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Report on the Housing Land Supply Position
of Swale Borough Council

1.0

INTRODUCTION

1.1

This report has been prepared by the Strategic Planning & Research Unit of DLP
Planning Ltd on behalf of MLN (Land and Properties) Ltd and assesses the five year
housing land supply position of Swale Borough Council for the period 2016-2021.

1.2

The assessment reviews the projected delivery of housing sites set out in the
Statement of Housing Land Supply 2015/16 according to the most up-to-date
research of timescales and delivery rates.

1.3

This report is based upon Swale’s Statement of Housing Land Supply 2015/16
(SBC/PS/113) and a revised housing land supply position is then calculated against
the housing requirement identified by Swale Borough Council.
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2.0

RECENT APPEAL DECISIONS

2.1

In three recent appeal decisions within the past 6 months, it was confirmed that
Swale Borough Council cannot demonstrate a five year supply of housing land.
These are:

2.2

2.3



APP/V2255/C/15/3133113- The land and buildings situated at the rear of
Seager Road, Sheerness, Kent ME12 2BG



APP/V2255/W/16/3143835- Land adjacent to Marley, High Street Road,
Dargate ME13 9EN



APP/V2255/W/16/3153537- Land at Church Farm, Sheppey Way, Bobbing,
Kent, ME9 8RJ

APP/V255/C/15/3133113- Seager Road, Sheerness
This appeal was for a development proposal comprising of 35 dwellings, 27 houses
and 8 flats with associated works. The appeal was allowed (7th October 2016) based
on the social benefits of the scheme in terms of the provision of housing, particularly
when considered the absence of a demonstrable five-year supply of housing land.
Paragraph 54 of the appeal decision states that:
“it is common ground that the Council cannot demonstrate a five-year supply of
deliverable housing land, and there is a pressing need for affordable housing within
the Borough as a whole, and particularly on the Isle of Sheppey.”

2.4

APP/V2255/W/16/3143835- High Street Road, Dargate
This appeal was dismissed on 14th July 2016 the basis of a proposal which would
significantly and demonstrably outweigh the benefits. The inspector however said
the following regarding a five year supply of deliverable housing:
“5. The Council does not dispute the lack of a five year housing land supply in the
Borough but suggests this figure is out of date and the supply is 4.9 years.
Nevertheless, as a five year supply cannot currently be demonstrated.”

2.5

APP/V2255/W/16/3153537- Church Farm, Bobbing
This appeal was dismissed on 6th December 2016 for a residential comprising of 98
dwellings.

2.6

The inspector said the following in his appeal decision:
“9. There is no dispute that the Borough is unable to demonstrate a five-year housing
land supply.”

2.7

As the most recent appeal decision, this represents the most up-to-date position on
Swale Borough Council’s five year housing land supply. The Inspector stated the
following:
“15. I understand that the Council has shown that it is making progress towards
having a five-year supply of deliverable housing sites. However, it remains the case
that one does not exist.”
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Summary
2.8

These three appeal decisions should be afforded appropriate weight to the case that
the Council do not have a five year housing land supply. As such, further sites should
be allocated to address the shortfall we have identified through this assessment.
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3.0

ASSUMPTIONS REGARDING TIMESCALES AND DELIVERY RATES

3.1

The most recent research (November 2016) has been undertaken by Nathaniel
Lichfield and Partners (NLP), who in a study of 70 large sites (defined as those over
500 dwellings) found the following:


The average lead-in time from identification of the site for large sites prior to
the submission of the initial planning application was 3.9 years;



The average planning approval period is 5 years (ranging from 4.5 years for
sites with 500-999 dwellings to 5.5 years for 1500-1999 dwellings);



The average annual build-out rate is 86dpa for sites with between 500-999
dwellings, 122dpa for 1,000-1,499 dwellings, 142dpa for sites with 1,5001,999 dwellings and 171 for sites with 2,000+ dwellings.

3.2

These assumptions on large sites have informed our assumptions on sites with 500+
dwellings in Swale’s housing trajectory.

3.3

Furthermore, in recent research undertaken by the Home Builders Federation
(HBF), who in response to the Government’s criticism that large sites are only
delivering 48 dwellings per annum, undertook a survey of 300 large sites in February
and March 2016.

3.4

In the HBF research, “large sites” were defined as those with at least 350 dwellings
in total. In 2015, the average sales on all sites (including start-ups, on-going, tailends) was 70 dwellings a year. In order to omit the lead-in and tail-out elements of
a site build-out, the research also considered sales rates on sites which had over
10, 20 or 35 dwellings a year. This naturally gives higher averages for 2015 as
follows:
a. 10 plus sales: 85 dwellings a year
b. 20 plus sales: 88 dwellings a year
c. 35 plus sales: 95 dwellings a year

3.5

3.6

Logically therefore the overall average of 70 dwellings a year would be the starting
point for consideration for sites of less than 500 dwellings. In addition, these lower
rates of completions would also impact on the five year land supply position.
Other Research on Delivery Rates and Lead-In Times
There have been a number of other reports that sought to understand both the likely
rates of delivery and the reason for such rates. A summary of this research is
presented in table 1.

3.7

The focus of all the reports reviewed below, with the exception of the one from
Glasgow University is on the role of strategic sites in the delivery of housing.

