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INTRODUCTION 

CB Richard Ellis has been instructed by Swale Borough Council, herein referred to as the 
Council, to update its 2008/09 Strategic Housing Land Availability Assessment (SHLAA) and 
in particular to assess the financial deliverability of the identified sites.  

Methodology 

In order to meet the Council’s objectives CB Richard Ellis has carried out a high level 
inspection of each site, collated property market data from a range of sources including 
property websites and the Land Registry and will use this data to undertake broad brush 
appraisals on the subject sites.  

CB Richard Ellis has carried out anecdotal research into the local market and has also held 
detailed discussions with local agents to ascertain an ‘on the ground’ understanding of the 
dynamics that underpin each sub region, and the typical purchaser profile relevant to each 
sub sector. 

The borough of Swale has been divided according to postcode and housing market data 
has been collated for each postal code. Within each postal code we identify the locations 
within the borough to which the post code is relevant and list the sites included in the 
SHLAA.   

We include data outlining how the local markets have performed between April 2000 to 
July 2010 (the date range for which data was available when the market report was initially 
undertaken – it is unlikely that values have changed significantly since July 2010) with 
regard to average property prices and the average number of annual sales. This 
information will enable us to understand how the local markets have been affected by the 
recession and assess how the areas could perform going forward.  

We also include data showing how particular unit types (detached, semi detached, terraced 
houses and flats) have performed over the corresponding period and this will enable us to 
understand the local demand profile.  

We have reviewed the ‘Strategic Housing Market Assessment for the East Kent Sub Region’ 
(SHMA) and note that the borough has been divided into the following sub markets:- 

 Sheerness/Minster 

 East Sheppey 

 Sittingbourne 

 Faversham/East Kent Rural Area 

For the purposes of this detailed property market review CBRE has paid due regard to the 
market sub sectors identified in the SHMA. However we have undertaken our review of the 
borough based on postal codes as mentioned above. The reason for undertaking the 
review using postcodes is due to the availability of data. For example the Land Registry 
website contains options to search for average property price by postcode, local authority 
or region. It does not show data for local settlements such as Sheerness or East Sheppey. 
Fortunately the postcode approach in this instance broadly correlates with the market sub 
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sectors identified in the SHMA except with regard to Sittingbourne, which is covered by 
two postcodes, ME9 and ME10, and allows for comparisons between Sittingbourne Town 
(ME10) and its rural surrounds (ME9). The postal codes examined in this study are as 
follows:- 

 

 

POSTAL AREA RELEVANT LOCATIONS 

ME9 Rural parts of Sittingbourne, Iwade, Upchurch, Newington, 
Milstead and Teynham.  

ME10 Covers the town of Sittingbourne including Milton Regis and 
Kemsley 

ME11 Queenborough and Rushenden on the Isle of Sheppey 

ME12 Isle of Sheppey including Sheerness, Minster, Leysdown and 
Warden.  

ME13 Faversham & Rural Parts of East Swale including Boughton, 
Oare, Selling and Eastling 

The map below shows the location of the postal zones. 
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Postal Zones Map 

 

Source :CB Richard Ellis, Hometrack 

Small parts of Swale Borough fall within postcodes ME8, CT2 and TN27 however these 
postcodes predominantly reflect values relevant to Rainham (ME8), Canterbury (CT2) and 
the outskirts of Ashford (TN27). As such house price information from these postal codes 
has not been included.   

Within each postcode we include the views of local agents. This enables us to have an ‘on 
the ground’ understanding of the local market and the typical purchaser profile relevant to 
each sub sector. In addition we also make a recommendation on the purpose and quality 
of housing as per the Core Strategy consultation document. This states that the purpose 
and context for development needs to be considered, including its contribution to the 
character of the environment within which it is to be placed. In broad terms the strategy 
looks to housing development to affect a locality for one or more of the following reasons; 
namely to:  

 Create: extending or re-balancing the housing stock, market offer and appeal.  Design 
is in a leading role to achieve this.  

 Reinforce: not changing an area's housing offer.  Design protects and enhances 
existing characteristics.  

 Restore: improving an area's offer when in decline or stress to improve overall market 
appeal and to create confidence in the housing offer. Design to play a leading role and 
could lead change on an urban renewal basis in some areas.  

The next section of the report contains the postcode review.  
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ME9 POSTAL AREA 

The post code ME9 covers a large area of Swale.  This includes rural parts of Sittingbourne, 
Iwade, Upchurch, Newington, Milstead and Teynham.  

Sites Identified in the SHLAA 

The draft Swale SHLAA identifies 5 sites to come forward for residential development 
within the ME9 postcode. The table below highlights these sites and the proposed number 
of units for each.  
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Site 
Reference 

Site Address Number of 
units 

SW071 Frognal Lane, Teynham 300 

SW120 Iwade Fruit and Produce 30 

SW122 Iwade Village Centre II 12 

SW140 Land and buildings at Parsonage Farm, Newington 15 

SW144 Land at east Station Road, Teynham 120 

SW328 Rear of Shelduck Close, Iwade 98 

SW329 Rear of Coleshall Cottages, Iwade 327 

 Total 902 

Source: Swale SHLAA, CBRE 

According to home.co.uk the average selling price for a residential property in the ME9 
postcode (as of July 2010) was £250,841.  The graph below shows how average prices have 
performed since April 2000. 

