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DCLG Output 2 – Analysis of past and current housing market 
trends and understanding of key drivers underpinning the 
housing market 

2.7 The analysis addressing this output can be split under two separate areas, socio-
economic drivers which have an important bearing on the operation of the housing 
market and the active market which incorporates, for example, market fluctuations in 
price and responds to the longer-term drivers of change (for example population 
change and the relative health of the economy). 

Demographic Drivers 

2.8 The Main SHMNA Report identified a number of important characteristics of the 
current population of the authority and the drivers which have influenced the profile 
of the population and households over recent years. A summary of the demographic 
trends influencing the operation of the housing market in the authority are set out 
below: 

 Comparing the 2001 and 2011 Census shows that the population of Cornwall has 
grown by 33,800 people over these ten years. This represents a growth of 6.8%; 

 The examination of the changing age profile of Cornwall’s population over this 
period shows that compared to the England and Wales profile Cornwall’s 
population profile is skewed more towards those aged above 60 years. 
Significantly it also shows that this ageing has continued over the last ten years 
with key working age groups such as those aged 30 – 40 showing a proportionate 
fall in the share they make up of the overall population; 

 Using ONS published data and the POPGROUP model the following chart shows 
the components of change which have driven the growth in the population 
noted above. It is evident from this chart that internal migration (movement in 
and out of people between Cornwall and other authorities in the UK) has been 
the main driver of population change. The scale of this net flow has varied over 
the period examined with higher levels recorded early in the decade with flows 
gradually reducing over the following years. Interestingly the trend of in-migration 
reflects, at least in part, the levels of employment generated within the authority 
over this period as considered later in this section. Over recent years the scale of 
new employment opportunities has reduced which, when coupled with 
affordability challenges and a slow down in housing supply, considered later in 
this Overview Report, are likely to have contributed to reduced migration flows. 
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The Main SHMNA report includes additional detail on the age and spatial flows of 
these migration flows. 

Figure 2.18: Population Components of Change 2001 – 2010 
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2.9 Over the following pages a series of tables and maps are presented analysing the 
age profile of the current population. These reveal the following important sub-market 
distinctions: 

 Relatively low levels of population in the age group 18-29 years across the entire 
Cornwall local authority area. Notable small concentrations in the following 
community network areas: China Clay; Falmouth and Penryn and Truro and 
Roseland. 

 The age group 30-64 years is distinguishable in the plans in a band that runs 
through the “interior” areas of Cornwall. There are generally lower levels of this 
age group in evidence in the community network areas clustered along the 
eastern coast. 

 There is a corresponding spatial pattern with higher proportions of population 
aged 65+ years in the community network areas of Launceston, Camelford, 
Bodmin, Wadebridge and Padstow. 
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Figure 2.19: Age Profile – Community Network Areas 

Community Network Areas 0 – 17 18 – 29 30 – 64 65+ 
All Usual 
Residents 

Bodmin 20.7% 13.3% 46.1% 19.9% 19,575 
Bude 18.7% 11.2% 45.8% 24.4% 16,879 
Caradon 19.0% 10.3% 48.3% 22.3% 17,764 
Camborne Pool and Redruth 20.5% 13.1% 46.7% 19.6% 58,891 
Camelford 18.4% 10.4% 47.2% 24.0% 12,341 
China Clay 23.1% 13.8% 47.3% 15.9% 25,938 
Falmouth and Penryn 16.8% 21.0% 41.6% 20.6% 42,986 
Hayle and St Ives 18.5% 11.0% 46.9% 23.5% 25,837 
Helston and the Lizard 19.7% 13.0% 46.5% 20.8% 32,847 
Launceston 19.6% 12.9% 46.7% 20.8% 18,682 
Liskeard and Looe 18.8% 10.6% 47.9% 22.8% 31,043 
Newquay & St Columb 19.3% 14.1% 46.8% 19.7% 26,612 
West Penwith 18.2% 10.5% 47.4% 23.9% 38,752 
Cornwall Gateway 20.0% 11.6% 49.0% 19.5% 32,750 
St Agnes and Perranporth 18.8% 10.5% 48.2% 22.4% 17,163 
St Austell 18.7% 12.0% 44.4% 24.9% 30,975 
St Blazey, Fowey and Lostwithiel 19.0% 10.5% 46.1% 24.4% 19,270 
Truro and Roseland 19.4% 12.4% 46.8% 21.4% 43,883 
Wadebridge and Padstow 18.5% 10.4% 44.7% 26.4% 20,085 
Cornwall (Total) 19.3% 12.7% 46.4% 21.7% 532,273 

 

Source: Census 2011
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Figure 2.20: Age Profile – Population aged 18 – 29 years 

 

Source: Census 2011 
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Figure 2.21: Age Profile – Population aged 30 – 64 years 

 

Source: Census 2011 
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Figure 2.22: Age Profile – Population aged over 65 years 

 

Source: Census 2011
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2.10 The Census 2011 also provides a useful indication of the average size of households 
(number of persons per household). The SHMNA identified that in Cornwall the 
average household size had changed from 2.28 in 2001 to 2.27 in 2011.  

