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INTRODUCTION 

CB Richard Ellis has been appointed by Swale Borough Council (herein referred to as the 
Council) to advise on its Strategic Housing Land Availability Assessment (SHLAA) 2010/11. 
The purpose of this report is to assess the financial viability of the SHLAA sites. 

Background 

In December 2009 the Council published its first SHLAA. The SHLAA is used to 
demonstrate that there is at least a 5-year supply of deliverable housing land and ideally 
supplies of land for up to 15 years. A SHLAA identifies sites with potential for housing, 
assesses the approximate number of units that could be provided and when they are likely 
to be developed.  The 2009 SHLAA is now being reviewed to cover the period 1st April 
2011 to 31st March 2031 (20 years). The SHLAA only includes identified sites of 0.15 ha or 
above and those capable of delivering at least 5 dwellings.  Viability appraisals have been 
undertaken for 57 of the sites submitted to the Swale SHLAA process. These represent a 
sample of a larger number of sites also submitted to the SHLAA which have not been 
subject to viability testing. The 57 sites that have been tested are deemed to be a 
representative sample and the findings from this can be used to reasonably estimate 
when/if the remaining sites are likely to come forward.  The sites, in broad terms, are 
intended to represent brownfield sites where there are more complex development issues 
and greenfield sites where there may be a variety of issues affecting them.  Greenfield sites 
with little or no constraints have been deemed by the Council to be relatively straight 
forward to deliver and unconstrained. 

Our Instructions 

The Practice Guidance for SHLAA identifies that an important part of assessing 
‘achievability’ is that a judgement is made about all aspects of viability including financial.  
There are a number of ways of assessing value outlined within the guidance ranging from 
obtaining the opinions of housebuilders and local agents to more technical approaches 
such as undertaking residual valuations. 

CB Richard Ellis has been instructed to undertake high level residual appraisals to assess 
the financial viability of the sites earmarked to deliver the Council’s housing supply.  In 
addition we have been instructed to assess the indicative timescales for delivery of the 
sites deemed not to be viable in the current market and advise as to when the sites are 
likely to come forward.  

The report therefore focuses on viability issues, rather than other qualitative delivery 
matters that relate to the sustainability and availability of sites.  Our broad views on the 
financial status of sites should therefore be considered in conjunction with other relevant 
delivery matters which the Council has examined separately. It has not been possible to 
take into account other factors such as enabling development that may aid in the delivery 
of the schemes. 
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The Sites  

57 sites have been identified as potentially being suitable for housing development and it 
is estimated that these sites could deliver a total of 8,175 residential units. The sites are 
situated throughout the borough and are listed in the table below:-  

SITE REF ADDRESS SETTLEMENT YIELD 

SW005 The Foundry, Rushenden Road Queenborough 37 
SW013 Transit Works, Power Station Road Sheerness 42 
SW025 Land at ‘Nil Desperandum’, Rushenden Hill Queenborough 22 
SW039 Land at Sheerness Road and Park Avenue Leysdown 10 
SW040 Land north of Quinton Road Sittingbourne 750 
SW046 Land fronting London Road, Ospringe Faversham 42 
SW069 Land at north east Sittingbourne Sittingbourne 120 
SW071 Frognal Lane Teynham 300 
SW076 Lydbrook Close, London Road Sittingbourne 60 
SW096 Land at Lady Dane Farm, Love Lane Faversham 140 
SW104 Land at Great Grovehurst Farm Sittingbourne 130 
SW111 Milton Pipes, Cooks Lane Sittingbourne 190 
SW112 St Bartholomew’s Primary School, Attlee Way, Milton 

Regis 
Sittingbourne 29 

SW113 St Thomas’s Primary School, Attlee Way, Milton Regis Sittingbourne 22 
SW114 Halfway House Primary School, Southdown Road, 

Halfway 
Sheerness 60 

SW120 Iwade Fruit and Produce Iwade 30 
SW122 Iwade Village Centre II Iwade 12 
SW129 The Bunnybank Eastchurch 42 
SW132 Land north of High Street Eastchurch 15 
SW140 Land and buildings at Parsonage Farm Newington 15 
SW144 Land east of Station Road Teynham 120 
SW158 Land r/o 33 Highfield Road Halfway 24 
SW165 Land at Belgrave  Road Minster 140 
SW169 HBC Engineering Solutions Ltd, Power Station Road Halfway 87 
SW191 Police Station, Church Road Faversham 12 
SW194 Land at Cowstead Corner, Lower Road  Minster 500 
SW209 Land at Preston Skreens NHS Site & Primary School, 