3.8

The earliest work by Colin Buchanan (2005) considered delivery rates on strategic
sites in the East of England (paragraph 3.3.2) and reviewed completion rates on the
basis of the size of the site, this research suggests a range of delivery rates
dependent on the size of the site, suggesting that on sites of 1,000 dwellings,
delivery had been an average of 188 dwellings per year.

3.9

Also of relevance is the fact that the average build rate for urban extensions is just
over 100 dwellings per year, although this has risen to 120 per year in 2013 (Savills).
18.01.2017.AJR.ER.MM.K53-4PS.5YRLS Report.FINAL

7

Report on the Housing Land Supply Position
of Swale Borough Council

It should also be noted that the timescale between submission of outline planning
applications and completions on site is now averaging just under three years
(Savills).

Colin
Buchanan
(all sites)
Colin
Buchanan
(sites of
3,000
dwellings
or more)
University
of
Glasgow
Hourigan
Connolly
Savills
2014 all
sites
Savills
2014 (post
2010)
Home
Builders
Federation
Research
(sites of
350 plus
2015)
NLP
Research
2016
(delivery
rates of
large sites
of 500+)

5

year 5

188

5.5

third quarter
year 5

330

24

21

18

12

75

6.25

second
quarter of
year 6

107

12

15

15

6

48

4

first quarter
year 5

110

11

6

11

4

32

2.7

last quarter
year 3

Delivery per developer

Average delivery

Total number of
months

Site preparation
and signing off
conditions

Determination of
reserved matters

Conclusion of 106

Average number of months
between events

Start on site

Years from Submission of
application to start on site

Summary of Research on Delivery Rates

Determination of
outline

3.10

55 per
volume
developer
35 per
house
builder

70
(95)

5

128

Sources: Colin Buchanan - Housing Delivery on Strategic Sites 2005 (table 1)
University of Glasgow - (CLG housing markets and Planning Analysis Expert Panel) Factors affecting
build out rates (Table 4)
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Hourigan Connolly - An interim report into the delivery of Urban Extensions 2013 (Summary of
individual case appendices 4 to 12)
Savills - Urban Extensions Assessment of delivery rates
Home Builders Federation Planning Policy Conference presentation by John Stewart 2016
NLP- Start to Finish, How Quickly do Large-Scale Housing Sites Deliver? (2016)

3.11

In terms of smaller sites, the assumption in the HLM report, paragraph 3.10 of
between 10 and 20 completions per year on sites of up to 100, and 20 to 40
completions per year on sites over 100, would appear to be conservative when
compared against the research undertaken by the University of Glasgow for CLG
Housing Markets and Planning Analysis Expert Panel- “Factors Affecting Housing
Build-Out Rates” by Professor David Adams and Dr Chris Leishman which states at
paragraph 2.5
“Most builders generally appear to set a target of between 40 and 80 units
built and sold from each outlet annually”.

3.12

The Savills report concluded in paragraph 6.2 that:
“The typical strategy of most companies who participated in the research
was to aim for a build and sales rate of about one unit per week on greenfield
sites and slightly higher on brownfield sites. Although this confirms anecdotal
evidence, it should certainly not be taken as a ‘natural build-out rate’. Rather
it reflects the particular institutional structure of the British house building
industry in which fierce competition for land then requires controlled and
phased release of new development to ensure that the ambitious
development values necessary to capture land in the first place are actually
achieved when new homes are eventually sold…”

3.13

The PBA report for Birmingham City Council “Sutton Coalfield Green Belt Sites
Phase 2 Report of Study” (June 2014) also reviews some of the above evidence
and concludes that for the three former green belt sites examined in that report, all
performed as the national trend would suggest (paragraph 6.1). This performance
is summarised in paragraph 3.26 of the report as follows:
“There are a number of features demonstrated by the three Sutton Coldfield
sites examined in Section 2 which are consistent with the research examined
in this Section. These are, namely:

3.14



6-7 years from release to first delivery of housing;



Maximum delivery on any site in one year of 219 units (suggesting 2-3
developers were present);



Peak mean delivery of 141 unit’s pa per site across the area (422 divided by
three sites); and



Mean delivery across the three sites of 106 units’ pa (1,591 divided by 15
years), or 35 unit’s pa per site as an equivalent flat trajectory ironing out the
peaks and troughs of the housebuilding cycle through the years in question.”

This evidence is not prescriptive but provides a context for the assessment of
delivery rates on disputed sites.
18.01.2017.AJR.ER.MM.K53-4PS.5YRLS Report.FINAL
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3.15

Significant departures from these average sales rates should be clearly justified by
reference to local experience and local market factors.
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4.0

NATIONAL POLICY BACKGROUND REGARDING THE STATUS OF
DEVELOPMENT PLANS AND FIVE YEAR LAND SUPPLY

4.1

National Planning Policy Framework
The Framework seeks to deliver, as a main objective, a wide choice of high quality
homes. It states at paragraph 47 that in order to boost significantly the supply of
housing, the local planning authority should:
d. Use their evidence base to ensure that the Local Plan meets the full,
objectively assessed needs for market and affordable housing in the housing
market area.
e. Identify and update annually a supply of specific deliverable sites sufficient
to provide five years’ worth of housing against their housing requirements
with either:
i. A 5% buffer; or
ii. A 20% buffer where there has been a record of persistent under
delivery of housing

4.2

Footnotes 11 and 12 of the Framework define “deliverable” sites as:
a. Being available now;
b. Offering a suitable location;
c. Being achievable with the prospect that housing will be delivered within five
years; and
d. Being viable.
e. To be considered developable, the site should be in a suitable location for
housing development and there should be a reasonable prospect that the
site is available and could be viably developed at the point envisaged.

