


1. Introduction 
 
1.1 Introduction 
 
1.1.1 ’Housing Growth and Distribution’ is the document that sets out the rationale for 
the development of housing growth targets in Cornwall and the spatial distribution of 
this growth as proposed in ‘Planning Future Cornwall1’ – Cornwall’s Core Strategy. The 
Council considers that the proposed housing target and spatial distribution strategy is 
deliverable, justifiable and appropriate; and represents a coherent expression of 
Cornwall’s strategic and local priorities. 
 
1.1.2 This paper – ‘Housing Growth and Distribution: Housing Growth’ - describes the 
methodology used to develop housing growth targets for the future based on 
projected population and household changes and other considerations for Cornwall.  
 
1.1.3 The development of housing targets by Cornwall Council follows the introduction 
of major reforms to the planning system proposed when the Coalition Government 
came to power in May 2010 and which are now set out in the ‘Localism Act’2. On 
enactment of this Act, the previous system of national and regional targets for 
housing being expressed through Regional Strategies no longer applies. Local 
authorities have the freedom to identify appropriate levels for house building in their 
areas. Authorities, such as Cornwall Council, still to adopt a Core Strategy now have 
the opportunity to identify their own housing target. 
 
1.1.4 Cornwall Council must use the resources available during the preparation of the 
Core Strategy to devise its own methodology to derive housing targets based on the 
best information and data available at any given moment of time throughout the 
process. This methodology (and subsequent revisions) will be a key piece of evidence 
to support each stage of the Core Strategy. The proposed methodology will include 
the provision to monitor and review on a regular basis how population is changing in 
order that it always best reflect what the latest evidence is suggesting about 
population and household change in Cornwall. 
 
1.2. Policy Context 
 
1.2.1 Some guidance is available on what evidence is required to develop a robust 
housing target methodology. 
 
1.2.2 ‘Planning Policy Statement 33: Housing’ states that in identifying the level of 
future housing provision, local authorities should take into account: 

i. Evidence of current and future levels of need and demand for housing and 
affordability levels based upon Local and sub-regional evidence of need and 
demand, set out in Strategic Housing Market Assessments and other relevant 
market information such as long term house prices; advice from the National 
Housing and Planning Advice Unit4 on the impact of the proposals for 
affordability in the region; the Government’s latest published household 

                                                 
1 Cornwall Council (2011) Planning Future Cornwall: our preferred approach for a core strategy - 
http://www.cornwall.gov.uk/default.aspx?page=22887  
2 Home Office (2011) Localism Act 2011 - 
http://www.legislation.gov.uk/ukpga/2011/20/pdfs/ukpga_20110020_en.pdf  
3 DCLG (2011) Planning Policy Statement 3: Housing - 
http://www.communities.gov.uk/publications/planningandbuilding/pps3housing  
4 The National Housing & Planning Advise Unit has since been disbanded 



projections and the needs of the regional economy, having regard to economic 
growth forecasts. 

ii. Local and sub-regional evidence of the availability of suitable land for housing 
using Strategic Housing Land Availability Assessments and drawing on other 
relevant information such as the National Land Use Database and the Register 
of Surplus Public Sector Land. 

iii. The Government’s overall ambitions for affordability across the housing market, 
including the need to improve affordability and increase housing supply. 

iv. A Sustainability Appraisal of the environmental, social and economic 
implications, including costs, benefits and risks of development. This will include 
considering the most sustainable pattern of housing, including in urban and 
rural areas. 

v. An assessment of the impact of development upon existing or planned 
infrastructure and of any new infrastructure required. 

 
1.3.3 The National Planning Policy Framework5 which will replace all Planning Policy 
Statements this year (2012) is currently available in a draft format for consultation. 
This document confirms the use of demographic trends, Strategic Housing Market 
Assessments (SHMA) and Strategic Housing Land Availability Assessments (SHLAA) as 
important in determining the level of growth an area needs to plan for, and that local 
authorities should 

 
‘.. prepare local plans on the basis that objectively assessed development need 
should be met and with sufficient flexibility to respond to rapid shifts in demand 
or other economic changes’.  

 
1.3.4 Strategic Housing Market Assessments (SHMA) and Strategic Housing land 
Availability Assessments (SHLAA) are described as key documents in helping to 
determine the level of growth required but neither is without its limitations.  
 
1.3.5 The main aim of a SHMA is to understand the nature and influence of the 
housing market and sub-markets within Cornwall. Government guidance sets out what 
these studies should describe, including: an analysis of the current housing stock and 
market; an analysis of the factors influencing change in the housing market; an 
analysis of the future housing market; estimates of the unmet need for affordable 
housing; and analysis of the housing requirements of specific household groups.  
SHMA for example are not considered to be the primary source of information for 
determining housing requirements, because the SHMA produces usually figures in 
excess of both RSS targets and historic building rates and are therefore considered 
unrealistic as a target6.  
 
1.3.6 SHLAA is a technical assessment of all potential housing sites that have been 
proposed. Many of the sites included are not appropriate for development for a 
number of reasons - e.g. because they may be in unsustainable locations, etc. These 
two documents are however useful in helping to determine a housing target. 
 
1.3.7 Information on how PPS3 and other key documents such as the SHMA and 
SHLAA were used to initially explore a range of alternative housing targets for 
Cornwall at the start of the Core Strategy process is available in the Evidence Base 
                                                 
5 DCLG (2011) Draft National Planning Policy Framework: Consultation - 
http://www.communities.gov.uk/publications/planningandbuilding/draftframeworkconsultation  
6 Monk, Sarah et al (2011) Providing the evidence base for local housing need and demand assessment: research 
summary and report – 
http://england.shelter.org.uk/professional_resources/policy_and_practice/policy_library/policy_library_folder/providin
g_the_evidence_base_for_local_housing_need_and_demand_assessments  



Paper ‘Housing Growth Targets7’. This resulted in the recommendation of a housing 
target based on population and household projections as the most appropriate, and 
this was further explored in ‘Developing a Housing Target Model: Technical Paper’8. A 
range of growth targets based on the projections proposed were then explored 
through the ‘Core Strategy Options Report9’ consultation in early 2011. 
 
1.4. Methodology Overview 
 
1.4.1 The methodology proposed in this paper takes predicted population and 
household changes and then works out what this means in terms of the need for new 
homes. The number of new homes required to meet population change is just one 
aspect under consideration and other factors that need to be considered include 
changes in economic growth levels, the likely impact of rates of economic growth on 
net migration, the need to support regeneration initiatives, and the amount of housing 
that is likely to be delivered. This paper takes the reader through the ‘story’ of how 
we assess all the likely demands for new homes to 2030 and ultimately end up with 
the total number of homes required to best address all the issues considered.  
 
 

                                                 
7 Strategic Policy Team, Cornwall Council (2011) Housing Growth Targets - 
http://www.cornwall.gov.uk/default.aspx?page=22893   
8 Community Intelligence, Cornwall Council (2011) Developing a Housing Target Model: Technical Paper - 
http://www.cornwall.gov.uk/default.aspx?page=22893   
9 Cornwall Council (2011) Core Strategy Options Report - http://www.cornwall.gov.uk/default.aspx?page=22893  



2. Developing a Housing Target Methodology 
 
2.1 Background 
 
2.1.1 Spatial planning can shape the places where people live and work but it cannot 
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. 
 