Minster Road 
Minster 24 

SW212 Land at Bysingwood Primary School, Hazelbrouck 
Road 

Faversham 20 

SW213 Sittingbourne Adult Education Centre, College Road Sittingbourne 26 
SW220 EPS Logistics Technology Ltd, 152 Staplehurst Road Sittingbourne 72 
SW233 Preston Fields, Canterbury Road Faversham 51 
SW312 35 High Street, Milton Regis Sittingbourne 15 
SW318 Adjacent to Manor Road Queenborough 6 
SW325 Plover Road (Thistle Hill) Minster 130 
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SW327 East Hall Farm Sittingbourne 208 
SW328 Rear of Shelduck Close Iwade 98 
SW329 Rear of Coleshall Cottages Iwade 327 
SW330 Stones Farm  Sittingbourne 550 
SW331 Rear of Barnsley Close Sheerness 35 
SW333 West Street Queenborough 80 
SW335 Creekside,  Queenborough 1,763 
SW337 Crown Quay Lane Sittingbourne 500 
SW341 The Butt’s, St. Michael’s Road Sittingbourne 122 
SW342 Swale House and environs, Bell Road / East Street Sittingbourne 80 
SW343 Bell Centre Sittingbourne 49 
SW344 Sainsbury’s, Roman Square Sittingbourne 136 
SW345 Central Avenue Sittingbourne 10 
SW347 Fountain Street, Sittingbourne Sittingbourne 12 
SW348 Land around ‘Focus’ DIY, West Street / Dover Street Sittingbourne 90 
SW349 R/O 71-121 High Street Sittingbourne 71 
SW350 St Michael’s Road, East Street Sittingbourne 16 
SW351 Gas Road Sittingbourne 187 
SW352 109 – 111 Staplehurst Road Sittingbourne 48 
SW401 Former Paper Mill, Mill Way Sittingbourne 150 
SW405 Land at Minster Academy, Admiral Walk Minster 20 
SW413 Land between Brogdale Road and Ashford Road, Perry 

Court 
Faversham 192 

SW433 Land adjoining A2/Western Link, Ospringe Faversham 136 
  TOTAL 8,175 

Source: Swale Borough Council SHLAA  

Major Regeneration Projects 

A number of sites are located within major regeneration areas where in some instances a 
mix of uses is proposed or a project will be brought forward with the support of the public 
sector. The viability assessments seek to examine the feasibility of delivering the residential 
elements of the schemes only and no allowance is made for the delivery of some schemes 
being aided by the public sector or other enabling development. In light of this there is 
some difficulty in accurately assessing when sites may come forward as the dates indicated 
by the viability assessment may not reflect the possibility of other matters aiding in 
scheme delivery. 

 

Following this short introduction the next section of the report sets out our methodology. 
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METHODOLOGY  

This section of the report sets out the methodology used to assess the viability of the sites. 
CBRE has used on residual model, created using Excel, to assess the indicative viability of 
the schemes. The residual model works on the basis of:- 

Gross Development Value 

Less 

Scheme Costs (construction, fees, finance etc…) 

Developer’s profit 

Equals 

Residual Land Value 

This is the approach used widely in the property industry when undertaking the initial 
assessment of schemes. The advantage of the Excel model is that it allows for a range of 
sensitivities and scenarios to be tested very quickly, whilst providing broadly the same 
answer as a scheme that has been subjected to more detailed financial modelling using 
specialist appraisal software such as Argus Developer.  

Please note that the appraisals undertaken are very high level and are intended to provide 
only a broad-brush indication of viability. In order to provide a more detailed assessment 
of value it will be necessary to have site investigations undertaken, cost plans produced, 
schemes designed and a thorough investigation into the local sub markets.  Given the 
number of sites subject to assessment and the limited amount of data available it is not 
feasible to undertake detailed assessments of viability.  It should be noted that the 
valuation advice contained in this report does not constitute a formal Red Book Valuation 
falling within the provisions of the RICS Valuation Standards 6th Edition. 

