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BU 1 Introduction

The Bude Community Network Area covers the 11 parishes of Bude-Stratton, Jacobstow,
Kilkhampton, Launcells, Marhamchurch, Morwenstow, North Tamerton, Poundstock, St Gennys,
Week St Mary and Whitstone.

Bude-Stratton (including Poughill) is the main settlement within this area, and acts as the
local service centre to the many smaller settlements surrounding it. Larger villages in the
area include Kilkhampton, Marhamchurch, and Week St Mary, whereas smaller villages include
Grimscott, Jacobstow, and North Tamerton. Much of the coastal area is protected. The Bude
Community Network Area is remote from the rest of Cornwall and residents are as likely to
look to Devon, particularly Bideford and Barnstaple, for strategic level services and facilities
unavailable in the area, as they are to other settlements in Cornwall.

Bude developed as a small commercial port associated with the Bude Canal and in the 19th

Century the town became a railway resort. It has some significant buildings and important
remnant planned streetscapes and a significant architectural heritage associated with tourism.

The many large villages in the area include a significant group of small medieval towns -
Kilkhampton, Week St Mary, Stratton - associated with markets and castles. This is one of
the least altered anciently enclosed landscape areas in Cornwall - field systems, lanes,
settlement patterns, planned medieval towns all set the character.

The population for the community network area is 16,800, with around 8,300 dwellings
(following an increase of 23% in the period 1991 to 2010), with 9,900 people living in Bude,
Stratton, Flexbury and Poughill.

Bude, Stratton, Flexbury and Poughill are the subject of a draft Town Framework Plan which
is set out at Section BU6.
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BU 3 What You Have Told Us

Research and consultation have identified the following objectives for the area:

Objective 1 – Employment

Maintain Bude’s role as a local service centre meeting the needs of the town and the rural
hinterland and sustain and enhance Bude’s role as one of the primary employment hubs
in the north-east of the county – in doing so raising the quality and quantity of employment
opportunities.

Objective 2 – Housing

To alleviate the demand for local affordable housing and improve the overall balance of
housing in the area in terms of tenure, type and affordability.

Objective 3 – Community Services

Support the needs of communities in the rural hinterland through appropriate local needs
development and the maintenance of community facilities.

Objective 4 – Heritage and Environment

To maintain and enhance the area’s heritage and environmental assets for the benefit of
the local community and to use them to enhance the area’s tourism offer.

Objective 5 – Character

To maintain and enhance the distinct character of Bude, Stratton, Flexbury and Poughill
and in doing so protect these from physical and/or perceived coalescence.

Objective 6 – Infrastructure

To deliver the highway and sustainable transport infrastructure needed to support the
delivery of future housing and economic growth and to deliver other infrastructure required
for the growth of the area.
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BU 4 Approach to Future Growth and Distribution

The following factors have been identified and taken into account in arriving at the proposed
growth and distribution levels within the Bude Community Network Area for the next 20 years
(2010-2030)(1).

Figure 2 Bude Community Network Area Growth Factors table

Key:

Suggests concerns over
future growth

No conclusion reached/
Further evidence required

Supports the case for
future growth

1 For more detail on these factors please see the supporting evidence base document ‘Community Network Area Growth
Profiles’ available at www.cornwall.gov.uk/corestrategy.
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BU 5 Levels of Proposed Growth

In determining the growth and distribution targets for this community network area we have
taken into account feedback received during the Options consultation (which took place during
February – April 2011); as well as the conclusions from the supporting evidence base
documents, such as the Community Network Area Growth Profiles. Full details for all of these
documents can be found at www.cornwall.gov.uk/corestrategy.

Feedback from the public exhibition held in Bude on 1st March show that 38% opted for medium
growth across Cornwall (48,000 new homes) whilst 34% chose high growth (57,000 new
homes) and 28% chose low growth (38,000 new homes).

The results regarding the approach to distribution showed that 50% preferred the dispersed
approach to distribution (growth split between main towns and villages), whilst 27% chose
the economy-led approach (development in key towns to aid regeneration in those areas).