2.2 Housing Target Methodology 
 
2.2.1 Local population projections and subsequent household projections can be used 
to inform short and long term housing targets. The proposed housing target 
methodology for Cornwall has a number of stages which are required in order to test 
and develop a final housing target for Cornwall. This includes the analysis of trends in 
population and household change, the conversion of the new households generated to 
likely housing need, and a consideration of how housing growth can address issues 
such as regeneration aims.  
 
2.2.2 The proposed housing target methodology for Cornwall has five phases and in 
summary these are as follows (and diagrammatically described in figure 1 below): 
 

1. Analysis of Population Change 
2. Analysis of Household Change 
3. Converting Households to Homes Required 
4. Distribution of Housing  
5. Monitor and Review 

 

     
Figure 1: Proposed Housing Target Model (Cornwall Council)  



 
2.2.3 The proposed methodology allows us to constantly review how much new 
housing is required in Cornwall, and regular review is part of the Core Strategy 
process. This means that we can adopt a more flexible ‘plan, monitor and manage’ 
approach to housing growth in Cornwall that reflects and can adapt to changing 
conditions, such as ‘downturns’ or ‘upturns’ in the economy and local capacity for 
growth as they are experienced, and is able to take advantage of unanticipated new 
regeneration initiatives. This is preferred over the more rigid ‘predict and provide’ 
approach that has been used previously and which can lead to a prolonged 
commitment to an inflexible and perhaps no longer needed solution. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



3. Housing Target Methodology Phase 1: Analysis of 
Population Change 
 
3.1 Population Projections 
 
3.1.1 Population projections vary depending on the observed trends that are 
modelled. There are two main components of population projections: natural change 
(births and deaths) and migration rates to and from an area. The number of future 
migrants is difficult to accurately predict, and rates have fluctuated significantly from 
year to year. In this phase, local variations of future population change are modelled 
based on high, medium and low levels of recently experienced trends in net migration, 
as migration10 is the main driver of population growth in Cornwall.  
 
3.1.2 A brief overview of population change in Cornwall is available in Appendix 1. 
This includes information on the role natural change (births and deaths) and migration 
play in affecting how the population of the area has grown in recent times. 
 
3.2 Population Projections for Cornwall 
 
3.2.1 The most recent sub-national population projections were produced in May 2010 
and were based on the revised 2008 mid-year population estimates11. These 
projections cover the 25 year period from 2008 to 2033 and are based on 
assumptions about past trends in births, deaths and migration. They only indicate 
what may happen should recent national trends in births, deaths and migration rates 
continue. These sub national projections for Cornwall are as follows in Figure 2:  
 

Total Projected Population in Cornwall (Sub National Projections) 

2008 based 2008 2010 2015 2020 2025 2030 2033 

Projected Population 529,300 537,500 559,500 583,100 607,600 630,200 642,500 

Figure 2: Sub National Population Projections: 2008 Based (Office for National Statistics) 
 
3.2.3 A series of projections of population growth in Cornwall have been developed 
using the PopGroup model12. These projections take into account locally specific 
trends in the components of change (i.e. natural change and migration levels) rather 
than mainly national trends as used in the sub national projections. This should reflect 
better what is happening at a local level, and as a result, the sub national and local 
projections will produce slightly different population figures, due to the different 
trends modelled.   
 
3.2.4 The most recent locally produced local projections of population change focused 
on three different levels of net annual migration, as this is the element of population 
change at the moment that results in a net gain to the population in Cornwall. 
Appendix 2 outlines the data that was used in the latest outputs from the PopGroup 
model. Currently natural change leads to a slight decrease in the population but is 
expected to start to increase the population during the timeframe under consideration 
as births are expected to start to outweigh deaths.  

                                                 
10 Migration levels appear to be influenced by the state of the economy and house price levels. 
11 Office for National Statistics (2010) 2008 Based Population projections - 
http://www.ons.gov.uk/ons/taxonomy/index.html?nscl=Sub-national+Population+Projections  
12 The PopGroup model is a commonly used tool to produce projections of demographic change in local communities 
and is currently the leading product of its type used by UK local authorities. 



 
3.2.5 The low, medium and high scenarios within this set of projections applied a 
standardised annual net migration to Cornwall of 4,100; 5,400 and 6,100 respectively. 
These three levels reflect the net annual migration growth experienced in Cornwall 
over particular periods of time:  
 Low scenario - 4,100 extra people per year (trend observed between 2007 and 

2009) – this lower figure likely reflects the impact on migration levels as a result of 
the downturn in the economy, and we can reasonably expect to see these levels of 
net migration continue until the economy starts to pick up;  

 Medium scenario - 5,400 extra people per year (trend observed between 2001 and 
2009) – this medium figure reflects migration levels over the longer term and 
includes the confident migration levels of the early 2000’s housing boom together 
with the less confident levels resulting from the economic downturn. As shown in 
figure 2 in Appendix 1 this is probably the more likely scenario in terms of net 
migration levels over the long term – and we are planning for a twenty year period 
which is likely to see both high and low net migration levels within it; and  

 High scenario - 6,100 extra people per year (trend observed between 2000 and 
2005) – this high figure reflects the confident economic period and housing boom 
of the early 2000’s. We may see similar net migration levels again in Cornwall once 
the economy starts to pick up but this may not happen for some time.  

 
3.2.6 The three scenarios result in the following projections to 2030 (figure 3): 
 

Projections for Cornwall based on three levels of migration (Local Projections) 

Projection 2010 2015 2020 2025 2030 

Low 542,700 561,000 582,300 605,650 628,300 

Medium 542,700 567,700 596,300 627,500 658,250 

High 542,700 571,350 603,850 639,300 674,400 

Figure 3: Local Projections: 2008 Based (Community Intelligence Cornwall Council) 
 
3.2.7 Projections model observed trends from a certain period of history, and as these 
trends are subject to change13 in the future they should be reviewed regularly, and 
plans are already underway to re-run this model early in 2012. It is also the intention 
to review and test the time periods over which the averages for net migration have 
been taken. It is important to understand that the projections are largely ‘policy off’, 
and as such do not typically build in accommodating housing backlog14, or consider 
issues such as capacity for growth, the infrastructure needed to meet the needs of 
growth or other policy aims such as economic regeneration. 
 
 
 
 
 
 
 
 
 

                                                 
13 Appendix 3 contains an overview of some of the limitations of population projections. 
14 Housing backlog generally refers to those households that are in need of a different type of housing to that which 
they currently live in. There are a number of reasons for this including that their current accommodation is unsuitable, 
too small or too large, that they are in danger of being evicted, that they cannot afford there existing home, etc. 



Analysis of Population Change Summary: 
 

The resident population of Cornwall is currently reducing with fewer births than 
deaths, but substantial net migration is resulting in an overall growth in the number of 
people living in the area each year. The number of future migrants is difficult to 
accurately predict, and rates have fluctuated significantly from year to year. In 
determining the overall number of new homes required the level of future migration is 
a critical consideration. 
 