Graph: Average Property Prices in ME9 (£000’s) 
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Source: Home.co.uk; CB Richard Ellis  

Table: Average Property Price Changes in ME9  
Apr-00 Jul-10 CHANGE

 Detached £231,768 £338,550 46%
 Semi £95,663 £224,300 134%
 Terraced £70,940 £182,877 158%
 Flat £44,995 - -
 All £167,170 £250,841 50%  

The table and graph above highlight the price changes in the last 10 years across the 
different types of property in ME9.  The greatest increase in price came from terraced 
houses, experiencing a change of 158% over the 10 year period. Overall residential prices 
peaked in 2006 at c. £285,000 for all property and dropped to a low of c. £190,000 in Q4 
2007/Q1 2008. However, the most significant price fall was for detached houses from Q4 
2008 to Q2/3 2009, a 38% drop from peak to trough. There has been a 50% increase in 
average house prices over the 10 year period.   
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The numbers of properties sold each month in ME9 has dropped since the peak in 2002-
2004.  The table and graph below show the number of properties sold in ME9 in July 2010 
is 22% less than the number sold in April 2000.  However, the number of properties sold 
has increased by c. 383% since Q4 2008 where there was a low of c. 6 sold. 

 

In July 2010 there were no sales of flats in ME9 and this is predominantly due to the fact 
that there are very few flats within the postal district.  Detached and semi-detached houses 
accounted for 35% of sales and terraced housing the remaining 30%.   

Table: Change in Number of Properties Sold in ME9  
Apr-00 Jul-10 CHANGE

Detached 22 10 -55%
Semi 3 10 233%
Terraced 10 9 -10%
Flat 2 0 -100%
All 37 29 -22%  
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Graph: Number of Properties Sold in ME9   

 

Local Agents’ View 
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As this is a large postcode and a number of the villages do not contain local agents, the 
majority of these comments gathered refer to Iwade.  Demand is reported to have slowed 
slightly, but this is usual at this time of year.  Despite this, agents are still reporting a good 
number of viewings and enquiries.  Demand is mainly for new build property which forms 
a large part of the housing market in Iwade.  In terms of unit types, demand is also largely 
for 3 bed town houses and 4 bed detached houses, with flats proving very difficult to sell. 
This is largely due to first-time buyers finding it difficult to secure a mortgage at present 
and buyers’ preference for freehold houses rather than flats which are quite often 
leasehold.  There are a number of key worker schemes in Iwade which largely consist of 2 
or 3 bed semi-detached houses.   

 

Demand for houses in Iwade largely comes from young families and commuters who work 
in London.  Young families are particularly attracted to Iwade by the good nursery 
provision in the town.  There is not much of an investment market in Iwade, although there 
is investor interest when repossessions come onto the market where there is the possibility 
of achieving good value for money.  Investors tend to buy in Kemsley or the Isle of 
Sheppey as prices are higher in Iwade which makes it more difficult to get into the buy-to-
let market.  

Main Issues 

The ME9 postcode has relatively high average prices and reasonable levels of demand; as 
such the market is reasonably strong.  Going forward the aspiration could be to encourage 
the development of good quality family housing, for which the greatest local demand 
exists.  

Purpose and Quality of Housing; CBRE Recommendation: 

 Reinforce: not changing an area's housing offer.  Design protects and enhances 
existing characteristics.  
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ME10 POSTAL AREA 

The post code ME10 covers the town of Sittingbourne including Milton Regis and Kemsley.   

Sites Identified in the SHLAA 

The draft Swale SHLAA identifies 11 sites to come forward for residential development in 
ME10. The ‘East Hall Farm’ site is predominantly in ME10 but crosses into ME9. The table 
below highlights these sites and the proposed number of units for each.  

SITE 
REFERENCE  

SITE ADDRESS  NUMBER 
OF UNITS  

SW040 Land north of Quinton Road, Sittingbourne 750 

SW069 Land at north east Sittingbourne 120 

SW076 Lydbrook Close, London Road 60 

SW104 Land at Great Grovehurst Farm, Sittingbourne 130 

SW111 Milton Pipes, Crooks Lane Site, Sittingbourne 190 

SW112 St. Bartholomew’s Primary School, Atlee Way, Milton Regis 29 

SW113 St Thomas's Primary School, Attlee Way, Milton Regis 22 

SW213 Sittingbourne Adult Education Centre, College Road, 
Sittingbourne 

26 

SW220 EPS Logistics Technology Ltd, 152 Staplehurst Road 72 

SW312 35 High Street,  Milton Regis 15 

SW327 East Hall Farm, Sittingbourne 208 

SW330 Stones Farm, Sittingbourne (part of this site is in ME10) 550 

SW337 Crown Quay Lane, Sittingbourne 500 

SW341 The Butt’s, St. Michael’s Road, Sittingbourne 122 

SW342 Swale Hous and environs, Bell Road / East Street, Sittingbourne 80 

SW343 Bell Centre, Sittingbourne 49 

SW345 Central Avenue, Sittingbourne 10 

SW347 Fountain Street, Sittingbourne 12 

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

90 
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SW349 R/O 71 – 121 High Street, Sittingbourne 71 