2.11 This relative stability in average household size needs to be understood in the context 
of prevailing market and economic conditions, particularly in the four years 
preceding the Census 2011 date. This period has been generally characterised by a 
deep period of recession, sluggish income growth and limited net new employment 
opportunities. On the housing supply side, the same period has been characterised by 
low levels of private completions and a reduction in affordable housing funding and 
ergo new supply. The combination of these trends has meant that many households 
have been unable to form during this period for reasons of affordability and 
confidence, with a resultant concealment trend a likely contributor to stable average 
household sizes. Caution therefore needs to be applied in the interpretation 
household sizes on their own as a leading indicator for housing demand, as these 
data do not provide an indication of the propensity or likeliness of households to form 
in the future and in the context of improved economic and supply side conditions. 

2.12 The following table shows the spatial differences in the average size of household 
across the community network areas. The proceeding plan then shows this data this 
at a smaller geographical level. 

Figure 2.23: Average Household Size for Community Network Areas 

Community Network Areas Average Household Size 
Bodmin 2.32 
Bude 2.22 
Caradon 2.28 
Camborne Pool and Redruth 2.32 
Camelford 2.27 
China Clay 2.48 
Falmouth and Penryn 2.28 
Hayle and St Ives 2.23 
Helston and the Lizard 2.34 
Launceston 2.32 
Liskeard and Looe 2.22 
Newquay & St Columb 2.27 
West Penwith 2.13 
Cornwall Gateway 2.31 
St Agnes and Perranporth 2.26 
St Austell 2.24 
St Blazey, Fowey and Lostwithiel 2.25 
Truro and Roseland 2.27 
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Wadebridge and Padstow 2.28 
Cornwall (Total) 2.27 

 

Source: Census 2011
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Figure 2.24: Average Household size map 

 

Source: Census 2011 
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Economic Drivers 

2.13 The Main SHMNA report identified a number of important characteristics of the current 
and future profile of the economy of the authority. The include: 

 Between 2001 and 2010 the authority saw an increase of just over 19,500 jobs or 
on average approximately 2,170 per annum. The overall change in this period, 
however, masks a certain amount of annual volatility related to the impact of the 
UK wide recession. Between 2001 and 2007the authority saw an increase of 
approximately 37,000 jobs, however, between 2007 and 2010 the impact of the 
recession meant the loss of 17,400 jobs resulting in the final net gain noted above; 

 A range of economic forecasts are presented within the Main SHMNA Report. 
These show a range in levels of job forecast with the two latest forecasts 
suggesting that total employment within the authority will grow by between 
30,800 jobs (Experian, 2013) and 39,700 jobs (LEFM, 2012). This level of growth is 
broadly in line, albeit slightly below, the level of jobs generated over recent years; 

 The authority has a relatively high level of unemployment with analysis of 
available data between 2007 and 2011 showing an average unemployment rate 
of 6.1%; 

 The authority in 2001 was a net exporter of labour, this is illustrated with a 
commuting Ratio of 1.06 derived from Census 2001 data. This is based on the 
Census recording 216,297 workers living in Cornwall and 204,276 jobs in Cornwall; 

 Examining travel to work data illustrates that the strongest commuting relationship 
is with Plymouth, with approximately 5% of residents commuting out to Plymouth. 
Overall across Cornwall there is a high level of self-containment and travel to work 
movements within the local authority area. This does, however, mask significant 
local commuting patterns based around the larger settlements in the authority. 
Work undertaken by the South West Observatory in 2005 considered local level 
commuting flows in more detail. This illustrated the zones of travel to work 
influence for the major settlements across the authority. A selection of the plans 
from this research are replicated, with these illustrating the internal functional 
geographies across the large authority area. Firstly the Plymouth zone of influence 
is shown highlighting the linkages with the former local authority district of 
Caradon. Then a series of zones of influence pans for the other larger settlements 
in Cornwall are shown. Importantly these plans highlight that with the exception of 
those areas around the former district of Caradon there are relatively small 
linkages to out to other parts of the study area with their own functional 
hinterlands clearly in evidence. 
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Figure 2.25: Plymouth Zone of Influence 

Source: South West Observatory, 2005 
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Figure 2.26: Newquay Zone of Influence 

Source: South West Observatory, 2005 
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Figure 2.27: St Austell Zone of Influence 

 

Source: South West Observatory, 2005 

Figure 2.28: Truro Zone of Influence 

 

Source: South West Observatory, 2005 
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Figure 2.29 Cambourne Zone of Influence 

 

Source: South West Observatory, 2005 

Figure 2.30: Falmouth Zone of Influence 

 

Source: South West Observatory, 2005 
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2.14 The 2011 Census also provides an indication of the spatial distribution of the different 
occupational groups. Three plans are presented over the following pages which help 
to illustrate the distribution of three different occupational classifications. These are: 

 Managers, Directors and Senior Officials 

 Professional Occupations 

 Elementary Occupations  

2.15 These reveal a number of spatial distinctions: 

 Notable concentrations of managerial, director and senior official occupations 
within coastal areas and also in Launceston community network area. 

 Professional occupation groups show concentrations proximate to the 
employment markets of Plymouth (for example the evident concentration in 
Saltash and Torpoint) as well as notable concentrations in Truro and Roseland and 
St Agnes and Perranporth. 

 Relatively low representation of elementary occupations, with small scale 
concentration in Callington, China Clay and Bodmin. 
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Figure 2.31: Concentrations of  Managers, Directors and Senior Official Occupations 

 

Source: Census 2011 
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Figure 2.32: Concentrations of  Professional Occupations 

 

Source: Census 2011 
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Figure 2.33: Concentration of  Elementary Occupations 

 

Source: Census 2011 



Cornwall, Plymouth, South Hams, West Devon & Dartmoor NP SHMNA  Appendix 2 – Cornwall Overview Report 

 
 

 

July 2013  I  gva.co.uk  49 
 

2.16 Occupational groups also provide a useful indicator of the level of incomes 
households are likely to command, due to the different income profiles associated 
with occupational groups. The Main SHMNA report includes analysis of incomes at an 
authority level and provides further detailed analysis. 

