
View from the Escarpment-Peters Village near Burham.
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Housing

Housing market
There were 19,570 property transactions in Kent (KCC 
area) during the calendar year 2020, and a further 3,036 
in Medway Unitary area. These figures are lower than the 
previous year by -14.0% in Kent and -20.7% in Medway. This 
pattern follows a general trend for slower sales during 2020 
and likely reflects the impact of the pandemic. Transactions in 
England & Wales were down by -20.1% compared with 2019 
and in the South East transactions were down by -16.7%.

Within Kent, Maidstone and Sevenoaks saw the lowest 
reduction in property transactions since 2019 (-3.4% 
and -5.2% respectively) with both areas seeing 79 fewer 
transactions. Dartford saw the biggest reduction with 569 
fewer transactions, a fall of 29.8% over the previous year.

Kent remains good value for house buyers. The overall 
average property price in Kent during 2020 was £365,689. 
This is 11.1% lower than the average property price in the 
South East (£411,466), but 12.9% higher than the average for 
England & Wales (£323,868). The average house price masks 
a significant range in prices across Kent, with an average of 
£561,020 in Sevenoaks to £283,694 in Thanet. The average 
price in the Medway Unitary area was £283,734.

Overall house prices in Kent increased by £23,619 since 
2019, an increase of 6.9% (+4.4% in Medway). This is below 
the national (+7.9%) and regional (+7.3%) increase. All districts 
in the county saw an increase ranging between +£50,465 in 
Sevenoaks to +£4,483 in Dartford.

Based on the number of Energy Performance Certificates 
issued on new dwellings, during 2020 there were 6,773 new 
dwellings built across Kent. This a 3.0% decrease on the 2019 
total of 6,984. 

Sources: HM Land Registry Open Data Standard Reports Ministry of Housing, 
Communities and Local Government (MHCLG): Live table NB1.

Housing Delivery Test (HDT) 
In February 2019, the first annual HDT results for councils 
were published by the Ministry of Housing, Communities 
and Local Government (MHCLG). 

 
 
Housing Delivery Test (%)

Total net homes delivered  
over three year period

Total number of homes  
required over three year period

Housing Delivery Test: 2020 Measurement – Percentages Indicate total number of 
homes delivered against homes required (2017 – 2020). 

Local Planning Authorities (LPAs) are required to take 
specific action depending upon their HDT result, these 
actions persist until subsequent HDT results are published 
or new housing requirements are adopted. The transitional 
arrangements in place when the HDT was first introduced, 
are no longer applicable and the current thresholds are:

• pass (>95%): No action required 
• action plan (<95%): LPAs are required to prepare an action 

plan setting out the causes of under delivery and the 
intended actions to increase this

• 20% land buffer (<85%): LPAs are required for an additional 
20% to be applied to the supply of deliverable sites. 

• presumption in favour of sustainable development 
(<75%): proposed developments should be granted 
planning permission unless the adverse impacts  
outweigh the benefits.

HDT results, published in January 2021, demonstrated a 
varied performance over the three-year results:

• Maidstone at 146% and Dartford at 121% have passed the 
test and have no action required

• housing delivery in Tonbridge and Malling 91%, Folkestone 
and Hythe 91%, Tunbridge Wells 85%, Ashford 90%, 
Canterbury 87% and Swale 89% delivery was below 
government expectations at less than 95% of the allocated 
target and are required to have an action plan. 

• Dover at 80% is required to implement a 20% buffer under 
the NPPF 

• Sevenoaks 70%, Gravesham 70%, Medway 55% and 
Thanet 54% performance means a presumption in favour 
of sustainable development now applies to housing 
proposals in these authorities. 
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The government has announced that it will substantially ease 
the next set of housing delivery test results by subtracting 
four months from councils' housing requirement figures for 
2020/21 – a third of the entire year – due to the disruption 
caused to homebuilding by the pandemic.