SW350 St Michael’s Road, East Street 16 

SW351 Gas Road, Milton Regis 187 

SW352 109-111 Staplehurst Road, Sittingbourne 48 

SW401 Former Paper Mill, Mill Way, Sittingbourne 150 

SW344 Sainsbury’s, Roman Square, Sittingbourne 136 

 TOTAL 3,643 

Source: Swale SHLAA & CBRE  

According to home.co.uk the average selling price for a residential property in ME10 (as of 
July 2010) was £172,473.   
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Graph: Average Property Prices in ME10 (£000’s) 

 

 

Source: Home.co.uk; CB Richard Ellis  

Table: Average Property Price Changes in ME10  
Apr-00 Jul-10 CHANGE

 Detached £124,167 £270,700 118%
 Semi £85,244 £169,214 99%
 Terraced £58,652 £125,477 114%
 Flat £42,289 £96,749 129%
 All £82,277 £172,473 110%  

The table and graph above highlight the price changes in the last 10 years across the 
different types of property in ME10.  The greatest increase in price came from flats, 
experiencing a change of 129% over the 10 year period. Overall residential prices peaked 
in Q4 2007 at c. £175,000 for all property and dropped to a low of c. £140,000 in Q4 
2008/Q1 2009. However, the most significant price fall was for detached houses from Q4 
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2007 to Q1 2009, a 33% drop from peak to trough. There has been a 110% increase in 
average house prices over the 10 year period.   

The numbers of properties sold each month in ME10 has dropped since the peak in Q3/4 
2007 where c. 233 properties were sold.  The table and graph below show the number of 
properties sold in ME10 in July 2010 is 52% less than the number sold in April 2000.  
However, the number of properties sold has increased by c. 233% since Q4 2008 where 
there was a low of c. 15 sold. 

At present semi-detached houses account for 44% of properties sold in ME10 with 
terraced housing next, accounting for 27% of total sales. 

Table: Change in Number of Properties Sold in ME10  
Apr-00 Jul-10 CHANGE

Detached 22 10 -55%
Semi 41 21 -49%
Terraced 34 13 -62%
Flat 6 4 -33%
All 103 48 -52%  
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Graph: Number of Properties Sold in ME10 

 
 

Local Agents’ View 

Local agents report that there are currently fewer enquiries, but those who are enquiring 
are more serious buyers and are in a position to buy.  Demand is for a mixture of units with 
the emphasis being on competitive pricing.  The strongest demand is for 3 bed houses but 
there is also demand for 1 and 2 bed flats as well as larger houses. According to agents, 
the only properties which are not selling well are those that are over-priced.  The type of 
buyer in Sittingbourne is very varied.  The largest group is young families often with 1 / 2 
children who are looking for a 3 bed house.   The investment market in Sittingbourne is 
quite strong and, again, investor demand is for a variety of units from 1 or 2 bed flats to 3 
bed houses.  

MAIN ISSUES 
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Going forward the opportunity to provide a mix of quality housing types and unit sizes 
exists across the ME10 postcode. Prices are affordable and there are reasonable levels of 
demand from a range of consumers. Viability is key as local buyers are value driven. 

Purpose and Quality of Housing; CBRE Recommendation: 

 Create: extending or re-balancing the housing stock, market offer and appeal.  Design 
is in a leading role to achieve this.  
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ME11POSTAL AREA 

The post code ME11 covers Queenborough and Rushenden on the Isle of Sheppey.   

Sites Identified in the SHLAA 

The draft Swale SHLAA identifies 5 sites to come forward for residential development in 
ME11. The table below highlights these sites and the proposed number of units for each.  

SITE 
REFERENCE  

SITE ADDRESS  NUMBER OF UNITS  

SW005 The Foundry, Rushenden Road, Queenborough 37

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

22

SW318 Adjacent to Manor Road, Queenborough 6

SW333 West Street, Queenborough 70

SW335* Creekside, Queenborough 1870

  TOTAL 2,005
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Source: Swale SHLAA & CBRE  

According to home.co.uk the average selling price for a residential property in ME11 (as of 
June 2010) was £101,000.  This average figure is based solely on terraced house prices, as 
there have been limited sales in the post code area.  

 

Graph: Average Property Prices in ME11 (£000’s) 

 

Source: Home.co.uk; CB Richard Ellis  

Due to the limited number of sales in the locality the graph above appears to be skewed 
therefore very few conclusions can be accurately drawn from this information.  