The Active Market – Past and Current Housing Market Trends 

2.17 The following observations summarise the operation of the active market in Cornwall. 
The analysis illustrates the changing nature of the housing market in recent years: 

 The UK had enjoyed varying rates of consistently positive house price growth since 
1996, lasting until 2008 where house prices declined rapidly as a result of the 
‘credit crunch’ and subsequent recessionary climate. House price growth 
rebounded in 2011, and has since stabilised. Cornwall has tracked the national 
average house price very closely since 1996. 

 Although house prices have not considerably declined, in spite of the ‘credit 
crunch’ and recession in the late 2000’s, the volume of residential dwelling 
transactions has contracted significantly since 2008. The volume of transactions in 
the market reached its lowest point since 1996 in 2008, having rebounded slightly 
by 2011. Albeit, the market remains ‘thin’, with transactions some 20-30% lower 
than in 1996, and some 50-60% below the peak in transaction volumes seen in 
2006 and 2007. Notably, Cornwall has closely mirrored the national trend in 
transaction volumes. 

2.18 The map on the following page shows the spatial distribution of house prices at a local 
level. This shows property price “hot spots” within coastal areas, lower average prices 
being achieved in Camborne and Redruth and a “middle value” band of property 
that largely corresponds with interior areas of Cornwall. 
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Figure 2.34: Average House Price 2012 

 

Source: HMLR, 2012 
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2.19 The analysis in the Main SHMNA Report also highlights the scale of the affordable 
housing challenge within Cornwall. 

2.20 The SHMNA includes analysis of the operation of the private rental market. The data 
available shows that for entry-level lower quartile properties, the price of renting 
ranges from £430 per calendar month for a 1 bedroom home, to £7606 per calendar 
month for a 4+ bedroom home. 

2.21 It is, on average, less expensive to privately rent in Cornwall, than in South Hams. 
However, it is more expensive to privately rent in Cornwall than in neighbouring 
Plymouth and West Devon. The SHMNA demonstrates that Plymouth is the most 
affordable of the SHMNA Local Authorities for private rented property. 

2.22 The house price and rental data was used to undertake a benchmarking exercise to 
understand the levels of income required for entry to different tenures. The outputs of 
this process are shown in the following table. 

Figure 2.35: Affordability Benchmarking – Access to different tenures of property 

Authority 

Affordability Benchmarks – Annual Income Required 

To purchase 
LQ House 

(3.5 * 
income – 

10% 
deposit)7 

Private 
Rented LQ 

2-bed 
Dwelling 

(25% 
income) 

Private 
Rented LQ 

3-bed 
Dwelling 

(25% 
income) 

Social 
Rented – 2 

Bed 
Dwelling 

(25% 
income) 

Social 
Rented – 3 

Bed 
Dwelling 

(25% 
income) 

Cornwall £37,273 £25,680 £30,000 £15,451 £16,959 
Source: GVA, 2013 

 

                                                      
 
6 Note: The rented value presented reflects available rental property at the time of the research 
7 Note: The benchmark of 3.5 times annual income was assessed as a realistic assumption at the time of the SHMNA 
research, however this multiplier will need to be periodically monitored and updated as the mortgage market and 
lender confidence levels change over time. 
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3. The Future Housing Market 
3.1 Understanding how the operation of the housing market will change in the future 

represents an important part of the Main SHMNA Report analysis. A number of models 
are utilised within the Main SHMNA Report to project forward future demand.  

3.2 This includes examining the long-term pressures for new housing resulting from a 
growing population and household base, and the impact this will have on the types 
of housing that new and existing households will require through the plan period. 

3.3 It also includes an assessment of the current and short-term future need for affordable 
housing, again with a breakdown by size of property and affordable tenures. The 
results of these modelling processes are summarised within this section. Sections 6 and 
7 of the main SHMA Report include a detailed methodology for each of the modelling 
processes which is not replicated in this Overview Report but should be used to 
reference and clarify technical points. 

DCLG Output 3 - Estimate of total future number of 
households, broken down by age and type where possible 

3.4 The Main SHMNA Report incorporates a substantial amount of modelling and analysis 
to determine the most likely range of future population levels based on scenario built 
projections.  

3.5 These projections take account of demographic, economic, market and supply 
factors to arrive at a series of conclusions around how the population and number of 
households could change and what this means in terms of both the age and type of 
households. 

3.6 For Cornwall the following conclusions are reached: 

 The number of households is forecast to grow over the period 2011 and 2031 by 
between 45,900 and 69,900. The lower level of projected household growth is 
based upon a demographic trend based scenario (Re-based SNPP 2010) which 
uses the latest data available at the time of the research in relation to natural 
change and migration to project forward a continuation of recent historical 
population dynamics. The higher level of household change is estimated through 
the application of an employment-led constraint on the demographic projections 
(Employment-led LEFM scenario). Under this scenario the labour-force in the 
authority is balanced against the projected total number of jobs. This approach 
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therefore identifies the levels of household change required to create a better 
balance between the population living in the area, the size of the labour force 
and the number of jobs that are forecast to be created.  