4.3

Sites with planning permission are to be considered deliverable until permission
expires, unless there is clear evidence that schemes will not be implemented within
five years.

4.4

Windfall sites can only be included in the five year supply where there is compelling
evidence that such sites have consistently become available in the local area and
will continue to provide a reliable source of supply (paragraph 48).

4.5

4.6

Planning Practice Guidance
The Guidance states that the demonstration of a five year supply is a key material
consideration when determining housing applications and appeals and is central to
demonstrating that relevant policies for the supply of housing are up-to-date in
applying the presumption in favour of sustainable development (Paragraph: 033
Reference ID: 3-033-20140306). The Guidance states that the approach to
identifying a record of persistent under delivery of housing involves questions of
judgment for the decision maker in order to determine whether or not a particular
degree of under delivery of housing triggers the requirement to bring forward an
additional supply of housing (Paragraph: 035 Reference ID: 3-035-20140306).
In terms of the factors that should be considered when assessing the availability of
sites, the NPPG (Paragraph: 020 Reference ID: 3-020-20140306) suggests that:
18.01.2017.AJR.ER.MM.K53-4PS.5YRLS Report.FINAL
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a. There is confidence that there are no legal or ownership problems, this will
often mean that the land is controlled by a developer or landowner who has
expressed an intention to develop, or to sell.
b. The existence of a planning permission does not in itself mean that the site
should be considered available as one does not need to have an interest in
the land to make a planning application.
c. Where potential problems have been identified, then an assessment will
need to be made as to how and when they can realistically be overcome.
d. Consideration should be given to the delivery record of the developers or
landowners and whether the planning background of a site shows a history
of unimplemented permissions.
e. In considering achievability including viability, the Guidance suggests that a
site can be considered achievable for development where there is a
reasonable prospect that the particular type of development will be
developed on the site at a particular point in time. It recognises that there is
essentially a judgement as to the economic viability of a site, and the capacity
of the developer to complete and let or sell the development over a certain
period (Paragraph: 021 Reference ID: 3-021-20140306).
4.7

In assessing suitability, availability, achievability and constraints, it is necessary to
assess the timescale within which each site is capable of development, including
indicative lead-in times and build-out rates for the development of different scales of
sites. It suggests that on larger sites, allowance should be made for several
developers and that the advice of developers and local agents will be important in
assessing lead-in times and build-out rates by year (Paragraph: 023 Reference ID:
3-023-20140306).

4.8

In terms of dealing with any undersupply Paragraph: 035 Reference ID: 3-03520140306 states that local planning authorities should aim to deal with any
undersupply within the first five years of the plan period where possible.

4.9

Shortfall
The question of whether a 5% or 20% buffer should be applied to the five year supply
requirement requires a review of past delivery rates. These are set out in Table 1 of
the Kent County Council Housing Information Audit 2014-15 for Swale Borough
Council.
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Net Dwelling Completions, 2001 –2016 (Source: Kent County
Council Housing Information Audit 2014-15 for SBC, Table 1)
Year

4.10

SBC
Annual
Completions Target

Delivery against
SBC Annual
Requirement

2001/02
714
6071
+107
2002/03
588
607
-19
2003/04
575
607
-32
2004/05
375
607
-232
2005/06
854
607
+247
2006/07
835
607
+228
2007/08
767
607
+160
2008/09
494
607
-113
2009/10
709
607
+102
2010/11
433
607
-174
2011/12
484
607
-123
2012/13
291
607
-316
2013/14
336
607
-271
2
2014/15
618
776
-158
2015/16
597
776
-179
Total (2014-2016)
1,215
1,552
-337
The final 2 columns have been added by SPRU. The final column measures the
total delivery each year against the Council’s annual requirement for that year
(column, added by SPRU).

4.11

The Local Plan for Swale’s (2008) annual housing requirement for the period 20012016 was 9,100, which equates to 607 dwellings per year.

4.12

The Emerging Swale Local Plan sets the annual requirement at 776 dwellings per
year from 2014 (the start of the plan period) based on a housing target proposed by
Swale Borough Council of 13,968 dwellings over the plan period.

4.13

Based upon this requirement, and the delivery rates recorded in Table 2, there has
been an undersupply over the plan period to date (2014- 2016) of -337 dwellings.

4.14

Table 2 highlights that there is a record of persistent under delivery. The last six
years has recorded all years as failing to meet the target set. Similarly, since 2001,
there have been ten years out of the last fifteen that has recorded a failure to meet
the set target.

