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1.2

Introduction

This document is a technical appendix to the first Strategic Housing Market Assessment
(SHMA) for the East Kent housing market area. It has been produced in accordance with
Government advice for the identification of sub-regional housing market areas.® The East
Kent housing market area consists of the five local authority areas of Canterbury, Dover,
Shepway, Swale and Thanet.

Context

One of the most significant developments in housing and planning policy in recent years
has been the realisation that effective policy-making must be firmly grounded in an
understanding of the operation of housing markets. As housing markets do not respect
administrative boundaries, the understanding of markets requires local authorities and
other key stakeholders to work together collaboratively. This poses new challenges.

Because housing markets are constantly evolving, monitoring and management is
required on a continuing basis. Government policies, including planning policies, now
recognise the need for this knowledge-based approach. Relatively new initiatives driven
by the Treasury, including sub-regional partnerships and Multi-Area Agreements, have
given added impetus to this policy direction. As a result, housing and planning policies
need to be pitched wider than housing needs at the local level and the requirements of
specific client groups: They must take into account trends in the sub-regional housing
and employment markets as well as the interrelatedness of housing markets and
economic growth.

Structure of this paper
The remainder of this technical appendix is structured as follows:

Section 2 presents GIS mapping of house prices for East Kent;

Section 3 shows ONS defined urban and rural areas;

Section 4 maps travel to work patterns;

Section 5 analyses migration patterns;

Section 6 illustrates locations of major potential catalysts of housing market change;
Section 7 sets out the proposed local housing market areas.

lcLe (2007) Identifying sub-regional housing market areas, Advice note
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2.0

House Prices

2.1

The maps in this section show average house prices (from HM Land Registry transaction
level Price Paid data) for East Kent, mapped at Output Area level. The 2001 and 2007
data is stratified in quintiles to give a measure of relative change in house prices.

House prices 2001-2007

Average house prices, 2001

Average Price 2001 (£)
W 137.000 to 495,000
W 97.995 to 137,000
78000 to 97,995
50950 to 78,000
0.1t0 59,950

0 to 0.1

[ urbanRural Areas

As the map above indicates, prices in 2001 tended to be lower in the major centres
(Dover, Deal, Folkestone, Margate, Ramsgate, Sittingbourne, Faversham). Coastal
locations such as Whitstable, Herne Bay and Hythe were also cold-spots of lower prices:
typified by a high number of sales in the £60,000 - £80,000 price band. Generally, rural
and semi-rural areas tended to have higher house prices: These areas had a high
number of sales above £100,000.

The first map on the next page shows prices in 2007, indicating relative change over the
period 2001-2007. Overall, this indicates a consolidation of higher prices in non-urban
areas (now sales above £200,000) and a concentration of lower value sales in the major
centres (now £130,000 - £190,000). Relative increases in key coastal locations such as
Whitstable and Herne Bay in Canterbury local authority area are also a significant feature.
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2.2

221

Average house prices, 2007

verage Price 2007 (£)
! 0

House prices by type

The following maps show prices by property type in 2001 and 2007.

Flats
Average prices, 2001 and 2007
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2.2.2 Terraced
Average prices, 2001 and 2007

2.2.3 Semi-detached
Average prices, 2001 and 2007

224 Detached
Average prices, 2001 and 2007
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3.0

Urban-Rural Split

The following map shows East Kent categorised into logical Urban/Rural areas based on
the ward based classification from ONS. Urban areas are defined by DCLG as
settlements with a population of 10,000 or more (the 2001 Census Key Statistics Reports
for Urban Areas present results for all settlements with 10,000 or more residents, as well
as for those with fewer residents). Output Areas are described as urban or rural
depending on whether the majority of the population falls inside a settlement of population
10,000 or more. The overall classification is based on a settlement approach and builds
upon the identification of rural towns, villages and scattered dwellings within a grid
framework of cell size 1 hectare (100x100 metre squares). This ‘settlement framework
grid’ is then used as the basis for the classification of Output Areas and 2003 Statistical
wards in terms of settlement context and settlement form.

The ONS categorisation clearly picks out the key settlements centred on Sittingbourne;
Faversham; Whitstable and Herne Bay; Margate and Ramsgate; Canterbury; Deal; Dover;
and Folkestone and Hythe. The rural picture is more complicated.

Rural and urban area classification

E-1
38ET
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4.0 Travel to Work

The maps in this section show Travel to Work patterns based around DCLG defined
Urban Settlements for East Kent, mapped at Census Ward level. Travel to Work patterns
are useful indicators of housing markets as they often signify the influence a particular
urban settlement, as an economic centre, has on its surrounding areas.

The maps below show the proportion of the economically active population (Census
2001) travelling from any given ward into the named urban settlement for work. The final
two maps included here illustrate the importance of looking outside the boundaries of the
area of focus, showing the influence of nearby settlements, as well as the influence of the
Greater London urban area.