 Within Cornwall internal migration (movement in and out of the authority from 
other parts of the UK) has represented a fundamental driver of the change in 
population over recent years. The trend-based projections assume that this 
migration will continue in the future as shown within the following chart which 
shows the projected components of change under the Re-based 2010 SNPP 
scenario. 

Figure 3.1: Components of Change Rebased 2010 SNPP 

Cornwall - Rebased SNPP 2010 Projected Components of Change
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 Analysis contained within the SHMNA highlights that this inflow of migrants 
historically has, at least in part, followed a similar trajectory of increased 
employment opportunities with the authority seeing a significant increase in jobs 
over the last ten years. Evidently the increase in employment levels over the 
projection period is likely, therefore, to have a bearing on future levels of 
migration, as choice of residential location is influenced by the availability and 
proximity of job opportunities. Under the Re-based 2010 scenario the labour-force 
would grow by some 15,000 people. Whilst this is a healthy level of growth it does 
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not align with the scale of the future employment growth suggested by the two 
economic forecasts summarised earlier in the section and presented within 
section 4 of the SHMNA. The forecast level of job growth within the modelling 
assumptions is assumed to result in a higher level of in-migration into the authority, 
rather than commuting levels increasing, which drives the higher levels of 
projected household growth noted within this Overview Report and displayed at 
Figure 3.2. 

Figure 3.2: Projected Household Change Scenarios 

Scenario 
Households 

2011 

Projected 
Households 

2031 

Change in Households 

2011 - 2031 

Annual 
Average (20 

years) 
Re-based SNPP 2010 229,571 275,473 45,901 2,295 
Employment-led Experian 230,389 293,154 62,765 3,138 
Employment-led LEFM 230,389 300,272 69,883 3,494 

Source: Edge Analytics, GVA, 2013 

 Under all of the scenarios the population of the authority is projected to age. The 
following table shows the projected change in the age profile of the population 
under each of the modelled scenarios. This shows that under all of the scenarios 
the authority is projected to see an increase in the number of children and the 
number of people aged 18 – 74. The size of the increase of these two age 
groupings differs between the scenarios. The two employment-led scenarios 
shows higher growth of children and working age people as the scenarios assume 
a higher level of in-migration of working age persons to match an increase in job 
opportunities. Significantly the table clearly shows that under all of the scenarios 
the number of older persons (those aged over 74) increases significantly. Indeed 
under the Re-based SNPP 2010 scenario this age group makes up only 10.3% of 
the total population in 2011 but by 2031 this is projected to increase to 15.8% of 
the population (between 14.7% and 15% of the population under the 
employment-led scenarios). 

Figure 3.3: Projected change in the age profile of the population 2011 – 2031 – 
Cornwall 

Scenario 
Projected Change in Population 2011 - 2031 

0 - 17 18 - 74 74+ 
Re-based SNPP 2010 12,512 23,250 41,787 
Employment-led Experian 25,594 52,101 44,888 
Employment-led LEFM 29,778 65,730 45,439 

Source: Edge Analytics, GVA, 2013 
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 The types of household are also projected to change, with the ageing population 
noted above one influencing factor. Primarily, the projections show a notable 
increase in single person and couple households with this driven in significant part 
by the increasing number of older person households. The following tables show 
the projected change in households by age group under the Re-based 2010 
SNPP scenario and the Employment-led (LEFM) scenario. These scenarios are 
selected as they represent the full range in terms of the projected total scale in 
the increase in population and households. 
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Figure 3.4: Projected change in households by age 2011 – 2031 – Re-based 2010 SNPP scenario 

Broad Household Type 
Household Change 2011 - 2031 

0-14 15-24 25-34 35-44 45-54 55-59 60-64 65-74 75-84 85+ 
Single Person 0 457 3,099 4,294 3,000 2,283 1,474 3,646 8,396 9,550 
Couple 0 -515 -26 175 -1,579 -346 -275 6,594 4,624 2,297 
Family 0 456 114 2,386 -573 417 219 100 201 134 
Other and multi-adult 
household 0 78 1,012 -562 -3,218 -1,423 -1,275 -419 239 867 

Source: Edge Analytics, GVA, 2013 

Figure 3.5: Projected change in households by age 2011 – 2031 – Employment-led (LEFM) scenario 

Broad Household Type 
Household Change 2011 - 2031 

0-14 15-24 25-34 35-44 45-54 55-59 60-64 65-74 75-84 85+ 
Single Person 0 772 4,768 5,573 4,387 3,008 2,404 5,002 9,223 10,331 
Couple 0 -469 735 607 -749 364 902 8,831 4,998 2,507 
Family 0 771 2,038 4,959 665 633 342 140 213 141 
Other and multi-adult 
household 0 206 1,488 -515 -3,059 -1,327 -1,124 -139 304 952 

Source: Edge Analytics, GVA, 2013 
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 The projected trends identified above concerning the changing demographic 
profile of the authority are likely to influence the types and sizes of houses which 
will be required in the future. The analysis suggests that there may be a high 
demand for smaller properties suitable for meeting the needs of older person 
households within the authority. Under the Employment-led scenario the growth in 
family households, aged 25 – 44 in particular is relatively significant, suggesting a 
sustained demand under this scenario for traditional family housing (3 and 4 
bedroom), recognising that moderate and larger properties represent the 
aspirations for many households of different ages. 

