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1. Summary, Key Messages and Policy Context

Summary

1.0.1 Planning can shape the places where people live and work, and it must plan for places
that take all aspects of population and household change into account. It is proposed that
each community network area will be able to influence the level of growth within their area
within the parameters set by national planning policy guidance. The options considered for
overall housing growth for Cornwall as part of this paper are:

Option A: Below Trend: this equates to a 25% reduction in development based on past
trends, and would deliver about 1,750 dwellings per annum, including 500-600 affordable
homes.
Option B: Trend Based Growth: this reflects trends in development over the past 20-25
years and would deliver 2,250 new homes, including 700-800 affordable homes per
annum.
Option C: Population and Household Growth Projections: this reflects recent trends
in population and household growth in Cornwall and would deliver 2,400 new homes,
including 720-840 affordable homes per annum. If migration levels decrease or increase
this would affect the number of new homes required.
Option D: Cornwall County Council Response to Revised Household Projections
(2007): this reflects the Cornwall County Council response to the South West Regional
Assembly and would deliver 2,640 new homes, including 800-950 affordable homes per
annum.
Option E: Cornwall Towns Study: this study examined how spatial planning in Cornwall
could improve sustainability. It would deliver 2,800 new homes, including 850-1,000
affordable homes per annum.
Option F: Strategic Housing Market Assessment Growth: this study suggests that
an additional 3,140 households will form in Cornwall each year. Some 1,570 households
each year will require some assistance in terms of housing.
Option G: Regional Strategy Proposed Changes: this was the target proposed for
the South West region and would deliver 3,410 new homes for Cornwall, including
1,000-1,200 affordable homes per annum.
Option H: High (National Housing & Planning Advisory Unit) Growth: this level
of growth is proposed to enable the supply of housing to meet demand and would deliver
4,000 new homes, including 1,200-1,400 affordable homes per annum.

The housing growth option being taken forward into the Core Strategy Options Paper is the
one related to population and household growth (Option C). To factor in a decrease or increase
in migration levels, a range of provisional projections are being made available within this
Option, i.e. 38,000, 48,000, and 57,000. This is considered the most appropriate option for
a number of reasons, including:

The requirement in Planning Policy Statement 3 (PPS3) that assessments of future housing
growth take into account current and future demographic trends;
PPS3 also aims to “provide everyone with the opportunity of a decent home” and looks
to local authorities through the operation of the planning system to ensure that this is
realised.

Key Messages for Spatial Planning Policy

1.0.2 A number of key messages and issues were drawn out from this element of the
evidence base, and these are summarised below:
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Planning Policy Statement 3 requires that assessment of future housing requirements
should have regard to current and future demographic trends and profiles and take into
account evidence including the Government’s latest published household projections.
Emerging Coalition Government guidance gives the responsibility of housing growth target
setting to local authorities within the context of national guidance.
The population of Cornwall is predicted to increase by 22% over the next twenty-five
years and the number of households is predicted to increase by about 33%.
The decreasing average household size as a result of household change in Cornwall is
fuelling the demand for new homes. Household projections will help determine the level
of housing that will be required to accommodate future growth in the population, and
can be used as a baseline against which to test housing growth scenarios.
If migration levels were to fall in the future, the demand for new homes would still increase
because of a decreasing resident average household size and other housing pressures
(e.g. the demand for second homes).
Household growth does not take into account the need to replace ageing stock, losses to
supply through properties lying vacant or being used as second homes, and most
importantly, the existing backlog of unmet need.

1.1 Purpose and Role of the Evidence Base

1.1.1 This is one in a series of papers dealing with a specific evidence base project.
Developing the evidence base is central to the preparation of Development Plan Documents
(DPD) within the Local Development Framework (LDF), and this evidence base underpins the
generation and testing of options. Establishing an appropriate evidence base is central to
developing a justifiable plan.

1.1.2 Planning Policy Statement 12 (PPS12) emphasises that DPD must be founded on a
robust and credible evidence base. When examining DPD, the Planning Inspectorate will ask
a series of key questions including: is the content of the DPD justified by the evidence? What
is the source of the evidence? How up to date is it and how convincing is it? The assemblage
of evidence is also a legal requirement under the EU Strategic Environmental Assessment
Directive which applies to all DPD.

1.1.3 One of the first documents to be produced under the LDF will be the Core Strategy,
which will provide a long-term spatial vision for the area, as well as an overall development
strategy, indicating where future development should be directed. As part of this process,
settlements in Cornwall will be analysed in terms of their current and potential future ability
to accommodate new housing, employment and associated infrastructure.

1.1.4 Each paper sets out how the evidence base was prepared and identifies how this can
inform the issues that need to be addressed in the LDF Core Strategy. These papers will form
the first stage in compiling an evidence base for the testing and development of options for
the Core Strategy. Other evidence base background papers and reports available in this series
include:

Settlements: Hierarchy and Settlement Categories (internal)
Population and Household Change in Cornwall (internal)
Housing Growth Targets (internal)
Technical Paper: Developing a Housing Target Model (internal)
Housing Distribution (internal)

Strategic Housing Land Availability Assessment (internal and consultants)
Planning for the role and future of smaller settlements in Cornwall (consultants)
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Cornwall Retail Study (consultants)
Cornwall Employment Land Review (consultants)

1.1.5 This evidence base paper has particularly strong links with the ‘Population and
Household Change in Cornwall’ and the ‘Housing Distribution’ evidence base papers, the
‘Housing’ Topic Based Issues Paper, and the Options section of the ‘Core Strategy Options
Paper’.