Proformas 

A number of the sites have been inspected externally by CBRE and a proforma has been 
completed.  In instances where CBRE has not inspected the site we have relied on the 
information provided by the Council. The proforma includes CBRE comments, 
photographs, details of the values used to appraise the scheme and a summary of the 
residual appraisal. The proformas are contained in Appendix 1. 
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APPRAISAL ASSUMPTIONS  

In order to complete the residual valuations it is necessary to make a number of 
assumptions regarding matters such as developer’s profit, build costs, finance, professional 
fees and contingency amongst others. The assumptions used are based on our experience 
of advising on similar residential schemes and other published sources and fall within 
acceptable market tolerances. Below we outline the general assumptions used in the 
assessment of viability. 

Unit Type and Dwelling Mix 

In terms of dwelling type and unit mix for the sites identified in the SHLAA, the following 
density multipliers have been used by the Council when assessing how many units can be 
provided on each site: 

60 dwellings/ha - central urban sites 

50 dwellings/ha - remaining urban sites 

40 dwellings/ha - greenfield sites 

We understand that the density multipliers have been used in association with 
assumptions made on site about site conditions.  For instance if a section of a site could 
not be developed (landscape reasons and so on) the density will have been altered to 
reflect this.  No commentary is provided in the SHLAA in terms of the breakdown between 
flats and houses or the unit sizes, although the Council has informed us that the higher 
densities on central sites will assume smaller units and flats. CBRE has undertaken high 
level market research to assess the dwelling mix for each site and the data regarding this is 
shown on the individual site proformas. This has been conducted to ensure that the 
schemes are reflective of the local market. 

Unit Sizes 

It has been necessary to estimate the approximate size of the units to undertake the 
financial viability modelling. In practice these will vary on a scheme by scheme basis. The 
indicative unit sizes used for this study are as follows:- 

Unit Type Sqm Sqft

Apartments  

Studio 40 431

1 bed 50 538

2 bed 60 646

3 bed 70 753

Houses  

2 bed 80 861

3 bed 95 1,023

4 bed 105 1,130

5 bed 115 1,238

Residential Sales Values 
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The private sales values are assessed at a very high level on a scheme by scheme basis and 
have been estimated by undertaking local market research. Information has been taken 
from a number of sources including property websites and via discussions with local 
agents.  

Sales and Marketing Fees 

Sales agent’s fees have been applied at 1% and legal fees at 0.5% of the gross 
development value. Marketing costs have been applied at 2% of the same. 

Acquisition Costs 

Acquisition costs of 1.5% have been included. This includes agent fees of 1% and legal fees 
of 0.5%. 

Developer’s Profit 

Currently developer’s profit is being applied at 20-25% on costs. Prior to the credit crunch 
it was not unusual to see developer’s profit at 15% on costs (and in some cases lower). For 
the purposes of the appraisals profit has been applied at a rate of 20% on costs. 

Construction Costs 

Build Costs 

Build costs have been extracted from the RICS Building Cost Information Service (BCIS). We 
have used a rate of £130psf for schemes with apartments and £85psf for houses. Build 
costs will vary dependent on the individual characteristics of the scheme and could 
fluctuate significantly from the rates used above. In practice build costs must be assessed 
on a site by site basis but it is considered that the rates used are a reasonable high level 
reflection of the market. 

Abnormals 

We are unable to include costs for items such as remediation, flood mitigation and other 
abnormals without the input of specialist consultants and as such these costs have been 
excluded from the appraisals. Where we have noted that there could be constraints to 
development due to abnormals this has been highlighted on the profomas.     

Professional Fees 

Professional fees, much like build costs, vary dependent upon the complexity of the 
scheme and the way in which the contractor(s) is procured. Typically professional fees can 
range from 7-15% of construction costs.  For the purposes of the appraisals we have 
applied a rate of 10%. 

Planning 

We have assumed that each sample site has the benefit of a full planning consent for the 
development tested. No allowance has been made for planning application fees or 
consultants’ fees in our development appraisals. 

Gross to Net Ratio 

A gross to net ratio of 85% has been applied to apartments and 100% for houses. 
Construction costs are applied to the gross external area and values are applied to the net 
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internal area. In practice the gross to net ratio will vary dependent upon the design of the 
actual scheme. 

Finance 

Development finance has been applied at 6.5%. The rate of finance ultimately depends on 
a number of factors including the standing of the developer and the perceived risk of the 
scheme.  

