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Housing: Strategy and Delivery
Stephen Horscroft

Cornwall Council (as of February 2026) has still not published its housing growth prospectus for
public consumption. Senior Councillors have spoken to Government Ministers about it, and Cornish
MPs have referred to it in the media, but the public is still not privy to the details. This may be
because it has still not been formally adopted by Cornwall Council. It has been put together because
of the challenging housing target being forced on the Council — and on Cornwall — by the
Government: 4,421 homes to be delivered each year (the Council’s website says 4,454 — but 33
houses a year is not a big discrepancy!). What is debatable, however, is the 2,707 homes per annum
in the current Local Plan that would require an increase of delivery by over 60%.

The chart below shows the stark challenge of trying to do this:
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The new annual target of over 4,000 new homes has ‘only’ been achieved around half
of the time in the last fifty years. There was some delivery consistency in the late 1980s
and early 1990s and more recently in the late 2010s and early 2020s. We can speculate
that larger developers may have been responding to market demand in both periods:
firstly, the housing equity boom and then later the role of digitisation in enabling work
mobility to enable workers to live somewhere (like Cornwall) but work elsewhere.



The political discussions around housing strategy are so that policy makers in Cornwall
can identify what they need from Government to help meet such an ambitious target,
including how priorities such as affordable housing can be delivered.

In connection with this, a ‘carrot’ being offered by Cornwall Council is how it can use its
various land assets to deliver 7,000 of the almost 90,000 houses being demanded by
Government up to 2050. Included within these 7,000 houses are both the Langarth
development (in total 4000 homes which were due to be completed by 2040) and the
Pydar site, both of them in and around Truro. Both have been stalled for years with not
a single home being built on on either of them, and the Council is asking for
Government help in getting them built.

The 'Consultation' on Housing Strategy that should be happening as widely as possible
does not seem likely beyond Cornwall Councillors and Parish Councillors. | have been
told by a Cornwall Council officer that it is in its ‘early days’.

However, the strategy will not simply be a numbers game, with Cornwall having to
accept the second highest target of any local authority in England. It is also about what
types of homes are to be prioritised; such as supported, rented or shared ownership
housing, specialist housing, extra care facilities, homes for young people and
sustainable, energy efficient schemes. It will also set out how the Council intends to
work with developers, investors and providers, and look at grant funding opportunities.

One of the perennial concerns of the Council and social housing providers is the lack of
Cornish construction capacity to build homes. Although there are around 4,000
individual businesses working in the construction sector in Cornwall, almost two- thirds
of them have an annual turnover of just £250,000 or less: small local firms, in other
words. Furthermore, it is claimed that there are skills shortages in the sector. Ironically,
a lack of suitable housing for workers may contribute to this shortage but more specific
constraints are affordability and access to consistent work for construction workers.
Volume house building is what is implied by the new figures. More relevant though, are
an ageing workforce and the need for a change in the skills profile. While bricklayers,
plasterers, carpenters, joiners and roofers are in demand; so are engineers, renewable
energy experts and project managers, and this is where there is a shortage..

If there is a genuine shortage of workers with the right skills to deliver housing, it
makes no sense that Cornwall was in fact the second highest deliverer of ‘net
additional dwellings’ in 2022/23 out of 317 local authorities and after Birmingham,
according to the Department for Communities & Local Government. Indeed, in the
seventeen years between 2008 and the publication of DCLG’s preliminary figures for
2024/25, Cornwall delivered 2000 more new homes than in Birmingham. And
incidentally, Birmingham City Council also claims that there is a shortage in key
construction skills for delivery.



However, the difference is (and should be) that over the twenty or so years between
2004 and 2025 Cornwall saw a net increase of around 21,000 jobs, but in Birmingham it
was 95,000, which would surely justify more housing there, depending on how many
empty and under-used properties they had.

In effect, for Cornwall, the unsaid fact is that we need more housing built because the
stock is taken by both net migration and loss to second home and holiday rental
ownership. The strategic approach —if there is one —is to build to facilitate migration
demand but also to increase building to try and house the growing tens of thousands of
homeless households. If the market mechanism is the tool to achieve this then —like in
the past — such a strategy will not work. The imposed housing target on Cornwall has no
reasoned justification.

Without Cornish house building capacity, larger companies from elsewhere are stepping in to
provide the housing we really need but (they will argue) it will impact on their profit margins
—one of the reasons why they may be less keen to fulfil planning obligations for community
facilities to support housing and population growth.

To make it more worthwhile for the developers the homes need to be open market and
of course speculative development — and speculation is an enabler of migration. Less

money for community facilities will exacerbate issues of congestion, inadequate school
facilities and isolation from the economy of the rest of Truro — which are already issues.