1.1.6 Set out below are a number of key facts which help to set the context for understanding
the housing challenges faced in Cornwall.

1.1.7 Key Housing Facts (more information is available in the Housing Issues Paper -
http://www.cornwall.gov.uk/default.aspx?page=22887):

House prices in Cornwall are consistently higher than the national averages, and in April
2010 the average house price for Cornwall was £191,000 compared to £165,600 for
England & Wales (see Appendix 1 for a map of current house prices in Cornwall by
postcode district).
Shelter suggests that a person would need to earn £43,167 per year to afford to buy
an average priced house 
in Cornwall. Median(1) average earnings in Cornwall for full time workers was £18,029
(2009 ASHE) (see Appendix 2 for a map of house prices to incomes ratio for Cornwall).

There were 11,332 active registrations on the Cornwall Homechoice System (waiting list)
as of June 2010. In addition, the emerging Strategic Housing Market Assessment for
Cornwall suggests that about 40% of newly forming households in Cornwall will require
housing assistance, and, together with the number of existing household falling into need,
will lead to an annual need for almost 1,600 affordable homes.
Cornwall experiences additional housing pressures from second home purchasers (see
appendix 3 for a map of the proportion of second homes by area in Cornwall) and
in-migration.

1.2 What is a Housing Growth Target?

1.2.1 The planning system is currently under review. Previously the South West Regional
Spatial Strategy (SWRSS) was the document that set the housing growth target for all local
authorities in the region. The new Coalition Government has not as yet made clear their full
intentions for planning, although the recently published Localism Bill provides some indication.
It is increasingly likely that the housing growth target for Cornwall will now be determined at
a local level drawn up in conformity with national policy. In preparing for the Core Strategy
Options Paper we will therefore look at a range of housing growth targets for Cornwall that
could meet the needs of Cornwall’s changing population to varying degrees – see ‘How much
Growth?’ later in this document.

1.3 Relevant Policy Context

1.3.1 ‘Planning shapes the places where people live and work and the country we live in.
Good planning ensures that we get the right development, in the right place and at the right
time. It makes a positive difference to people’s lives and helps to deliver homes, jobs, and
better opportunities for all, whilst protecting and enhancing the natural and historic
environment, and conserving the countryside and open spaces that are vital resources for
everyone.’(2)

1 The median figure is the value below which 50% of earnings fall and is preferred over the average earning figure as it not
skewed by extremes in values

2 DCLG (2005) Planning Policy Statement 1: Delivering Sustainable Development
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1.3.2 Planning can shape the places where people live and work but it cannot fully control
population change, although it can influence it. For example, planning cannot set a target for
the number of births there will be in an area, and it cannot stop people from migrating in or
out of an area. Planning therefore must plan for places that take all aspects of population
change into account, including migration.

1.3.3 Existing national planning policy guidance sets a clear policy agenda that in the future
communities need to be sustainable, and this is embedded in the Following documents. A
new National Planning Framework is being developed and a draft is expected in April 2011.

Planning Policy Statement 1: Delivering sustainable development
Planning Policy Statement 3: Housing
Planning Policy Statement 7: Sustainable development in rural areas

1.3.4 Planning Policy Statement 3 requires that the assessment of future housing
requirements should have regard to current and future demographic trends and profiles and
take into account evidence including the Government’s latest published household projections.
PPS3 sets out its aim to 'provide everyone with the opportunity of a decent home' and looks
to local authorities through the operation of the planning system to 'secure an appropriate
mix of dwelling size, type and affordability in both new developments and conversions to
meet the changing composition of households in their area in the light of the likely assessed
need'.

1.3.5 Current Government guidance suggests that Strategic Housing Market Assessments
(SHMA) and Strategic Housing Land Availability Assessments (SHLAA) will continue to help
local authorities identify a viable five year land supply. Local planning authorities should
continue to use their plans to identify sufficient sites and broad areas of development to
deliver their housing ambitions for at least fifteen years from the date the plan is adopted(3).

1.3.6 Cornwall Strategic Partnership’s new strategy for Cornwall 'Future Cornwall' have
identified the following long term objectives across Cornwall:

LT1 Economy: to become a market leader in innovative business and low carbon
technologies; increase productivity and raise quality across the economy
LT2 Self Sufficient and resilient communities: To make better places through quality
building, using housing development to drive the regeneration and sustainability of
communities, promoting smaller settlements to be centres of employment and services
and set an example in design for sustainable living; To promote equality of opportunity
and well-being, improve access to quality services, increase participation in influencing
local decision making and encouraging individuals to engage in shaping and delivering
services in their communities. Locating development to enable infrastructure improvements
to support growth and investment and improve the rail and public transport networks
LT3 Good health and wellbeing for everyone: To make it easier for people to lead
healthy, active lifestyles and to get involved in their local community
LT4 Environment: to make the most of our environment, reduce greenhouse gas
emissions and invest in and promote sustainable use of resources

1.3.7 All these priorities are dependent on the provision of a decent home for every person
in Cornwall.

3 Pickles, Eric (25th June 2010) Letter to George Osborne re revocation of Regional Strategies
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2. Methodology

2.0.1 The following section describes how projected growth in households can help determine
how much new housing should be developed to meet the needs of these new households.