Developer Contributions 

Affordable Housing 

We have reviewed the Council’s Developer Contributions SPD and note that affordable 
housing should be provided on all schemes of 15 units or more at a minimum level of 
30%.70% of the units will be for affordable rent and 30% for Intermediate housing. The 
SPD also states that the cost of affordable housing will include on-costs and is based on 
50% of open market value. The SPD does not apply different rates of value to the different 
tenures of affordable housing; one would usually expect the intermediate tenure to 
achieve a higher capital value than social rented. For the purposes of the appraisals we 
have applied the guidance set out in the SPD and assessed the value of all affordable 
housing to be 50% of market value.  

Given the current spending restrictions as a result of the recent austerity measures 
implemented by the coalition government, the likelihood of obtaining grant to support the 
development of affordable housing going forward is uncertain. As such we have assumed 
that no affordable housing grant funding is available. This is a significant assumption as 
grant funding could dramatically enhance the viability of a scheme but it is, in our view, 
better to take a more cautious approach to reflect current market conditions. 

S106 Contributions  

The Developers Contribution SPD also includes guidance regarding s106 contributions. 
The policy predominantly applies to developments of 10 dwellings or more and we note 
that there are a range of rates that can be applied and some items can only be assessed 
on a site by site basis. For the purposes of the appraisal we have used an indicative rate of 
£4,000 per unit. 

Sensitivity analysis 

Sensitivity analysis has been carried out to examine the impact of improved market 
conditions. This has been carried out by increasing the unit sales values. In addition 
affordable housing sensitivity analysis has been undertaken to assess the impact that a 
reduction in the contribution could have on scheme viability. The findings from this are 
shown on the site specific proformas and are used to inform the delivery timescales.  
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LAND ACQUISITION COSTS 

In order to determine if a scheme is viable it is necessary to understand what the 
approximate cost of acquiring the land is likely to be. The residual land value generated by 
the appraisal must be greater than the indicative acquisition cost in order for a site to be 
deemed viable. 

CBRE has used the £/per ha approach to assess the indicative cost of acquiring each site.  
In order to do this we have held discussions with local agents, conducted a search for 
comparable residential land sales evidence and reviewed information published by the 
Valuation Office Agency.  

Conversations with local agents indicate that there are very low levels of activity in the land 
market, particularly for residential land. As a result there is limited transactional evidence 
available. We have found five residential land sites currently for sale in the borough, 
highlighted in the table below.  

LOCATION SIZE (HECTARES) ASKING PRICE £ PER HECTARE PLANNING 
STATUS 

Sittingbourne, 
ME10 1.01 £549,995 £543,615 

Without Consent 

East Hall, 
Sittingbourne, 
ME10 0.65 £750,000 £1,158,281 

Outline Consent 

Sittingbourne, 
ME10 7.28 £5,994,000 £822,843 

Without Consent 

Minster, ME12 0.04 £130,614 £3,586,088 Detailed Consent 
Borden, ME9 0.05 £160,000 £3,294,666 Detailed Consent 

Source: UK Land Directory, Building-Plot.org.uk 

The asking prices range from £0.54m per ha to £3.59m per ha which is clearly a very wide 
range and is somewhat skewed by the variation in the site sizes. The sites generating the 
highest rates per ha (Minster and Borden) are very small and fall below the SHLAA 
threshold of 0.15ha. Because of this they have not been relied upon for the purposes of 
this study.  Excluding these sites suggests a land value range of £0.54m to £1.16m per ha. 

The above highlights the difficulty with using the £ per ha approach as it makes no 
allowances for site specific conditions such as size, abnormals, the level of affordable 
housing or other s106 contributions, nor does it take into account the variance in densities. 
However for a high level study such as this it is deemed an appropriate method of 
assessing viability. 

The Valuation Office Agency (VOA) Residential Building Land Report published in January 
2010 provides an average land value of £1.4m per ha for Medway Towns, the nearest 
towns listed in the study.  Whist the Medway Towns are nearby they are not, strictly 
speaking, reflective of Swale.   

There is a paucity of deals in the area to examine and the comparables outlined above 
relate to asking prices not actual deals – pre credit crunch deals are not applicable in 
today’s market.  Discussions with local agents and the limited evidence available suggest a 
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land value range of around £0.5m to £1m per ha in the current market, with price 
depending on size, planning status and location.     