 Caution should be applied in a literal application of household size assumptions 
included within the SHMNA as the sole basis for determining the type of properties 
required. Other factors such as development viability and deliverability as well as 
household preferences will need to be taken into account in determining 
appropriate dwelling mix for the purposes of informing planning policy.  
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DCLG Outputs 4, 5 and 6 

3.7 The analysis of DCLG Outputs 4, 5 and 6 are interlinked. They involve the assessment of 
the breakdown of future needs for different tenures of housing. The emphasis within 
the DCLG Guidance is on understanding these tenure requirements over a shorter 
time frame of 5 years. 

Output 4 – Estimate of current number of households in housing need 

3.8 There is a recognition that the balance of tenures across the authority has not to date 
fully met the housing needs of households. The market position summarised in the 
Current Market section highlighted the affordability issues facing many households, in 
particular newly forming households.  

3.9 Analysis of waiting list data has been used to understand the current backlog of 
unmet need for affordable housing within Cornwall. This has identified that: 

 There are 285 households currently classified as statutorily homeless and/or in 
temporary accommodation;  

 In addition there are, based on the analysis of the waiting list, 7,313 households 
classified as in significant need, 2,118 of which are currently living in social rented 
accommodation. If those already living within social housing are removed - on the 
basis that there needs being met by another social house will free up their own 
property and therefore result in a zero gain supply / demand position – then this 
leaves a total of 5,480 (=285+7,313-2,118) households classified as in need currently 
within the authority.  

 This clearly represents a relatively high level of unmet need for affordable housing 
which remains an important priority for the authority to address.  

 This existing backlog of need is not distributed evenly across the authority. The 
table over the page shows the breakdown of the backlog of houses classified as 
in need by community network area. This shows particularly high shortfalls in 
affordable housing supply to meet current backlog housing need in the following 
community network areas: 

 Camborne Pool and Redruth 

 Falmouth and Penryn 

 St. Austell 



Cornwall, Plymouth, South Hams, West Devon & Dartmoor NP SHMNA  Appendix 2 – Cornwall Overview Report 

 
 

 

July 2013  I  gva.co.uk  59 
 

 Truro and Roseland  
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Figure 3.6: Existing Backlog of Need 

Stage 1 – Current Housing Need (Gross Backlog) 
Step Methodology / Source Cornwall 

1.1 Number of Homeless households and those in 
temporary accommodation  Housing Register - Statutory Homeless / Temp Accommodation  285 

1.2 Number of Overcrowding and concealed households  

Housing Register - Band A-D  7,313 1.3a Other Groups 

1.3b Other Groups – Transfers 
Transfers - current occupiers of social housing in Band A-D of Housing 

Register 2,118 
1.4 Total current housing need (gross) = (1.1 + 1.2 +1.3a) - 
1.3b (1.1 + 1.2 +1.3a) - 1.3b 5,480 

Stage 2 – Affordable Housing Supply (Annual) 

Step Methodology / Source Cornwall 

2.1 Affordable dwellings occupied by households in need 
Figure relates to number of households identified in 1.3b which are 

transfers Accounted for at Step 1.3b 

2.2 Surplus Stock Long-term Vacant (i.e. 6 months plus) 8 

2.3 Committed supply of new affordable housing8 Social Housing & Affordable Rent (Committed for next 5 years) - 2012/13 + 904 

2.4 Units to be taken out of management RTB sales (next 5 years)  - (estimated based on trend) 64 

2.5 Total affordable housing stock available =2.1 + 2.2 + 2.3 - 2.4 848 
Stage 3 – Historical Accumulated ‘Backlog’ Need (Net Annual) 

Step Methodology / Source Cornwall 
3.1 Shortfall in Affordable Housing to meet Current 
‘backlog’ housing need (annual) (1.4 - 2.5) / 5 926 

Source: Cornwall Home Choice data, GVA Analysis, 2013 

                                                      
 
8 Note: Cornwall’s Proposed Investment Plan for Housing 2012-2015 aims to provide a minimum of 4,000 affordable homes, including 3,000 affordable homes to rent. 
While this ambition has not been factored into the committed supply, once delivered this additional supply could make a significant contribution to reducing the 
“Shortfall of Affordable Housing to Meet Current Backlog” (see Step 3.1 of the calculation) 
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Figure 3.7: Existing Backlog of Need – Community Network Areas9 

Community Network Area 
3.1 Shortfall in Affordable Housing to meet 
Current ‘backlog’ housing need (annual) 

Bodmin 46 

Bude 17 

 Caradon 22 

Camborne Pool and Redruth 116 

Camelford 9 

China Clay 24 

Falmouth and Penryn 81 

Hayle and St Ives 58 

Helston and the Lizard 44 

Launceston 22 

Liskeard and Looe 43 

Newquay & St Columb 64 

West Penwith 53 

Cornwall Gateway 52 

St Agnes and Perranporth 31 

St Austell  76 

St Blazey, Fowey and Lostwithiel 31 

Truro and Roseland 101 

Wadebridge and Padstow 26 
Source: Cornwall Home Choice data, GVA Analysis, 2013 

                                                      
 
9 Note: Figures subject to rounding. Community network area level data may not sum to Cornwall level data. 
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Output 5 – Estimate of future households that will require affordable 
housing 

3.10 The overall calculation of the amount of households requiring affordable housing is 
undertaken using the DCLG model set out within the SHMA Guidance note. 