2.1 Household Change and the Requirement for New Housing

2.1.1 In the context of the need for additional homes, the number of additional households
created as a result of population change in an area can be used in calculations to test housing
growth scenarios. It is important to note however that the number of additional households
created by population growth will not equate directly to the number of new homes needed.
There are many factors that need to be considered (further information is available in the
Technical Paper: Developing a Housing Target Model):

The increase in the number of households is associated with declining average household
size and population growth due to migration changes – so even a relatively slow growing
and ageing population can have a high household formation rate.
The availability and affordability of housing can influence the rate of household formation,
through delaying young people leaving the parental home, or increasing the number of
households comprised of unrelated individuals sharing accommodation in order to share
accommodation and housing costs.
The draw of the area in terms of its offer and attractiveness is a significant factor in
population growth. The reality of those who choose to move normally means that they
are well placed to compete in local housing markets.
Efforts to improve the local economy through regeneration and investment, and
improvements to infrastructure such as FE/HE education, improved employment offer
and overall quality of life act to reduce the outflow of migration, a further pressure on
population growth.
The National Housing & Planning Advisory Unit makes it very clear that the current
recession will have little impact on the number of homes required over the next twenty
years. ‘Recessions do not have a big impact on household growth but they do cause a
dip in house building. Homes ‘lost’ in that dip will need to be made good later in the
period.’
Evidence emerging as part of Cornwall’s Strategic Housing Market Assessment work
suggests that in a time of recession there are more concealed households – i.e. newly
forming households that remain part of a larger household because they cannot access
housing of their own so will settle for ‘sub standard’ alternatives in the short term.

2.1.2 The consideration of these factors has led to the following conclusions (further
information is available in the Technical Paper: Developing a Housing Target Model):

Traditionally projections have been misused and over relied on. The South West Regional
Spatial Strategy for example, ended up almost directly equating household growth to
equal new home demand, which we now suspect to be a flawed approach.
Natural change and net migration impact on population growth, and for Cornwall this
means the population has and can be reasonably expected to continue to grow.
Household change is influenced by these assumptions and in turn is also driven by societal
trends
Not every new household needs a new house, e.g. an elderly single household is commonly
formed by the death of a partner
New housing is often occupied as part of local housing moves, and not necessarily by
in-migrants, further complicating the issue.
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2.1.3 Work is therefore underway on a robust methodology to equate new households to
the number of new homes required in Cornwall to accommodate these new households.
Further information is available in the technical background paper(4), but in essence it is likely
that the type of new households formed will each have a different requirement for a new
home.

Newly forming younger age group households are those that are most likely to need a
new home. Households in this age group will require new homes because of leaving the
parental home (although many stay as concealed households), the formation of new
relationships including sharing homes with friends, moving for new jobs, etc.
Newly forming middle range age groups will also require new homes because of
relationship breakdown, forming new relationships, moving for employment purposes,
and so on.
Newly forming older age group households are probably the least likely to require new
housing than the other age groups. In this age group, household change is more likely
to be as a result of the death of one partner which will not necessitate a new home. There
will be some demand for new homes however for other reasons such as relationship
breakdown, the formation of new relationships, and moving for retirement and being
closer to relatives’ purposes.

2.1.4 The proportion of single to multiple person newly forming households are used in
calculating how many of these new households require a change in accommodation, i.e. how
many new homes are required:

Single person households will account for around 60% of the total number of newly
forming households – many of these new households will not require a change in
accommodation as explained above. Local research leads us to conclude that about half
of new single person households will require a change in accommodation;
Multiple person households will account for around 40% of the total number of newly
forming households. Local research leads us to conclude that all of these new multiple
person households will require a change in accommodation.

2.1.5 We also need to take into account the existing high levels of un-met demand and
need in Cornwall that need to be planned for, and factor in the knowledge that even if
population levels did not change there would be a need for housing growth in Cornwall because
of the decreasing average household size.

2.2 How Much Growth?

2.2.1 The demand for housing is not the same for all households as the circumstances
under which households demand housing will differ. There are those in need of housing that
can express free will in terms of their ability to access housing through the open market, and
there are those households that will need some assistance. Therefore a proportion of housing
demand will be for market sector housing and a proportion for social sector housing. Any new
demand and need as a result of a growth in household numbers will be in addition to the
existing unmet demand or need for housing. Unmet need can be analysed by looking at the
number of homeless households, households in temporary accommodation, and households
on local authority waiting lists. Unmet demand is more difficult to quantify and could arise
out of poor house price affordability or a restricted choice in local housing.

2.2.2 Housing supply can be expressed as the provision of new housing less any housing
stock lost through use as second homes or by lying vacant.

4 Cornwall Council Community Intelligence (2011) Technical Paper: Developing a Housing Target Model
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2.2.3 A simple formula has been devised locally and is proposed for use here to estimate
how many new homes will be needed:

1. Current population x proportion expected to grow by over twenty years = number of new
households

2. 60% of number of new households = number of single person households
3. 40% of number of new households = number of multiple person households
4. Number of single person households x 0.5 = number of single person homes required
5. Number of multiple person households = number of multiple person homes required
6. Number of single person homes (4) + number of multiple person homes (5) = number

of new homes required by newly forming households

2.2.4 To this figure we need to add the existing backlog need (SHMA) to arrive at a figure
for total need(5).

2.2.5 The Core Strategy Options Paper will explore housing growth options that take potential
fluctuations in migration levels into account for a number of reasons, including:

The need to consider a range of options in readiness to deal with national or other policy
changes that may occur; and
The possibility that local circumstances and evidence support a different level of growth
to one that could be suggested by other Government agencies.