4.15

Upon publication of the NPPF plans adopted since 2004 and in accordance with the
2004 Act were given varying degrees of weight (paragraph 214 & 215 of the
Framework). The 2008 Plan is not NPPF compliant, therefore the need for this
period (2011-2014, highlighted white in table 2) is unknown. Whilst it is clear there

1
2

2008 Local Plan for Swale Requirement
Emerging Local Plan Requirement
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is a 3 year period of under delivery, the severity of this may be worse. If so, this
would add further weight to the already substantive justification for the need of a
20% buffer.
4.16

4.17

It is clear the Council had a very poor record of under delivery, previous statutory
development plans prepared and implemented by the Council have failed to ensure
that housing need has consistently been met. Further to this it has taken the Council
9 years to bring forward a new Plan since the last. In only 1 year (2009/10) since the
adoption of the current statutory development plan have completions met or
exceeded the target. Therefore, a buffer of 20% is considered appropriate in
accordance with Paragraph 47 of the Framework.
Conclusions
In summary, principles from the Framework regarding housing land supply are:
a. To boost significantly the supply of housing.
b. Local authorities need to identify and update annually five years’ worth of
supply of specific deliverable sites for housing against their housing
requirements, with an additional buffer of 5% applied to ensure choice and
competition in the market for land.
c. Where there has been a record of persistent under-delivery of housing, local
authorities should increase the buffer to their requirement to 20%. This is to
ensure choice and competition in the market for land.
d. Housing requirements should be evidence based and objectively assessed.
e. Housing land supply is a dynamic and rolling target as sites are completed
or are no longer viable and fall out of the supply. Therefore, there is a need
to continually feed the supply of housing land.

4.18

It is expected of the Council to be able to demonstrate a 5 year land supply at the
point of adopting the Plan. If the Council cannot demonstrate a five year supply of
housing its policies relevant to that supply cannot be considered up-to-date. This
triggers paragraph 14 of the Framework, as housing proposals should be considered
in the context of the presumption in favour of sustainable development (paragraph
49). Therefore, the Council must be confident that the submitted plan, subject to
modification can demonstrate a 5 year supply.

4.19

From the update through the examination and assessment of capacity, it can be
concluded:
a) Swale Borough Council have an annual housing requirement figure of 7763
dwellings;
b) Since 2014, there is a shortfall of -337 dwellings, taken at face value;
c) A 20% buffer should be applied Table 2 clearly demonstrates a record of
persistent under delivery.
d) There is no justification not to use the Sedgefield approach to meet current
backlog of housing.

3

We do however draw attention to more up to date evidence in our Matter 2 representation
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5.0

SWALE BOROUGH LOCAL PLAN - HOUSING TRAJECTORY

5.1

The following section contains an assessment of the projected delivery of a number
of key housing sites from the housing trajectory contained within the Statement of
Housing Land Supply 2015/16.

5.2

The assessment reviews a number of housing sites in light of the timescales and
delivery rate assumptions contained in Section 2 of this report, and amends the
Housing Trajectory contained in the 2015/16 Statement of Housing Land Supply
accordingly. The revised SPRU trajectory is contained at Appendix 1.

5.3

Housing Allocations in Sittingbourne
There are four large site allocations in Sittingbourne with 550+ dwelling capacity, all
of which are proposed within the housing trajectory to start delivery around the same
time between 2019 and 2021. It is considered this is unlikely given that the market
is likely to avoid too much competition from several sites competing for the same
market, and is therefore an unreasonable assumption to consider all four sites to
come forward at the same time as suggested in the Council’s trajectory. As such,
we have considered this in our assessment of start dates.
SW/040/73- Land North of Quinton Road, Sittingbourne
2016/17
SBC
SPRU

5.4

2017/18

0
0

2018/19

0
0

2019/20

0
0

2020/21

0
0

100
0

Total
100
0

This strategic site is considered by the 2015/16 Statement of Housing Supply as
being capable of delivering 1380 dwellings as part of a mixed-use development
(Policy MU1 of the Emerging Local Plan).

Figure 1- SW/040/73 – Land North of Quinton Road, Sittingbourne
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5.5

No planning applications as of December 2016, but the site has been subject to
three Environmental Impact Assessment scoping opinion applications and the site
is currently being promoted by Persimmon Homes.

5.6

The housing trajectory contained within the Statement of Housing Land 2015/16
considered that housing may be delivered on site in the year 2020/21, with 100
homes completed in the first year. It is considered this timescale is overly optimistic
considering an application has yet to be submitted. The most recent SHLAA
assessment (2014/15 addendum) considers the site only to be viable with minimal
levels of CIL and affordable housing. Taking the above into consideration, a
reasonable start date is considered to be 2021/2 with 122 dwellings per annum when
considering the average lead-in time is 5.3 years and average annual build out rate
is 122dpa for sites with between 1,000-1,499 as per the NLP research.

5.7

This results in a decrease of 100 dwellings from the five year supply period from 100
dwellings to 0 dwellings, and a reduction of 160 dwellings from the plan period,
from 1380 dwellings to 1,220 dwellings.
SW/337- Crown Quay Lane, Sittingbourne
2016/17

2017/18

2018/19

2019/20

2020/21

Total

50
0
0
0
0
50
52
0
0
0
0
52
This site is considered to be capable of delivering 650 dwellings according to the
Statement of Housing Supply 2015/16. The site is subject to a full planning
application submitted on the 10th November 2016, and is currently awaiting a
decision. Redrow Homes submitted the application and are marketing the site on
their website for 3 and 4 bed semi-detached and terraced homes.
SBC
SPRU

5.8

Figure 2- SW/337- Crown Quay Lane, Sittingbourne

5.9

The housing trajectory contained within the 2015/16 Statement of Housing Land
Supply considers that housing may be delivered on site from the year 2020/21, with
50 dwellings in the first year. The 2014/15 SHLAA Addendum for this site states that
18.01.2017.AJR.ER.MM.K53-4PS.5YRLS Report.FINAL
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sites in Sittingbourne are less viable than other areas in Borough and the site would
only provide a 10% contribution of affordable housing in these conditions.
5.10

As such it is considered acceptable that housing may be delivered on site in the year
2020/21, however at a rate of 52 dwellings per annum in line with the NLP research
on large sites (2016). This results in an increase in +2 dwellings within the five year
supply period.