3.11 The model takes account of the backlog of current need identified under the 
previous DCLG Output, however, it also factors in the estimated annual future need to 
arrive at an overall net number of households requiring an affordable dwelling over 
the next five years. Prior to presenting the overall net annual need consideration is 
given first to calculating the annual net new need for affordable housing. 

Calculating the Annual Net New Need for Affordable Housing 

3.12 The annual net level of new affordable housing need forms a separate element of the 
calculation to that presented for addressing the existing ‘backlog’. This element of the 
calculation evaluates the volume of households projected to form annually over the 
next 5 years alongside the volume of existing households expected to ‘fall into’ 
affordable housing need, and tests these elements against the number of affordable 
(social) lettings available to meet this need on an annual basis. 

3.13 If there is a deficit of social lettings available to meet the annual level of new 
affordable housing need arising annually, this presents the annual ‘delivery gap’ of 
new affordable housing required over the next 5 years. 

3.14 Figure 3.3 demonstrates that there is an annual deficit of 1,314 affordable homes 
available over the next 5 years to meet the level of new affordable housing need 
arising annually in Cornwall. 
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Figure 3.8: Annual Net New Need 

Stage 4 - Future Housing Need (Annual) 

Step Methodology / Source Cornwall 

4.1 New Household formation (annual) Household Projections (Gross Formation - Natural Change)10 4,376 

4.2 Newly forming households in need (annualised) 

Proportion of households unable to afford to privately rent in the open 
market (LQ Private Rent) 54% 

Number of households unable to afford to privately rent in the open 
market (LQ Private Rent) 2,346 

4.3 Existing households falling into need Lettings - Households registering in Band A-D (annual) from other tenures 
and receiving letting 310 

4.4 Total newly arising need (gross per year) = (4.1 x 4.2) 
+ 4.3 (4.1 x 4.2) + 4.3 2,656 

Stage 5 – Affordable Housing Supply (Annual) 
Step Methodology / Source Cornwall 

5.1 Annual supply of social re-lets (annual net) 
Lettings to newly registering households from other tenures (January 2012 

– Dec 2012) 1,259 
5.2 Annual supply of intermediate affordable housing 
available for re-let or resale at sub market levels 

Intermediate Dwellings committed for development (committed / 
annualised) 83 

5.3 Annual supply of affordable housing11 =5.1 + 5.2 1,342 
Stage 6 – Annual Net New Need 

Step Methodology / Source Cornwall 
6.1 Net New Need (annual) (4.4 - 5.3) 1,314 

Source: GVA, 2013

                                                      
 
10 Note: The DCLG SHMA Guidance note requires incorporation of “gross household formation” in the calculation of annual net new need. The overall housing 
requirement scenarios presented in this report use net household formation data. 
11 Note: Cornwall’s Proposed Investment Plan for Housing 2012-2015 includes provisions for delivery of a minimum of 4,000 affordable homes, including 1,000 
affordable homes to buy. While not counted in the “committed” supply of affordable housing for the purposes of the need calculation, once delivered these 
additional units could make an important contribution to addressing net new need (see Step 6.1) 
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Figure 3.9: Annual Net New Need – Community Network Areas12 

Community Network Area 6.1 Net New Need (annual) 

Bodmin 29 

Bude 52 

 Caradon 48 

Camborne Pool and Redruth 172 

Camelford 18 

China Clay 73 

Falmouth and Penryn 116 

Hayle and St Ives 80 

Helston and the Lizard 117 

Launceston 40 

Liskeard and Looe 67 

Newquay & St Columb 56 

West Penwith 81 

Cornwall Gateway 98 

St Agnes and Perranporth 59 

St Austell  -4 

St Blazey, Fowey and Lostwithiel 44 

Truro and Roseland 113 

Wadebridge and Padstow 57 
 

Source: GVA, 2013 

                                                      
 
12 Note: Figures subject to rounding. Community network area level data may not sum to Cornwall level data. 
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Net Annual Need for Affordable Housing 

3.15 As described above the DCLG Guidance requires the calculation of an annual net 
need for affordable housing which brings together the amount of housing required to 
address the existing backlog as well as the estimated level of new need generated 
each year. 

3.16 The overall calculation process and results displayed in the following diagram (Figure 
3.10). This shows that within Cornwall there is a net annual need for affordable housing 
over the next five years of 2,240 affordable dwellings per annum 

3.17 Figure 3.11 provides the breakdown by community network area. 
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Figure 3.10: Calculating the Net Annual Need for Affordable Housing 

 

 

 

Source: GVA, 2013
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Figure 3.11: Net Annual Need for Affordable Housing – Community Network Area 
Distribution13 

Community Network Area Net Annual Need (Next 5 Years) 

Bodmin 74 

Bude 69 

 Caradon 70 

Camborne Pool and Redruth 287 

Camelford 27 

China Clay 97 

Falmouth and Penryn 197 

Hayle and St Ives 138 

Helston and the Lizard 161 

Launceston 62 

Liskeard and Looe 109 

Newquay & St Columb 120 

West Penwith 134 

Cornwall Gateway 150 

St Agnes and Perranporth 90 

St Austell  72 

St Blazey, Fowey and Lostwithiel 75 

Truro and Roseland 214 

Wadebridge and Padstow 83 
 

Source: GVA, 2013 

3.18 In order to illustrate more clearly the spatial distribution of the net annual need for 
affordable housing by community network area, is presented in Figure 3.12. 