Table: Average Property Price Changes in ME11 
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Apr-00 Jun-10 CHANGE
 Detached - - -
 Semi £51,167 - -
 Terraced £43,167 £101,000 134%
 Flat £37,497 - -
 All £44,750 £101,000 126%  

The table and graph above highlight the price changes in the last 10 years across the 
different types of property in ME11.  Due to the limited sale of properties in this post code 
the only increase monitored over the duration of the 10 years has been for terraced 
housing, which has experienced a price change of 126%.  From the graph, the residential 
property prices peaked in Q4 2006 at c. £145,000 and fell to c. £75,000 in Q4 2009 / Q1 
2010. This price change represents an approximate peak to trough of 48%.  

The numbers of properties sold each month in ME11 over the last 10 years has not 
reached more than 15 per month.  The peak sales were reached in Q3 2007 at 14 in a 
month, but have since dropped to a low of 0 per month in Q4 2009.  Data shows 3 sales in 
June 2010 all attributed to terraced houses.  

 
 

 Pa
ge

 14
 

Table: Change in Number of Properties Sold in ME11 
Apr-00 Jun-10 CHANGE

Detached 0 0 0%
Semi 3 0 -100%
Terraced 3 3 0%
Flat 2 0 -100%
All 8 3 -63%  

 

Graph: Number of Properties Sold in ME11 

 

Local Agents’ View 

According to local agents, Queenborough and the surrounding ME11 is an up and coming 
area. Although they state that properties are on the market longer than in other locations 
on the Isle of Sheppey, demand has increased over the past couple of years, in particular 
for 2 and 3 bed semi-detached houses. Agents believe that within ME11, Rushenden 
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properties can expect to achieve 20% less than those in Queenborough.  The buyer 
demand profile is mixed but the most demand comes from young families, who cannot 
afford to purchase residential property in ME12. The buy to let market is active especially 
with first time investors and properties priced below £100,000.  

Main Issues 

Property is this location is very affordable but the market could improve with the provision 
of better designed and better quality housing. This could be enhanced by improvements 
to the public realm in the local area. It is important that future provision is linked to 
demand, which exists for predominantly 3 bed family housing but also flats. Given that 
values are at the lower end of the scale development in this area could be marginal. The 
Council may wish to encourage the development of greater levels of private housing in 
order to enhance scheme viability.  

Purpose and Quality of Housing; CBRE Recommendation: 

 Restore: improving an area's offer when in decline or stress to improve overall market 
appeal and to create confidence in the housing offer. Design to play a leading role and 
could lead change on an urban renewal basis in some areas.  
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ME12 POSTAL AREA 

The post code ME12 covers a number of locations on the Isle of Sheppey including 
Sheerness, Minster, Leysdown and Warden.  

Sites Identified in the SHLAA 

The draft Swale SHLAA identifies 12 sites to come forward for residential development in 
ME12. The table below highlights these sites and the proposed number of units for each.  

SITE 
REFERENCE  

SITE ADDRESS  NUMBER OF 
UNITS  

SW013 Transit Works, Power Station Road, Sheerness 42 

SW039 Land at Shellness Road and Park Ave, Leysdown 10 

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

60 

SW129 The Bunnybank, Eastchurch 42 

SW132 Land north of High Street, Eastchurch 15 

SW158 Land r/o 33 Highfield Road, Halfway, Sheerness 24 

SW165 Land at Belgrave Road, Minster 140 

SW169 HBC Engineering Solutions Ltd, Power Station Road 87 

SW194 Land at Cowstead Corner, Lower Road, Minster 500 

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

24 

SW325 Plover Road (Thistle Hill) 130 

SW331 Rear of Barnsley Close, Sheerness 35 

SW405 Land at Minster Academy, Admiral Walk, Minster 20 

 Total 1,129 

Source: Swale SHLAA & CBRE  

According to home.co.uk the average selling price for a residential property in ME12 (as of 
July 2010) was £151,990.   
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Graph: Average Property Prices in ME12 (£000’s) 
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Table: Average Property Price Changes in ME12  
Apr-00 Jul-10 CHANGE

 Detached £105,499 £202,000 91%
 Semi £66,974 £143,864 115%
 Terraced £50,624 £127,351 152%
 Flat £27,000 £55,667 106%
 All £73,339 £151,990 107%  

 

Source: Home.co.uk; CB Richard Ellis  

The table and graph above highlight the price changes in the last 10 years across the 
different types of property in ME12.   The greatest increase in price came from terraced 
houses, experiencing a change of 152% over the 10 year period. Overall residential prices 
peaked in Q3/4 2007 at c. £180,000 for all property and dropped to a low of c. £130,000 in 
Q4 2008. However, the most significant price fall was for detached houses from Q4 2007 to 
Q1/2 2009, a 32% drop from peak to trough. There has been a 107% increase in average 
house prices over the 10 year period.   

The numbers of properties sold each month in ME12 has dropped since the peak in Q4 
2007 where c. 108 properties were sold.  The table and graph below show the number of 
properties sold in ME12 in July 2010 is 57% less than the number sold in April 2000.  
However, the number of properties sold has increased by c. 260% since Q4 2008 where 
there was a low of c. 10 sold.  