2.2.6 Specific housing growth targets for Cornwall have been suggested by both local and
regional government in recent years, and a full range of options is being considered as part
of this evidence base paper. This full range of options will be appraised in terms of the
requirements of local and national planning policy and those that are considered to not meet
these requirements will not be proposed for consideration in the Options Paper. They will
however remain part of the evidence base to show that a wide range has been considered,
and be available for consideration to anyone that would like to look outside of the range
proposed.

2.2.7 We also need to consider options that are based on the need for intervention in a
local area, as well as the need for housing. As part of the Core Strategy Options Paper, each
community network area is being assessed in terms of its own unique issues and requirements.
Further information on how housing could be distributed is available in the ‘Housing Distribution’
evidence base paper.

2.2.8 The following two graphs reflect the different growth targets for the full range of
options being considered as part of this evidence base paper:

5 This will not give an exact figure of total need as it will not include those houses lost to stock through use as second homes
and holiday accommodation, those homes left vacant, and those households who would like a new home but cannot find
anything suitable i.e. Unmet demand rather than unmet need
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2.2.9 It is likely that the final annual housing growth target decided on for Cornwall will
fall somewhere within the following range:
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3. Housing Growth Options

3.0.1 The following sections detail the different housing growth scenarios considered as
part of this evidence base paper. Please note that these options look in the main at providing
for newly arising households and most do not include an assessment of how to meet existing
unmet needs.

3.0.2 An attempt is made to identify some of the strengths and weakness, opportunities
and threats (SWOT) of each scenario (6). Please note that as some of the housing growth
scenario targets are not too dissimilar it is difficult to distinguish between some versions of
the SWOT. It may be easier to look at just the Trend Based Growth, the Population & Household
Growth Projections, and the High (NHPAU) Growth SWOT’s to see what the essential differences
are between low, medium and high growth options. Each option includes a brief rationale for
why that specific option will or will not be carried forward into the Core Strategy Options
Paper.

3.1 Option A: Below Trend

3.1.1 Option A: Below Trend: this amounts to about a 25% reduction in development
based on past trends, and would deliver about 1,750 dwellings per annum, including 500-600
affordable homes, and would increase the number of dwellings in Cornwall by 15% over 20
years.

Table 3.1

WeaknessesStrengths

This option limits the amount of
affordable housing that could be provided

This is below the level of growth
experienced over the last twenty years
and therefore capable of being (i.e. about 500-600(7) affordable
accommodated by the housing delivery
market.

dwellings per year). The draft DPD on
Affordable Housing suggests a need for
1,200 affordable homes per year. TheOption with the least impact on the

environment as less green field land
would be needed.

delivery of affordable housing is a key
priority in Cornwall.
This would have a serious knock on effect
for meeting need identified in the

Could have a significant impact on the
amount of new infrastructure that could

housing waiting list, and this need could
continue to rise.

be delivered, although it would be the
least demanding option in terms of
pressure on existing infrastructure. The competing demands for housing will

increase (from local residents,
in-migrants, and second home
purchasers if these trends continue) and,
as a consequence, it is possible that
house prices will increase.
Very little in the way of benefits from the
New Homes Bonus Scheme(8) would be
received.

6 Much of the evidence used in the SWOT comes from Council documents such as the ‘Cornwall County Council Advice to
the South West Regional Assembly on the revised household projections (2007)’.

7 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.

8 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced council tax, children's play areas, etc.
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ThreatsOpportunities

Young and working age people could
move away from Cornwall if they can’t
find affordable accommodation.

Delivery could be focused in the short
term on previously developed
land/brownfield sites within existing
settlements. In-migrant and second home purchasers

usually have a better purchasing baseLower density housing may be possible.
and can usually pay more for a house
than local residents. The situation for
local residents who wish to purchase a
house would worsen.
The needs of an ageing population, i.e.
smaller homes, supported housing, etc
are less likely to be delivered in the
numbers required. Health & Well-Being
is a key priority in Cornwall. This will
have knock on effects in that the houses
currently occupied by ageing households
will not be released for larger families.
Very low growth would continue the
pattern of the gradual erosion of village
services and facilities.
This level of growth could significantly
hamper job creation and regeneration.
Improving Income & Skills is a key
priority in Cornwall.
It could restrict the viability of new
infrastructure provision.
It could maintain or even increase land
values in that only a small number of
sites will be allocated and land owners
would not be competing with each other
to sell their sites.

Table 3.2

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
paper for the following reason:

The level of development proposed in this Option falls significantly short of the
projections to accommodate new households in Cornwall identified in Option C, even
if migration levels were to decrease.
This means it is likely to fail to meet the requirements of PPS3 - in that everyone should
have access to a decent home.
It is unlikely to meet the objectives set out in 'Future Cornwall' (the Sustainable
Community Strategy for Cornwall)

Housing Growth Options12
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3.2 Option B: Trend Based Growth

3.2.1 This equates to about 2,250 new homes per year or a total of about 45,000 over
twenty years. This level of development would increase the household level by about 19%
over twenty years. The pattern of growth over the last twenty five years in Cornwall is shown
in the figure below:

3.2.2 This level of future growth is roughly based on trends in development over the last
twenty to twenty-five years, i.e. an annual average build rate of about 2,275 new homes –
and this option is very much ‘business as usual’. The figure above shows the dip in the levels
of development that were experienced following the recession of the early 1990’s, and we
may see a similar pattern emerge following the current recession unless interventions are
put in place. This level of growth also broadly reflects that proposed by the Draft South West
Regional Spatial Strategy (annual build rate of 2,250 over twenty years) and the Cornwall
Structure Plan (slightly lower at an annual build rate of 1,975 over fifteen years). This level
of growth is estimated to deliver about 2,250 dwellings (including about 700 to 800 affordable
dwellings per year.