5.11

The total number of dwellings in the trajectory over the plan period is reduced by 78
dwellings from 650 to 572 dwellings.
SW/330- Stones Farm, Sittingbourne
2016/17

2017/18

2018/19

2019/20

2020/21

Total

130
0
0
0
65
65
86
0
0
0
0
86
The site is considered capable of delivering 600 dwellings according to the
Statement of Housing Land Supply 2015/16. A hybrid planning application was
submitted in 2014 under reference 14/501588/OUT and resolved to be granted
subject to the signing of a Section 106 agreement, which is currently outstanding
(went to committee in February 2016). A resolution on this S106 has been going on
for almost 1 year, which indicates delivery issues with the site. The most recent
SHLAA also confirms the site to be viable in current market conditions.
SBC
SPRU

5.12

Figure 3- SW/330- Stones Farm, Sittingbourne

5.13

Swale’s housing trajectory considers that delivery on site will start in 2019/20 with
65 dwellings. This is considered to be overly optimistic considering the Section 106
has yet to be signed, a reserved matters application yet to be submitted, and there
does not appear to be a developer on board yet. Considering the research on
delivery rates and timescales, it is considered delivery from the year 2020/21 to be
more appropriate, with 86 dwellings per annum in accordance with the NLP
research.

5.14

This site is the furthest along in the planning process than the other large sites in
Sittingbourne and based on this progress is the most likely to come forward first,
therefore, our assessment of sites reflects this.
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5.15

This results in a reduction of -44 dwellings from the five year supply. However, the
increase rate of delivery results in the site being delivered over 7 years instead of
10 as previously anticipated.
SW/703- SW Sittingbourne
2016/17

2017/18

2018/19

2019/20

2020/21

Total

5.16

60
0
0
0
0
60
0
0
0
0
0
0
This site is considered to be capable of delivering 564 dwellings according to the
Statement of Housing Supply 2015/16. As of December 2016, no planning
application has been submitted.

5.17

The most recent SHLAA (2014/15) states the following in regards to this site:

SBC
SPRU

Figure 4- SW/703- SW Sittingbourne

“It is highly likely that Brickearth is present (as shown on the KMWLP Proposals
Maps) and therefore the KMWLP requires the practicalities of prior extraction to be
investigated. Brickearth in the surrounding areas is good quality and so it would be
expected here too. Prior extraction would necessitate some delay (possibly up to
12months) as extraction can only be done in summer months. Whilst not a
fundamental constraint this would delay the phasing and immediate achievability of
this site.”
5.18

Considering the above, and that no planning application has been submitted yet, it
is considered overly optimistic that housing will be delivered in the year 2020/21. As
such, it is considered more appropriate that housing will be delivered on site from
2021/22 at a rate of 86 dwellings per annum in line with the NLP research (2016).

5.19

This results in a reduction of -60 dwellings from the five year supply period.
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SW/343- Land at the Bell Centre, Bell Road, Sittingbourne
2016/17
SBC
SPRU

5.20

2017/18

0
0

2018/19

0
0

2019/20

0
0

2020/21

60
0

60
47

Total
120
47

This site is a brownfield site and is considered capable of delivering 120 dwellings
according to the Statement of Housing Land Supply 2015/16.

Figure 5- SW/343- Land at the Bell Centre, Sittingbourne

5.21

The site has previously obtained for planning permission for a number of
developments, including a hotel, none of which have been implemented. An
application under reference 16/506946/FULL is currently pending for mixed-use
development comprising 165 no. residential apartments, medical centre and
pharmacy across three blocks with associated parking and landscaping,
refurbishment of existing Bell House with retention of offices and an additional storey
to create 3x2 bed flats.

5.22

The number of unimplemented permissions would suggest problems with viability
that have yet to be fully addressed. The revised trajectory reflects planning
application ref: 16/506946/FULL which proposes three phased mixed-use blocks,
and a one storey extension to the existing Bell House. It is anticipated that one block
per year will be built following obtaining planning permission, with the extension to
Bell House delivered in the third year with block 3.

5.23

Considering this, and the current stage in the application process, it is considered
60 dwellings in 2019/20 is considered overly optimistic and a reduced delivery of 47
dwellings the following year in 2020/21 is more appropriate.

5.24

This results in a reduction of -73 dwellings from the five year supply, but an increase
in 40 dwellings to the supply over the plan period to reflect the number of dwellings
proposed in the planning application (168 dwellings).
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Housing Allocations in Faversham
SW/413- Perry Court Farm, Faversham
2016/17

2017/18

2018/19

2019/20

2020/21

Total

210
0
0
85
50
75
140
0
0
0
70
70
This site is considered to be able to deliver 370 dwellings in the Statement of
Housing Land Supply 2015/16.
SBC
SPRU

5.25
5.26

An outline planning application under reference 15/504264/OUT has been resolved
to be granted planning permission subject to the signing of a Section 106 agreement
in April 2016. The application was submitted by Hallam Land and so subject to
planning permission, the site would then need to be sold to a house builder to start
construction following approval of a reserved matters application and discharge of
conditions.