Kent and Medway Housing Strategy 2020-2025  
‘A Place People Want to Call Home’
Housing delivery remains high priority for government, 
with continued commitment to accelerate housing and 
the target of 300,000 news homes each year by the end 
of the parliament. To support this ambitious national 
target, government has made £4m available through the 
Community Housing Fund Revenue Programme 2021/22 
to award grants to eligible community organisations in 
England. The programme will help cover revenue costs of 
project-specific activities that support the development 
of community led housing proposals. The Affordable 
Homes Programme provides grant funding to support the 
capital costs of affordable housing for rent or sale. Homes 
England will be making available £7.39bn from April 2021 to 
deliver up to 130,000 affordable homes by March 2026 – 
outside London. New Strategic Partners were announced 
in September 2021, delivering nearly 90,000 grant funded 
affordable homes between 2021 and 2026. 

The Kent and Medway Housing Strategy 2020-25 ‘A Place 
People Want To Call Home’ has been aligned to current 
challenges and opportunities at a strategic level, both 
nationally and locally. It links to, and references, the Homes 
England five year Strategic Vision (2018 to 2023), the South 
East LEP Economic Strategy Statement and the Kent and 
Medway Growth and Infrastructure Framework. 

The Kent & Medway Housing Strategy 2020-2025 provides a 
platform for a shared approach to meet the county’s housing 

challenge (including tenure, affordability and supported 
housing) within Kent and Medway. The document can be 
used by partners to lobby at local and national levels and 
ensure that Kent and Medway can meet growth ambitions 
of their communities. The strategy is all-encompassing and 
is relevant to all providers of homes in Kent and Medway and 
provides clarity on the major strategic housing challenges.

Housing White Paper 
The Government’s social housing white paper, ‘The 
Charter for Social Housing Residents’, was published on 17 
November 2020. It promises widespread reform to social 
housing regulation, the quality standards applicable to 
social homes and the relationships between social housing 
residents and their landlords.

Planning White Paper 
In August 2020 the government published proposals to 
overhaul the planning system, the Planning for the Future 
White Paper. The government has consulted on reforms 
including a nationally set formula to achieve housing and 
announced a Planning Bill during the Queens Speech. Other 
proposals as part of the wider reforms:

• extending Permitted Development Rights (PDR)
• changes to the National Planning Policy Framework (NPPF)
• a new draft National Model Design Code (NMDC).

Concerns were raised by local authorities and MP’s on the 
proposed formula for calculation of housing numbers. 
Under Michel Gove, the new Secretary of State for the 
renamed Department of Levelling Up, Housing and 
Communities (DLUHC), progress with reforms could be 
paused and reviewed.

Homes England
The Homes England Affordable Housing Programme for 
Kent and Medway delivered 4,818 Affordable Homes in the 
period to February 2021. That is 2,939 Affordable Home 
Ownership, 1,817 Affordable Rent and 62 Social Rent Homes. 

Homes England has been actively intervening in the Kent 
and Medway housing market as the governments appointed 
housing market disruptor. The government has invested in 
Homes England to provide resources and skills to deliver 
strategic advice, brokering and enabling to support delivery.

Housing Infrastructure Fund (HIF)
Kent and Medway have secured allocations for the delivery 
of infrastructure and affordable housing designed to: 

• deliver physical infrastructure to support new and existing 
communities

• make more land available for housing in high demand 
areas, resulting in new additional homes, that otherwise 
would not have been built

• support ambitious local authorities with plans for growth 
and make a meaningful difference to overall housing 
supply

• enable local authorities to recycle the funding for other 
infrastructure schemes and deliver more new homes in the 
future.

Homes England can provide lending/development finance, 
structured real estate investment and infrastructure finance, 
with Gravesend Canal Basin in Gravesham being an example.

The brokering role includes working with equity and 
partnership guarantees, joint venture partnership, attracting 
institutional investments and guarantees. An example of this 
is Chatham Maritime in Medway.

Interventions include land acquisition and assembly to 
enable and de-risk schemes that the market is not ready 
to activate. An example of this is Homes England land 
acquisition at Otterpool Park to support the district councils 
Garden Town.