Based on different migration levels (low, medium or high) over the next twenty years, 
it is anticipated that the population of Cornwall could increase by between 86,000 and 
132,000 persons between 2010 and 2030. The actual increase in population Cornwall 
will experience between 2010 and 2030 is dependent on how quickly the economy 
recovers. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



4. Housing Target Methodology Phase 2: Analysis of 
Household Change 
 
4.1 Household Projections 
 
4.1.1 This phase converts the three potential local population projections (figure 3 
above) to three potential local household projections. The latest available local, 
regional and national data guides the modelling of population into household numbers 
and types. Further information on how population projections are converted into 
household projections is available in the ‘Population and Household Change in 
Cornwall’15 evidence base paper. 
 
4.1.2 A ‘household’ is defined16 as: 
 One person living alone, or 
 A group of people living at the same address with common housekeeping – that is, 

sharing either a living room or at least one meal per day. 
 
4.1.3 These household projections do not take account of future policies or variables 
in housing need – they are simply an indication of the likely increase in households 
given the continuation of recent demographic trends. Household projections continue 
to reflect expected changes in society, and in particular the size and type of 
households.  
 
4.1.4 This is often expressed through ‘average household size’, and average 
household size has been steadily decreasing and has decreased from 2.9 persons per 
household in Cornwall in 1961 to 2.3 in 2001 and is projected to be 2.08 persons per 
household by 2031. Average household size helps us to understand that even if the 
population of Cornwall were to remain the same over the next twenty years the 
number of households would still increase as society moves towards more people 
living alone or in separate households as a result of relationship breakdown. This 
means that even if the population of Cornwall did not grow we would still need to 
provide more homes to meet the housing needs of existing residents. 
 
4.1.5 Added to this is the fact that Cornwall experiences substantial net migration 
which results in a growth in the number of residents each year – these new residents 
will also require a home. 
 
4.1.6 In the South West, research17 shows that absolute population change (i.e. extra 
people) accounts for about 75% of the growth required in housing numbers, whereas 
household changes locally account for the remainder (e.g. relationship breakdown 
etc). 
 
4.2 Household Projections for Cornwall 
 
4.2.1 The most recent sub-national household projections were produced in November 
2010 and were based on the revised 2008 mid-year household estimates18. These 

                                                 
15 Cornwall Council (2011) Population and Household Change in Cornwall - 
http://www.cornwall.gov.uk/default.aspx?page=22893  
16 DCLG (2011) Definition of General Housing terms – 
http://www.communities.gov.uk/housing/housingresearch/housingstatistics/definitiongeneral/   
17 DCLG (2010) Household projections 2008 to 2033 England: Statistical release - 
http://www.communities.gov.uk/documents/statistics/pdf/1780763.pdf  
18 DCLG (2010) Household Projections, 2008 to 2033, England - 
http://www.communities.gov.uk/documents/housing/xls/140987.xls  



projections cover the 25 year period from 2008 to 2033 and are based on 
assumptions19 about past trends in household formation. They only indicate what may 
happen should the recent trends continue. The sub national projections for Cornwall 
are as follows in Figure 4: 
 

Total Projected Households in Cornwall (Sub National Projections) 

2008 based 2008 2010 2020 2030 2033 

Projected Households 232,000 237,000 267,000 295,000 302,000 

Figure 4: Sub National Household Projections: 2008 Based Table 406 in Live Tables (Department for 
Communities & Local Government) 
 
4.2.2 The most recent local population projections generated (figure 3 above) are 
then converted to projected household changes using PopGroup. PopGroup uses the 
latest available local, regional and national data to guide the modelling of population 
into projections of household numbers as shown in figure 5 below, and a range of 
household types (figure 6).  
 

Total Projected Households in Cornwall (Local Projections) 

Projection 2010 2020 2030 

Low 238,000 262,000 285,000 

Medium 238,000 267,000 297,000 

High 238,000 270,000 304,000 

Figure 5: Local Household Projections (rounded): 2008 Based (Community Intelligence Cornwall Council) 
 

Household Types in Cornwall (Local Projections) 

2030 
Household Type 2010 

Low Medium High 

Couple Households 129,200 128,700 134,300 137,400 

Lone Parent Households 16,300 26,500 28,200 29,100 

One Person Households 83,400 120,800 125,300 127,700 

Other Households 9,600 9,100 9,400 9,600 

Total Households 238,400 285,100 297,200 303,800 

Figure 6: Local Household Types (unrounded): 2008 Based (Community Intelligence Cornwall Council) 
 
4.2.3 Single households are projected to account for between 67% and 80% of the 
total increase in households (see figure 6 above). This means that single households 
will increase from 34% of all households in 2010 to about 42% of all households by 
2030. This will have implications for the types of new homes required, i.e. smaller 
homes. 
 
 
 

                                                 
19 Appendix 3 contains an overview of some of the limitations of population and household projections. 



Analysis of Household Change Summary: 
 
Household composition and size in Cornwall is changing, and even if the resident 
population were to remain static, more homes will still be required. Added to this is 
the fact that Cornwall experiences substantial net migration which results in a growth 
in the number of households each year  
 
Based on different migration levels (low, medium or high), it is anticipated that the 
number of households in Cornwall could increase by between 47,000 and 65,000 
between 2010 and 2030. The actual increase in households Cornwall will experience 
between 2010 and 2030 is likely to be dependent on how quickly the economy 
recovers. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



5. Housing Target Methodology Phase 3: Converting 
Household Projections to the Number of Homes Required 
 
5.1 Introduction 
 
5.1.1 Trying to predict the likely future demand for housing is complex. This 
methodology outlines an approach that will take all factors20 into consideration and 
will use the best available evidence at any given point in time to as accurately predict 
as possible how much housing will be required. 
 
5.1.2 This phase explores the principle that not every projected household generated 
will necessarily need a new home to live in. Previously, many authorities and regional 
bodies have concluded that nearly every new projected household does require a new 
home21. Household projections remain, however, a useful guide to possible household 
generation: 
 

‘Household projections are not an assessment of housing need. They are an 
indication of the likely increase in households given the continuation of recent 
demographic trends. They are one part of the evidence that Regional Planning 
Bodies and local authorities use in the assessment of future housing 
requirements.’22 

 
5.1.3 Cornwall Council is now responsible for identifying its own housing needs and 
has been working on a robust methodology to identify a housing growth target for 
Cornwall. This methodology is subject to external verification by a range of 
demographic experts, and will be honed and improved throughout the preparation of 
the Core Strategy. This methodology will form the basis of subsequent reviews to the 
Core Strategy in terms of the amount of new housing that is required in Cornwall. 
 
5.1.4 This phase in the methodology is divided into sections that describe how 
Cornwall’s housing target has been derived at each stage of the Core Strategy 
process. To date we have reached the ‘Preferred Approach’ stage. 
 
