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Population Growth in Cornwall

required. Renting a two-bedroom property needs

Cornwall has experienced huge population

an income of £25,680. A combination of high prices

growth in recent decades with almost 15,600 new

and low wages means that a substantial number of

households forming between 2001 and 2011.¹ Net

households in Cornwall cannot afford to buy or

migration to Cornwall has played a significant

rent a house on the open market. The SHMNA

part in driving this. Over these 9 years, with the

estimates that this amounts to 54% of new

exception of 2008/09, the net flow of migrants

households.5 The Government attempts to solve

from other areas of the UK exceeded 4,000

the affordability issue within the confines of a

people per annum. Natural change, year on year,

market-led system. The obvious alternative,

resulted in a net loss in population.² According to

investing in social housing, is mistakenly ruled out.

the Strategic Housing Market Needs Assessment
(SHMNA), Cornwall’s population will continue to

Key message: The market fails to provide

grow over the next 20 years, primarily due to in-

sufficient affordable housing in Cornwall.

migration from other areas of the UK.³
Rising House Prices in Cornwall do not reflect a
Table 1: Change in Household Numbers 2001 – 2011
Authority

Cornwall

Total households

greater need for houses in Cornwall

Change in

% Change

DCLG guidance is that house price change is a
‘direct indicator in relation to the supply and

Households

2001 -

2001
Census

2011
Census

2001 - 2011

2011

demand balance’. As stated in the SHMNA ‘this

214,815

230,389

15,574

7.2%

formula is overly simplistic and in reality house

(Source: ONS Census 2001/2011 via SHMNA)

price levels are influenced by a complexity of
factors, not the least of which is mortgage

Key Message: Population growth in Cornwall is

availability.’6

driven by in-migration not natural change
Figure 1: Change in house prices, 1995-2013

Affordability in Cornwall
Households in need of affordable housing are
those ‘who lack their own housing or live in
unsuitable housing and who cannot afford to meet
their needs in the open market’.4 According to
the Department for Communities and Local
Government (DCLG), houses are ‘affordable’ to
buy if they are less than 3.5 times household

(Source: Land Registry)

income and ‘affordable’ to rent if rents are less
than 25% of income. On this basis, in 2012,

If we compare house prices in Cornwall with new

Cornwall was less affordable than all English and

house sales we can see there is little relationship

Welsh regions except London and Surrey/Sussex.

between the supply of new houses and price

In order to buy a lower quartile house in
Cornwall, a household income of £37,273 is

changes. This is unsurprising as new houses add
just 1% a year to existing stock. Therefore house
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prices and market ‘signals’ are only a very rough

demand from in-migrants pushes up house prices

guide to actionable demand and in any case tell

and exacerbates problems of affordability in

us little about ‘need’.

Cornish communities

There are also deeper problems with using
prices as indicators of need. As the following

The fallacy that increasing supply will reduce

map indicates, there is a clear relationship

unmet demand

between levels of second home ownership and

An unreliable assumption behind analyses of the

house prices.

housing market is that supply responds solely to
demand. In reality, supply creates its own demand.

Map 1: Second homes, Cornwall 2012

This is obvious from the marketing strategies of
house builders and estate agents in Cornwall who
market their houses to those outside of Cornwall.
We reference explicit sales events such as Stags
estate agents’ ‘Move to the country show’ held in
London on March 27th, 2014.8
Demand for houses within Cornwall from
those outside Cornwall is potentially huge,
facilitated by price differentials between the south
-east and Cornwall. We agree with Cornwall Council

(Source: Cornwall Council)

that ‘future population growth will generally be
facilitated by new housing development’.9

According to the SHMNA; ‘In higher value areas

Cornwall Council’s planners insist that

prices are pushed up by the budgets of affluent

‘planning can play a role in helping to keep house

second home owners’.7 Cornwall’s planners

prices stable by ensuring that there is a good supply

conclude that in parishes where a third or more

of housing coming forward’.10 However, in

of the houses are second homes, prices are 87%

addition to supply fuelling demand, there is no

above the Cornish average. When second home

evidence that affordability is affected by the

ownership is from 20-30%, prices are 46% higher,

quantity of houses built.

when 10-20%; 23% higher. But the existence of

Comparing the growth in the housing stock

hotspots has an effect on all prices, rippling out

and affordability at the regional level we find no

from second home parishes to inland Cornwall. In

correlation at all. Furthermore, the number of

fact, an over-supply encouraging more migration

houses that would need to be built to have an

may well end up depressing wage levels even

effect on prices is very high. Using a formula for

further and worsening affordability; more houses

housing affordability supplied by the National

leads to more people, leads to lower wages,

Housing and Planning Advisory Unit, council

leads to affordability issues.

planners estimated that up to 79,360 houses over
the next 20 years would be needed in Cornwall to

Key message: Rising Prices do not indicate a

have any noticeable effect on price, almost double

rising need. Second home ownership and

the historic rate and an entirely unsustainable
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number if we wish to preserve the beauty of
Cornwall.