Considering that a range of land values are applicable to the borough we have adjusted 
the indicative land acquisition cost depending on the location of the site. Each postal code 
within the borough has been given an indicative average land value cost, referred to as the 
Postcode Land Value (PLV) and these are as follows:- 

POSTCODE Average Property 
Value 

Land Value (£ per ha) 

ME9 £250,841 £990,000 
ME10 £172,473 £680,000 
ME11 £101,000 £495,000 
ME12 £151,990 £600,000 
ME13 £213,935 £845,000 

Source: Home.co.uk, CB Richard Ellis  

The Land Values have been calculated by assuming that the postcode with highest average 
property price will attract the highest land value.  The PLVs have then been varied in 
accordance with the differential in average house price for each postal area and adjusted 
using our market judgement.   

The above works on the assumption that the SHLAA sites are acquired for development at 
today’s values. We are aware that one of the key inhibitors to development in the current 
market is the historic price paid for land, as values dropped by circa 40% as a result of the 
credit crunch, and this could be the case for none/some/all of the SHLAA sites. In practice 
this could prevent some sites from coming forward as developers/investors will be 
reluctant to crystallise any losses.  

In some instances applying a residential land value may not be the most appropriate way 
to assess the cost of acquiring a site.  For example, where sites are occupied by a business 
it may be necessary to undertake an existing use valuation (by capitalising the rental 
income using an appropriate investment yield) as it is possible that this could exceed the 
residential land value. In cases such as this the value generated by the residual appraisal 
must exceed the existing use value. Given the strategic nature of this study and the limited 
amount of information that is available all sites have been appraised on the assumption 
that they are acquired for the residential land value.  

No investigation of title deeds or reports on title have been undertaken and therefore no 
allowance has been made for matters such as ransom strips, restrictive covenants and 
rights of way /easements in the financial appraisals. These issues, if discovered, could have 
a significant impact on development viability, and in some cases, may render the sites 
incapable or uneconomical to develop. 

 

http://home.co.uk/
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TIMESCALES FOR DELIVERY 

As stated previously we have provided an estimate of when we believe the sites are 
capable of being delivered. The SHLAA time periods are 0-5 years, 6-10 years, 11-15 years 
and 15 years plus. We have assumed that schemes that are currently viable can be 
delivered in the 0-5 year period. To assess the other delivery timescales we have carried 
out sensitivity analysis to determine how much values will need to increase by for a site to 
become viable. This is then benchmarked against house price forecast data to see how 
long it will take for the necessary price increase to occur and our assessment is made 
accordingly. 

We have previously provided to the Council a property market overview containing house 
price forecast research and the findings from this are summarised in the table below. 

South East House Price Forecasts 

2010 2011 2012 2013 2014 
1.5% 1.7% 3.9% 4.8% 6.0% 

Source: Property Consultants 2010 

Based on the data outlined above a site that requires a 10% increase in market value to 
become viable is deemed to be deliverable by 2013 and therefore falls into the 0-5 year 
period. As forecasts can only be made for a limited period (up until 2014) we have used 
our market judgement to assess when/if the site is likely to come forward for development 
if a greater adjustment in market values, than shown in the table above, is required. 

The above approach makes no allowances for any increases in land acquisition costs, 
which are likely to improve if the market picks-up, or construction costs.  The BCIS Index 
forecasts 2.9% construction price growth year on year between Q3 2010 – Q3 2012.  
Thereafter the BCIS recommend a 3.5% increase year on year.  These figures must be 
treated with a note of caution as must the house price forecast above however, it is 
noticeable that based on current trends build cost inflation will out strip house price 
growth until about 2012.   Thereafter the position is reversed and house price growth 
exceeds forecast cost inflation. Generally speaking an increase in values will have a greater 
effect on scheme viability than an increase in construction costs but ideally both should be 
considered when assessing scheme viability. For the purposes of this high level study 
however we have carried out sensitivity analysis on house prices only and used our market 
judgement to assess approximately when the site is likely to be deliverable.  

Note 

There are a large number of high level assumptions that have been used to appraise the 
sites. These assumptions sit within standard market tolerances but cannot reflect the 
conditions specific to each individual site. We have sought to vary land acquisition costs 
and scheme mix dependent upon location and density and have also attempted to obtain 
more localised comparable sales evidence. No changes have been made to the standard 
unit sizes, construction costs (save for Faversham Police Station as we have deemed that 
this property is likely to be suitable for conversion) nor any of the other assumptions 
outlined in this report. The viability of a site can only really be fully assessed when a 
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scheme has been designed, surveys have been undertaken and cost estimates have been 
produced. As such the appraisals can only give a very high level indication of viability and 
must be treated accordingly. 