5.2 Core Strategy Options Paper  
 
5.2.1 An early version of the methodology being developed was used to produce the 
initial three growth options for consideration that were consulted on as part of the 
Core Strategy ‘Options Paper’23 in early 2011. That is, a low growth option of 38,000 - 
a medium growth option of 48,00024 - and a high growth option of 57,00025 as 
indicated in figure 7 below:  
 
 
 
 
 
 
 

                                                 
20 An overview of the factors considered is available in Appendix 3. 
21 Cornwall Council (2011) Population and household projections – intelligence@cornwall.gov.uk  
22 DCLG (2006) Household Projections: background and methodology - 
http://www.communities.gov.uk/documents/corporate/pdf/145094.pdf  
23 Cornwall Council (2011) Core Strategy Options Paper - http://www.cornwall.gov.uk/default.aspx?page=22893  
24 The figure consulted on was 48,000 but should in fact have been 47,000. 
25 The figure consulted on was 57,000 but should in fact have been 58,000. 



2010 – 2030 Projections for Cornwall with Preliminary Discount Applied 

Scenario based on level of migration Low scenario Medium scenario High scenario 

Population  86,000 116,000 132,000 

Households 47,000 59,000 65,000 

10% Discount 42,000 53,000 58,000 

20% Discount 38,000 47,000 52,000 

Figure 7: Local Household Projections: 2008 Based with preliminary discount applied (Community 
Intelligence Cornwall Council) 
 
5.2.2 At this stage in working up our methodology, an illustrative discount factor was 
applied to indicate three potential housing growth targets. A discount was applied for 
a number of reasons which are explained in more detail in Appendix 3, and which 
form part of the evolution of the methodology. This included some debate over the 
impact that a predicted high level of single elderly households would have on the 
number of new homes required. 
 
5.2.3 The outcomes from this early work on the methodology informed the setting of 
housing growth options. These options were tested at the Core Strategy Options 
Paper26 consultation stage in early 2011. The options consulted on were identified as: 
 38,000 (low growth) – this was the lowest figure produced using this methodology 

and could indicate the number of new homes required between 2010 and 2030 if 
migration levels stayed uncharacteristically low and at least 20% of ‘new’ 
households formed would not require a new dwelling as they would already be 
housed (although it was accepted that their needs may change as they moved 
through different life stages27). 

 48,000 (medium growth) – this was the medium scenario figure produced and 
could indicate the number of new homes required between 2010 and 2030 if 
migration levels returned very quickly to the longer term average level and at least 
20% of ‘new’ households formed would not require a new dwelling as they would 
already be housed (although it was accepted that their needs may change as they 
moved through different life stages). 

 57,000 (high growth) – this was the highest figure produced using this 
methodology and could indicate the number of new homes required between 2010 
and 2030 if migration levels return very quickly to their peak and just 10% of ‘new’ 
households formed would not require a new dwelling as they would already be 
housed (although it was accepted that their needs may change as they moved 
through different life stages). 

 
5.2.4 A key part in preparing this methodology has been determining from a range of 
demographic and planning experts the validity of Cornwall Council’s approach. The 
‘discounting’ aspect of the approach to developing household numbers was queried28 
as part of the consultation undertaken on the Core Strategy Options Paper, and as 
part of the development of the methodology independent advice has been sought on 
this aspect, and will continue to be sought throughout the preparation of the 

                                                 
26 Cornwall Council (2011) Core Strategy Options Paper - http://www.cornwall.gov.uk/default.aspx?page=22887  
27 As part of the development of this methodology, it is considered important to understand and better reflect in the 
methodology how residents’ movement through various life stages impacts on the requirement for housing. Some 
early considerations about life stages or cycles are included in Appendix 4. 
28 Cornwall Council (2011) Core Strategy Options Paper Response Report - 
http://www.cornwall.gov.uk/default.aspx?page=22887   



methodology. Further independent advice has been sought in the latter stages of the 
preparation for the Core Strategy ‘Preferred Approach’, particularly for that relating to 
the likely impacts of different economic growth levels and their relationship to which 
are the most appropriate net migration figures to use in developing the methodology. 
This feedback will be reflected in the ‘Pre Submission’ Core Strategy stages and 
further views are welcomed as part of this current consultation.  
 
5.2.5 The main factors identified from the validation work are outlined below: 
 Projections are only a reflection of recent trends and should not be taken as a 

prediction of actual housing need. 
 The volatility of population and household projections is a major issue for planning, 

and that the fairly straightforward approach based on three scenarios is a sensible 
solution.  

 The proposed methodology fits well with a cyclical planning approach under a ‘plan, 
monitor, manage’ process. 

 More work needs to be done on how well the needs of the economy are addressed 
in setting housing targets in the proposed methodology, together with an 
understanding of how this impacts on levels of net migration   

 Further work needs to be undertaken to understand how different life stages impact 
on housing requirements. 

 
5.3 Core Strategy Preferred Approach  
 
5.3.1The ‘Core Strategy Preferred Approach’ will continue to propose a medium 
growth target of 48,000 (54,500 if the options set out for consultation in Bodmin and 
Saltash were taken forward) new homes for Cornwall to 2030.  
 
5.3.2 This is with the understanding that a more fully considered housing target figure 
will be proposed for the ‘Core Strategy Pre-Submission’ stage.  
 
5.3.3 The amount of data that will become available during 2012, particularly the first 
datasets released as part of Census 2011 data (which will themselves impact on 
population and household projections and subsequently local projections), updated 
demographic data sets (such as 2010 based sub national population projections in 
Spring 2012), updated SHMA data etc could have a significant impact on this work. As 
the expectation is that the release of such data will have an impact on population and 
household projections, we are therefore currently concentrating on the methodology 
we will use rather than in trying to accurately predict a housing target figure at this 
relatively early stage in the Core strategy process as we know is likely to change as a 
result of new data being made available. 
 
5.3.4 Therefore the medium growth figure is considered most appropriate at this 
stage for a number of reasons including: 
 Responses from the Core Strategy Options Paper consultation29 phase did not 

clearly indicate a preference for any of the growth options chosen, although the 
medium growth option scored proportionately more than the low or high growth 
options.  

 A low to medium growth target is considered to be more likely than a high growth 
figure given the current state of the economy and its ‘depressive’ impact on 
household movements and the rate of house building.  

 
 

                                                 
29 Cornwall Council (2011) Core Strategy Response Reports - http://www.cornwall.gov.uk/default.aspx?page=22887   



5.4 Working towards the Core Strategy Pre Submission Report 
 
5.4.1 A number of steps have been identified as already required once we start 
working towards the Core Strategy Pre Submission Document, and together with the 
outcomes from the Core Strategy Preferred Approach consultation these are likely to 
include: 
 The various ‘life stages’ or ‘cycles’ that residents are likely to experience, and what 

this means in terms of the amount of housing that will be required.  
 What the data from updated SHMA and SHLAA indicates in terms of the amount of 

housing required, and the capacity of the area to accommodate new housing. 
 Economic strategy – how many jobs are likely to be generated in Cornwall over the 

next twenty years and how does this equate to the number of homes required. 
 What are the implications of the release of Census 2011 and other new data sets, 

and how often we should aim to re-run our methodology and associated projection 
models with the latest available data 

 How can we better understand competition in the housing market – second homes, 
etc - and what this means in terms of affordability and for the number of homes 
required (both market and affordable). 