The proportion of ‘concealed families’ (those
sharing a household with other families) in

A sad statistic in the SHMNA is that 11.2% of
all houses in Cornwall have no usual resident,
amounting to 28,957 in all.
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Instead of building

houses to meet demand for open market housing

Cornwall, according to the 2011 Census was, 1.73%
of total families which is lower than the overall
mean for England and Wales at 1.84%. However,
people often willingly share a house. Research in

from future in-migrants to Cornwall, social housing the 1990s found that there was a greater tendency
should be built for those in Cornwall in need of

for Cornish families to share a house for a

affordable housing.

continuation of a distinct cultural pattern that
included closer family relations.13

Key message: Supply of the wrong types of
houses will create demand & may exacerbate

Key Message: There is not a particular under-

affordability for local people

supply of housing in Cornwall. The problem is
that too many local people can’t afford to buy or

Do we have an under-supply of housing in

rent the housing that exists on the open market.

Cornwall relative to other regions?
If there has been a long-term under-provision of

The Cornwall Homechoice Housing Register

housing in Cornwall, then we would expect levels

The SHMNA uses the Homechoice Housing Register,

of overcrowding, homelessness and concealed

a register of those wishing to live in social housing,

households to be rising and to be worse than

as a proxy measure for under supply of affordable

elsewhere. In fact, if we take the ONS definition of housing. However, since anyone can join the
overcrowding as an occupancy rating of -1

Homechoice Housing Register, including those

bedrooms or less, we find that in Cornwall 2.6%

already in social housing, it is not a reliable

households were overcrowded in 2011, compared

measure of the ‘need’ for affordable housing.

with 4.8% in England and Wales.12 Relatively,

Of the 22,000 households on the Homechoice

Cornwall is one of the regions with the least

Housing Register14, 7,598 households were defined

overcrowding as the following map shows.

as ‘in need’.15 Of this number, 2,118, are already
occupying social housing and are seeking a

Map 2: Comparative occupancy rates by region,

transfer. So the real backlog of need is 5,480. The

England 2011

22,000 figure for those in housing need, repeated
regularly and uncritically by councillors and the
media, is therefore 5,500.
Unfortunately, developers exploit the
Homechoice Housing Register to meet their goals.
In such cases, the total number on the
Homechoice Housing Register with a local
connection is invariably cited as an indicator of
need. For example, in December 2013, the Duchy

(Source: Census 2011, KS403EW)

of Cornwall’s plans for 800 houses at Quintrell
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Downs was accompanied by a report stating that

only 6% for intermediate (or shared equity)

‘the Council’s Homechoice Housing Register

housing.19 These proportions are rarely matched in

identifies an acute level of local housing need in

developers’ proposals, which usually contain too

Newquay, with 1,122 households ... stating a local

few social rented houses and too many

connection’.16 In January 2013, 74.2% of those

intermediate houses.

identifying a local connection with Newquay had
actually been classed as ‘Adequately Housed’.

17

Importantly, the Homechoice Housing

The SHMNA states that a further 30,910
affordable houses are needed over the course of
the next 20 years, based only on natural change

Register tells us that majority of people in housing

(not migration). We dispute the assumptions

need require small homes; 77% require 1 or 2

behind this calculation since they seem to over

bedroomed accommodation.

exaggerate the need for young people leaving

The SHMNAs predictions for households more

home requiring single accommodation whilst

broadly in the next 20 years is similar. They

ignoring deaths freeing up housing. Nevertheless,

predict a significant increase in single person

if this figure were true, since the proportion of

households, a notable proportion of which are

affordable housing in planning permissions granted

older person households. This will place increased

in 2012-13 was only 28.6%, approximately 108,000

pressure or demand for smaller housing stock.

houses would have to be built in the next 20 years
to meet the need for affordable homes if all these

Table 2: Housing Needs Assessment Model – Dwelling

were to be new.

Size
Total Housing

Housing Need by Dwelling Size

Key message: We cannot rely on the market to

(Bedrooms)
3
4+

provide the social housing we need. If we did,

Need (Annual)
%
Cornwall

1

2

64%

18%

11%

8%

Total
100%

vast tracts of our beautiful county would be
concreted over.

(Source: GVA, 2013)

Conclusion
Key Message: The Homechoice Housing Register

We have seen that there is not an under-supply of

is not a good measure of need for affordable

housing in Cornwall, just an under-supply of

housing and is too often used by developers to

housing that local people can afford. The

justify building too many houses of the type that

Council’s strategy for meeting the need for

local people don’t need. What is needed is

affordable housing is to build more open market

smaller 1 or 2 bedroomed properties both

houses and demand that developers make a

affordable and open market.

proportion of houses ‘affordable’. This strategy
can never fill the need for affordable housing as

How many affordable houses do we need going

too many open market houses will need to be built

forward?

to meet the numbers of affordable housing

The SHMNA suggests that 926 houses a year need to required.
be built to satisfy current social housing needs.18
94% of this need is for social rented housing and

More worryingly, supply creates demand, and
building more of the wrong types of housing will
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only encourage people outside of Cornwall to buy a
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