At present detached houses account for 34% of properties sold in ME12 with semi-
detached housing next, accounting for 31% of total sales. 

Table: Change in Number of Properties Sold in ME12 
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Apr-00 Jul-10 CHANGE
Detached 28 12 -57%
Semi 20 11 -45%
Terraced 32 9 -72%
Flat 1 3 200%
All 81 35 -57%  

Graph: Number of Properties Sold in ME12 
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Local Agents’ View 

 
 

 

According to local agents there is an active residential investment market in ME12.  There 
is a stronger buy to let market than in ME11 with a significant number of rental properties 
on offer.  Agents believe there is more demand in ME12 than in ME11 for 3 bedroom 
detached and semi-detached houses as a result of more families looking to buy in the 
postcode. There is established demand and property in the postcode can expect to 
achieve 10/15% more than in ME11, at present there are a number of residential 
developments coming forward in Minster.   

Main Issues 

Within the ME12 postcode demand is greatest for family housing. Future development of 
quality family housing that reflects the character of the area should be encouraged. If 
opportunities arise to improve design and/or levels of sustainability these should be taken. 

Purpose and Quality of Housing; CBRE Recommendation: 

 Reinforce: not changing an area's housing offer.  Design protects and enhances 
existing characteristics.  

ME12 SUB MARKET ANALYSIS 

In addition to carrying out the review of the ME12 postcode as a whole, CBRE has also 
been instructed to carry out further analysis on the Isle of Sheppey sub markets of Minster, 
Sheerness and East Sheppey and to make recommendations regarding the Purpose and 
Quality of Housing for each sub sector. Via discussions with local agents we understand 
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that one of the key factors for the differences in the region is the type of properties found 
within each sub market. This is examined in further detail below. 

Minster 

Within the ME12 postcode Minster has the largest residential settlement and it is therefore 
no surprise that, according to local agents, it has the highest levels of demand amongst 
owner occupiers. It achieves relatively high sales values of c.£185k on average compared to 
Sheerness c.£150k. Minster contains predominantly detached and semi–detached family 
houses, with very little stock in the way of flats, and the provision of this type of property is 
a key reason why it is popular amongst those seeking a family home. Conversely however 
it is not the most popular location amongst those seeking to rent and therefore interest 
from buy-to-let investors is muted. The fact that it is not in close proximity to a train 
station is the main reason for the less buoyant rental market.  In light of the above the 
recommendation for this sub market regarding the purpose and quality of housing is 
Reinforce. The properties provided in this location (predominantly family houses) are in 
line with market demand as such it is our view that the development of good quality family 
housing should continue to be encouraged.  

Sheerness 

Sheerness is, according to local agents, a less popular location than Minster for owner 
occupiers but it is the location of choice for those seeking to rent, and therefore buy-to-let 
investors. The demand from renters arises due to the affordable nature of property and the 
proximity of Sheerness-on-Sea train station, which provides an accessible form of public 
transport into and out of the area. Values across the location vary and are relatively low 
towards areas such as Blue Town. This is partly attributable to the number of 
commercial/industrial properties in and around the area as a result of Sheerness’s 
industrial heritage. The most common property type in Sheerness according to 
Home.co.uk is terraced houses followed by semi-detached houses, flats and lastly 
detached houses. In light of the above the recommendation for this sub market regarding 
the purpose and quality of housing is Reinforce. This is because the type of housing on 
offer in the area is in line with demand but where opportunities arise to enhance the 
quality of the offer and level of sustainability these should be taken, subject of course to 
viability.  

East Sheppey 

The east Sheppey property market is predominantly made-up of holiday homes/parks as 
well as owner occupied property. Average prices in the area are the lowest in the sub-
region coming in at circa £135k. According to local agents it is the least popular location 
on the Isle of Sheppey amongst owner occupiers and renters. The reasons given for this 
are because the area is more rural in its make-up and it is not well located for access to the 
railway station.  

Agents have stated that Eastchurch and Bay View are not as popular as they once were, as 
a result of the factors stated above and also because little new build stock has come to the 
market. However, agents believe that if new stock is provided there would be no reason 

http://home.co.uk/
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why it would not sell if priced realistically. However they are aware that viability issues (due 
to the low values), and the number of holiday/caravan parks appear to have hindered the 
provision of new stock. The recommendation for this sub market regarding the purpose 
and quality of housing is Restore. The housing market in the location is not faring well and 
consideration needs to be given to improving it to enable the appeal of the location to be 
enhanced and for development to become a more viable proposition. 

ME12 PROSPECTS FOR MARKET RECOVERY  

Further on in this report CBRE seeks to examine when each postal area within Swale is 
likely to recover from the property market downturn. It is necessary to review this section 
to fully understand the methodology used in the assessment undertaken below. 

Based on the results of the financial viability analysis undertaken on the SHLAA sites we 
came to the view that the ME12 postcode will begin to recover from the downturn in 2012. 
Given that the sub markets of ME12 have been examined in more detail above it is 
deemed appropriate that the prospects for market recovery for Sheerness, Minster and 
East Sheppey are examined in greater detail too. 