It should also be noted that there may be in some cases non-financial site specific reasons 
for a site to come forward sooner or later than estimated.  It may be for example, a site is 
cross funded by more lucrative uses or the planning for the site is progressed to make 
scheme delivery more likely, among other reasons.  
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APPRAISAL RESULTS 

This section of the report contains the results of the financial appraisals. Within the tables 
the column entitled ‘Value Increase Required’ sets out our view on how much values will 
need to increase by for a scheme to become viable. This has been assessed by undertaking 
sensitivity analysis. Based on the assumptions outlined in this report we assess the viability 
of the sites, based on their timescales for development, to be as follows:-  

Sites Deemed Suitable for Development 0-5 years 

SHLAA 
Reference 

Site Address Postcode No. of 
units 

Value Increase 
Required 

SW191 Police Station, Church Road, Faversham ME13 12 0% 

SW212 Land at Bysingwood Primary School, 
Hazelbrouck Road, Faversham 

ME13 20 0% 

SW120 Iwade Fruit and Produce ME9 30 0% 

SW122 Iwade Village Centre II ME9 12 0% 

SW039 Land at Shellness Road and Park Ave, 
Leysdown 

ME12 10 0% 

SW114 Halfway Houses Primary School, 
Southdown Road, Halfway, Sheerness 

ME12 60 5% 

SW129 The Bunnybank, Eastchurch ME12 42 0% 

SW132 Land north of High Street, Eastchurch ME12 15 0% 

SW158 Land r/o 33 Highfield Road, Halfway, 
Sheerness 

ME12 24 7% 

SW209 Land at Preston Skreens NHS Site & 
Primary School, Minster Road, Minster 

ME12 24 0% 

SW220 EPS Logistics Technology Ltd, 152 
Staplehurst Road 

ME10 72 0% 

SW169 HBC Engineering Solutions Ltd, Power 
Station Road 

ME12 87 5% 

SW328 Rear of Shelduck Close, Iwade ME9 98 9% 

SW165 Land at Belgrave Road, Minster ME12 140 5% 
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SW046 Land fronting London Road, Ospringe ME13 42 0% 

SW069 Land at north east Sittingbourne ME10 120 0% 

SW096 Land at Lady Dane Farm, Love Lane ME13 140 1% 

SW233 Preston Fields, Canterbury Road, 
Faversham 

ME13 51 0% 

SW413 Land between Brogdale Road and 
Ashford Road, Perry Court 

ME13 192 0% 

SW433 Land adjoining A2/Western Link, 
Ospringe, Faversham 

ME13 136 0% 

SW347 Fountain Street, Sittingbourne ME10 12 10% 

SW312 35 High Street,  Milton Regis ME10 15 3% 

SW331 Rear of Barnsley Close, Sheerness ME12 35 8% 

Sites Deemed Suitable for Development 6-10 years 

SHLAA 
Reference 

Site Address Postcode No. of units Value  Increase 
Required 

SW329 Rear of Coleshall Cottages, Iwade ME9 327 13% 

SW112 St. Bartholomew’s Primary School, Atlee 
Way, Milton Regis 

ME10 29 16% 

SW330 Stones Farm, Sittingbourne ME10 550 14% 

SW113 St Thomas's Primary School, Attlee Way, 
Milton Regis 

ME10 22 15% 

SW318 Adjacent to Manor Road, Queenborough ME11 6 20% 

SW325 Plover Road (Thistle Hill) ME12 130 11% 

SW351 Gas Road, Milton Regis ME10 187 20% 

SW401* Former Paper Mill, Mill Way, 
Sittingbourne 

ME10 150 19% 

SW405 Land at Minster Academy, Admiral Walk, 
Minster 

ME12 20 18% 

SW076* Lydbrook Close, London Road ME10 60 20% 
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Sites Deemed Suitable for Development 11-15 years 

