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The HMA/HNS projections are based on in-
formation provided by Devon County Council 
and Cornwall County Council (for Caradon). 
Devon CC projections are based in turn on 
Registrar General mid year estimates calibrated 
to 2004 estimates and based on the last 20 years 
migration period. The Caradon projections are 
based on 2003-based ONS sub-national popu-
lation projections.

This is significant given the location of Sherford, 
albeit providing an indication of possible levels 
of potential demand from the PUA.

Completions

In terms of the regional context, between 1995 
and 2002, 29,400 dwellings were completed in 
Devon equating to 4,200 across the county per 
annum. This completion rate was significantly 
below the required annual average provision of 
4,730 which was adopted in the Devon County 
Council Structure Plan for that period. The cur-
rent Devon County Structure Plan to 2016 seeks 
an annual completion rate of 4,300 per annum 
to reflect the past shortfall as well as current 
and emerging regional planning policy. 

There are also considerable differences be-
tween housing completion in South Hams and 
Plymouth City. Between 1995 and 2002, 2,533 
residential units were completed in the South 
Hams whilst 3,359 units were delivered in Ply-
mouth City. Significantly, the South Hams fig-
ures place the authority in eighth place out of 
the 11 Districts within Devon. 

The supporting demographic data within the 
current Devon Structure Plan to 2016 identifies 
that some 13,600 open market dwellings were 
unaccounted for thus fuelling the demand for a 
development at a sustainable location like Sher-
ford. This is a key point in identifying why a new 
community is required and explains why it was 
endorsed by regional and local stakeholders.

Supply

The Devon Structure Plan (adopted October 
2004) identified the need for 14,500 new homes 

in the PUA by 2016. 10,000 (69%) are to be pro-
vided on brownfield land, the remaining 4,500 
(31%) has to be in sustainable locations on the 
margins of Plymouth City. 

The objective of both PCC and SHDC is to see 
Sherford become a new, yet distinct, compo-
nent of the City over the next 20 to 40 years. By 
2016 the development will be a community of 
4,000 dwellings. Before 2026 it will have grown 
to 5,500. Any future development beyond this 
period will be west towards the City. Sherford 
will contribute by retaining a market town fo-
cus in a rural setting with local distinctiveness 
to create a clear and defined edge for the city

Affordability

In simple economic terms the act of supply will 
create momentum towards market affordability 
although it is clearly shown that the market can-
not necessarily be entirely relied upon to deliver 
affordability at lower levels. 

Shared Ownership Affordable Housing must 
be available to buyers whose financial status 
can access ownership in a sustainable way. This 
means that the mechanism for discounting the 
cost of different dwelling types must be matched 
to the income levels of the equivalently profiled 
households.

There is not an unlimited availability of funds 
and it is therefore more appropriate for Sher-
ford to deliver a lower proportion of ‘heavily 
discounted’ dwellings that meet the actual de-
mand than to deliver a large proportion of less 
discounted dwellings for which there is no de-
mand.

It is also important not to underestimate pride 
- buyers would prefer to buy a lower value prop-
erty than be patronized by ‘state-aided’ access 
to property, unless the mechanism of access 
delivers a material enough discount, without 
which any form of appropriate home ownership 
would be impossible.

Research by Professor Steve Wilcox on behalf 
of the Joseph Rowntree Foundation (‘Afford-
ability and the intermediate housing market: 
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Local measures for all local authority areas in 
Great Britain 2005’) illustrates the need for 
deep discounting in order to encourage access 
to home ownership. Professor Wilcox’s research 
identifies an ‘intermediate market’, by which he 
means those households whose incomes are too 
high for them to be eligible for rented accom-
modation from a housing association or local 
authority but who cannot afford to buy a prop-
erty even in the cheapest 10 per cent in their 
area. 

The Joseph Rowntree Foundation research also 
shows that within the South Hams, 48% (2,568 
households) of younger working households 
aged between 20 and 39 are categorised as re-
quiring intermediate housing. For the same 
category in Plymouth the figures are lower al-
though there is still a substantial intermediate 
need at 24% (6,925 households). 