 What the impact of the current recession will be on the deliverability of housing, 
how long this impact will be experienced, and what measures may need to be 
considered to ensure that the homes required will be delivered. 

 
Converting Household Projections to the Number of Homes Required 
 

Cornwall Council has taken the approach that not every new household generated will 
require a new home, and a methodology is being prepared to develop a robust and 
justifiable housing target for Cornwall to 2030.  
 

Core Strategy Options Paper Phase Summary: 
 

Early outcomes from the methodology were used to inform the Core Strategy ‘Options 
Paper’ phase and this resulted in three housing growth targets being tested through 
consultation – 38,000 – 48,000 - 57,000 - reflecting likely population and household 
increases resulting from low, medium and high levels of net migration between 2010 
and 2030. 
 

Early verification work has confirmed that the proposed methodology a) fits well 
within a ‘plan, monitor, manage’ process; b) needs more work on how the needs of 
the economy can be addressed; and c) needs more work to understand how different 
life stages impact on the requirement for housing. 
 

Core Strategy Preferred Approach Phase Summary: 
 

The medium growth figure was chosen as the most appropriate figure to use for the 
Core Strategy ‘Preferred Approach’ preparation – 48,000 (with options to 54,500) – 
with the understanding that this figure is likely to change as new data emerges.  
 

Working towards the Core Strategy Pre Submission Document Phase 
Summary 
 

The Core Strategy ‘Pre Submission Report’ and ‘Submission Document’ preparation 
will see a further refinement of the methodology, the incorporation of any available 
2011 Census data and other new data sets – and will enable Cornwall Council to 
prepare its very best assessment of housing need it can given the available. 
 

 



6 Distribution of Housing 
 
6.1 This phase is about housing distribution and is subject to ‘policy on’ adjustment to 
meet either growth opportunities, constraints at more local levels, or to address 
existing issues such as high levels of housing need. This element is described in the 
accompanying paper – ‘Housing Growth and Distribution: Distribution’30. 
 
7 Monitoring and Review 
 
7.1 Introduction 
 
7.1.1 This methodology and its outcomes should be subject to regular monitoring and 
review as changes are observed in terms of different demographic changes and 
emerging alternate policy objectives. No longer can we adhere to the more traditional 
‘predict and provide’ model of housing delivery, but need to constantly review 
evidence as it emerges in more of a ‘plan monitor and manage’ approach. Projections 
are inherently unreliable as they are based on past trends under past and current 
policies which cannot accurately predict what will happen in the future. The 48,000 
figure chosen will need to be regularly reviewed to determine if it is still fit for 
purpose.  
 
7.1.2 In moving towards the ‘Core Strategy Pre Submission’ a number of ‘next steps’ 
have already been identified (5.4) and these will form part of the review of the 
methodology. 
 
7.1.3 The first results from the 2011 Census (expected summer 2012) is considered 
to be the first appropriate opportunity to significantly review the outcomes from the 
model, as the results will impact upon existing population and household estimates 
and future projections (as these are all based on 2001 census and are at their most 
uncertain at this time). 
 
7.2 Monitoring and Review 
 
7.2.1 Once this methodology is confirmed as appropriate and justifiable in terms of 
the final ‘Core Strategy Submission’ document, a regular process of monitoring and 
review will be introduced. This will ensure that the methodology and its outcomes are 
up to date and available to monitor the effectiveness of the adopted Core Strategy, 
and will enable changes to be made to future housing growth and distribution as 
required on a regular basis. 
 
Monitoring and Review Phase Summary: 
 
This methodology and its outcomes should be subject to regular monitoring and 
review as changes are observed in terms of different demographic changes and 
emerging alternate policy objectives. This will be an ongoing process as the Core 
Strategy is prepared, and will then be monitored and reviewed on a regular basis once 
the Core Strategy is adopted to monitor its effectiveness and ensure deliverability of 
the appropriate levels of housing growth and distribution. 
 
 

                                                 
30 Cornwall Council (2012) Housing Growth and Distribution: Distribution - 
http://www.cornwall.gov.uk/default.aspx?page=22893  
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Appendix 1 
 
Cornwall’s Changing Population 
 
Cornwall’s population has been growing steadily since the 1960’s, and is amongst the 
fastest growing areas in the UK1. In 2001, the population of Cornwall was 501,300 - 
the latest 2010 estimate suggests that this has now increased to 535,300.  
 
There are two main components of population change: natural change (births and 
deaths) and migration rates to and from an area. Further information on population 
change in Cornwall is available from the demographic evidence base for Cornwall2 and 
reviewed in the Core Strategy Evidence Base Paper ‘Population and Household Change 
in Cornwall’3. Some of the key messages from these reports relating to the 
components of population change are:  
 
Natural change: Natural change (total births minus total deaths) in Cornwall in the 
past has resulted in a loss to the population as deaths were always higher than births. 
However, over the last few years this gap has decreased significantly and the number 
of births is moving closer to the number of deaths.  
 
The number of births has grown steadily for the majority of the years since 2000.  
There were 4,500 births in 2001 compared to 5,300 in 2008. The number of deaths 
has fallen slightly for the fifth successive year from 6,000 in 2004 to 5,700 in 2008, 
indicating that the number of deaths has been fairly constant over the last few years. 
This is probably due to an increasing total population, people living longer, and 
improvements in medical care. 
 
The impact of a rising number of births and slightly fewer but fairly constant number 
of deaths on natural change in Cornwall is that the gap is closing, as shown in figure 1 
below: 
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Figure 1: Births and Death in Cornwall (Demographic Evidence Base for Cornwall) 
 
If this trend were to continue, and the number of births became higher than the 
number of deaths, natural change would start adding to population figures (rather 
                                                 
1 Community Intelligence Cornwall Council (2011) Demographic evidence base for Cornwall - 
http://www.cornwall.gov.uk/Default.aspx?page=22137  
2 Community Intelligence Cornwall Council (2011) Demographic evidence base for Cornwall - 
http://www.cornwall.gov.uk/Default.aspx?page=22137  
3 Strategic Policy Team Cornwall Council (2011) Population and Household Change in Cornwall - 
http://www.cornwall.gov.uk/default.aspx?page=22887  



than decreasing them slightly as it does at the moment), and the population of 
Cornwall could grow faster than it is anticipated to do so. It is therefore important that 
this element of population change is regularly monitored. 
 
Migration: While natural change is a component of the changing population of 
Cornwall, migration is the single greatest driver of population change in Cornwall. 
Annual rates of net migration in Cornwall have fluctuated over the last 40 years, with 
some significant peaks and troughs as shown in figure 2 below:   
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Figure 2: Annual Rates of Net Migration in Cornwall (Demographic Evidence base for Cornwall) 
 
Migration levels generally track what is happening in the economy, and as the 
economy becomes increasingly fragile, people are less likely to risk moving significant 
distances. For example in the figure above, the housing crash of the late 1980’s, early 
1990’s resulted in fewer people migrating, whereas the recovery following this period 
led more people to feel comfortable about moving. 
 