SHLAA 
Reference 

Site Address Postcode No. of units Value Increase 
Required 

SW025 Land at ‘Nil Desperandum’, Rushenden 
Hill, Rushenden 

ME11 22 39% 

SW327 East Hall Farm, Sittingbourne ME10 208 26% 

SW104 Land at Great Grovehurst Farm, 
Sittingbourne 

ME10 130 28% 

SW194 Land at Cowstead Corner, Lower Road, 
Minster 

ME12 500 28% 

SW333 West Street, Queenborough ME11 70 35% 

SW040 Land north of Quinton Road, 
Sittingbourne 

ME10 750 28% 

SW111 Milton Pipes, Crooks Lane Site, 
Sittingbourne 

ME10 190 24% 

SW013 Transit Works, Power Station Road, 
Sheerness 

ME12 42 21% 

SW071 Frognal Lane, Teynham ME9 300 36% 

SW144 Land at east Station Road, Teynham ME9 120 38% 

 

Sites Deemed Suitable for Development 15+ years 

SHLAA 
Reference 

Site Address Postcode No. of units Value Increase 
Required 

SW005 The Foundry, Rushenden Road, 
Queenborough 

ME11 37 99% 

SW335* Creekside, Queenborough ME11 1870 96% 

SW337 Crown Quay Lane, Sittingbourne ME10 500 42% 

SW341 The Butt’s, St. Michael’s Road, 
Sittingbourne 

ME10 122 108% 

SW342* Swale House and environs, Bell Road / 
East Street, Sittingbourne 

ME10 80 71% 

SW343* Bell Centre, Sittingbourne ME10 49 105% 
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SW344* Sainsbury’s, Roman Square, 
Sittingbourne 

ME10  136 111% 

SW345 Central Avenue, Sittingbourne ME10 10 64% 

SW140 Land and buildings at Parsonage Farm, 
Newington 

ME9 15 52% 

SW348 Land around ‘Focus’ DIY, West Street / 
Dover Street, Sittingbourne 

ME10 90 59% 

SW352 109-111 Staplehurst Road, 
Sittingbourne 

ME10 48 57% 

SW349 R/O 71 – 121 High Street, Sittingbourne ME10 71 97% 

SW213 Sittingbourne Adult Education Centre, 
College Road, Sittingbourne 

ME10 26 92% 

SW350 St Michael’s Road, East Street ME10 16 60% 

* A number of sites may have the potential to come forward sooner or later than estimated 
through the viability modelling.  This may relate to site specific issues, possible cross 
funding of residential development by more lucrative uses or due to the sites progression 
through the planning process.  There may other sites that are not highlighted which could 
fall into this category.   
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CONCLUSIONS 

The findings of this strategic study suggest that the council has a steady supply of 
deliverable housing land over the 15 year SHLAA time period. The CBRE forecast for 
financial deliverability is based on our estimate as to when a site is likely to be ready for 
development i.e. the date when construction begins. It does not estimate when the 
individual units within each scheme will come forward and it is likely that some schemes 
will straddle the SHLAA time periods. Based on the assumptions outlined in this report we 
assess that the following sites could be capable of being developed within the SHLAA 
timescales:- 

0-5  YEARS 6-10  YEARS 11 – 15  YEARS 15  YEARS + 

 Police Station, 
Church Road, 
Faversham 

 Rear of Coleshall 
Cottages, Iwade 

 Land at ‘Nil 
Desperandum’, 
Rushenden Hill, 
Rushenden 

 The Foundry, 
Rushenden Road, 
Queenborough 

 Land at 
Bysingwood 
Primary School, 
Hazelbrouck 
Road, Faversham 

 Stones Farm, 
Bapchild 

 Milton Pipes, 
Cooks Lane 
Site, 
Sittingbourne 

 Land and 
buildings at 
Parsonage Farm, 
Newington 

 Iwade Fruit and 
Produce 

 St Thomas's 
Primary School 

 East of Station 
Road, Teynham 

 Land around 
‘Focus’ DIY, West 
Street / Dover 
Street, 
Sittingbourne 

 Iwade Village 
Centre II 

 Adjacent to 
Manor Road, 
Queenborough 

 East Hall Farm, 
Sittingbourne 

 Sittingbourne 
Adult Education 
Centre, College 
Road, 
Sittingbourne 

 Land at Shellness 
Road and Park 
Ave, Leysdown 

 Plover Road 
(Thistle Hill) 

 Land at Great 
Grovehurst 
Farm, 
Sittingbourne 

 Creekside, 
Queenborough 

 Halfway Houses 
Primary School, 
Southdown Road, 
Halfway, 
Sheerness 

 Gas Road, Milton 
Regis 

 Land at 
Cowstead 
Corner, Lower 
Road, Minster 

 Crown Quay 
Lane, 
Sittingbourne 

 The Bunnybank, 
Eastchurch 

 Former Paper 
Mill, Mill Way, 

 West Street, 
Queenborough 

 The Butt’s, St. 
Michael’s Road, 
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Sittingbourne Sittingbourne 