                                                      
 
13 Note: Figures subject to rounding. Community network area level data may not sum to Cornwall level data. 
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Figure 3.12: Spatial Distribution of the Net Annual Need for Affordable Housing 

 

Source: GVA, 2013 
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Testing the Impact of Meeting the Existing Backlog of Need over a 10 Year Period 

3.19 The DCLG SHMA Guidance (2007) recommends local authorities seek to remove the 
existing backlog of households in affordable housing need over a 5 year period. This 
has been tested within Figures 3.8-3.12. 

3.20 Cornwall Council has requested that an additional scenario is presented, that 
examines the impact on the net annual need for affordable housing in Cornwall if the 
existing backlog of households in affordable housing need is removed over a 10 year 
period. 

3.21 By seeking to remove the backlog of households in affordable housing need in 
Cornwall over a longer period of 10 years, this serves to reduce the net annual need 
for affordable housing to 1,773 affordable dwellings per annum. This scenario is 
presented for illustrative purposes only. 

Affordable Housing Need - Tenure  

3.22 Importantly the SHMNA has looked at the range of products now classified as 
affordable housing to understand the roles they can play in meeting the needs of the 
households identified as requiring this tenure of housing. These are considered below: 

 Social Rent – This represents the traditional tenure of affordable housing. The 
analysis of the following tenure product is considered against access to social 
rented housing which continues to represent the majority of ‘affordable stock’ 
across Cornwall. 

 Intermediate Housing – The SHMNA identified that in Cornwall this type of 
affordable housing could reasonably meet 6% of the overall level of need for 
affordable housing identified. This is in part reflective of the capacity of the 
committed pipeline of intermediate affordable housing in Cornwall to meet 
housing needs. Within Cornwall there is a strong annual supply of intermediate 
housing already committed for development. It is also informed by the capacity 
of households to afford access to this tenure based upon setting the upper limit for 
accessing intermediate products at the income required to access the private 
market. The lower limit was set at the income required to afford a 55% equity share 
in a home at the lower quartile price. This has been set to allow for a 50% equity 
purchase alongside a 5% deposit.  
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Output 6 – Estimate of future households requiring market housing 

3.23 The analysis undertaken to inform Output 5 shows that in Cornwall 46%14 of newly 
forming households are able to afford market housing of some form over the short-
term.  

3.24 The analysis undertaken to inform Output 3 is used within the main SHMNA report to 
identify a range of housing requirements needed to meet generated demand from a 
growing household base. This takes into account an allowance for an assumed future 
quantum of additional properties to allow for turnover or ‘churn’. The range of 
identified housing requirements for all tenures are shown in the table below. 

Figure 3.13: Hypothetical Dwelling Requirements 2011 – 2031 

Scenario 

Change in 
Households 2011 

- 2031 

Dwellings 
Required 2011 - 
2031 (3% churn 

assumed) 

Net annual 
average 
dwelling 

requirement (20 
years) 

Re-based SNPP 2010 45,901 47,278 2,364 
Employment-led Experian 62,765 64,648 3,232 
Employment-led LEFM 69,883 71,980 3,599 

 Source: GVA, 2013 

3.25 Under Core Output 5 the analysis identified that there was a per annum current net 
need generated from 1,314 households for affordable housing in the authority. 
Contrasting this with the overall levels of housing required on a per annum basis over 
the longer-time period 2011 – 2031 would suggest a residual requirement for market 
housing as follows: 

 Employment-led (LEFM) scenario: 64% of households will require market housing 
under this scenario 

 Re-based SNPP 2010 scenario: 44% of households will require market housing 
under this scenario 

                                                      
 
14 Note: Step 4.2 in Figure 3.3 shows that 54% of newly forming households cannot afford market housing, with 46% 
therefore able to afford these tenures (owner occupation and/or private rented) 
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DCLG Output 7 – Estimate of the size of affordable housing 
required 

3.26 The Main SHMNA Report considered this aspect in detail within section 7. The final 
tables showing the assessment of the sizes of affordable housing required across the 
authority, when considered against the available turnover of lettings, are replicated 
below. 

Figure 3.14: A breakdown of the size of affordable housing required across the 
authority (short-term need) 

Total Housing Need (Annual) % 

Housing Need by Dwelling Size 
(Bedrooms) 

1 2 3 4+ Total 
Cornwall 64% 18% 11% 8% 100% 

Source: Cornwall Home Choice, GVA Analysis, 2013 
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4. Conclusion – Bringing the Evidence Together 
4.1 The analysis has been presented throughout the Appendix document to illustrate 

findings against the Core Outputs as set within the DCLG Guidance. 

4.2 This section provides a short synopsis of the implications of the findings of the SHMNA 
for policy and strategy development within Cornwall. 

Ensuring a Balanced Housing Market 

4.3 Over the plan period it is important that policy and strategy aid in delivering a housing 
stock which matches the needs and requirements of the local authority’s current and 
future residents. The following conclusions of the research are therefore important in 
achieving this goal: 

 The modelling of future population projections indicates that there will be a 
sustained need for new housing to meet the needs of a growing population linked 
to historic and projected demographic trends as well as the future levels of jobs 
forecast to be created in the authority. 

 In total the SHMNA suggests that there will be a requirement for between 47,300 
and 71,980 dwellings between 2011/12 and 2030/31 to meet the demands 
generated by new household formation and the labour force demands of a 
growing local economy.  