Figure 6- SW/413- Perry Court Farm, Faversham

5.27

As such, for the site to deliver homes as soon as 2018/19 is considered overly
optimistic when factoring in sale of the land to a developer, and the early stage within
the planning process. Therefore, a more appropriate start date is considered to be
2019/20 with a delivery rate of 70 dwellings per annum as per the HBF research for
sites under 500 dwellings.

5.28

This results in a reduction of -70 dwellings from the five year supply, but no
reduction in the plan period as a whole.
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SW/997- Oare Gravel Works, Faversham
2016/17

2017/18

2018/19

2019/20

2020/21

Total

112
0
0
12
50
50
70
0
0
0
0
70
This former gravel works site is considered to be able to deliver 330 dwellings during
the plan period according to the Statement of Housing Land Supply 2015/16.
SBC
SPRU

5.29

Figure 7- SW/997- Oare Gravel Works, Faversham

5.30

A hybrid planning application was submitted in 2014 under reference SW/14/0257
and has been resolved to grant planning permission subject to a Section 106
agreement. The outline component of the application is for the residential aspect of
the development with all matters reserved except for access. The application was
submitted by Brett Aggregates and there is no house builder currently on board.

5.31

The 2014-15 SHLAA addendum states the following in respect of this site:
“Current and previous uses mean that the site is likely to be contaminated and would
need to be remediated. Flooding is also an issue. This could be addressed if
development is sited on higher ground.”

5.32

As such, this is likely to delay the site from coming forward within the next two years
as anticipated by the housing trajectory contained within the Statement of Housing
Land Supply (2015/16) which considers 12 dwellings to be deliverable in 2018/19.

5.33

Planning permission was resolved to be granted subject to a Section 106 Agreement
in September 2015, which has yet to be signed. This would suggest issues with
viability due to it not yet being signed 15 months later.

5.34

Given the stage at which the site is in the planning process and the constraints
associated with the sites current and previous uses, it is considered that delivery
from 2020/21 is considered more appropriate with 12 homes in year one, followed
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at 70 dwellings per annum until 2023/24 in accordance with HBF research on
delivery rates on smaller sites.
5.35

This results in a total reduction of -42 dwellings from the five year supply from 112
dwellings to 70 dwellings.
Housing Allocations on the Isle of Sheppey
SW/194- Barton Hill Drive, Minster
2016/17

2017/18

2018/19

2019/20

2020/21

Total

50
0
0
0
50
0
0
0
0
0
0
This site is considered able to deliver 620 dwellings across the plan period according
to Swale’s Statement of Housing Land Supply 2015/16.
SBC
SPRU

5.36

Figure 8- SW/194- Barton Hill Drive, Minster

5.37

There are currently no planning applications submitted or approved, and the site is
being promoted by the landowner, with no developer yet to be on board.

5.38

Planning permission was granted on appeal on 31st July 2015 for the northern
portion of the site for change of use from agriculture to breeding, keeping, training
and accommodating horses for leisure and recreation industry, including erection of
stables (2 bays for breeding and 4 bays for DIY livery) and feed storage. The
application was submitted by the landowner. It was originally refused on the grounds
of a harmful manner to visual amenity and eroding the agricultural character of the
area. However, this application was won on appeal and is considered a much more
sensitive development than the erection of 620 dwellings.

5.39

Taking this into consideration, and drawing on the NLP Research on large sites of
500+ dwellings which confirms that for sites between 500-999 dwellings the planning
approval period is 4.5 years, it is considered more appropriate that delivery will start
in 2021/22 with a delivery rate of 86 dwellings per annum. This results in a reduction
of -50 dwellings from the five year supply.
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SW/335- West of Rushenden Road, Rushenden
2016/17

2017/18

2018/19

2019/20

2020/21

Total

125
0
0
0
50
75
50
0
0
0
0
50
The housing trajectory contained within the Statement of Housing Land Supply
2015/16 is considered to be capable of delivering 480 dwellings during the plan
period.
SBC
SPRU

5.40

Figure 9- SW/335- West of Rushenden Road, Rushenden

5.41

The site comprises part of the mixed-use allocation known as MU5. The portion of
the site to the south of the old railway line is currently the subject of a planning
application for 102 dwellings under application reference 16/507298/FULL
submitted by Keepmoat in October 2016.

5.42

The 2013/14 Strategic Housing Land Availability Assessment states that the site is
at risk of tidal flooding and would need an element of land raising to protect future
development. The Strategic Flood Risk Assessment from 2009/10 confirms that this
site lies within Flood Zone 3a. The planning history of the site also indicates that
some of this remediation/land raising has already been undertaken by the
Landowner (HCA).

5.43

It is not clear if an exceptions test should have been applied before the allocation of
this site, or if one has been undertaken by the Council. There is no obvious reference
to an exceptions test in the evidence base.

5.44

Taking into consideration the stage of the application in the planning process, the
concerns surrounding flood risk, the phased approach to development and the
brownfield nature of the site, it is thought the delivery of 50 dwellings in the year
2019/20 is considered overly optimistic. As such, it is considered more appropriate
for delivery to begin in the following year (2020/21) to account for the anticipated
delays.