The research shows that in 2004, based on aver-
age household earnings of £33,848 per annum 
and average house prices (a 2 to 3 bed dwell-
ing) of £200,012 in South Hams, there is a price 
to earnings ratio in South Hams of 5.91. South 
Hams is ranked 16th of 53 local authorities

In Plymouth the ratio at that time was a more 
palatable 3.89 and in South West England 4.74 
against a national figure of 4.13.

In identifying what is truly affordable to the 
intermediate tenure market for Sherford, the 
price and value of housing types need to recog-
nise the financial status of the target household 
to which they will be sold. The two main driv-
ers will therefore be income levels and relative 
market values. In order to understand this it is 
important to identify the location and setting of 
Sherford within the existing built up areas.

Table 8: Average House Price from H.M. Land Registry Data for PL7, PL9 and PL8.

Postcode Area / Location Period Jan - Mar 
2005

Apr - Jun 
2005

Jul - Sep 
2005

Oct - Dec 
2005

Jan - Mar 
2006

Apr - Jun 
2006

PL7 – Plympton
Houses £167,564 £157,797 £172,380 £161,471 £169,477 £171,296
Flats £116,981 £137,023 £157,048 £131,208 £133,062 £128,757
All £162,095 £154,986 £171,312 £159,477 £166,891 £169,797

PL9 – Plymstock
Houses £197,753 £190,067 £210,833 £200,344 £208,322 £194,430
Flats £157,196 £104,268 £107,850 £99,500 £83,333 £108,583
All £192,083 £185,667 £206,871 £197,636 £205,144 £190,614

PL8 - Brixton / Yealmpton
Houses £424,500 £232,846 £302,221 £304,628 £305,884 £338,615
Flats £261,000 - - - - -
All £370,000 £232,846 £302,221 £304,628 £305,884 £338,614

Source: H.M. Land Registry

It is important to note that the information from Land Registry from which the average house prices are obtained simply shows the average of all 
property sold over the period. These figures show trends but cannot accurately reflect all values unless analysed by size and type. They would also 
need to be ‘corrected’ to adjust out the weighting of the more active second home buyers (11% of the total stock in South Hams, at least 40% in several 
parishes and at least 50% in one parish) who tend to buy at the upper end of the market. This is a crucial issue – average house prices can be a very 
emotive subject and arguably misleading given local factors such as the influence of second homes.
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House prices will vary considerably across the 
Plymouth sub-region but a detailed assessment 
at postcode area level of Land Registry data 
from January 2005 to June 2006, shows consist-
ently lower values in PL7 (£169,767) and PL9 
(£190,614) than in PL8 (£338,614) (see Table 
8). These areas surround the Sherford develop-
ment. However, Sherford is straddled by PL7 
and PL9. These areas, principally Plymstock 
and Plympton, are relatively high density devel-
opments with tightly packed street layouts. 

PL8 by contrast is predominantly rural but in-
corporates Brixton and Yealmpton which also 
have a significantly more rural feel with dwell-
ings occupying larger plots interspersed with 
open green spaces. 

As Sherford will be an edge of city extension, 
lying between Plympton and Plymstock, adopt-
ing a more traditional street layout, values will 
need to relate more closely to Plympton, Plym-
stock and the eastern fringes of PUA.

Residential Street.

Illustrator: Ben Pentreath

The development of Sherford will effectively 
define the Plymouth City eastern boundary in 
terms of built up area. 

The values of properties at Sherford will there-
fore need to reflect a balance between being an 
urban extension of Plymouth City and its at-
tachment to South Hams. It is not appropriate to 
compare Sherford values directly with those of 
Brixton and Yealmpton which comprise larger 
dwellings on larger plots and where activity in 
the market is significantly affected by the more 
affluent second homes and retirement sectors. 
Sherford should not supply more properties to 
these ‘in-migration’ markets to the detriment of 
the Sherford community. The Sherford develop-
ment will be focussed on increasing the supply 
of properties to local people in housing need.