Bude Town Council expressed a preference for low growth with an economy-led distribution,
whilst the Parish Councils in the network area, who expressed a view, mainly opted for low
growth with either a dispersed or economy-led distribution pattern.

Based on a Cornwall-wide growth target of 48,000 new homes, we have identified that the
Bude Community Network Area should anticipate a growth target of 1,250 new homes over
the period 2010-2030 (equating to about 63 new homes per year)(2). This is lower than the
housing growth rates seen over the past 10 years where there was an average of 75 new
homes built per year in this network area(3).

Table 1

Remainder
to be
provided

by
2030

Dwellings
with

unimplemented
planning
permission
April 2011

Dwellings
under

construction
April 2011

Dwellings
completed

April
2010-April

2011

No. of new
homes

2010-2030

Area

7091162451900Bude, Stratton,
Flexbury &
Poughill

22581386350Remainder of
the Community
Network Area

93419762571,250Total

Retail and Bude Town Centre(4)

The following map of Bude shows the extent of the primary shopping area and primary retail
frontages as set out in the Retail Study(5) and the town centre boundary as set out in the
Bude, Stratton, Flexbury and Poughill Town Framework Plan (see section BU6).

2
3
4

For more details see the Housing Growth and Distribution paper via www.cornwall.gov.uk/corestrategy
Dwelling Number by Parish and Community Network Area 1991-2010
Cornwall Council is in the process of reviewing the town centre and retail related boundaries in consultation with its retail 
consultants. It is intended that all of these boundaries will be reviewed before the next stage of the plan.
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PPS6: Planning for Town Centres (2005)(6) and the draft National Planning Policy Framework
(NPPF, 2011)(7) define primary shopping areas as where retail development is concentrated.
According to PPS6 and the draft NPPF the extent of primary retail frontages are likely to
include a high proportion of retail uses. Under the PPS6 and draft NPPF definition town centres
include the primary shopping area and areas of predominantly leisure, business and other
main town centre uses that are within or adjacent to the primary shopping area.

Map 1

6 www.communities.gov.uk/documents/planningandbuilding/pdf/147399.pdf
7 www.communities.gov.uk/publications/planningandbuilding/draftframework
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BU 6 Bude, Stratton, Flexbury and Poughill Framework

6.1 Background

The Bude, Stratton, Flexbury and Poughill Framework is a document that is being prepared
by Cornwall Council to help inform and guide future development over the next 20 years (i.e.
2010 to 2030). The document will set out the vision and objectives for the area; develop a
spatial strategy that highlights appropriate locations and scale of development; and will further
set out the infrastructure that will need to be delivered to ensure it meets the needs of the
existing and future population.

The Framework and the Core Strategy are being progressed in tandem and the evidence
generated through the Framework will help to inform the future strategic policies of the Core
Strategy and other Council documents. This section summarises the work undertaken to date
and sets out the options that the Council believe could accommodate the housing and
commercial growth that is being proposed.

6.2 Local Issues

Some of the issues that the Bude, Stratton, Flexbury and Poughill area currently experience
include:

The availability of affordable housing for local people.
Although the area benefits from a concentration of more specialist research and design
activities in its economy, the area relies heavily upon its tourism industry, which is
accompanied by seasonality and generally low wage employment.
The area comprises the four separate settlements of Bude, Stratton, Flexbury and Poughill.
There is a strong local desire to maintain these distinct areas and to protect them from
becoming physically joined by development.

The key aim of the Framework is to enhance the towns of Bude and Stratton, as well as the
villages of Flexbury and Poughill; to facilitate economic growth whilst enhancing the
attractiveness of the area as a place to live, work in and visit.

Provision of affordable housing for local people is of paramount importance to the residents
of Bude, Stratton, Flexbury and Poughill. The aim is to provide housing that will support the
existing and future affordable housing needs of the local community.