 The analysis of the current need for affordable housing in the authority over the 
next five years indicates a high demand for this tenure. An annual need of 2,24115 
affordable properties is calculated as being required to meet newly arising need 
over the next five years as well as the existing backlog. The level of overall need 
reflects the impact of rising house prices over the first half of the last decade and 
the continued pressures on wages (i.e. household income) as well as the 
availability/ affordability of mortgage finance. It also reflects the fact that 
affordable housing makes up a relatively low proportion of the overall stock in the 
authority currently, approximately 12%, a proportion which is considerably below 
the national average of 17%. 

                                                      
 
15 Note: As previously noted, the Proposed Investment Plan for Housing 2012-2015 can make an important 
contribution, once fully realised, to reducing levels of net annual affordable housing need via the provision of an 
enhanced stock of affordable homes. 
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 The changing age profile of the projected population of the authority indicates 
that under all modelled scenarios there will be a substantial increase in older 
persons. Under all of the scenarios there is projected to be an increase in working 
age persons and children with the scale of increase considerably greater under 
the employment-led scenarios with this linked to the assumptions around the 
required in-migration of working age persons to match increases in job 
opportunities. Overall the number of older persons is projected to increase 
significantly. The projections indicate that older persons will make up between 
approximately 15% and 16% of the total population by 2031 compared to just over 
10% in 2011. 

 In addition to older person households the projections also indicate that in order to 
maintain a level of working age population to match employment opportunities 
that there will be a sustained need for family housing within the authority. 

 Specifically in terms of affordable housing the analysis indicates that there will be 
a high demand for smaller properties, 1 – 2 bed, with need for this size of property 
making up 82% of total need. Importantly, however, the lower levels of turnover in 
larger properties also suggests that in order to address future need and the current 
backlog, new larger affordable properties will also be required to allow choice 
within the housing market. 

Recognising the Impact of the Current Market Context 

4.4 Whilst the SHMNA sets out a detailed evidence base documenting demand and 
housing need drivers it also recognises the challenges posed by current market 
conditions. 

4.5 The SHMNA evidences a sustained need for affordable housing tenures over the plan 
period the current market and finance context presents a significant potential 
obstacle to delivering sufficient numbers of affordable housing to address need. The 
following recommendations should be considered in devising policy: 

 Reduction in the availability of grant monies to aid in the delivery of affordable 
housing places greater pressure on delivering affordable housing tenures through 
traditional Planning Obligation approaches. This requires a pro-active and 
responsive approach to enabling more viable housing sites to come forward 
earlier in the plan period. A pro-active approach in encouraging the delivery of 
more viable housing sites will be important in addressing the wider demand for all 
tenures of housing and assist in ensuring that households access to market housing 
is not further deteriorated through a continued lack of supply, which is likely to 
continue to drive up house prices. 
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 A careful balance is required in terms of other competing requirements through 
Planning Obligations if the delivery of affordable housing is to be prioritised. This 
includes the future setting of CIL targets and the balancing of aspirations to deliver 
other linked improvements for example green space or off-site community 
benefits. Consideration needs to be given to the appropriate allocation of New 
Homes Bonus to local communities to ensure that the benefits of development are 
realised by affected areas without impacting on the viability of development and 
the capacity to deliver affordable housing. 

 The needs of households will need to be met through a spectrum of different 
affordable housing products. The SHMNA analysis has indicated that whilst a 
notable proportion of households in need will require social housing other 
affordable products including Intermediate tenure properties will be able to 
address the needs of some households and should therefore form part of any new 
provision delivered across the authority. 
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APPENDIX 1: INCOME DISTRIBUTION 

Distribution of Household Income by Income Band (2012) 

Total Households 
2012 

Total Households  
by Band 

% Households in  
Income Band 

0-5k 8,704 3.60% 
5-10k 36,494 15.10% 

10-15k 34,938 14.40% 

15-20k 27,722 11.50% 

20-25k 21,907 9.10% 

25-30k 18,441 7.60% 

30-35k 15,955 6.60% 

35-40k 14,863 6.10% 

40-45k 12,407 5.10% 

45-50k 9,599 4.00% 

50-55k 8,685 3.60% 

55-60k 6,706 2.80% 

60-65k 5,315 2.20% 

65-70k 3,905 1.60% 

70-75k 3,555 1.50% 

75-80k 2,698 1.10% 

80-85k 2,018 0.80% 

85-90k 1,369 0.60% 

90-95k 1,228 0.50% 

95-100k 997 0.40% 

100-120k 2,561 1.10% 

120-140k 1,219 0.50% 

140-160k 514 0.20% 

160-180k 180 0.10% 

180-200k 40 0.00% 

200k+ 5 0.00% 

Total/ Percentage 242,026 100% 
 

Source: CACI (2012) 

 

 

 



Cornwall, Plymouth, South Hams, West Devon & Dartmoor NP SHMNA  Appendix 2 – Cornwall Overview Report 

 
 

 

July 2013  I  gva.co.uk  76 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: CACI (2012) 

Cornwall - Household Income (£ Annual)

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

16.0%

0-5
k

10
-15

k

20
-25

k

30
-35

k

40
-45

k

50
-55

k

60
-65

k

70
-75

k

80
-85

k

90
-95

k

10
0-1

20
k

14
0-1

60
k

18
0-2

00
k

Ho
us

eh
ol

ds

 



Cornwall, Plymouth, South Hams, West Devon & Dartmoor NP SHMNA  Appendix 2 – Cornwall Overview Report 

 
 

 

July 2013  I  gva.co.uk  77 
 

 
 




