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Existing settlements have in many cases become 
saturated and have had housing estates or dor-
mitory developments grafted onto them
		
This forces planning authorities to prescribe af-
fordability as a ‘tax’ on development where tra-
ditionally the market would deliver. 

The Challenge

There are, therefore, a number of fundamental 
challenges that are universal to all development 
on this scale in the UK and specific to Sherford, 
namely to:

increase immediately and substantially the 
supply of housing
match the supply to the unique complexi-
ties of demand
be flexible in delivery to the extent that the 
accuracy of that response is maintained 
over time
maintain social balance and inclusiveness 
so that the society of people flourishes and 
lasts
respond to the requirements of planning 
policy and protect Affordable Housing 
from the competing capital demands of in-
frastructure and other on-site investment 
priorities
accept control through regulation and 
standardisation but allow for the subtlety of 
traditional development
ensure that the imperative of quantity does 
not compromise the quality of existing and 
new
ensure the viability of development and 
avoid the temptation to unduly burden it 
with wider infrastructural demands which 
are not directly attributable to such devel-
opment

Red Tree’s response

Sherford will, by virtue of the supply of 5,500 
dwellings, release pressure on local housing de-
mand. In itself, though, this is not enough.

Red Tree proposes to deliver affordability not 
just through the provision of prescribed Af-
fordable Housing, but by developing the com-
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plex mix of different types of home by size, type, 
configuration and value across the private mar-
ket housing traditionally found in towns that 
have developed over time. 

(Please note that throughout this document refer-
ence will be made to generic affordability or af-
fordable housing but when discussing prescribed 
affordable housing it will be capitalised ‘Afford-
able Housing’)

The organic growth of traditional towns over 
centuries results in an extraordinary variety of 
dwellings and other use types. This is primarily 
a reflection of their evolution; periodic layering 
of hap-hazard increments of small-scale de-
velopment with some ‘moments’ of more for-
mally planned urbanism. This growth pattern at 
widely varying densities is thrown over an in-
creasing footprint of land made up of disparate 
ownerships and is best characterised as ‘unique 
complexity’. 

The richness of housing choice, by size, tenure, 
value, type and character, reflects the equally 
complex demographic profiles of the people 
who live in the towns. If this is underwritten 
with a supply level that at least keeps pace with 
demand and is flexible, the proper condition for 
universal affordability is met. The width of sup-
ply matches the unique complexity of demand. 
Without this you do not have a sustainable 
community.

The planning requirement for prescribed Af-
fordable Housing must also be provided to 
guarantee that the housing on offer will fit de-
mand across the whole spectrum. A target de-
livery of 50% Affordable Housing is sought by 
South Hams District Council (SHDC) (Policy 
SNC6,4). Red Tree’s strategy has to balance the 
varying demands of social sustainability and vi-
ability when contemplating the delivery of this 
level of affordability. In response Red Tree pro-
poses a top to bottom hierarchy of property by 
value and tenure simplistically summarised in 
Figure 1.

Of the total number of dwellings a minimum of 
40% (approx 2,200) will be Affordable Housing. 
It is intended that this Affordable Housing will 
be split between 12.5% social rented (approx 
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Figure 1 
Hierarchy of Property 
Value and Tenure.

Table 1: Indicative Housing Mix by Tenure**
Dwelling Tenure Percentage range of 

total housing
Range by number of 

dwellings
Min Max Min Max

Social rented 12.5% 15.0% 688 825
Intermediate - Shared 
Ownership

12.5% 15.0% 688 825

Intermediate - Other 
Tenures *

15.0% 20.0% 825 1,100

Total Affordable 
Housing

40.0% 50.0% 2,200 2,750

Market Sale 60.0% 50.0% 3,300 2,750
Grand Total 100.0% 100% 5,500 5,500
Please note that the proposed mix is expressed in the ‘Min’ percentage column. This 
may climb to the ‘Max’ percentages should funding become available either through 
Social Housing Grant or the Fund Pool (see Funding).

** Exact delivery requirement to be determined by the Planning Agreement

Table 2: Headline Mix of Affordable Housing by Dwelling Type
Housing Type % of Affordable Housing
1 bed 20
2 bed 45
3 bed 30
4 bed 5
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700) and 27.5% (approx 1,500) intermediate 
tenure housing. The indicative mix by tenure is 
shown in Table 1 and further by mix of dwelling 
type/size in Table 2.

In arriving at this mix Red Tree have relied on 
the definition of affordable housing as con-
tained in the SHDC Sherford Area Action Plan 
(AAP). The AAP defines affordable housing as 
follows:

“Housing which provides for the needs of local 
people within the Plymouth sub region and the 
wider South Hams who cannot afford to buy or 
rent on the unrestricted open market. It can in-
clude social rented housing and a range of inter-
mediate housing. Intermediate housing includes 
shared equity, discounted, key worker and locally 
targeted constrained market housing. Affordable 
housing should meet the needs of eligible house-
holds, including availability and low enough cost 
for them to afford and is determined with regard 
to local incomes, local house prices and/or local 
need.”

The AAP defines Intermediate housing as: 
(Glossary of Terms p.88)

“Housing that can provide a bridge between full 
(or unrestricted) owner occupation and full social 
renting. Examples can include shared ownership 
and low cost discounted sale which includes Key 
Worker Housing Sub-Market Rented and Locally 
Targeted Housing where the eligibility through 
local residency is secured by restrictive covenant, 
planning condition or planning agreement.”

To these Red Tree adds First Time Buyer Initia-
tives.

The total housing stock must be in balance both 
through development phases and at end-state. 
The supply must be certain in terms of commit-
ment but flexible; able to respond to changing 
demand throughout the development phases. 
For this reason Red Tree proposes an indicative 
mix of house types which will be monitored 
through each development phase. The proposal 
is parametric; it includes a baseline or mini-
mum provision of each tenure of housing with-
in Affordable Housing but allows increases to 
these minima subject to the performance of the 

development over time (see Funding). Equally 
some tenure types are capped.

Red Tree will ensure that local needs come first. 
The supply will respond to the highest priority 
of demand – that being local and sub-regional. 
This will be the case for market and Affordable 
Housing. Social Rented will be subject to cas-
cading tiered nomination qualifications, and a 
significant amount of intermediate will be sub-
ject to covenants protecting local need.

Affordable Housing must be genuinely afforda-
ble. With a high ‘target’ aspiration of affordable 
housing delivery through new schemes, a finite 
funding pool could theoretically be spread as 
a shallow discount over a large proportion of 
homes. The resultant supply would not match 
equivalent need. The effective discounting 
(whatever the mechanism for access to owner-
ship) must make home ownership properly ac-
cessible to intermediate buyers as described in 
the SHDC AAP above.

The Town Plan and Design Codes will protect 
the public realm but allow for the complexity of 
mix and the uniqueness of place.

The build method will deliver the complex 
range of housing required without fracturing 
the overall composition of streets. Within each 
development phase, design will be ‘street-led’; 
identification of legible movement networks 
and streetscapes will create the framework 
within which block and building types sit. 

Housing will contribute to and create a social-
ly sustainable community, not compromise it. 
Design, mix and management will contribute 
to social inclusiveness and community integra-
tion.

Market and Affordable Housing will not be 
isolated from each other or zoned but may be 
clustered for management efficiency. Afford-
able Housing will not be separated from Market 
Housing by the quality of their design. It will be 
‘tenure-blind’.
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