First Homes scheme 
Launched on 4 June 2021 it is designed to help local first-
time buyers by offering homes at a discount of at least 30% 
compared to market price. That same percentage will then 
be passed on with the sale of the property to future first-time 
buyers, meaning homes will always be sold below market 
value – benefitting local communities, key workers, and 
families into the future. In August house builders across 
England were invited to bid for a share of a £150m package 
by offering plots for sale as First Homes. They were invited to 
work with the government to deliver First Homes across the 
country, delivering 1,500 homes by March 2023.
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No Use Empty restoration of Nelson House, Ramsgate.
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No Use Empty (NUE)
Now in its 16th year NUE has secured £4m further 
investment from KCC to provide larger secured interest-
bearing loans to developers who bring derelict land or  
sites back to life by providing new build homes, and 
£2m from the Growing Places Fund to support the NUE 
Commercial project.

With the construction industry experiencing challenging 
times, initiatives such as No Use Empty (NUE) are increasingly 
important in supporting the recovery of the Kent economy. 
NUE had an unprecedented increase in loan applications 
across in the last financial year. A total of 60 individual 
loans, including 18 from our new build fund, were approved 
compared to 33 individual loans in 2019/20.

Delivered by Kent County Council (KCC) in partnership with 
all 12 district councils NUE is the longest running empty 
property initiative in the country. NUE remains committed 
to reducing the numbers of long-term empty properties, 
returning more than 6,924 back into use since 2005 through 
a range of interventions:

• adjusting delivery models to reflect current market 
conditions

• providing financial assistance to owners by offering short 
term secured loans with repayments recycled for new 
loans

• continuity over a sustained period.

No Use Empty – Residential
Data provided by the Ministry of Housing, Communities and 
Local Government (MHCLG) shows that there are 237,594 
long term empty dwellings in England, an increase on last 
year of 11,809. Long-term means those dwellings that have 
been unoccupied and substantially unfurnished for over six 
months. 

Latest Council Tax records show that there are 7,476 long 
term empty dwellings in Kent (6,032 are in the Kent area and 
1,444 in the Medway Council area) which represents 3.1% of 
the national total. Figures include all tenures (Local Authority, 
Housing Association and Private sector); although many 
empty properties are privately owned. In the financial year 
20/21 NUE recorded 462 long term empty properties being 
brought back into use. 

NUE provides short term secured loans awarding £42m to 
date and levering in £35.9m from the public/private sectors, 
which have supported 1,209 units across Kent since its 
launch. Over £25.5m (60%) of funding advanced has already 
been repaid/recycled. 

The combination of NUE loans and top-up loans are 
designed to help developers bridge the gap between pre/
post refurbishment values by providing a loan which takes 
account of cost of works, which other lenders will not 
do. Without this approach these properties would have 
remained empty. In addition, £2.9m was allocated with  
a focus on Margate to meet the increased demand to  
tackle larger buildings to be converted to much needed 
family homes.

Nelson House, Ramsgate
NUE provided an interest free loan to help Raycasa 
Investments Ltd return this Grade II property back into use 
and providing 511m² (5,500ft²) of accommodation. On a 
prominent Georgian crescent in Ramsgate, overlooking the 
marina and Royal Harbour, the property enjoys an enviable 

position. It had been empty and dilapidated for eight years 
and has been comprehensively and sensitively restored. 
Works have been executed with careful consideration of 
how a Georgian town house is best arranged to embrace 
modern living. The period features have been retained or 
reinstated, embracing the quality of the building.

No Use Empty – Commercial (Phase II)
NUE’s focus has been on residential properties. However, in 
2018 KCC secured an extra £1m from The Growing Places 
Fund (GPF) established by MHCLG and administered through 
the South East Local Enterprise Partnership (SELEP). The aim 
is to unlock economic growth, create jobs and ‘kick-start’ 
house building at stalled sites. Operating as a recyclable loan 
scheme it complements NUE.

NUE provided short term secured loans to return empty 
commercial properties (shops/redundant workspaces) to  
use for commercial or mixed-uses. Individual projects in 
Dover, Folkestone and Hythe and Thanet were supported 
which returned 15 commercial units back into use (target 
was 8) and created 28 residential units. Following this 
success, KCC secured a further £2m GPF support in 2021  
for a second phase to return 16 commercial units and 
provide 36 residential units by March 2024. 