Any growth in housing must be balanced with growth in employment and be supported by
the required level of infrastructure. It is considered crucial that any future growth in the areas
should not permit the physical or perceived coalescence between any of the four settlements.
The natural and historic environment in and around the four settlements also needs to be
carefully managed in order to protect and enhance its tourism offer.

6.3 Future Economic Growth

Bude, along with the satellite settlements of Stratton, Flexbury and Poughill, is the principal
settlement in North East Cornwall. It is situated in a predominantly rural area with relatively
poor transport links to the rest of Cornwall and Devon. The local economy is largely based
on retail and service sectors (in particular tourism activities). There is also a concentration
of more specialist biotechnology R&D activities, due in part to the legacy of the Tripos Receptor
Research Centre. Local unemployment is low and there has been modest employment growth
in recent years.
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The town is heavily dependant on its seasonal tourism industry and wants to reduce seasonality
by extending the tourism seasons. Away from tourism, the town wants to focus on investment
from the knowledge industry (design rather than manufacture) to encourage more highly
paid jobs.

The Cornwall Employment Land Review (ELR)(8) suggests that this area (including the wider
community network area), over a 20 year period, could stimulate the generation of
approximately 1,240-1,440 jobs in total. This is forecast to comprise over 280 office based
jobs; 160 industrial based jobs; together with in the region of 800-1,000 jobs connected to
industries such as retail, leisure, education, healthcare, financial services etc.

This would cover an area of approximately 9 hectares in the community network area. The
ELR identified that there was no undeveloped land within its industrial estates. However,
within an area known locally as Binhamy Farm (which is outside of any of the designated
industrial estates), land amounting to approximately 2 hectares has been identified for
employment uses, as part of a wider mixed use development. In addition, another area within
this pocket of land, but separate to this mixed use development, has permission to develop
approximately 4.5 hectares also for employment uses. This equates to approximately 6.5
hectares of land with existing approvals for employment development.

In terms of retail, The Cornwall Retail Study 2010(9) indicates that the Bude, Stratton, Flexbury
and Poughill area could accommodate, over the 20 year plan period, up to 2,800-3,900sqm
of Convenience retail floorspace (e.g. food stores); together with up to 5,900-8,400sqm of
Comparison retail floorspace (e.g. non food retail). As part of the approved mixed use
development scheme, mentioned above, at Binhamy Farm, approximately 4,000 (3,949) sqm
of retail land is provided.

The town is keen to support employment growth and has identified a preferred area for any
further economic growth within one of the Urban Extension Options: ‘BUE1: Bagbury/Hele
Bridge’ (see Map 1). This covers an area of approximately 6.5 hectares.

It is important to note that employment development, in addition to that highlighted above,
is anticipated through the mixed use development of the remaining areas.

6.4 Future Housing Growth

As set out in Section BU5, a preferred growth option of 900 dwellings for the Bude, Stratton,
Poughill, Flexbury area is proposed, which would be delivered over a 20 year period
(2010-2030). This will go some way towards delivering the affordable housing needs within
the area, as well as providing a balance between housing and future economic growth.

6.4.1 Delivery of Housing in the Existing Urban Area

An assessment of sites within the existing urban area has been undertaken to determine their
appropriateness for delivering housing and indicates that the existing urban areas of Bude,
Stratton, Flexbury and Poughill could accommodate approximately 605 new dwellings. This
figure includes many sites, the majority of which are existing planning permissions within the
existing urban areas. Also included in this figure is a large site at Binhamy Farm, which
incorporates approval of 428 dwellings as part of a wider mixed use development.

6.4.2 Delivery of Housing and Mixed Use Development outside the
Existing Urban Area

Whilst seeking to prioritise the delivery of housing within the urban area, it is recognised that
development outside of this will be necessary, through the development of ‘Urban Extensions’.

