015 Five Year Supply document, and the prospect to more than meet the 

outstanding housing need backlog  in the next five years is strong. 

 Calculations above recognise the impact of the recession in delaying the achievement of key 

sites.  Given the magnitude and nature of these key strategic sites this will be rectified over a 

longer time than the five year period. 

 Therefore given all this the shortfall in Row E is addressed in the five year period to be fully 

accounted for by the end of the plan period (‘Liverpool’ method). 

 It is not appropriate to increase by way of a standard buffer an ‘up to’ housing level. That 

would conflict with the Sustainability Appraisal underpinning the plan.  Here the buffer is nil. 
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Appendix 2: Deliverable housing sites

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 states that “sites with 
planning permission are considered deliverable unless there is clear 
evidence that the scheme will not be implemented for example that 
it will not be viable”.  In some cases the five year supply shown may 
reflect only initial phases of a scheme.

Sites Identified in 
Dartford SHLAA July 
2010 (excluding 
sources above)

All sites identified in the Council’s SHLAA not in the sources of 
supply above, have been re-assessed.   Revised delivery estimates 
have been derived from discussions with landowners and 
developers including in some cases pre-application discussions. In 
some cases the five year supply shown may reflect only initial 
phases of a scheme.

Windfalls Sites under construction or with planning consent that were not 
previously identified in the SHLAA due to their capacity being under 
5 units, are shown as an amalgamated windfall figure under each of 
these headings.  A conservative estimate of 111 windfall homes 
over the 5 year period is allowed for in addition to these.  

The amalgamated windfall figure, is based on historic rates of 
windfall delivery and historic build-out rates taking account of 
windfall sites under construction or with planning consent.  
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Appendix 3: Deliverable Sites in the 5 year supply (2016/17 to 2020/21):

Site Ref

(map to 
be 
supplied 
with final 
document)

Site Name
‘Normal’ 1

5 Year 
Delivery 

‘With 
interventions’1

5 Year 
Delivery 

Sites Under Construction:

2 The Bridge 545 545

3
Ingress Park - Eastern 
Extension

164 164

5
Former GSK East Cut 
Out site

95 95

9
Land at St Mary's Road 
Stone

53 53

8 Greenwood 13 13

17
Former car park – GSK 
North

71 71

22 28 Spital Street 6 6

29
The Coldart Business 
Centre, King Edward 
Ave¹

69 69

31
Land to the rear of 
Temple Hill Library

25 25

34
Northern Gateway East 
(GSK) and Mill Pond

827 827

35
Land west of Dunlop 
Close, Joyce Green Lane

18 18

45 Eastern Quarry (EQ2)¹ 1000 2000



17

88 St Clements Valley 296 296

90
Former Arjo paper mill - 
north site

20 20

128 Darenth Road 147 147

369 Hook Place Farm (East) 5 5

515 Mill House, Priory Road 12 12

516 Copperfields 14 14

Windfalls3 15 15

Sub -total 3395 4395

Sites with planning permission:

1 Ebbsfleet Central2 200 950

7 Craylands Lane 110 110

10
Land adj to 63 - 79 
Birchwood Road

5 5

11 Hedge Place Road 56 56

12
St Marys Church Hall, 
Church Hill

6 6

19          Rear of 131 The Brent 6 6

28 Land at Coleridge Road 51 51

42
Two Brewers public 
house

11 11

85
 Former Police Station - 
Instone Road

6 6

91
Ebbsfleet Green 
(formerly Northfleet 
West Sub Station)

450 600

          284 Former Empire Sports 40 40
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Ground, Knockhall

295
Land north of Cotton 
Lane

16 16

514
Village Heights, 
Greenhithe

33 33

521
Depot Rear Of 2 Temple 
Hill Square

6 6

522 44 Priory Hill 5 5

525
Land North of St Mary’s 
Road, Stone

152 152

          Small Windfalls3 74 74

          Sub – total 1227 2127

Other Land Identified in Dartford 

Strategic Housing Land Availability Assessment 4:

4

   Former Croxton Cary 
site (part of 
Swanscombe Peninsula 
site 40)

100 100

32
Lowfield St 
Redevelopment site

400 400

38
Co-op Site, Dartford 
Town Centre

275 275

48
St James Lane Pit (Stone 
Pit 2)

200 350

118
Car Park rear of two 
Brewers

23 23

Sub – total 998 1148

Windfall Allowance 
(additional to above 
categories)3

111 111
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TOTAL 5 year supply sites 5731 7781

1 ‘Normal’ five year housing delivery describes forecast delivery levels based upon 
currently normal rates of delivery at sites, without targeted interventions.
‘With interventions’ five year housing delivery describes the potential uplift in the pace 
of delivery at sites, predominantly in the Ebbsfleet Development Corporation area, as a 
result of active interventions.  

2      Planning consent has been implemented although dwelling construction not yet 
underway.

3      Windfalls are sites which have not been specifically identified as available in the Local 
Plan process. They normally comprise previously-developed sites that have 
unexpectedly become available. These primarily include small sites under five units, 
conversion schemes and small scale Prior Approval development which are not 
considered in the Council’s SHLAA. 

4 July 2010
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MAP OF SITES TO BE INSERTED 