Figure 3 below details the number of people moving into Cornwall and those leaving in 
more recent years, and this also shows a constantly fluctuating picture. As stated 
above, the state of the economy has an impact on people’s willingness to move home 
and this is reflected in the levels of migration experienced over the last ten years: 
 

Recent Migration Flows (thousands)4 

Cornwall & 
IOS 

1998-
99 

1999-
2000 

2000-
01 

2001
-02 

2002
-03 

2003
-04 

2004
-05 

2005
-06 

2006
-07 

2007
-08 

2008
-09 

2009
-10 

Persons in 19.3 21.0 21.2 22.7 22.3 22.5 20.1 20.4 20.9 29.9 19.9 20.4 

Persons out 15.9 16.3 15.9 15.3 15.5 15.2 14.8 15.1 15.8 25.1 16.4 16.1 

Net 3.4 4.7 5.3 7.4 7.1 7.2 5.3 5.3 5.1 4.6 3.4 4.3 

Figure 3: Annual Rates of Net Migration in Cornwall (Office for National Statistics) 
 
Contrary to popular belief, recent in migration to Cornwall is predominately for 
economic and lifestyle reasons, not retirement purposes5. It is believed that many of 

                                                 
4 Office for National Statistics (various) Internal Migration by Local Authority - 
http://www.ons.gov.uk/ons/publications/all-releases.html?definition=tcm%3A77-21593  
5  



those moving to Cornwall are returners6 (i.e. they previously lived in the area) and 
there is every reason and some evidence to believe this is still a strong trend.  
 
Historically Cornwall has experienced high levels of outward migration of those 
between the ages of 16-29. However, the expansion in the higher education 
infrastructure and better employment prospects has led to reductions of younger 
people leaving Cornwall. These trends are neither fixed or guaranteed, and are fragile. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                 
6 Williams M et al (1995)  “Movers and Stayers: Population and Social Change in Cornwall 1971- 1991 Research part 
funded by Cornwall County Council and Caradon District Council.  University of Plymouth 



Appendix 2 
 
PopGroup Data sets: Summary: 
This set of scenarios use a base population of 2001. The model then applies observed 
trends in births/fertility differentials, and deaths/mortality differentials between 2001 
and 2008, as well as 3 scenarios of migration. The 3 migration levels (low, medium 
and high) are based on three levels of observed past migration. The model then uses 
all of these trends to project from 2009 onwards. 
 
Data used: 
 Base population (POPGROUP) 
Data: Single year of age population estimates for Cornwall, 2001 (from  
 
 Births and fertility (POPGROUP) 
Data: Age specific fertility rates (per 1,000 women), England, 2009-2010 
The values are for 2009-2010 taken from the 2008-based ONS projections. 
Data: Births by sex for Cornwall, 2001 to 2007  
Data: Fertility differentials, Cornwall, 2008 to 2032, 2035 and 2040. Differentials 
calculated by using weighted average of TFRs for the last 10 years of data divided by 
standard TFR.  
 
 Deaths and mortality (POPGROUP) 
Data: Age specific mortality rates (per 1,000 population), England, 2009-2010 
The values are for 2009-2010 taken from the 2008-based ONS projections. 
Data: Deaths by sex for Cornwall, 2001 to 2007  
Data: Mortality differentials for England, 2008 to 2032, 2035 and 2040  
 
 Migration 
Based on 3 levels of net migration: LOW (4,100 per annum), MEDIUM (5,400 per 
annum), and HIGH (6,100 per annum). 
In UK (POPGROUP LOW input sheet; MED input sheet; HIGH input sheet) 
Data: Age specific migration rates (per 1,000 population), Cornwall, 2008 (Rates 
calculated based on migration and mid year estimate of population) 
Data: Total migrants by age and sex, Cornwall, 2001-2009  
Migration rates from 2009 onwards set at LOW (4,100 per annum), MEDIUM (5,400 
per annum), and HIGH (6,100 per annum). 
In overseas (POPGROUP LOW input sheet; MED input sheet; HIGH input sheet) 
Data: Age specific migration rates (per 1,000 population) Cornwall, 2008 (Rates 
calculated based on migration and mid year estimate of population ) 
Data: Total migrants by age and sex, Cornwall, 2001-2009  
Migration rates from 2009 onwards set at 0. 
Out UK (POPGROUP LOW input sheet; MED input sheet; HIGH input sheet) 
Data: Age specific migration rates (per 1,000 population) England, 2008 
Data: Total migrants by sex, Cornwall, 2001-2008  
Migration rates from 2009 onwards set at 0. 
Out overseas (POPGROUP LOW input sheet; MED input sheet; HIGH input sheet) 
Data: Age specific migration rates (per 1,000 population) England, 2008  
Data: Total migrants by sex, Cornwall, 2001-2008  
Migration rates from 2009 onwards set at 0. 
 
 
 
 
 



Appendix 3 
 
Working towards the Core Strategy Preferred Approach: What factors 
need to be taken into account? 
 
1.1 ‘Planning Future Cornwall7’ (Cornwall’s Core Strategy) will provide the overarching 
strategy to shape and manage development in Cornwall that meets local needs and 
objectives and ensures Cornwall positively deals with change in the most sustainable 
way over the next 20 years. The number of new homes required to meet population 
change is just one aspect under consideration; the need to address other 
considerations such as housing backlog and regeneration issues, competition from 
other types of occupiers (e.g. second home owners), the availability of land and so on 
also needs to be addressed as part of this methodology. 
 
1.2 There are a number of key factors that need to be taken into account when 
preparing a methodology to determine how many new homes will be required. Using 
the simple trend rates illustrated by DCLG projections does not take into account local 
policy objectives in planning for change, and becomes a simple exercise in ‘predict 
and provide’. The key factors we need to consider basically fall into three elements: 
demographic factors, policy factors and capacity issues. 
 
1.3 Demographic Factors: are those aspects relating to how reliable population and 
household projections are in determining how many new houses need to be built. 
Projecting twenty years into the future is complex and this gives rise to many 
questions about reliability and robustness of the data used. These factors include: 
 Household projections should be taken as largely indicative of likely future housing 

demand and used as the foundation for new build housing targets. This is made 
clear in DCLG guidance8: 

‘Household projections are not an assessment of housing need.  They are an 
indication of the likely increase in households given the continuation of recent 
demographic trends. They are one part of the evidence that Regional Planning 
Bodies and local authorities use in the assessment of future housing 
requirements.’  

 The unpredictability of using projections to accurately predict how many household 
will be generated in an area. Household projections use recent trends in their 
calculations and this can have a huge impact on future predictions. For example, in 
recent years, the projected number of households for Cornwall to 2030 has varied 
from about 317,000 (2004 based projections9) to a high of about 323,000 (2006 
based projections10) and then back to the current projection of 294,000 (2008 
based projections).  

 Given the unpredictability of projections at a national level, working at a local level 
introduces yet more opportunity for error, as sub-national projections use national 
trends. We aim to overcome some of these issues by using local trend data in our 
PopGroup projections of the number of households. 