In order to assess the approximate timescales for market recovery CBRE has undertaken a 
number of sample appraisals for each sub market using the average house price for each 
sub market. Please note that the results of this analysis may differ from the postcode wide 
analysis contained later in this report as the SHLAA sites have been appraised by applying 
localised market evidence i.e. sales and asking price information from nearby properties, as 
opposed to average sales values for the postal code. Based on the above the following 
indicative timescales for market recovery have been assessed for the ME12 sub-markets.  

Location  Timescale for Market Recovery 

Minster 2012 onwards 

Sheerness 2014 onwards 

East Sheppey 2015 onwards 

 

The table above shows that the timescales for market recovery are closely linked to house 
prices, with the higher value area of Minster likely to be the first to recover from the 
property market downturn and the lower value areas Sheerness and East Sheppey taking 
longer. Any intervention by the public sector, in the form of market stimulus initiatives, is 
likely to improve the timescale for market recovery.  
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ME13 POSTAL AREA 

The post code ME13 covers Faversham and rural parts of east Swale including Boughton, Oare, 
Selling and Eastling 

Sites Identified in the SHLAA 

The draft Swale SHLAA identifies 2 sites to come forward for residential development in 
ME13. The table below highlights these sites and the proposed number of units for each. 
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SITE 
REFERENCE  

SITE ADDRESS  NUMBER OF UNITS  

SW191 Police Station, Church Road, Faversham 12 

SW046 Land fronting London Road, Ospringe 42 

SW096 Land at Lady Dane Farm, Love Lane 140 

SW212 Land at Bysingwood Primary School, Hazerbrouck 
Road, Faversham 

20 

SW233 Preston Fields, Canterbury Road, Faversham 51 

SW413 Land between Brogdale Road and Ashford Road, 
Perry Court 

192 

SW433 Land adjoining A2/Wester Link, Ospringe, Faversham 136 

 Total 593 

 Source: Swale SHLAA & CBRE  

According to home.co.uk the average selling price for a residential property in ME13 (as of 
July 2010) was £213,935. 

Graph: Average Property Prices in ME13 (£000’s) 
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Table: Average Property Prices Changes in ME13 
Apr-00 Jul-10 CHANGE

 Detached £166,494 £347,000 108%
 Semi £99,344 £217,400 119%
 Terraced £83,756 £154,500 84%
 Flat £55,000 £133,333 142%
 All £102,304 £213,935 109%  
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The table and graph above highlight the price changes in the last 10 years across the 
different types of property in ME13.   The greatest increase in price came from flats, 
experiencing a change of 142% over the 10 year period. Overall residential prices peaked 
in Q2 2009 at c. £300,000 for all property; however this would appear to be an anomaly 
because the average price for semi-detached houses reached over £1 million and there 
were limited properties sold during that period.  Excluding this, the overall residential 
prices peaked at c. £254, 000 in Q4 2007 and dropped to a low of c. £150,000 in Q4 2008. 
However, the most significant price fall was for detached houses from Q4 2008 to Q1 2009, 
a 40% drop from peak to trough. There has been a 109% increase in average house prices 
over the 10 year period.   

The table and graph below show the number of properties sold in ME13 in July 2010 is 
34% less than the number sold in April 2000.  However, the number of properties sold at 
Q1 2010 was c. 350% greater than the low in Q4 2008 where there were c. 16 sold.  

At present semi-detached houses account for 48% of properties sold in ME13 with 
terraced housing next, accounting for 26% of total sales. 

 

Table: Change in Number of Properties Sold in ME13 
Apr-00 Jul-10 CHANGE

Detached 9 5 -44%
Semi 10 15 50%
Terraced 27 8 -70%
Flat 1 3 200%
All 47 31 -34%  

Graph: Number of Properties Sold in ME13 
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Local Agents’ View 

Demand is reported to have slowed slightly, but this is usual at this time of year.  There is 
still good activity and demand is particularly strong for properties priced less than 
£250,000. As ME13 borders Canterbury there is also significant demand from the East, as 
opposed to other post codes in Swale that have strong demand from London. 

Properties that have historically performed well in the post code are older and more 
traditional semi-detached houses with 2/3 bedrooms ranging from £200-225,000.  
Although flats experienced the greatest price increase of the last 10 years, the agents do 
not think there is much demand for them and very few are due to come to market. 
Investors in ME13 are more interested in the older established housing and as a result 
there are few new builds under construction at present. There is no definitive buyer profile 
for Faversham, although the post code is popular with families. 

Main Issues 

The development of family housing in keeping with the character of the existing area 
should be encouraged. 

Purpose and Quality of Housing; CBRE Recommendation: 

 Reinforce: not changing an area's housing offer.  Design protects and enhances 
existing characteristics.  



CB RICHARD ELLIS | SWALE BOROUGH COUNCIL  

SWALE SHLAA – Borough Housing Market Review 
 

   
 

 

 Pa
ge

 24
 

 

PROSPECTS FOR MARKET RECOVERY 

In this section of the report we try to assess when the various postal areas within the 
borough are likely to recover from the property market downturn. It is important to note 
that this aspect of the study has been undertaken on a postal code basis and settlements 
within a postcode may have different timescales for recovery. In order to understand when 
the market may recover it is also necessary to understand what constitutes a ‘normal 
market’. 