5.45

This results in a reduction of -75 dwellings from the five year supply and reduces
the anticipated delivery rates to 70 dwellings per annum in line with the HBF
research outlined in the preceding chapters.
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SW/165- Belgrave Road, Halfway
2016/17

2017/18

2018/19

2019/20

2020/21

Total

70
0
0
0
35
35
45
0
0
0
10
35
The housing trajectory contained within the Statement of Housing Land Supply
2015/16 considers the site suitable of delivering 140 dwellings during the plan
period.
SBC
SPRU

5.46

Figure 10- SW/194- Belgrave Road, Halfway

5.47

The 2010/11 and 2012/13 SHLAA assessment states that:
“Kent Highway Services have highlighted accessibility as a significant constraining
factor upon the site”

5.48

This issue is proposed to be overcome through providing a second access point into
the site which is outside of the proposed allocation, but would necessitate crossing
a playing field owned by Swale Borough Council.

5.49

The site is also adjacent to the large Thistle Hill development and the 2014/15
SHLAA addendum describes all sites in Sheppey as being unviable in current
market conditions and would not be able to deliver affordable housing or CIL charge.

5.50

With the above in mind, it is considered that delivery of 35 dwellings in 2019/20 is
too optimistic when looking the site in its wider context with several housing sites at
an advanced stage in the planning process, with 10 dwellings being more realistic.
This results in a reduction of -25 dwellings from the five year supply period.
SW/114- Halfway Houses Primary School, Halfway
2016/17

2017/18

2018/19

2019/20

2020/21

Total

35
0
0
0
10
25
10
0
0
0
0
10
This site is considered suitable for 60 dwellings according to Swale’s Statement of
Housing Land Supply 2015/16.
SBC
SPRU

5.51
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Figure 11- SW/114- Halfway House Primary School, Halfway

5.52

The former school site was last used in July 2016, before the school relocated to a
new purpose built school in September 2016. The former school remains on site,
and has yet to be demolished, with no planning applications yet been submitted. It
is considered that to deliver 10 dwellings on site in 2019/20 is optimistic considering
there is no developer on board, no planning applications have been submitted and
the old school has yet to be demolished.

5.53

An article published on the 25th February 2015 on Kent Online highlighting public
opposition to development on this site, calling for the former school to be used
instead as a community centre, or for medical or GP services. The future use of this
site may be uncertain.

5.54

It is considered more realistic that dwellings can be delivered in year 4, at the same
rate of delivery as suggested by Swale’s Statement of Housing Land Supply
2015/16. This results in a reduction of -25 dwellings from the five year supply
period.

5.55

Sites with Planning Permission
There are several sites with planning permission which are considered to be
undeliverable in the timescales proposed within the housing trajectory. These sites
are assessed below.
13/0599- Little Oyster, Seaside Avenue, Minster
2016/17
SBC
SPRU

5.56

2017/18

0
0

2018/19

0
0

2019/20

0
0

2020/21

0
0

50
0

Total
50
0

This site obtained planning permission in December 2016 for a 50-bed care home
(C2 Use Class) with ancillary accommodation under planning application reference:
16/504551/OUT. The OAN work prepared by Peter Brett Associates on behalf of
Swale Borough Council is ambiguous and complicated at best as to how this use
class has been dealt with in terms of objectively assessed housing need. Whilst the
OAN work makes reference to a need for nursing and residential care homes based
on the Strategic Housing for Older People tool, not at any point does this application
18.01.2017.AJR.ER.MM.K53-4PS.5YRLS Report.FINAL

25

Report on the Housing Land Supply Position
of Swale Borough Council

state this will be a care home specifically for the elderly. Little Oyster Residential
Home adjacent to the application site is currently home to a mixed age range, with
various health issues and there is no evidence to suggest that this would not
continue. It is therefore not clear what the need is for. The applicant also owns the
existing Little Oyster Residential Care Home confirmed by Companies House
records- (the application site location plan, blue outline shows ownership).
5.57

As a result, it should not be included in the supply.

5.58

This results in a reduction of -50 dwellings from the five year supply period.
14/502729- Ospringe Brickworks, Sumpter Way, Faversham
2016/17
SBC
SPRU

2017/18

0
0

2018/19

0
0

2019/20

0
0

40
10

2020/21

Total
80
50

40
40

5.59

This site obtained outline planning permission in December 2015 for the
construction of up to 250 dwellings under planning application reference
14/5027/29/OUT.

5.60

A reserved matters application has not yet been submitted, and the site is still in the
landowner’s ownership. Taking the above into consideration and allowing time for a
reserved matters to be determined, and future conditions to be discharged, it is
considered overly optimistic that 40 dwellings will be delivered in 2019/20, instead a
revised figure of 10 dwellings in 2019/20 is proposed instead.

5.61

This results in a reduction of -30 dwellings from the five year supply.
14/0045- Land East of Love Lane, Faversham
2016/17
SBC
SPRU

2017/18

0
0

2018/19

0
0

2019/20

0
0

40
0

2020/21

Total

40
40

80
40

5.62

This site obtained outline planning permission in February 2016 for a mixed-use
development comprising of up to 196 dwellings under planning application reference
SW/14/0045.

5.63

Quinn Estates appear to be the developer and is advertised on the website as a
forthcoming development. However, no reserved matters applications have yet been
submitted.