 How soon, if at all, will we see a return to higher levels of net in migration? This is 
unlikely without faster economic growth, whether this be generally in the UK or in 

                                                 
7 Cornwall Council (2011) Planning Future Cornwall: our preferred approach for a core strategy - 
http://www.cornwall.gov.uk/default.aspx?page=22887  
8 DCLG (2010) Updating DCLG’s Household Projections to a 2008 base: Methodology – 
http://www.communities.gov.uk/publications/corporate/statistics/households2008methodology  
9 DCLG (2008) 2004 Based Household projections: sub regional projections (go to 2029 – 2030 figure calculated by 
adding on the average annual gain from previous five years) - 
http://www.communities.gov.uk/publications/corporate/statistics/2026households0208  
10 DCLG (2009) 2006 Based Household Projections: household estimates and projections by district - 
http://www.communities.gov.uk/housing/housingresearch/housingstatistics/housingstatisticsby/householdestimates/   



the South East (from where most of Cornwall’s immigrants come) or more 
specifically in Cornwall. Growth in the south will help encourage retirement 
migration while growth in Cornwall will encourage employment led inflows.  

 The impact of net migration from outside of the UK also needs to be factored in to 
housing projections as they form part of the competition for homes locally. There 
was some discussion11 in 2008 that migration particularly from Eastern Europe 
may have peaked and will reduce. More recently the figures suggest12 (although 
this trend may change again) that net in-migration is still strong and people are 
remaining in the UK rather than returning to their own country. In addition to this 
new migration experimental statistics indicate that for some areas, including 
Cornwall, net in-migration from people outside of the UK has been underestimated 
in the past. Between 2006 and 2010 this under-estimation13 amounts to some 
1,535 persons.  

 Information14 is available on how the variables used in population and household 
projections can differ at the local level. This analysis looks at how differences in 
fertility rates, life expectancy, and migration can have an impact on projections 
and is part of the rational for reviewing projections frequently. 

 Analysis of the 2009, 2010 and subsequent mid year population estimates15 16 
provides an opportunity to see how they compare to the 2008 based household 
projection figures, and can provide an early indication of how accurate they are 
turning out to be. The 2008 based projection for Cornwall indicates that by 2010 
the population should be 537,500, yet the 2010 mid year estimate gives the 
population of Cornwall as 535,300. This indicates a discrepancy of 2,200 persons 
over a two year period, and although this is too short a time to be sure of a 
continuing lower trend it could mean that the projection to 2030 will be lower than 
that anticipated.  

 The complexity of household formation at different life stages. Some work has 
been done on this for Cornwall (Appendix 1) by manipulating the 2008 based 
household projections to determine what types of housing people will most likely 
want, need and are most likely to live in already. There are three main life stages 
at which not every household will require a new home. Some young people leaving 
the parental home are more likely to share than set up on their own; a proportion 
of older households will downsize; and a proportion of older households will more 
into institutional care or residential homes. If a certain proportion of these three 
groups choose these options then early work suggests this could reduce the 
number of new homes required by about 5%.  

 Demographic changes and the impact on the local labour force. We need to include 
an analysis of the changing size and structure of the resident labour force at key 
dates as there may be a risk of too few local residents available to fill jobs? An 
ageing population may need the stimulus of new building to attract younger 
migrants to take local jobs. The development of the economy is a key objective for 
the Core Strategy, and of the Vision for Cornwall and we need to understand what 
this means in terms of the requirement for new housing. 

                                                 
11 Cornwall Council (2011) Cornwall 2011: Demographic Evidence Base - 
http://www.cornwall.gov.uk/Default.aspx?page=22137   
12 Office for National Statistics (2011) International Migration - 
http://www.ons.gov.uk/ons/taxonomy/index.html?nscl=International+Migration  
13 Office for National Statistics (2011) Improved Local Authority Immigration Statistics: indicative impact on mid year 
population estimates 2006 to 2010 - http://www.ons.gov.uk/ons/guide-method/method-quality/imps/improvements-
to-local-authority-immigration-estimates/index.html  
14 DCLG (2010) Household Projections Model: table 416 - 
http://www.communities.gov.uk/documents/housing/xls/table416.xls  
15 Office for National Statistics (2011) Population Estimates - 
http://www.ons.gov.uk/ons/taxonomy/index.html?nscl=Population+Estimates  
16 Office for National Statistics (2009) Population Projections - 
http://www.ons.gov.uk/ons/taxonomy/index.html?nscl=Population+Projections  



These factors indicate the difficulties in using population and household projections to 
accurately predict how many new homes will be required in Cornwall, but they are 
nevertheless, the essential starting point in the methodology that we propose to use. 
 
1.4 Policy Drivers: In essence the main elements that policy can have an influence 
over and that need to be taken into account in this proposed methodology are: 
 Housing Need: there are currently almost 20,000 households17 in Cornwall who are 

in some kind of housing need. Although the majority of these households are in 
existing accommodation, it is not suitable for their needs (too small, in the wrong 
location, sharing with another household, etc). Strategic Housing Market 
Assessment (SHMA)18 studies tend to result in very high (usually unachievable) 
targets for housing, and if we try to ‘add’ these figures on to the total we are likely 
to over-estimate the amount of housing required. The issue is not really one of 
requirement for additional building but of matching households with more suitable 
accommodation. This is explored further in Appendix 1. We must use evidence 
available through such documents as the SHMA to identify what types of housing 
are more suitable to be built in the future and where the majority of people want 
to live. Work is proposed to update SHMA data in Cornwall early in 2012.  

 Concealed Households: there are a number of ‘concealed’ households i.e. those 
households that live in the same dwelling as another household, and these 
households may in time require additional homes to be built. Concealed 
households are no longer part of the DCLG household projections and we must 
wait for outputs from the 2011 Census to give us a true picture of how many of 
these households there are likely to be in Cornwall. The Survey of English Housing 
estimates that about 3.7%19 of households are ‘concealed households’ at any point 
in time. The needs of concealed households may well be able to be accommodated 
through the provision of affordable and local needs housing delivered as part of the 
growth figure proposed if they are ‘concealed’ due to affordability reasons. This 
aspect of housing need should be closely monitored as there are likely to be 
increasing numbers of ‘concealed’ households when the economy is poor, and who 
may start to need and be able to afford their own accommodation as the economy 
improves. At any one time there will always be a number of concealed households 
and although they need to be housed at some point the proportion will have an 
impact on the number of new homes needed by 2030.  

 Affordability: is an issue across Cornwall, both in terms of buying and renting - and 
this is due in part to the low wage economy that is prevalent across the area but 
also to the availability of housing and the amount of competition that exists for this 
housing.  

 Competition in the Local Housing Market: linked to issues of affordability is the fact 
that many local residents also face competition from other house purchasers, such 
as prospective second home owners, particularly in the more attractive coastal 
areas. Currently there are 10.7% of dwellings paying Council tax recorded as 
second homes across Cornwall. Areas such as Padstow and the Roseland are 
typical examples of areas where second home owners are more likely to look for 
their additional home and these types of areas also tend to have the highest house 
prices in Cornwall. If this trend of competition in the housing market continues, 
how should we accommodate it within the number of homes required to be able to 
accommodate everyone (residents and other home purchasers)?  