Table 3.3

WeaknessesStrengths

This option limits the amount of
affordable housing that could be provided

The level of growth experienced over the
last few years has a proven track record
of being able to be accommodated by
the housing delivery market.

13Housing Growth Options
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(i.e. about 700 to 800(9) affordable
dwellings per year). The draft DPD on

This option is likely to lead to a similar
growth level in the towns and villages to
that experienced recently, and should Affordable Housing suggests a need for
have the least impact on established
community life.

1,200 affordable homes per year. The
delivery of affordable housing is a key
priority in Cornwall.Option with the least impact on the

environment as less green field land
would be needed.

This would have a knock on effect for
meeting need identified in the housing
waiting list, and this need could continue
to rise.
The competing demands for housing will
remain high or even increase (from local
residents, in-migrants, and second home
purchasers if these trends continue) and,
as a consequence, it is possible that
house prices will remain high or even
increase.
Very little in the way of benefits from the
New Homes Bonus Scheme(10) would be
received.

ThreatsOpportunities

Young and working age people could
move away from Cornwall if they can’t
find affordable accommodation.

Delivery could be focused in the short
term on previously developed/brownfield
sites within existing settlements.
Lower density housing may be possible. In-migrant and second home purchasers

usually have a better purchasing base
and can usually pay more for a house
than local residents. The situation for
local residents who wish to purchase a
house could worsen.
The needs of an ageing population, i.e.
smaller homes, supported housing, etc
are less likely to be delivered in the
numbers required. Health & Well-Being
is a key priority in Cornwall. This will
have knock on effects in that the houses
currently occupied by ageing households
will not be released for larger families.
Low growth could continue the pattern
of the gradual erosion of village services
and facilities.
This level of growth could hamper job
creation and regeneration. Improving
Income & Skills is a key priority in
Cornwall.

9 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.

10 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced Council tax, children's play areas etc.
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It could restrict the viability of new
infrastructure provision
It could maintain or even increase land
values in that only a small number of
sites will be allocated and land owners
would not be competing with each other
to sell their sites.

Table 3.4

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Although the level of development proposed in this Option does fall within the lower
end of the range of the projections to accommodate new households in Cornwall
identified in Option C, this option may perpetuate trends that are no longer appropriate.
This means this option is likely to fail to meet the requirements of PPS3 - in that
everyone should have access to a decent home.

It is unlikely that this option will meet the objectives set out in 'Future Cornwall' (the
Sustainable Community Strategy for Cornwall)

3.3 Option C: Population and Household Growth

3.3.1 Cornwall Council commissioned a piece of work from demographic experts(11) to look
at how the population of Cornwall could grow over the next twenty to thirty years. Information
on the components of population and household change are available in the evidence base
paper ‘Population and Household Change in Cornwall’ and how this information has been used
to develop a housing growth target is available in the 'Technical Paper: Developing a Housing
Target Model'.

3.3.2 Cornwall Council took the view that it needed to have robust and up to date projections
for strategic planning purposes. These projections are based on the Office for National Statistics
2008 based projections, which are the most up-to-date projections available at this time, and
have been tailored to be Cornwall specific. Cornwall Council has purchased the software and
will regularly run models to update projections as local population changes occur, which is
on an annual basis.

3.3.3 We have used this population change model to anticipate how changes in current
trends in migration and natural change could impact on the formation of new households.
For example, migration has driven population change in Cornwall in recent years and if this
were to decrease or increase in the future, what would be the result? Deaths in Cornwall have
always been higher than births, but the gap between the two is decreasing, so what would
be the impact on household change if births started to outweigh deaths?

11 POP Group/Cathie Marsh Centre for Census and Survey Research, University of Manchester (2010) 2008 Based Population
Projections by Community Network Area in Cornwall - http://www.ccsr.ac.uk/popgroup/
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3.3.4 This manipulation of the projections data as described above has resulted in a range
of provisional (subject to detailed testing - see Technical Paper: Developing a Housing Target
Model) growth assumptions 2010 to 2030. If we apply the ‘new households to new homes’
calculations (described above in the section on ‘Household Change and the Requirement for
New Housing’) this would result in the following requirement for new homes:

Lower population and household growth – as a result of a decreasing net migration level
= 38,000 new homes (1,900 per annum including about 570 to 670 affordable dwellings);
Current population and household growth projections – as a result of steady net migration
levels = 48,000 new homes (2,400 per annum including about 720 to 840 affordable
dwellings);
Higher population and household growth – as a result of increased net migration levels
– 57,000 new homes (2,850 per annum including about 850 to 1000 affordable dwellings).

Table 3.5

WeaknessesStrengths

Additional green field land would be
required as there is unlikely to be enough

Consistent with the figures determined
for the 2008 based household
projections. Development will be at a previously developed/ brownfield land to

meet this level of development.level that will meet the need for new
homes in the County. Development may be dispersed to

smaller settlements in order that the
level of growth can be accommodated.

An attempt has been made to predict
changes that could occur in the future if
current trends in net migration levels Higher density housing may be required.
particularly were to decrease or increase
on current trends.

The character of some settlements that
grow significantly may change.