The UK housing market is, by its very nature, cyclical and is characterised by booms and 
busts. But long-term averages iron out these peaks and troughs and can be used to proxy 
(represent) normal market conditions.   

On average there are around 1.2 million residential property sales a year and real house 
price growth is around 3%. First-time buyers account for around half of all mortgages and 
have, on average, a 10% deposit.  

Since the turn of the century the market has been particularly volatile, with periods of both 
significant booms and bust. For example, in 2001, transactions totalled a massive 2.5 
million; double the long term average. House price growth peaked in 2003 at 26.5% and 
troughed by -17.6% in 2009. Since 2002 there have been consistently fewer first-time 
buyers than long-term averages.   

The closest to normal market conditions occurred in 2005 when house price growth 
moderated to 3% and the proportion of first-time buyers picked up to 38% (from a low of 
27%).  On paper, 2007 exhibits some of the characteristics of a normal market. For 
example, mortgage approvals averaged 104,000 pcm and house price growth was 4.8% 
over the year. However, as we know this was the transitory period from peak to trough and 
illustrates why numbers alone sometimes do not tell the whole story; the underlying 
context is so important.  

We do not expect a swift return to normal market conditions. The market is showing 
further signs of weakening and this is likely to continue for a year or so as the housing 
market and wider economy are hit by the political and fiscal tightening.  

Undoubtedly, the availability of credit is key to the housing market recovery and during 
the foreseeable future banks will remain relatively risk averse. It is highly unlikely (and 
undesirable) that we will return to the imprudent levels of lending of 2006 and 2007, with 
self-certification and 110% mortgages. However, to return to 1 million plus transactions 
the mortgage market will need to relax its lending criteria, particularly for first-time buyers. 
This is already happening in a very embryonic way. For example, in May the average loan 
to value for a first time buyer was 79%, compared with 75% a year earlier. But, there is still 
some way to go before we can hope for a return to normality.  

Assessing which areas are likely to recover first is a difficult exercise as there are many 
factors that underpin this type of analysis that are unknown. As a broadbrush rule it could 
be deemed appropriate to assume that higher value areas are likely to be the first to 
recover subject to affordability. This is due to there generally being higher levels of 
underlying demand, hence why prices are higher, and development is also more likely to 
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be financially viable, subject to the cost of acquiring sites in the first instance and the 
ability of purchasers to obtain mortgages.  

In order to verify this we have analysed the results of the high level financial viability 
analysis undertaken on the SHLAA sites and have benchmarked the results against the 
house price forecast data (previously provided to the Council) to assess indicative 
timescales for market recovery. The house price forecast data is included below for ease of 
reference; 

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

Source: Property Consultants 2010 

Based on the data above our findings are as follows. As stated previously this analysis has 
been undertaken on a postal code basis and individual settlements/areas within a 
postcode are likely to recover at different times as shown in the sub market analysis 
undertaken for ME12:- 

Postcode No. of Sites Tested Average No. of Units 
per site 

Estimated Time of Market 
Recovery 

ME9 7 129 2015 onwards 

ME10* 25 146 5 years + 

ME11* 5 401 5 years + 

ME12 13 87 2013 onwards 

ME13 6 85 2011 onwards 

Source: CB Richard Ellis  

*The value increase required in these locations, based purely on the results of the financial 
viability assessments, is significant. As such it is difficult to estimate when the market is 
likely to recover. If schemes continue to remain marginal/unviable in these areas it is 
possible that land values will decrease over time to enable development to be brought 
forward sooner – this clearly requires land owners to reduce their expectations regarding 
residential land values. In addition public sector intervention could also enable schemes to 
come forward sooner. 

The table above broadly concurs with the view that market recovery is closely linked to 
values and affordability; however the results must also be treated with a high degree of 
caution as sites within a particular postcode may come forward sooner or later than the 
timescales listed above. The results of the viability analysis has informed the prospects for 
market recovery analysis and it should be noted that the number of SHLAA sites varies 
significantly between each postcode (and within each sub-market within each postcode); 
for example there are only 5 sites in ME11 compared with 25 in ME10. In addition the 
schemes vary significantly in unit numbers (6 to 1,870) and the values used to appraise 
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each scheme have been arrived at by using high level localised market evidence rather 
than the average value for the postal area. In light of this the results should be used with 
caution.  

As part of this high level study we have not attempted to quantify the effect that an 
increase in build costs or land acquisition costs could have on viability or the effect that 
public sector led regeneration or planning initiatives (such as the implementation of the 
Queenborough and Rushenden masterplan) may have on areas recovering from the 
downturn. In light of this we are of the view that the table above may not tell the full story 
and the prospects for market recovery could change dependent upon a number of factors. 