 Land north of 
High Street, 
Eastchurch 

 
 Frognal Lane, 

Teynham 
 

0-5  YEARS 6-10  YEARS 11 – 15  YEARS 15  YEARS + 

 Land r/o 33 
Highfield Road, 
Halfway, 
Sheerness 

 Land at Minster 
Academy, Admiral 
Walk, Minster 

 Land north of 
Quinton Road, 
Sittingbourne 

 

 Swale House and 
environs, Bell 
Road / East 
Street, 
Sittingbourne 

 Land at Preston 
Skreens NHS Site 
& Primary School, 
Minster Road, 
Minster 

 Lydbrook Close, 
London Road 

  Bell Centre, 
Sittingbourne 

 EPS Logistics 
Technology Ltd, 
152 Staplehurst 
Road 

 St Bartholomew’s 
Primary School, 
Atlee Way, Milton 
Regis 

  Sainsbury’s, 
Roman Square, 
Sittingbourne 

 HBC Engineering 
Solutions Ltd, 
Power Station 
Road 

   Central Avenue, 
Sittingbourne 

 Rear of Shelduck 
Close, Iwade 

   R/O 71 – 121 
High Street, 
Sittingbourne 

 Land at Belgrave 
Road, Minster 

   109-111 
Staplehurst Road, 
Sittingbourne 

 Land fronting 
London Road, 
Ospringe 

   St Michael’s 
Road, East Street 

 Land at north 
east 
Sittingbourne 

   

 Land at Lady 
Dane Farm, Love 
Lane 

   

 Preston Fields,    
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Canterbury Road, 
Faversham 

 Transit Works, 
Power Station 
Road, Halfway 

   

 Land between 
Brogdale Road 
and Ashford 
Road, Perry Court 

   

0-5  YEARS 6-10  YEARS 11 – 15  YEARS 15  YEARS + 

 Land adjoining 
A2/Western Link, 
Ospringe, 
Faversham 

   

 Fountain Street, 
Sittingbourne 

   

 35 High Street,  
Milton Regis 

   

 Rear of Barnsley 
Close, Sheerness 

   

Source: CB Richard Ellis  

The majority of sites tested are deemed capable of delivery within the 0-5 year timescale, 
subject of course to being able to obtain vacant possession and market forces.  

The residual appraisals used to appraise the schemes are high level and are only intended 
to give a broad-brush indication of viability. The assessment has been based on the 
assumption that the sites contain 30% affordable housing, they are acquired for their 
residential land value and no allowances have been made for abnormal items or costs. In 
reality the viability of schemes will be affected by the presence of abnormals, such as 
contamination or the need to allow for flood mitigation, and viability could be enhanced 
by developers seeking to reduce the level of affordable housing. In addition some sites will 
need to be assessed on the basis of their existing use value as opposed to the residential 
land value.  As such the delivery of some schemes could be restricted by the 
aforementioned issues but these can only be assessed on a site by site basis. 

Where schemes are marginal developers are likely to try to value engineer schemes, 
typically by reducing costs, but this has not been reflected in our approach. As well as the 
above the viability of sites could be further improved in the following circumstances: 

 Public sector funding – the provision of affordable housing grant funding could serve 
to enhance viability. Other forms of gap funding to pay for items such as abnormals, 
infrastructure or short falls in profitability will also help. 
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 Improved market conditions – any improvement in market conditions should also have 
a positive impact on viability.  

 Higher value enabling development – where other uses, such as a Foodstore or 
perhaps large retail units, that are included as part of the scheme delivers such 
significant value that they enable the residential elements of the scheme to be 
delivered. 

The delivery of each site is ultimately determined by a multitude of factors including land 
owner aspirations, site specific conditions, the possible need to relocate existing users and 
the state of the development market and economy in general. As such we cannot say with 
absolute certainty that the sites will be brought forward for development in line with the 
timescales above. Some may for example be delivered sooner: others potentially later than 
assessed due to specific reasons. What we have done is made an informed high level 
estimate, using reasonable market assumptions, to assess the financial deliverability of the 
SHLAA sites. 
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