Two higher options may result in slightly
higher than business as usual and would

Lower levels of this option could limit the
amount of affordable housing that could

involve a relatively modest step change be provided (i.e. about 800 to 950(13)

in development rates by the housing
market.

affordable dwellings per year). The draft
DPD on Affordable Housing suggests a
need for 1,200 affordable homes perOption with some impact on the

environment and some green field land year. The delivery of affordable housing
is a key priority in Cornwallwould be needed – but not as much as

for higher growth options. This would have a knock on effect for
meeting need identified in the housingDevelopment will be at a level that could

introduce more affordable homes (i.e. waiting list, and this need could continue
to rise.up to about 1,000(12) per annum) into

the area, and this will encourage young The competing demands for housing
could remain high or even increase (fromand working age people to stay in the

County. The draft DPD on Affordable local residents, in-migrants, and second
Housing suggests a need for 1,200 home purchasers) and it is possible that
affordable homes per year. The delivery house prices will remain high or even

increase.of affordable housing is a key priority in
Cornwall.

13 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.

12 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.
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ThreatsOpportunities

This level of development could be higher
than that experienced in the past and

The more homes required the more
competition is introduced into the
market, and the more likely that land the housing market may take some time

to rise to the challenge.values will become more realistic.
Realistic land values help deliver more
affordable housing.

This level of development may still not
be enough to meet affordable housing
need.Development may be dispersed to

smaller settlements in order that the Higher levels of development will have
more of an impact on the environment.level of growth can be accommodated

and could therefore improve their
sustainability.

The needs of an ageing population, i.e.
smaller homes, supported housing, etc
are less likely to be delivered in theNew development in settlements can

increase the viability of existing services numbers required. Health & Well-Being
and facilities, provide new services and is a key priority in Cornwall. This will
facilities, and encourage greater
sustainability.

have knock on effects in that the houses
currently occupied by ageing households
will not be released for larger families.If the level of development can start to

meet the need for new homes, there is Lower levels of growth could continue
the pattern of the gradual erosion of
village services and facilities.

less cost to public services in assisting
people to find a decent home.
This level of development can help
support opportunities for job creation

In-migrant and second home purchasers
usually have a better purchasing base

and regeneration. Improving Income &
Skills is a key priority in Cornwall.

and can usually pay more for a house
than local residents. The situation for
local residents could worsen.Some benefits from the New Homes

Bonus Scheme(14) would be received.
Delivery could be focused in the short
term on brown field sites within existing
settlements, before green field sites
needed to be brought forward.
Lower density housing may be possible.

Table 3.6

YesInclusion in Options Report?

Rationale: This option is considered the most appropriate for inclusion in the Core Strategy
Options report for the following reason:

Exactly meets population and household projections in Cornwall as required by PPS3
and provides a range that takes into account changes in migration levels – the main
driver of population and household change in Cornwall;
Is likely to meet the objective of PPS3 in that everyone should have access to a decent
home;
Meets the objectives as set out in 'Future Cornwall' (the Sustainable Community Strategy
for Cornwall).

14 Communities that encourage housing and employment growth would receive additional money to use for local priorities
such as reduced council tax, children’s play areas, etc
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3.4 Option D: Cornwall County Council Response to Revised
Household Projections (2007)

3.4.1 Cornwall County Council (supported by the six District Councils) responded to the
South West Regional Assembly’s call for advice in response to revised 2003 based household
projections in January 2007. It was suggested that the housing target for Cornwall should be
adjusted to 52,800 for the twenty year period 2006-2026, and that this was necessary to
balance the anticipated demand arising from the revised household forecasts and to continue
to deliver the objectives of the Draft RSS that were supported by Cornwall County Council.
This level of development would increase the household level over twenty years by about
22%. This level of housing would deliver 2,640 new dwellings (including about 800 to 950
affordable dwellings ) per year.

Table 3.7

WeaknessesStrengths

This option limits the amount of
affordable housing that could be provided

Slightly higher than business as usual –
a 20% increase on the level of growth
experienced over the last few years and (i.e. about 800 to 950(15) affordable
would involve a relatively modest step dwellings per year). The draft DPD on
change in development rates by the
housing market.

Affordable Housing suggests a need for
1,200 affordable homes per year. The
delivery of affordable housing is a key
priority in Cornwall.

Option with some impact on the
environment and some green field land
would be needed – but not as much as
for higher growth options.

This would have a knock on effect for
meeting need identified in the housing
waiting list, and this need could continue
to rise.
The competing demands for housing will
remain high or even increase (from local
residents, in-migrants, and second home
purchasers) and it is possible that house
prices will remain high or even increase.

ThreatsOpportunities

This level of development could be higher
than that experienced in the past and

Delivery could be focused in the short
term on previously developed/brownfield
sites within existing settlements, before the housing market may take some time

to rise to the challenge.greenfield sites needed to be brought
forward. In-migrant and second home purchasers

usually have a better purchasing baseLower density housing may be possible.
and can usually pay more for a houseSome benefits may accrue from the New

Homes Bonus Scheme(16) would be
received.

than local residents. The situation for
local residents could worsen.
The needs of an ageing population, i.e.
smaller homes, supported housing, etc

15 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.

16 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced council tax, children's play areas etc.
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are less likely to be delivered in the
numbers required. Health & Well-Being
is a key priority in Cornwall. This will
have knock on effects in that the houses
currently occupied by ageing households
will not be released for larger families.

Table 3.8

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Although this Option falls within the range proposed by Option C, the evidence behind
this study is out of date – however, many of the conclusions reached are still valid and
can be used as required.