In order to provide a potentially more accurate assessment of market recovery it would be 
necessary to carry out like for like appraisals within each postal area using the average 
value for the postcode whilst incorporating build cost and land price inflation. It would 
also be necessary to review and benchmark economic data and forecasts such as average 
salaries, rates of unemployment etc...against the property data. As such the above table 
above should be regarded as an informed guesstimate which has been based on 
information that is readily available. 
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SUMMARY AND CONCLUSIONS 

In this section of the report we summarise our findings. 

POSTCODE AVERAGE PRICES 

POSTCODE RELEVANT LOCATIONS AVERAGE PRICE 

ME9 Rural parts of Sittingbourne, Iwade, Upchurch, Newington, 
Milstead and Teynham.  

£250,841 

ME10 The town of Sittingbourne including Milton Regis and 
Kemsley 

£172,473 

ME11 Queenborough and Rushenden on the Isle of Sheppey £101,000 

ME12 Isle of Sheppey including Sheerness, Minster, Leysdown 
and Warden.  

£151,990 

ME13 Faversham £213,935 

Source: Home.co.uk; CB Richard Ellis  

According to data from home.co.uk the borough average for residential properties is 
£178,0457.  ME9 (the largest post code in Swale covering Iwade, Upchurch, Newington 
etc.) has the highest average property value in the borough at £250,841, while the lowest 
values are found in ME11 at £101,000 (the postcode area covering Queenborough and 
Rushenden). There is a £149,841 difference between the lowest and highest average 
values.   

Comments from local agents are all broadly similar, suggesting that at present demand is 
reported to have slowed slightly but where there is demand, this is typically for 2/3 
bedroom terraced, semi-detached and detached housing.  Although in some post codes 
flats have experienced the greatest increase in property prices local agents believe there is 
not significant demand for them. 

SUMMARY OF MAIN ISSUES 

Below we summarise the main issues affecting each postal area. 

POSTAL 
AREA 

RELEVANT LOCATIONS MAIN ISSUES 

ME9 Rural parts of Sittingbourne, 
Iwade, Upchurch, 
Newington, Milstead and 
Teynham.  

 

The ME9 postcode has relatively high 
average prices and reasonable levels of 
demand; as such the market is reasonably 
strong.  Going forward the aspiration could 
be to encourage the development of good 
quality family housing, for which the 
greatest local demand exists.   



CB RICHARD ELLIS | SWALE BOROUGH COUNCIL  

SWALE SHLAA – Borough Housing Market Review 
 

   
 

 

 Pa
ge

 28
 

 

Reinforce: not changing an area's housing 
offer.  Design protects and enhances 
existing characteristics.  

 

 
ME10 The post code ME10 covers 

the town of Sittingbourne 
including Milton Regis and 
Kemsley 

Going forward the opportunity to provide a 
mix of quality housing types and unit sizes 
exists across the ME10 postcode. Prices are 
affordable and there are reasonable levels of 
demand from a range of consumers. 
Viability is key as local buyers are value 
driven. 

Create: extending or re-balancing the 
housing stock, market offer and appeal.  
Design is in a leading role to achieve this.  

 

 
ME11 

Queenborough and 
Rushenden on the Isle of 
Sheppey 

Property is this location is very affordable 
but the market could improve with the 
provision of better designed and better 
quality housing. This could be enhanced by 
improvements to the public realm in the 
local area. It is important that future 
provision is linked to demand, which exists 
for predominantly 3 bed family housing but 
also flats. Given that values are at the lower 
end of the scale development in this area 
could be marginal. The Council may wish to 
encourage the development of greater 
levels of private housing in order to enhance 
scheme viability.  

Restore: improving an area's offer when in 
decline or stress to improve overall market 
appeal and to create confidence in the 
housing offer. Design to play a leading role 
and could lead change on an urban renewal 
basis in some areas.  

ME12 Isle of Sheppey including 
Sheerness, Minster, 
Leysdown and Warden.  

 

Within the ME12 postcode demand is 
greatest for family housing. Future 
development of quality family housing that 
reflects the character of the area should be 
encouraged. If opportunities arise to 
improve design and/or levels of 
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sustainability these should be taken. 

Reinforce: not changing an area's housing 
offer.  Design protects and enhances 
existing characteristics.  

ME13 Faversham and rural parts of 
east Swale including 
Boughton, Oare, Selling and 
Eastling. 

The development of family housing in 
keeping with the character of the existing 
area should be encouraged. 

Reinforce: not changing an area's housing 
offer.  Design protects and enhances 
existing characteristics.   

 

MARKET RECOVERY 

Rank Postcode Relevant  Locations 

1. ME13 Faversham and rural parts of east Swale including Boughton, Oare, Selling and 
Eastling. 

2. ME12 Isle of Sheppey including Sheerness, Minster, Leysdown and Warden.  

3. ME9 Rural parts of Sittingbourne, Iwade, Upchurch, Newington, Milstead 
and Teynham 

4. ME10 Town of Sittingbourne and the neighbouring towns of Milton Regis and 
Kemsley. 

5. ME11 Queenborough and Rushenden on the Isle of Sheppey. 
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