5.64

As such, it is considered 40 dwellings in 2019/20 to be over optimistic considering a
reserved matters application is yet to be submitted and conditions will need to be
discharged. As such it is considered 40 dwellings in 2020/21 is more appropriate.

5.65

This results in a total reduction of -40 dwellings over the five year period.
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5.66

5.67

Deliverable Sites in the five year supply period (2016-2021)
The above assessment has resulted in a net reduction of -682 dwellings from the
five year supply period (2016-2021) contained in the 2016 Statement of Housing
Land Supply trajectory from the original figure of 4,492.
The revised SPRU trajectory concludes that 3,810 dwellings within the Council’s
stated supply may be realistically delivered in the five year supply period (20162021).
Summary of Contested Sites
Site Name
SW/040/73- Land North of
Quinton Road, Sittingbourne
SW/337- Crown Quay Lane,
Sittingbourne
SW/330- Stones Farm,
Sittingbourne
SW/703- SW Sittingbourne

SPRU 2016/17
to 2020/21

SBC 2016/17
- 2020/21

0

100

-100

52

50

+2

86

130

-44

0

60

-60

47

120

-73

140

210

-70

70

112

-42

0

50

-50

50

125

-75

45

70

-25

10

35

-25

500

1,062

-562

50

80

-30

0

50

-50

40

80

-40

90

210

-120

590

1,272

-682

SW/343- Land at the Bell Centre,
Sittingbourne
SW/413- Perry Court Farm,
Faversham
SW/997- Oare Gravel Works,
Faversham
SW/194- Barton Hill Drive,
Minster
SW/335- West of Rushenden
Road, Rushenden
SW/165- Belgrave Road, Halfway
SW/114- Halfway Houses Primary
School, Halfway
Housing Allocations Sub Total
14/502729- Ospringe Brickworks,
Sumpter Way, Faversham
13/0599- Little Oyster, Seaside
Avenue, Minster
14/0045- Land east of Love Lane,
Faversham
Planning Permission Sub Total

Total

Change from
SBC SHLAA
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6.0

CONCLUSIONS

6.1

This report has assessed the five year housing land supply position of Swale
Borough Council for the period 2016-2021, based on an assessment of the housing
trajectory contained within the Statement of Housing Land Supply 2015/16 to deliver
housing within this period.

6.2

The following tables contain Swale Borough Council’s five year supply position
according to the details contained within the 2015/16 Statement of Housing Land
Supply, based on the housing requirement set out in the Emerging Local Plan.
SPRU’s table (table 5) considers that the shortfall is met within the next five years,
as per national guidance. The Council have put forward no credible evidence to
default from the guidance position.

6.3

We consider that table 5 accurately demonstrates the Council’s five year housing
land supply position.


It considers the most up to date housing requirement used by the Council
(13,968)



It considers the Council’s past record on completions (persistent under delivery,
20% buffer and a under delivery of 337 dwellings)



It has considered all the housing allocations and sites with planning permission
and made reasonable adjustments where appropriate, please note that on most
sites we agree with the Council’s assessment.

Five Year Housing Land Supply Position (Swale Borough
Council) (according to Statement of Housing Land Supply 2016
trajectory and based upon the Emerging Local Plan housing
requirement)
No. of
Dwellings
Requirement for housing to 2021 (Emerging Local Plan)
13,968
5 year supply requirement (2016-2021)
3,880
Shortfall
337
5 year supply requirement (2016-2021) including 5% buffer and
Liverpool Method
4,192
Annual supply required
838
Number of sites in the 2016 Statement of Housing Land Supply 5
year supply period (2016-2021)
4,492
5 year housing land supply position
5.36
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Five Year Housing Land Supply Position (SPRU) (according to
Statement of Housing Land Supply 2016 trajectory and based upon
the Emerging Local Plan housing requirement)
No. of
Dwellings
Requirement for housing to over the plan period (Emerging Local
Plan)
13,968
5 year supply requirement (2016-2021)
3,880
Shortfall
337
Add to 5YR requirement (Sedgefield Method)
4,217
5 year supply requirement (2016-2021) including 20% buffer
5,060
Annual supply required
1,012
Number of sites in the 2016 Statement of Housing Land Supply 5
year supply period (2016-2021) with SW/133
4,260
5 year housing land supply position – with SW/133
4.21
5 year housing land supply position – without SW/133
3.76
6.4

This assessment concludes that the submitted and recently updated deliverable
supply of housing sites falls below the required 5 years as set out by the Framework.

6.5

We consider that table 5 is the most accurate reflection of the Council’s land supply,
which demonstrates a position for Swale Borough Council of 4.21 years. This
calculation includes our clients site SW/133 (Land at Scocles Road, Minster) within
the supply. If omitted from the supply, this demonstrates a much lower position of
3.76 years.

6.6

The Council is unable to demonstrate a five year supply and therefore further sites
should be allocated to meet this immediate need for housing. The Council should
ensure that all options for sustainable development have been explored through the
preparation of the emerging Local Plan.
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APPENDIX 1 – SPRU’S REVISED HOUSING TRAJECTORY
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APPENDIX 2 – APP/V2255/C/15/3133113 APPEAL DECISION
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APPENDIX 3 – APP/V2255/W/16/3143835 APPEAL DECISION
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APPENDIX 4- APP/V2255/W/16/3153537 APPEAL DECISION
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