3.5 Option E: Cornwall Towns Study

3.5.1 This study was prepared by Land Use Consultants in association with Roger Tym &
Partners and TRL in 2005. The aim of this study was to gain a better understanding of the
roles and functions of the County’s main towns on which to base future local planning. The
focus of the study was on spatial planning for Cornwall – where to put what development to
achieve the greatest sustainability for the County and for the individual towns. The study did
not seek to identify a housing growth target for Cornwall, but based the spatial strategy on
the assumption of a need to house an additional 70,000 new households between 2001 and
2026. This equates to 70,000 over twenty five years, and could potentially deliver about 2,800
(including about 850 to 1,000 affordable homes) per year. This level of development would
increase the household level by about 23% over twenty years.

Table 3.9

WeaknessesStrengths

This option limits the amount of
affordable housing that could be provided

Higher than business as usual – a 24%
increase on the level of growth
experienced over the last twenty years (i.e. about 850 to 1,000(17) affordable
and would involve a relatively modest dwellings per year). The draft DPD on
step change in development rates by the
housing market.

Affordable Housing suggests a need for
1,200 affordable homes per year. The
delivery of affordable housing is a key
priority in Cornwall.

Likely to have an impact on the
environment and some green field land
would be needed – but not as much as
for higher growth options.

This would have a knock on effect for
meeting need identified in the housing

17 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.
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waiting list, and this need could continue
to rise.
The competing demands for housing will
remain high or even increase (from local
residents, in-migrants, and second home
purchasers) and it is possible that house
prices will remain high or even increase.

ThreatsOpportunities

Higher levels of development are likely
to have more of an impact on the
environment.

Delivery could be focused in the short
term on previously developed/brownfield
sites within existing settlements, before
green field sites needed to be brought
forward.

The number of jobs required could
struggle to keep place with the level of
development.Some benefits may accrue from the New

Homes Bonus Scheme(18) would be
received. Higher levels of development will mean

that smaller settlements will need to
accommodate some additional growth.

The needs of an ageing population, i.e.
smaller homes, supported housing, etc
are likely to be delivered in the numbers
required. Health & Well-Being is a key
priority in Cornwall. This will have knock
on effects in that the houses currently
occupied by ageing households will not
be released for larger families.

Table 3.10

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Although this Option falls within the range proposed by Option C, the evidence behind
this study is out of date – however, many of the conclusions reached are still valid and
can be used as required.

3.6 Option F: Strategic Housing Market Assessment (SHMA)

3.6.1 PPS3 stipulates that “Local Development Document policies should be informed by a
robust, shared evidence base, in particular, of housing need and demand, through a Strategic
Housing Market Assessment”. Work has been undertaken to bring together and update the
reports covering the three SHMA areas in Cornwall (Northern Peninsula, Plymouth, and West
Cornwall), and this evidence suggests that of the 3,140 new households created each year,
there will be some 1,570 households each year that will require some assistance in terms of

18 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced council tax, children's play areas, etc.
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housing. This level of development would increase the household level by about 26% over
twenty years. This level of development is likely to deliver about 3,150 dwellings (including
about 900 to 1,100 affordable dwellings ) per year.

3.6.2 The SWOT analysis for this approach will be the same as that of the Population and
Household Growth option - higher level as identified above.

Table 3.11

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Although it is based on projections for new households in Cornwall – the current model
uses the Government’s national population predictions. It is anticipated that once local
data is input into the model it will result in the same conclusions as Option C above –
and to that effect is essentially the same as Option C.

3.7 Option G: Regional Strategy Proposed Changes

3.7.1 This level of growth was based on the former Secretary of State’s ambitions for
housing delivery as set out in the Proposed Changes to the Regional Spatial Strategy (2008).
It reflects to a certain extent the higher population projections that were available at the
time. The Coalition Government has made its intention clear to abolish this regional level of
planning, but has confirmed that the evidence base that sits behind these documents is still
of value in determining the level of growth that needs to be considered in an area. Planning
to build 68,200 new dwellings over twenty years could potentially deliver about 3,410 (including
about a 1,000 to 1,200 affordable homes ) per year. This level of development would increase
the household level by about 28% over twenty years.

Table 3.12

WeaknessesStrengths

This level of development, although well
supported by evidence, is part of a

Development will be at a level that would
introduce more affordable homes (i.e.
about 1,000 to 1,200(19) per annum) strategy that is being abandoned by the

new Government, and is therefore more
likely to be criticised.

into the area, and this will encourage
young and working age people to stay
in the County. The draft DPD on A higher level of green field land would

be required as there is unlikely to beAffordable Housing suggests a need for
1,200 affordable homes per year. The enough previously developed/brownfield

land to meet this level of development.delivery of affordable housing is a key
priority in Cornwall. It is likely that development will need to

be dispersed to smaller settlements inSignificant increases in overall housing
stock would mean that the competing order that the level of growth can be

accommodated.groups of house purchasers and
occupiers (resident and in-migrants) can

19 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.
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all compete on a more equal footing, and
it will only be those on the very lowest

Higher density housing required.
The character of many settlements that
grow significantly could change.incomes that will still need some

assistance.
Development will be at a level that will
bring benefits in terms of significant
levels of supported housing schemes,
etc. Health & Well-Being is a key priority
in Cornwall.

ThreatsOpportunities

This level of development is significantly
higher (52% higher) that experienced in

If the level of development is higher than
that required to meet the demand for
new homes by an increasing population, the past and the housing market may
it could start to address some of the back take a considerable time to rise to the
log of need that has built up over the last
few years.

challenge, if at all, and this may mean
that the target cannot be delivered within
the time frame set.The more homes required the more

competition is introduced into the Higher levels of development will have
more of an impact on the environment.market, and the more likely that land

values will become more realistic. The number of jobs required could
struggle to keep place with the level of
development unless carefully managed.