8 www.cornwall.gov.uk/employmentreview
9 www.cornwall.gov.uk/retailstudy
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Site options which could potentially deliver in the region of 1,695 dwellings (far in excess of
the desired growth option) have been identified in the Urban Extension Options proposed in
this document (see Maps 2-6). This, together with the capacity within the existing urban area
(605 dwellings) would indicate that Bude, Stratton, Flexbury and Poughill (not including the
wider community network area) could provide a maximum number of dwellings in the region
of 2,300. By identifying site options in excess of the recommended level of growth, it provides
a degree of flexibility to the Framework; furthermore it will help the Council to prioritise the
delivery of affordable housing and other infrastructure. However, it is important to note that
whilst Cornwall Council is identifying a range of sites, it would still only be expecting the
delivery of the original recommended option (i.e. 900 dwellings), subject to consultation and
agreement. Furthermore, when the existing urban capacity within the urban areas (i.e. the
605 dwellings) is taken into account, site options will seek to deliver approximately 295
dwellings.

All of the sites are proposed options to contain mixed use development.

6.4.3 Urban Extension (UE) Options

This section summarises the Urban Extension Options presented in Map 2.

Through extensive desk, field based assessments and Steering Group engagement a number
of Urban Extension Options have been generated for public consultation (Map 2 sets out their
locations)(10).

It is important to note that, as part of any major development, it is expected that employment
and community uses will form part of the overall mix of development and that comprehensive
masterplanning of sites should demonstrate how this will be delivered.

Where a quantity of houses that an urban extension could potentially accommodate has been
quoted, this has been calculated according to a build rate assumption of 40 dwellings per
hectare. The number of houses proposed for sites has been calculated on the basis that only
60% of the sites highlighted will be used for housing, with the remaining 40% used for the
associated infrastructure (including public open space) and employment space. Furthermore,
any developer taking forward any of the sites would be expected to make contributions towards
the upgrade of the area’s transportation network, education, employment and healthcare
facilities; adhere to the Surface Water Management Plan; as well as deliver affordable housing
in accordance with Council policies.

BUE1: Bagbury –900 dwellings

This site covers an area of approximately 56 hectares to the south west of Bude with the land
sloping off gently to the south west. Due to the presence of a sewer work to the south of the
area and a flood zone on neighbouring land on the western edge, it is envisaged that any
development would be focused to the north east of the identified urban extension option.

Whilst the majority of the site would be considered suitable for mixed use development, the
area to the east of the A3073 (approximately 6.5 hectares), would be the preferred location
to focus employment uses; this area benefiting topographically and also being in close proximity
to both the Bude/Stratton Business Park and the existing strategic road network.

The remainder of the site, excluding the section to the north east of the A3073 (which would
be preferred for employment uses), covers an area of approximately 49 hectares and could
deliver up to approximately 880 dwellings (calculated at the lower density rate of 30 dwellings
per hectare due to existing constraints identified above). The majority of this area of the site

10 The assessment of land around Bude, Stratton, Poughill & Flexbury, which led to the identification of the development
options, can be reviewed on the Council’s website, www.cornwall.gov.uk/corestrategy

Bude Community Network Area Discussion Paper58

6Bude, Stratton, Flexbury and Poughill Framework



would be considered suitable for mixed use development and could accommodate a new
neighbourhood centre, which would contain community facilities, such as a community hall,
small convenience store, public open space, etc.

The site presents excellent opportunities to provide sustainable transport links to the existing
cycleway and footpath running along the Canal to the town centre. Highway improvement
within the site would be required due to the width and alignment constraints posed on the
A3037 in the vicinity of the junction with St Anne’s Hill.

BUE2: Poundfield – 250 dwellings

This site covers an area of approximately 14 hectares between Stratton and Bude. The site
would be considered suitable for mixed use development throughout subject to alleviating
access issues, in particular at Skitches Corner and via the access road to Poundfield School.
Currently the area benefits from a network of pedestrian routes linking Stratton and Bude,
although it should be noted that any development in this area would impact on the environment
which is currently experienced as very tranquil.

It is felt that an area of land within the site be protected against future development, in order
to avoid coalescence between Stratton and Bude and provide public open space. As such the
potential capacity has been calculated at the lower density rate of 30 dwellings per hectare
and it is estimated that the area could deliver up to 250 dwellings, as a neighbourhood
extension.