                                                 
17 Cornwall Council (2011) Home Choice Housing Register 
18 Peter Smith Research & Consulting (2010) Cornwall Strategic Housing Market Evidence Report 2010 Update - 
http://www.cornwall.gov.uk/default.aspx?page=22887 
19 Bramley, Glen et al (2010) Estimating housing need - 
http://www.communities.gov.uk/documents/housing/pdf/1776873.pdf  



 Rates of Past Development: can be a useful indication of how the housing market 
has coped with house building targets in the past. Areas identified for significant 
regeneration may have to substantially increase the rate at which housing has 
been delivered previously and may require some incentive to do so. This may have 
‘knock on’ implications for other areas of Cornwall, as housing development in 
Cornwall tends to be by small to medium sized builders who may not have the 
capacity to deliver elsewhere across the area if they are ‘encouraged’ to develop in 
specific places. Steps may need to be taken to understand and overcome the 
barriers to working in Cornwall by the more high volume builders. 

 Economic Strategy – development growth is very much influenced by the local 
economy and the rate at which employment is created. Perhaps one of the most 
important considerations in Cornwall - the Core Strategy identifies the economy as 
a key objective in its ‘Vision’ and targets some significant areas for 
transformational change. Is housing growth sufficient to support likely local 
economic growth levels? The economy of Cornwall has been identified as poor in 
the past, resulting in its previous Objective One and Convergence status, and 
together with the current state of the UK and World economy, faces a difficult and 
hard to predict future. There is considerable uncertainty as to how quickly the 
South West and Cornwall can recover and what rate of economic growth can be 
sustained in the longer term. Recent work20 looks at three potential economic 
scenarios across the South West based on a weak, strong and medium economic 
output growth levels. This analysis results in an additional 18,100 jobs being 
created in Cornwall between 2009 and 2030 under the weak economic growth 
scenario to an additional 45,100 jobs in the same period under the strong growth 
scenario.  

 Regeneration: the development of new housing and jobs can bring significant 
benefits in terms of regenerating areas that are deprived or are suffering from the 
withdrawal of traditional industries. The Camborne, Pool, Illogan & Redruth urban 
area is an example of a place where plans for new housing and employment are 
designed to help regenerate the area. Bodmin for example, has serious air quality 
and congestion issues in the town centre, and an option is being explored to 
develop a significant amount of new homes in addition to what the town can 
currently accommodate, as this offers the opportunity to deliver a by-pass around 
the town centre and as a consequence significantly issues in the town centre. 

 
1.5 Capacity Issues: there are a number of capacity issues that need to be taken 
into account when considering housing growth including: 
 Physical Capacity: The physical capacity of Cornwall to accommodate and cope 

with significant new housing. A Strategic Housing Land Availability Assessment 
(SHLAA)21 for the 16 main towns in Cornwall was published in 2010 and this 
identified enough land to accommodate more than 90,000 new homes (not all of 
these sites will be appropriate). An update to this study and further work on 
assessing potential land for other settlements (other small towns and some larger 
villages) is due to be carried out shortly. The purpose of these studies is to identify 
and assess the capacity within Cornwall and provide confirmation that there is 
adequate capacity to accommodate the levels of housing proposed – and this 
availability of land will help inform where housing growth should be distributed. 

 Empty Homes: It is estimated that about 1.7% of dwellings across Cornwall are 
registered as long term empty properties22 (i.e. empty for more than six months). 
Although this is not a significant proportion of dwellings available as many of these 

                                                 
20 Oxford Econometrics (2010) South West growth scenarios: final report – http://www.southwestrda.org.uk/  
21 Cornwall Council/Entec (2010) Strategic housing land availability assessment - 
http://www.cornwall.gov.uk/default.aspx?page=19177  
22 Cornwall Council (2011) Council Tax 



dwellings will come back into the total housing stock once issues of probate are 
resolved or the housing market becomes more buoyant, there are some areas in 
Cornwall where figures are higher than the average and steps can be taken to 
encourage these properties to re-join the housing stock. These areas include the 
Camelford, Hayle & St Ives and Newquay & St Columb community network areas. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Appendix 4 
 
The Requirement for Housing: Life Stages or Cycles 
 



1.1 It is important that every effort is made in planning for the right amount of 
housing that an area needs. The consequences of an under provision of housing 
generally is rapidly increasing house prices, insufficient affordable housing, increased 
skills shortages as potential employees move away, rising levels of homelessness and 
inadequately housed over-crowded households, greater social inequality and exclusion 
leading to demographically and socially less well balanced and unsustainable 
communities. Continued under provision will prolong these trends and increase their 
severity. The consequences of over provision of housing can include development 
happening in less sustainable places, the diversion of infrastructure investment from 
more sustainable but more difficult to develop places, the perpetuation of the 
dispersed, car dependent settlement growth patterns, and growing numbers of empty 
homes. 
 
1.2 It is also important that the right types of housing are developed to meet the 
needs of future households, although this is complex given the fact that people and 
households do not follow set patterns in terms of their housing choices. For example, 
a single person could choose to live in a four bed-roomed detached house, whereas in 
reality they only need a one bed-roomed home. A daughter and her partner and 
toddler will live with her parents and younger brother in a three bed-roomed flat 
because they cannot afford alternative accommodation.  
 
1.3 The length of time we plan for also has an impact as people and households move 
through different life stages. In a twenty year time period for example, a teenager 
could leave home and share with friends for a couple of years, move with a partner 
into a flat of their own, have two children and move to a house, after some time the 
relationship could break down and each will then need a home of their own that can 
accommodate two children as they have joint custody. 
 
1. 4 It is useful to understand some of the factors23 that lead to changes in household 
status, and how a person’s age is a key driver to what these factors are (figure 1):  
 

Household Status/Age Choice factors  Forcing factors  

Living in parental home/ 
Younger 

Leaving parental home  

More independent values 

Affluence 

Leaving parental home 

Cohabiting/ Younger Affluence  

More independent values 

Job mobility  

Housing availability  

Relationship breakdown  

Cohabiting / Older Affluence  

More independent values 

Job mobility  

Housing availability 

Relationship breakdown  

Lack of peers to share 
accommodation  

Cohabiting / Elderly  Strong support networks  Bereavement  

                                                 
23 Bennet Jim and Dixon Mike (2006) Single Person Households and Social Policy: Looking forwards - 
http://www.jrf.org.uk/sites/files/jrf/bennett-9781859354759.pdf  



Good health   

Figure 1: Single Person Households and Social Policy 
 
1.5 In reality, people and households are complex combinations – they travel through 
different life stages and will need different types of dwellings at these different life 
stages. This means we cannot be too prescriptive in identifying people and households 
as specific and unchanging types. Some work has been undertaken for Cornwall that 
outlines many of the different life stages people and households go through and what 
this means in terms of the types of housing that is required at each stage. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