Realistic land values help deliver more
affordable housing.
The more homes required, the more
house builders can employ economies of

Higher levels of development will mean
that smaller settlements will need to
accommodate some additional growth.scale – and a long term plan of

significant house building rates will make
the area more attractive and more viable
to a range of house builders.
Development will be dispersed to smaller
settlements in order that the level of
growth can be accommodated.
New development in settlements can
increase the viability of existing services
and facilities, provide new services and
facilities, and encourage greater
sustainability.
The level of development will significantly
meet the need for homes, and as a result
there be considerable less cost to public
services in assisting people to find a
decent home.
This level of development will help
support opportunities for significant job
creation and regeneration. Improving
Income & Skills is a key priority in
Cornwall.
Significant benefits from the New Homes
Bonus Scheme(20) would be received.

20 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced council tax, children's play areas, etc.
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Table 3.13

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Significantly exceeds the projections for new households in Cornwall. Although this
option is based on population projections, it is based on projections that have been
superseded so are no longer applicable.

3.8 Option H: National Housing & Planning Advisory Unit (NHPAU)
Growth

3.8.1 The NHPAU was established in response to the pressing issue of housing affordability
highlighted by Kate Barker's Review of Housing Supply (2004). The high figures produced by
the NHPAU are designed to help housing supply meet the demand thereby reducing the impact
that housing shortages have on house prices and affordability. The NHPAU produced a figure
for the South West, and by applying the same proportion to Cornwall as for the Regional
Spatial Strategy (RSS), the figure for Cornwall suggests a need for between 69,920 and
79,360 new dwellings over twenty years. The lower figure is similar to that of the RSS so the
Council is looking at the higher figure as an option. This level of development has the potential
to deliver about 4,000 (including about 1,200 to 1,400 affordable dwellings ) per year. This
level of development would increase the household level by about 33% over twenty years.

Table 3.14

WeaknessesStrengths

This level of development, although well
supported by evidence, is part of a

Development will be at a level that would
introduce significant levels of market and
affordable homes (i.e. about 1,200 to strategy that has been abandoned by the
1,400(21) per annum) into the area, and new Government, and would need to be

monitored.this should have a dampening effect on
house prices, making them more Significant levels of green field land

would be required as there is unlikely toaffordable for everyone. The draft DPD
on Affordable Housing suggests a need be enough previously
for 1,200 affordable homes per year. The developed/brownfield land to meet this

level of development.delivery of affordable housing is a key
priority in Cornwall. Significant levels of development will be

dispersed to smaller settlements in orderSubstantial increases in overall housing
stock would mean that the competing that the level of growth can be

accommodated.groups of house purchasers and
occupiers (resident and in-migrants) can Higher density housing required.
all compete on an equal footing, and no The character of those settlements that

grow substantially will change, and this

21 Although higher targets for affordable housing can be set (currently 40% is proposed as part of the draft Affordable Housing
Development Plan Document) it seems sensible to suggest a slightly lower overall proportion (of 30-35%) here as not all
sites that come forward for housing will met the requirement set for affordable housing, or will fall foul of viability issues.
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could mean a change in character for the
whole County.

household should require assistance to
find a decent home.
Development will be at a level that will
bring benefits in terms of levels of
supported housing schemes, etc that will
meet the need for it in the population.
Health & Well-Being is a key priority in
Cornwall.

ThreatsOpportunities

This level of development is almost
double (78% higher) that experienced

If the level of development is significantly
higher than that required to meet the
demand for new homes by an increasing in the past and the housing market may
population, it could address all the back take a considerable time to rise to the
log of need that has built up over the
past few years.

challenge, if at all, and this may mean
that the target cannot be delivered within
the time frame set.The more homes required the more

competition is introduced into the Such high levels of development will
have a significant impact on the
environment.

market, and the more likely that land
values will become more realistic.
Realistic land values help deliver more
affordable housing.

The number of jobs required will struggle
to keep place with the level of
development unless carefully managed.The more homes required, the more

house builders can employ economies of Significantly higher levels of development
will mean that smaller settlements will
need to accommodate additional growth.

scale – and a long term plan of
significant house building rates will make
the area more attractive and more viable
to a range of house builders.
New development in settlements can
increase the viability of existing services
and facilities, provide new services and
facilities, and encourage greater
sustainability.
The level of development will meet the
need for homes, and as a result there
will be no cost to public services in
assisting people to find a decent home.
This level of development will provide
opportunities for substantial levels of job
creation and regeneration. Improving
Income & Skills is a key priority in
Cornwall.
Significant benefits from the New Homes
Bonus Scheme(22) would be received.

22 Communities that encourage housing and employment growth could receive additional money to use for local priorities
such as reduced council tax, children's play areas, etc.
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Table 3.15

NoInclusion in Options Paper?

Rationale: This option is considered inappropriate for inclusion in the Core Strategy Options
Paper for the following reason:

Significantly exceeds the projections for new households in Cornwall. Although this
option is based on population projections, it is based on projections that have been
superseded and are no longer applicable.
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Appendix 1: Average House Price by Postcode District 2010 
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Appendix 2: House Prices to Incomes Ratio by Postcode District 2010 
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Appendix 3: The Proportion of Second Homes by Lower Super Output Area in Cornwall: 2009 
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