BUE3: Land North of Broad Close Farm – 265 dwellings

This site covers an area of approximately 11 hectares between Bude and Flexbury and would
be considered suitable for mixed use development throughout. The area presents the
opportunity to strengthen pedestrian routes between Flexbury and Bude.

It is estimated that the area could deliver up to 265 dwellings, as a neighbourhood extension
to Bude.

BUE4: Land West of Poughill – Up to 225 Dwellings

This site occupies an area of approximately 9 hectares to the west of Poughill and was
requested for inclusion as an option in the framework process by the Steering Group. The
basis of this recommendation being the view that development in this area was needed in
order to bring benefits to Poughill in terms of neighbourhood facilities.

However, it should be noted, that any development in this area would be detached from the
majority of facilities in neighbouring Bude, Stratton and / or Flexbury, as well as employment
land, therefore being likely to lead to increased traffic movements. In addition, any
development in this area would need to be carefully considered in order to minimise impact
on the character of the area and the designated Conservation Area at Poughill, which lies
immediately adjacent to some of this land.

As such, this consultation contains four options with regards to the extent that this area could
acceptably be developed, as presented in Maps 3-6, and these being:

Option BUE4 (A): Develop only the fields in the area highlighted which directly adjoin
Northcott Mouth Road to the south (this could deliver approximately 125 dwellings);
Option BUE4 (B): Develop the area highlighted minus the fields which directly adjoin
Northcott Mouth Road to the south (this could deliver approximately 100 dwellings);
Option BUE4 (C): Develop the entire site (this could deliver approximately 225 dwellings);
or,
Option BUE4 (D): Don’t develop any of the land highlighted in BUE5.
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BUE5: Land South of A3072 at Stratton –55 dwellings

This site covers an area of approximately 2 hectares to the south of Stratton and could be
considered suitable for residential development subject to appropriate access arrangements.

It is estimated that the area could deliver up to 55 dwellings, as a neighbourhood extension
to Stratton.

Bude Community Network Area Discussion Paper60

6Bude, Stratton, Flexbury and Poughill Framework



M
a
p
2
P
o
te
n
ti
a
l
d
e
v
e
lo
p
m
e
n
t
o
p
ti
o
n
s

61Bude Community Network Area Discussion Paper

Bude, Stratton, Flexbury and Poughill Framework6



Maps 3-6. Potential development options in BUE4: Land West of Poughill

Map 3

Map 4
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Map 5

Map 6
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6.5 Infrastructure

Fundamental to the successful delivery of the proposed growth (i.e. 900 dwellings and
associated employment space) will be the ability for the existing infrastructure to cope with
the additional demand and/or the ability to improve the town’s infrastructure. Work to
understand all of the implications of the proposed growth is still being progressed by the
Council, in association with the various service providers. What follows is a brief summary of
the work undertaken to date.

Transportation: Assessments will be undertaken to understand the impact that development
could have on the highway network, as well as test proposals to resolve issues that could
arise. The following infrastructure may be required or is already planned: roads –
improvements on the A38 at Skitches Corner and Hillhead junctions, highways maintenance,
highways drainage schemes at Flexbury Park Road, Ocean View Road and on the A3072 at
Stratton, and highways footpath schemes at Ocean View Road and Summerleaze Crescent;
walking & cycling – Bude cycle network. The TRAC (Tourism and Rural Access in Cornwall)
project aims to provide a recreational trail between Bude and the County border at Budds
Titson where it is intended to connect to a similar trail from Holsworthy. The trail will improve
access to the countryside and provide new business opportunities near these routes. It will
also help to improve access for cyclists between Marhamchurch and Bude; and, parking – a
summer park & ride scheme.

Primary Education: Current capacity at existing primary schools is 662 pupils. Projections
show there are unlikely to be surplus spaces in 2014. Demand is likely to be alleviated in the
short-medium term by the expansion of Stratton Primary School. Projected growth indicates
an increase of 100 pupils during the plan period.