Canterbury travel to work area
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oo 0
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Deal travel to work area
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Faversham travel to work area
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Folkestone travel to work area
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Hawkinge travel to work area
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Margate travel to work area
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Sandwich travel to work area
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Sheerness travel to work area

% Economically Active 2001
5010 100
3010 50
010 30
1010 20
Oto 10
Oto 0

Whitstable travel to work area
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Ashford travel to work area
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Chatham travel to work
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Gillingham travel to work area
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Maidstone travel to work area
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Greater London travel to work area
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5.0

Migration

Similar to the Travel to Work patterns, analysis of patterns of migration help to identify the
extent of housing market areas. The majority of migration movements are relatively short-
distance, often reflecting movement on the property ladder, or changing household
circumstances. Longer range movements often signify a major shift in circumstances such
as career change or progression, retirement etc. As with the Travel to Work patterns,
migration movements often revolve around urban settlements due to their provision of
services, work etc.

The following maps show migration movements by ward into urban settlements for the
twelve months preceding Census 2001 as a proportion of all in-movers.

Broadstairs migration
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Canterbury migration
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Dover migration
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Folkestone migration
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Hawkinge migration
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Herne Bay migration
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Margate migration

Minster migration
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Ramsgate migration

Romney migration
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Sandwich migration

Sheerness migration

23 ECOTEC Research and Consulting



Sittingbourne migration

Whitfield migration
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Whitstable migration
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6.0

Future Prospects

The map below indicates the approximate locations of the Thames Gateway Growth Area
and the Channel Tunnel Rail Link.

Approximately half of Swale local authority area (covering Sittingbourne and the Isle of
Sheppey) is within the Thames Gateway Growth Area. Clearly, this is a key consideration
for the SHMA. Consideration needs to be given to housing growth within the Thames
Gateway; the impact this will have on adjacent and nearby areas of East Kent; the
potential for it to attract new residents into the area; and the role the area might play in
meeting housing need and demand from within East Kent.

Similarly, the Channel Tunnel Rail Link domestic commuter service from Ashford (due to
be opened in December 2009) has the potential to bring about transformational change to
the East Kent Housing Market. Travel times from Ashford will be cut significantly, as will
journey times from Shepway local authority area and other East Kent locations as far east
as Canterbury (23 minutes to Ashford); Dover (32 minutes to Ashford) placing these
locations within a reasonable commuting time from London. This has the potential to
have a marked inflationary effect on local house prices.

Thames Gateway and CTRL
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7.0

Local Housing Market Areas

The Housing Market Areas presented overleaf were defined taking into account all of the
datasets presented above, along with consultation with key local officers to add local
knowledge and anecdotal evidence. Whilst house prices, type and tenure alone can go
some way to suggesting housing market areas, the movement of people, both in terms of
periodic migration and frequent travel to work, can also show a level of self-containment
of the area of influence of an urban settlement and housing markets. This can also
highlight areas that have weaker relationships and which may operate as housing
markets in their own right. This is pertinent in East Kent due to the rural nature of much of
the area.

The housing markets follow Census ward boundaries, partially to ease data collection and
manipulation, but also due to self-containment patterns suggested by the migration and
travel to work analysis, house price differentials over time and by type and tenure.
However, in some areas the markets cross Local Authority boundaries, due to the rural
nature of much of the area. Sub-markets may exist within these larger rural areas,
however, in the context of the SHMA the larger rural areas should provide more accurate
calculations.

It is also important when working at this sub-regional level to adopt a pragmatic approach
to the number of housing markets to define. The identification of only a handful of
markets will obscure lower-level details and issues within some areas, whereas the
identification of an excessive number of markets can lead to confusion of the wider,
strategic picture.

Greater Canterbury

Canterbury acts as a major economic centre within East Kent, both through its underlying
economic base and through its draw as a tourist destination. As an urban area within East
Kent, Canterbury exhibits medium high average house prices. Canterbury shows an
extensive area of influence in travel to work patterns, drawing from across the authority
area, as well as from neighbouring authorities Dover, Swale and Shepway. In-migration to
Canterbury is largely local, though lower levels of in-migrants are drawn from across the
East Kent area. Anecdotal evidence suggests that the city and immediately surrounding
villages are distinct from the surrounding rural and coastal areas, giving rise to the
identification of 'Greater Canterbury'.

Whitstable
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Whitstable forms part of Canterbury's coastal area. The area shows predominantly high
average house prices in both 2001 and 2007, with a high rate of inflation in the
intervening years. Both travel to work and migration patterns are quite self-contained
suggesting that the area acts as housing market in its own right.

Herne Bay

Lying to the east of Whitstable, Herne Bay forms the remainder of Canterbury's coastal
boundary. As with neighbouring Whitstable, Herne Bay exhibits a tightly drawn travel to
work and migration area of influence. Across all properties, average house prices in the
area are comparable to those of Whitstable, however the average prices of larger
detached and semi-detached properties are somewhat reduced, suggesting the existence
of a housing market distinct from that of Whitstable.