Sandgate Road, Folkestone
In a prominent position in Folkestone it has been vacant 
for two years. A local developer has planning permission 
financial support from NUE. Browns Construction will deliver 
8 new residential units and return the ground floor and 
basement for commercial use.

No Use Empty breaking new ground
In 2020 KCC made available £12m to be operated on a 
recyclable basis for NUE to provide funding for new builds 
on derelict or vacant land with the required permissions 
in place. Loans are secured as a first charge and interest is 
collected quarterly with the capital loan being repaid on an 
agreed future date or a sale. Demand was such that by March 
2021 all funds had been exhausted with approved loans for 
96 new homes in Kent of which 17 have been completed 
(Broadstairs, Dover and Ramsgate). KCC have made available 
a further £4m, coupled with existing and future loan 
repayments NUE will have £6-8m available per year to for 
new projects. 
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33 St Mildred’s Avenue, Ramsgate (before). Proposal for seven apartments now built at St Mildred’s Avenue, 
Ramsgate.

C
R

E
D

IT: P
E

M
B

E
R

T
O

N
 E

S
T

A
T

E
S

C
R

E
D

IT: P
E

M
B

E
R

T
O

N
 E

S
T

A
T

E
S

54

St Mildred’s Avenue, Ramsgate
NUE supported a development of 7 luxury one, two and 
3-bed apartments, fronting Ramsgate’s Royal Esplanade 
with south facing panoramic sea views. Local developers 
Pemberton Estates delivered the project at a total cost 
of £1.4m with an interest-bearing loan from KCC. All 
apartments are sold and the loan repaid and now recycled to 
the next project on the waiting list.

No Use Empty going fNo Use Empty going forward
By returning domestic and commercial properties to use 
NUE continues to increase Council Tax receipts for local 
authorities, has attracted New Homes Bonus (NHB) and 
helped to generate new Business Rates. The initiative created 

or safeguarded over 1,400 jobs and provided homes to more 
than 2,600 local people. Kent’s approach to tackling empty 
properties has been widely praised:

• winning three national awards for Regeneration and 
Partnership Working

• the County Council were the only non-housing authority 
finalist in ‘Council of the Year’ at the UK Housing Awards 
2020 

• featured in ‘Dealing with Empty Shops’ by the Local 
Government Association (LGA).

Further bids have been submitted for £2.5m to the Growing 
Places Fund to support NUE residential schemes. NUE 
extended to Medway Council with an initial pilot project in 
the second quarter of 2021.

For further information: 
www.nue.org.uk
www.local.gov.uk/dealing-empty-shops-guide

The Kent & Medway Infrastructure Proposition 
Building on the Kent & Medway Growth & Infrastructure 
Framework and individual council plans, “Infrastructure First” 
is a proposal to government to: 

• secure new funding for critical infrastructure across the 
county to release planned growth 

• explore options and opportunities to grant Kent & Medway 
new planning flexibilities and freedoms 

• establish a new way of working with Kent & Medway across 
government to support local growth ambitions and public 
service infrastructure including where growth has already 
been delivered and public services are under strain.

Recognising that many areas have delivered high rates  
of housing growth while others have struggled, it aims to 
level-up delivery and opportunity across the county.  
This “Infrastructure First” approach builds on a successful 
track record, with housing delivery amongst the highest  
of all areas of similar size and with established and proven 
joint working between councils. It will:

• deliver high-quality growth where it is wanted and planned
• provide jobs and homes for local people
• support a growing older population to live independently 

for longer
• bring empty homes and brownfield land back into use and 

protect our countryside.

Kent & Medway Renewal and Resilience Plan 
During the pandemic, this provided a framework for 
recovery and growth, helping to keep Kent and Medway 
open for business and support local firms, inward investment 
and employment. Key actions included:

• the extension of the Growth Hub Business Support Helpline
• additional loan support through the Kent and Medway 

Business Fund
• over £30m investment in immediate economic 

infrastructure projects. 