Secondary Education: One secondary school serves the area and is currently operating
above capacity. In line with the general trend across the county for a fall in secondary pupil
numbers, forecasts predict the school could have a surplus of approximately 90 places (7%
capacity) by 2014. However, longer-term options for expansion may need to be sought once
more certainty on the scale and distribution of growth is achieved.

Utilities: Further information is required on water, sewage, electricity and gas supplies
required for the projected level of growth.

Green Space: Work is underway to record all green spaces across Cornwall and to produce
Cornwall wide standards of provision.

Healthcare: It is estimated that at least one additional GP will be required to cater for the
projected growth in population. Enhancements to Stratton Hospital have recently been
completed. Work is underway to check that the GP surgeries have the physical capacity to
provide additional services, or if additional surgeries will be required. Work is also on-going
to understand the additional dental services that would be required.

Leisure Facilities: Bude is not currently identified as an area that has issues with access to
most leisure services. The Bude Sea Pool and Budehaven Leisure Centre are identified as
facilities where the Council is working with local organisations to enable them to take on their
management.

Burial Capacity: There is concern locally about capacity for burial and crematoria capacity.
Work is underway to assess burial capacity across Cornwall. Capacity for crematoria is
considered to be able to cope with demand for the whole of the Core Strategy timeframe (i.e.
to 2030).
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More information on Bude’s infrastructure requirements can be viewed on the Council’s website
within the Core Strategy section(11).

11 http://www.cornwall.gov.uk/corestrategy.

65Bude Community Network Area Discussion Paper

Bude, Stratton, Flexbury and Poughill Framework6



BU 7 Questions

Community Network Area Aims and Objectives (see sections BU3 and BU5)

Question BU 1

Do you agree with the objectives for the Bude Community Network Area?

If not, please indicate which you disagree with.

Question BU 2

What are your top three objectives for the Bude Community Network Area?

Question BU 3

Are there any other aims/objectives that you think the Bude Community Network Area
should aspire to?

Question BU 4

Do you agree with the proposed levels of growth and distribution within the Bude
Community Network Area?

If not, please indicate your alternative.

Question BU 5

Do you agree with the retail boundaries and primary retail frontages shown on Map 1?

If you disagree, please describe your alternative.

Bude, Stratton, Flexbury and Poughill Town Framework (see section BU6)

Question BU 6

Do you agree with the employment/retail site options that have been highlighted?

If you disagree with any of the employment/retail site options please state which you
disagree with and your reasons.
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Question BU 7

Are there any other sites that you feel would be more appropriate for employment related
development?

If so, please state the location, together with the reasons for it being more appropriate
than the currently identified sites.

Question BU 8

Do you agree with the housing sites proposed for Bude, Stratton, Flexbury and Poughill?

If you disagree with any of the housing or mixed use sites that do not already have
planning permissions in place, please state which site(s) and your reasons why.

In addition, with regard to BUE4 Land West of Poughill, please indicate which of the
options set out above you think is most appropriate (Option A, B, C or D).

Question BU 9

Are there any other sites which you feel would be more appropriate for housing related
development?

If so, please state the location, together with the reasons for it being more appropriate
than the currently identified sites.

Open Space

Question BU 10a

Please identify the name (or location) of the open space that you visit most often on foot
from home.

Question BU 10b

Please provide your post code (this will enable us to calculate typical walking distances).
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Question BU 10c

From the following list please tick the two main aspects that appeal to you about this
space:

Good pathways [ ] The nature or trees there [ ]

Feels safe [ ] Is kept clean and tidy [ ]

Large open exercise area [ ] Adequate seating [ ]

Dogs are welcome [ ] Dogs are excluded [ ]

Appealing flower beds [ ] Sports facilities [ ]

Children’s play equipment [ ] Facilities for young people [ ]

Secure gates/fences [ ] There is a public toilet nearby [ ]

There are regular events or activities [ ] Peace and quiet [ ]

Good views [ ] (Tick two only)

Other Comments

Question BU 11

Feel free to set out any other comments regarding the proposals for the Bude Community
Network Area.
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