Dover

The identified Dover area exhibits a split of average house prices in 2001, with relatively
high average in the east, and relatively low averages in the west. In 2007, however, these
averages have evened out across a large part of the area, with only the more rural west
showing higher averages. The travel to work area around Dover covers the majority of the
southern part of Dover District, showing the town's status as an economic centre, whilst
the apparent area of influence in terms of migration is very tightly constrained to the town
itself.

Deal

Deal sits as a coastal urban area surrounded by more rural areas, illustrated by a marked
difference in average house prices. The travel to work area is contained to the areas
immediately to the north and south of the town, and the area of influence for migration is
very much centred on the town itself.

Sandwich

The Sandwich market is not solely centred on the town itself, but also on the adjacent
business area created by Pfizer. This site is a major employer in the area, and as such
creates a sizeable travel to work area in its own right. Average house prices in the area
have remained relatively high across most of the area since 2001, indicating a large
increase in house prices over the period.

Folkestone

The Folkestone market encompasses the areas of Folkestone, the settlement of
Hawkinge to the north and Capel-le-Ferne to the east (located in Dover District). Average
house prices vary across the area, with the centre of Folkestone exhibiting relatively low
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house prices compared to Hawkinge and Capel-le-Ferne. However, travel to work
patterns suggest that Folkestone acts as the economic centre for this area, with Hawkinge
as a relatively new extension to the Folkestone urban area. Capel-le-Ferne, though in a
different authority area, has close travel to work links with Folkestone, with anecdotal
evidence suggesting more alignment as such rather than with Dover.

Hythe
The Hythe market is characterised by a thin coastal strip of urban development to the
west of Folkestone, displaying average house prices higher than those for Folkestone in
most areas. Localised migration patterns suggest Hythe to be a self-contained market
area.

New Romney and Lydd

New Romney and Lydd is a sparsely populated area towards the south of Romney Marsh.
Average house prices are relatively low perhaps linked to transport difficulties and type of
stock. Travel to work and migration patterns are locally constrained suggesting that a
housing market servicing the areas main employment base.

The Marsh

The Marsh forms the remainder of Romney Marsh. This area, in terms of housing market
is characterised by higher average house prices than New Romney and Lydd, however is
also distinct from Hythe by the nature of rurality.

Sheerness/Minster

Sheerness/Minster covers the west and central parts of the Isle of Sheppey. Though
Sheerness and Minster could be seen as distinct housing ,markets in their own rights
(Minster displays higher average house prices), travel to work and migration patterns
suggest that the two areas work together to feed the economy of the whole area.

East Sheppey

East Sheppey is distinct from the western and central areas of the island showing
significantly lower average house prices. Local evidence shows an abundance of holiday
homes, chalets and park style homes. Whilst traditionally the area may have been one of
seasonality, anecdotal evidence suggests that some of this area is populated on a more
permanent basis. Its characteristics however set it apart from Sheerness/Minster.

Sittingbourne

Sittingbourne sits towards the western edge of the East Kent sub-region. The town of
Sittingbourne displays lower average house prices than the surrounding area, with a very
small travel to work and migration catchment. The proximity of more major economic
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centres such as Maidstone, the Medway towns, Ashford and to some extent Canterbury,
along with easy links to Greater London via the M2, suggest that the area may form part
of a larger market area centred outside the East Kent area. However, for the purposes of
this study the Sittingbourne market is included as a distinct area.

Faversham

Faversham is identified as a small pocket of medium priced housing surrounded by higher
value rural areas. Migration patterns into Faversham are self-contained as is travel to
work. Local anecdotal evidence suggests an expanding relationship with Ashford.

Thanet Coastal Markets

The coastal settlements of Thanet form a largely continuous band of urban definition
around the eastern edge of the district. However travel to work and migration patterns
suggest that Margate, Ramsgate and Broadstairs define discreet economic areas.
Average house prices bear this out, with Margate and Ramsgate displaying averages
significantly lower than those in Broadstairs. Westbrook/Birchington , to the west of
Margate also shows higher value housing and is therefore defined as a discreet market.

Thanet Villages
The remainder of Thanet largely consists of sparsely populated small villages. Average
house prices are relatively high compared to the coastal area.

East Kent Rural

The remainder of the East Kent area is largely rural exhibiting, in the main, relatively high
average house prices. Travel to work and migration patterns are low level, possibly as a
result of a mixture of diverse populations such as retired people, higher management with
the ability to travel to economic centres for work, those engaged in localised industries
such as agriculture and long term residents.

Pockets of lower house prices are evident, particularly around some ex-mining areas on
the Canterbury/Dover border, however these are more likely sub-markets of a wider HMA
in this context.

This collection of villages and rural localities covers a relatively large area of East Kent
and has therefore been split into two markets: East Kent Rural North , surrounding
Faversham to the west and bounding the Greater Canterbury and Sandwich markets to
the east, and East Kent Rural South stretching from the southern part of Sandwich in the
East to meet The marsh in the West.
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These two markets cross district boundaries in a number of places, and indeed the East
Kent Rural North market takes in the northern tip of Ashford Borough to the south west of
Canterbury.
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