As the economy returns to growth, work is now starting 
on a longer-term Economic Strategy for Kent, ensuring 
that jobs and businesses are resilient and adaptable to a 
‘net zero’ economy and that the conditions are in place to 
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support sustained productivity growth. Protecting jobs was 
a top priority during the pandemic. The Kent and Medway 
Employment Task Force brought together local authorities, 
MPs, education providers, business and the Department of 
Work and Pensions to support access to skills provision and 
ensure the county benefited fully from central government 
initiatives, such as the Kickstart scheme for younger workers. 
As the economy adjusts to increased demand, skills shortfalls 
and labour supply bottlenecks are challenging, and the Task 
Force continues to identify solutions and support long-
term changes in skills provision to meet employer need. 
This includes a Local Skills Improvement Plan – one of six 
‘trailblazer schemes’ backed by government across England.

Future High Streets Fund 
The government launched Our Plan for the High Street 
at Budget 2018. This included £675m for a Future High 
Streets Fund. The aim of the fund is to reshape town centres 
and high streets in a way that drives growth, improves 
experience and ensures future sustainability. It will do 
this by providing co-funding to successful applicants to 
support transformative and structural changes to overcome 
challenges in their area. In 2019 £325m was added, taking 
the overall Future High Streets Fund to £1bn.

In December 2020 up to £830m had been allocated from 
the Future High Streets Fund. Fifteen areas were awarded 
£255m, with a further 57 areas in receipt of provisional 
funding of £576m.

The Communities Secretary announced in May 2021 
confirmation of funding for all 57 places that previously 
received provisional offers. In total, 72 places nationally 
will share over £830m from the Future High Streets Fund 
to deliver projects, which will support their towns and 
high streets to reopen and recover from the effects of the 
pandemic. In Kent these are:
Dover town centre and waterfront  £3,196,497
Chatham town centre, Medway  £9,497,720
Ramsgate, Thanet  £2,704,213

Remaining funding has been used to support local capacity, 
the High Streets Task Force and other related priorities 
including the development of a new parking code, and 
support for Business Improvement Districts.

Greater North Kent (GNK)
This body exists to promote economic prosperity, social 
wellbeing and sustainable place-making in North Kent: 
Dartford, Gravesham, Maidstone, Medway and Swale. The 
shared goal is to harness collective strengths and influence 
through cross-boundary collaboration and evidence-based 
engagement with stakeholders to bring positive change 
across the whole of North Kent and enable GNK partners to 
better deliver their own strategic visions.

Thames Estuary Growth Board
The Thames Estuary Growth Board, chaired by Kate Willard 
OBE, was established by Government to enable growth 
in the Thames Estuary from the capital to the coast. It was 
formed in response to the Thames Estuary 2050 Growth 
Commission led by Sir John Armitt which identified the 
potential to create 1.3m new jobs and generate £190bn 
additional GVA in the Estuary, with at least one million new 
homes to support this growth.

At full strength for just over a year now, the strong private 
sector-led Board published The Green Blue, its ambitious 
vision for transforming the region of North Kent, South Essex 
and East London. The Board engages in projects where 
private sector investment will accelerate growth and have 
regional impact by:

• acting as champion for investment projects
• convening local agencies and partners
• removing obstacles to make things happen. 

It aims to partner with investors and co-invest in early-stage 
projects as catalysts. Major projects underway include:

• developing the Estuary’s hydrogen infrastructure
• increasing the use of the river for light freight
• supporting digital connectivity 
• promoting critical infrastructure. 

The Leaders of Kent County Council, Medway Council and 
Dartford Borough Council are all Thames Estuary Growth 
Board members.

Thames Estuary Production Corridor:  
A Good Place for Making
Pre-pandemic the creative industries were worth over 
£110bn to the UK economy and were growing five times 
faster than the economy as a whole. Such industries 
have proved to be resilient to automation and can offer 
worthwhile, productive employment for our communities in 
the future. The estimated supply chain spend per annum by 
the creative industries across the UK is £127bn.

The Thames Estuary Production Corridor (TEPC) is a significant 
programme across East London, North Kent and South 
Essex to create a world-class centre for creative and cultural 
production. TEPC will now play a crucial role in London and  
the South East’s social and economic recovery after the 
pandemic. It will contribute to longer-term growth through 
forward-thinking investment in culture and the creative 
industries. It aims to create thousands of jobs in a time of need, 
build world-class cultural infrastructure and develop local  
skills crucial to delivering sustainable and equitable growth.

Update on projects
One way TEPC is delivering is via the Creative Estuary 
project. The ambition is simple: to transform 60 miles of 
the Thames Estuary, across Kent and Essex into one of the 
world’s most exciting cultural hubs. It will transform the 
visibility, identity and future of the area’s creative production 
infrastructure, support over 400 new jobs, and deliver new 
skills, qualifications and apprenticeships in an area of 1.5m 
people. Creative Estuary is supported by the Department 
for Digital, Culture, Media and Sport’s Cultural Development 
Fund administered by Arts Council England.

In September 2021 Creative Estuary published research  
that found a positive association between the presence  
of creative workspace and residential property values.  
The evidence suggests there is a financial value to the 
benefits that creative industries bring to residential areas.  
The research report can be found on the website.

Also recently launched is the new Creative Estuary property 
portal, a commercial property search tool designed 
specifically for the creative industry. The needs of creative 
industries are broad – from warehouses and production 
facilities, to studios, co-working spaces and retail outlets. 
The property portal can be found on the wesbite.

Kent Property Market Report 2021



Proposal for Creative Estuary, University of Kent & Medway Council Docking Station project, Chatham.
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Consultants, We Made That, are delivering a project with 
partners to identify new development sites for creative 
and cultural production, formulate action plans for the 
region’s high growth fashion and screen-based industries 
and develop feasibility studies for new flagship cultural 
infrastructure across the region.

Dating back to the 1860s, the Police Section House, 
Chatham was once the home of the Dockyard Police Force. 
A Grade II listed building, it has stood empty for many years 
but ambitious plans for the Docking Station project are now 
in place to open the building as a multi-use cultural and 
creative space. Creative Estuary, working with the University 
of Kent and Medway Council, is developing a model to 
transform the building, considered to be one of Historic 
Dockyard Chatham’s most prominent yet unused listed 
buildings, into an innovative creative digital hub.

For further information on developing and/or investing in 
TEPC and Creative Estuary: 
www.info@creativeestuary.com 

Transportation 

Local Growth Fund
In 2014, government announced planned investment of at 
least £12bn nationally to promote growth in local economies 
through a series of ‘Growth Deals’ to operate over six years 
from 2015/16. Known as Local Growth Funding (LGF) it 
would finance infrastructure and skills schemes that, in turn, 
would unlock housing growth and encourage job creation.

In March 2016, the Secretary of State for Communities 
and Local Government announced the release of Round 
Three of Local Growth Funding (LGF3), worth £1.8bn across 
England. The Government stipulated that the LGF3 funding 
would be allocated to Local Enterprise Partnerships (LEPs) 
through a competitive bidding process. Of this, the South 
East Local Enterprise Partnership (SELEP) received £102m of 
government funding to help create jobs, support businesses 
and create new growth opportunities.

Ministry for Housing Communities and Local Government 
(MHCLG) has called for all LEPs to ensure that any LGF 
underspends are invested in the most effective way. In 
response, SELEP devised the LGF3b process, whereby a 

pipeline of schemes was agreed to be funded as and when 
LGF underspend becomes available. For Kent, this has meant 
the following schemes will now be delivered:

• Thanet Parkway Railway Station
• M2 Junction 5, Stockbury
• Kent and Medway Medical School, Canterbury
• Advanced Technology Horticultural Zone, East Malling.

Kent County Council is responsible for the programme 
management of all 36 Local Growth Fund projects in Kent 
with specific projects where third-party organisations are 
responsible for delivery.

Kent Property Market Report 2021

Kent County Council, Medway Council & Kent’s District Council Commentary

Infrastructure and Regeneration
Continued


